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INTRODUCTION 
 
Figure 1. County Map of Mecklenburg, N.C.  

 
The subject site is located in the Prosperity Park region of northeast Charlotte, inside Mecklenburg County.  
 
The purpose of this feasibility study is to assess the viability of developing a new, stand-alone automatic carwash 
approximately 2,100 sqft in size. The proposed site for the project is 4830 Johnston Oehler Rd, Charlotte NC and 
is located in northeast Mecklenburg County (Figure 1). The parcel is located on the northwest corner of the 
intersection of Prosperity Church Road and Johnston Oehler Road. Figure 2, will illustrate the parcel size and 
location within Polaris 3G. In Figure 1, the parcel and Trade Area are highlighted in yellow.  
 



Figure 2. Polaris 3G, Parcel View of Subject Site at 4830 Johnston Oehler Rd, Charlotte, NC, 28269. 

 
 
In Figure 2, an outline of the subject parcel can be seen in green. The subject site is 0.60 acres in size and sits 
behind a former BI-LO that is currently vacant. The BI-LO is owned by an out of state entity that intends to 
convert the former retail space into a movie theatre in the future. The redevelopment of the BI-LO by the out 
of state entity will likely bring more traffic to the proposed carwash site, and should result in customer capture 
through the adjacency.  
 
The Indiana firm who now owns the BI-LO and smaller shopping center retailers will create a greater future 
demand for the location of the subject parcel. This will result in a higher attractiveness matrix rating within the 
study. These additional factors will be discussed in more detail in later sections with figures to supplement.  
 
Customer characteristics for the proposed site will mainly be the local residents who live near the location and 
those customers who travel to the nearby retail complex adjacent to the parcel. The free-standing carwash is 
almost exclusively marketed through drive by capture, excluding a few free carwash coupons to local businesses.  
Traffic count analysis will be discussed in detail with numbers to illustrate the anticipated customer capture.  

 
 



MARKET AREA ANALYSIS 
 
Figure 3. Market Saturation Map Reference USA  

 
 
The map illustrated shows concentrations of carwashes in the zip codes 28269, 28209 and 28078. The last two 
zip codes are comparable markets for an automatic carwash, which will be elaborated on in comparison of the 
subject site in a later section. ReferenceUSA, was used to generate the map, and the keyword used was 
“carwash”. The two “heat dots” that appear inside the red box in Figure 3 are the closest competitors to the site 
and will be examined later in the study.  
 
Looking at the saturation levels on the map it can be deduced that the overall saturation of carwashes in the 
two zip codes is fair, but not complete saturation. There are automatic carwashes that exist as stated before 
within the property line of a gas station. These carwashes are owned by the franchisee or corporation who owns 
the station. The automatic carwashes serve as an adjacent use to the station and fall under the umbrella of the 
gas station’s revenue. These competitors would be more in line with the overall idea of a carwash for this site. 
This is mainly due to the sites physical limitations at only 0.60 acres in size.  
 
 



Figure 4. Population Growth in Trade Area  

 
 
 
The above figure was pulled from a report in Trade Area Systems for the demographical trends in the area 
related to the subject site. It is worth noting that even though the area showed rapid growth from 1990-2000 
at 17.68% within a 1-mile radius, the same report projects a 0.89% growth in population from 2017-2022. If the 
growth in population is expanded to a 3-mile radius it is still not explosive at only 1.16%, projected from 2017-
2022. The total population census estimation in 2022 for the subject site population, is 9,917 within a 1-mile 
radius and 63,387 within a 3-mile radius.  
 
 
Figure 5. Households Inside Trade Area  

 
 
 
The 2022 projected households within the 1-mile radius of the subject site are 3,734. If that same radius is 
expanded to 3-miles the households expand to 24,243. This number allows for a better understanding of the 
number of houses within the radius’ that may or may not own a car that will need to be washed. Next, a look at 
the number of cars per household will be examined.  
 
 
 
 



Figure 6. Households with Cars  

 
 
The report shows the number of cars per household within a 1, 3, and 5-mile radius. A 5-mile radius will not be 
examined in depth for this study, due to the size of trade area it would cover. The categories of radius follow 
the format previously stated and does so sequentially. The first column shows that households within a 1-mile 
radius have 31.85% of dwellings owning at least one car. The focus of this study will mainly look at households 
within the 1-mile radius as the “target” population. This logic is derived on the belief that most people will either 
wash there are on the way or returning from work. The total percentage of households owning at least one car 
within 1 mile is 97.07%. The estimated demand will be based on traffic counts to the area for a more precise 
number. Local population to the trade area represent at least 3,622 (97% of households/1 car per house) cars 
owned by a household.  
 
