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IDEAS WE HAVE HEARD SO FAR FROM THE COMMUNITY

Anti-Displacement &
Affordability Tools

Fiscal, Tax, & Financial
Considerations

Implementation &
Process Guidance

Community Goals &
Equity Outcomes

► Prevent displacement of legacy residents, with explicit protections provided in the development process
► Affordable homeownership opportunities and deeply affordable rental housing
► Small business wealth-building opportunities

► Consider full suite of programs to empower local community ownership
► City-held, revenue-generating amenities to cross-subsidize affordability
► Understand spectrum of available tools from local projects (e.g. Habitat for Humanity)

► Clarify tax and revenue expectations, especially where City-owned assets do not generate property tax
► Evaluate the tradeoffs between public control and fiscal productivity
► Leverage increases in the tax base to reinvest in place, through mechanisms like tax allocation districts (TADs)

► Importance of intentional, ongoing engagement, not just one-and-done outreach
► Focus on opportunities to involve local nonprofits in implementation
► Share and understand best-practice case studies, where investment does not result in displacement
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GUIDING PRINCIPLES
Development of City-owned land in the Canal District can…

Create wealth-building 
opportunities

Improve economic 
resilience

Support past and future 
City investments

►Build diverse and attainable 
housing options

►Deliver spaces where local 
entrepreneurs and small 
business owners can flourish

►Focus on small-scale projects 
where locally based firms can 
take the lead

►Drive foot traffic to the area
►Create a balanced mix of 

residential and commercial 
development

►Any development that does not 
directly serve local residents 
helps make other projects 
successful

►Generate tax revenue to support 
continued investment 

►Create destinations as reason to 
use Tide to Town trail

►Increase the Enmarket Arena’s 
return on investment to the local 
community

Any other “guiding principles” we should be thinking about? 
What does success here mean to you?

Ensure preservation of 
legacy residents and 

businesses
►Prioritize housing options 

affordable to existing 
neighborhood households

►Explore strategies that keep 
investment within neighborhoods 
and expand local participation in 
real estate value creation
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BROADER CONTEXT
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BROADER AREA CONTEXT

The Canal District plays a key role 
in connecting Westside 

neighborhoods to the Historic 
District.

Because this area is so critical, the 
City must ensure long-term 

planning is informed by a clear 
understanding of all the different 

ways this district can serve 
Savannah residents.

Source: Sottile & Sottile
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FOCUS OF TODAY’S MEETING

MAP OF STUDY AREAS

MAP KEY
Canal District
Railroad District
Civic Center

Canal District Railroad District Civic Center
► Made up of several large sites, vacant land, 

and underutilized City-owned buildings
► The City is already investing here (canal and 

trail improvements, arena) but needs analysis 
to guide more detailed planning in the future

► Includes museums, parks, and other 
established places that interpret Savannah’s 
history

► Opportunity to enhance how people experience 
the area, and its connection to the community

► Arena removal creates opportunity for new 
development

► Opportunity to restore the Oglethorpe Plan and 
introduce new uses

Civic Center and Railroad District require more detailed 
planning; addressed in separate studies



(Initial Findings) Canal District Market Opportunity Analysis  |  February 17, 2026

THE CANAL DISTRICT TODAY
MAP KEY

Study Area
1 4.8 Developable Acres
2 2.2 Developable Acres
3 4.5 Developable Acres
4 5.7 Developable Acres
5 4.1 Developable Acres

Existing Projects
Not Developable

Planning Efforts
Planned Improvements

Railroad District
Railroad District Parcels

2

1

3 4

5

Water Works Building

Enmarket Arena
Reuse of Springfield 

Terrace School

Planned Wetland 
Preserve Park Tide to Town Trail

Railroad District
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SCOPE OF WORK
►Market Demand: How much support is there for market-rate rental housing, affordable rental housing, for-sale 

housing, retail, hospitality, and office development on these City-owned sites?
►Feasibility: Can the market deliver these different types of development at price points that serve market demand 

and address local needs?
►Strongest Opportunities: Based on this demand and feasibility analysis, what types of development are the 

strongest opportunities for the City-owned sites? What does the City need to do to facilitate this development and 
make sure it serves the community?

►Water Works: For the Water Works building specifically, what other opportunities exist to make sure this project 
succeeds? How can the City help make this project a reality?

Market Demand 
Analysis

Feasibility 
Analysis

Water Works 
Analysis

Community Input, 
Needs and Wants
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GUIDING PRINCIPLES
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OPPORTUNITIES
The Canal District offers many opportunities but needs clear guiding ideas that can help shape 
what comes next

Opportunity for new development to 
complement the arena

Key intersections with room for more 
active uses

Existing commercial spaces are mostly 
industrial; do not serve residents

New infrastructure can improve 
accessibility for pedestrians

New housing is limited and scattered 
across neighborhoods

Unique and treasured historic assets in 
need of a “new life”

Image Sources: Google Maps; City of Savannah: CoStar; Redfin
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GUIDING PRINCIPLES
Development of City-owned land in the Canal District can…

Create wealth-building 
opportunities

Improve economic 
resilience

Support past and future 
City investments

►Build diverse and attainable 
housing options

►Deliver spaces where local 
entrepreneurs and small 
business owners can flourish

►Focus on small-scale projects 
where locally based firms can 
take the lead

►Drive foot traffic to the area
►Create a balanced mix of 

residential and commercial 
development

►Any development that does not 
directly serve local residents 
helps make other projects 
successful

►Generate tax revenue to support 
continued investment 

►Create destinations as reason to 
use Tide to Town trail

►Increase the Enmarket Arena’s 
return on investment to the local 
community

Any other “guiding principles” we should be thinking about? 
What does success here mean to you?

Ensure preservation of 
legacy residents and 

businesses
►Prioritize housing options 

affordable to existing 
neighborhood households

►Explore strategies that keep 
investment within neighborhoods 
and expand local participation in 
real estate value creation
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REAL ESTATE OPPORTUNITIES
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DEVELOPMENT POSSIBILITIES
The City will likely have to play a more active role on ambitious projects
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►Rental housing (market-rate and 
affordable / workforce)

►For-sale housing (market-rate)

►Retail

►Hotel

►Office

►Reuse and activation of the Water 
Works building

►Rehabilitation of Springfield 
Terrace School with flexible 
community and City office space

Image Sources: City of Savannah: CoStar
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ALIGNMENT WITH GUIDING PRINCIPLES
Satisfying the guiding principles requires a mix of residential and commercial uses—
embracing the specific advantages of each City-owned site

Rental Housing ✓ ✓✓ ✓✓ ✓✓
For-Sale Housing ✓✓✓ ✓ ✓ ✓✓✓
Retail ✓✓✓ ✓✓ ✓✓✓ ✓✓
Hotel ✓✓✓ ✓✓✓
Office ✓✓ ✓

Create wealth-building 
opportunities

Improve economic 
resilience

Support past and future 
City investments

Ensure preservation of 
legacy residents and 

businesses
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SUMMARY OF MARKET OPPORTUNITIES
Strong Likely Feasibility

Weak Likely Feasibility
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Apartments
(Market-Rate)

Affordable 
Apartments
(60% of AMI)

Build-for-Rent 
Housing

(Market-Rate)

For-Sale 
Housing

(Market-Rate)

Hotel

Food & 
Beverage

MAP KEY
Residential
Commercial
Sized by Demand

Hard & Soft
Goods Services

Entertainment 
& Fitness

Office
Grocery 
& Drug
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SUMMARY OF MARKET OPPORTUNITIES
Strong Likely Feasibility

Weak Likely Feasibility
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RESIDENTIAL MARKET OPPORTUNITIES FOR CANAL DISTRICT
The strongest housing opportunities for the Canal District involve smaller, naturally affordable 
for-sale homes, as well as market-rate and affordable rentals

Rental Housing

Build-for-Rent Homes
1720 Barnard St, Savannah, GA

Affordable Apartments
1401 Fellwood Dr, Savannah, GA

Market-Rate Apartments
1501 Montgomery St, Savannah, GA

For-Sale Housing

Small-Lot Single-Family Detached Homes
1328 Comer St, Savannah, GA

Rowhomes
909 Jefferson St, Savannah, GA

Image Sources: CoStar; Redfin
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COMMERCIAL MARKET OPPORTUNITIES FOR CANAL DISTRICT
The strongest commercial opportunities are retail spaces that directly serve the local 
community, as well as a smaller-scale hotel located near the arena

Hospitality

Hotel
Staybridge Suites Savannah

Hard & Soft GoodsServicesEntertainment & Fitness

merchandise

Water Works Food Hall 

Small-Scale Fresh Food or Pharmacy Restaurants

Miscellaneous

(Beer Garden)

Retail

Image Sources: City of Savannah; Savannah Ghost Pirates; Misc. Retailer Logos; CoStar; Redfin
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OPPORTUNITIES AT WATER WORKS
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WATER WORKS POSSIBILITIES
The Water Works building is a treasured asset that can be repurposed to serve the 
neighborhoods around the Canal District

Clear gap in current market offerings

Space offers scale needed to mix and match different 
elements

Opportunity for City to show its commitment to 
reinvestment

How should the City approach and execute on this 
project?

How can the City make sure Water Works is set up for 
long-term success?

Key Findings of Water Works Feasibility Study: Program Elements Included in Study:

Year-round Farmers Market Food Hall

Entrepreneurial Center Commercial Kitchen
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OPERATING CONSIDERATIONS

►At least initially, the Water Works building 
would need enough subsidy to cover 40-60% 
of its annual expenses

►The entity that oversees the Water Works 
building will likely need to leverage multiple 
sources of funding to fill the gap and keep the 
building operational

The Water Works building is likely to need support to be financially viable—especially in its 
first few years of operation
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Gap

Commercial Kitchen

Entrepreneurial Center

Food Hall

Farmers Market

Potential gap of $400,000-
$600,000 per year that would 
need to be closed with City or 

philanthropic support, or through 
other development on-site

Est. Total
~$980k

Est. Total
~$450k
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OPERATING CONSIDERATIONS
Two strategies for overseeing operations of the Water Works building:

CITY OVERSEES
City owns building and oversees programming, 

engaging with nonprofit partners to handle day-to-
day operations of components

NONPROFIT OVERSEES
City owns building but outsources management of 

programming to a single nonprofit partner, who 
oversees any other necessary partnerships

City

Farmers  
Market Food Hall

Commercial 
Kitchen

Entrepreneurial 
Center

(City owns 
building)

Farmers  
Market Food Hall

Commercial 
Kitchen

Entrepreneurial 
Center

Nonprofit Partners Other Partners

Nonprofit
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DISCUSSION
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DISCUSSION

Water Works Building

Enmarket Arena
Reuse of Springfield 

Terrace School

Tide to Town Trail

1. What types of development should the 
City prioritize in its planning efforts for 
this district?

2. How should the City balance different 
approaches to operating and providing 
support for the Water Works building?

3. What does successful development in the 
Canal District mean to you?

1

2

3
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