Figure 7. Traffic Count Report  

 
The traffic count from 0.03 miles from the subject site was recorded as being 4,225 vehicles daily passing by the 
subject site. If the carwash is able to capture 1% of the traffic count, then that gives the site the ability to wash 



approximately 42 cars daily. The pricing options per wash will be discussed in a later section. The average price 
of the carwash for the site will be $8.33. This gives the site an annual revenue around $126,000 in year 1.  
 

TRADE AREA ANALYSIS 
 
Figure 8. Trade Area 1 and 3-mile Radius  

 
 
The trade area for the subject site will be a 1-mile radius. The map above illustrates a trade area at the one and 
three-mile radius for purposes of depth in area of the market. This was intentionally included in the assessment 
to allow for perspective of the size of the trade area in relation to the larger market around it, illustrated above.   
 
At the 1-mile trade area radius, the size of the submarket in relation to the site is exactly one mile from the 
location of the parcel in all directions. This size trade area is being included in the belief that the number of cars 
traveling through this area daily may reasonably be expected to use the proposed facility at the rate of 1%.  
 
 



Figure 9. Comparison Trade Areas 

 
The comparable trade areas of 4127 Park Rd, Charlotte, NC and 9801 Sam Furr Rd, Huntersville, NC were 
chosen in contrast to the subject site of 4830 Johnston Oehler Rd, Charlotte, NC.  
 
Two additional trade areas were selected to compare and contrast the Prosperity Park location.  These trade 
areas were selected due to the expansive growth they’ve received in the past in terms of development and 
economic prosperity. The expansion into the northern suburb of Huntersville showed a growth of almost 16% 
from 1990-2000 and trailed the subject site which held at more than 17%.  
 
South Charlotte’s Park Road Shopping area is a strong economic trade area in terms of development and growth. 
The area south of Charlotte has seen much economic transition over the years and was selected as a comparable 
trade area due to its transition in development. The Prosperity Church Road area would benefit greatly if it were 
to fully develop like either of the trade area comparables have in the past.  
 
 
 



Figure 10. Population Growth Comparison 

 
 
Of the comparable trade areas, the highest predicted growth of the three comes from the Huntersville area 
projecting an almost 2% growth by 2022.  In contrast, the subject site is predicted to grow at less than 1% for 
the 2017-2022 projection. The 0.89% growth rate, in and of itself, is not reason enough to not support feasibility 
of the automatic carwash but must be considered holistically in comparison to the other trade areas.  
 
Figure 11. Income Comparison 

 



The Extended Demographic Report, illustrates that the average income for the subject site is $85,555. This 
average is derived as the mean for all households in the trade area. The average income is lower than the other 
two trade areas in comparison but is still high for the average of the Charlotte MSA as a whole ($54,836, 
www.datausa.io.com). The higher than average household income is a positive for the potential site due to local 
households having a higher than average discretionary income level.  
 
Figure 12. Site Trade Area Income  

 
 
The above statistic is the income levels for the subject site alone. This table breaks down the percentages of 
households by what they earn each year. The table is significant due to the showing of approximately 35% of 
households earning between $50,000 - $99,999 annually. This income level is important to the site as an 
automatic carwash is not a necessity, and the discretionary income level will have a factor for the sites use.   
 
Figure 13. Number of Vehicles 
 

 
 
Johnston Oehler Rd is averaging around the same number of households that have a car as the Huntersville 
trade area. Both trade areas are approximately 2% higher in vehicle ownership than the Park Road trade area. 
This is a plus in terms of vehicles potentially coming to the location of the automatic carwash.   
 
This information is supplemental and the 1% vehicle capture will still be based on the traffic count to the site 
daily. Once the follow on adjacent uses come into existence (movie theatre) a new traffic count can be applied 
and the resulting 1% capture rate should yield a higher vehicle capture rate.  
 
At the time of this feasibility study the future adjacent uses do not exist, and the future benefit of the movie 
theatre is strictly speculative. 
 

 



SITE ANALYSIS 
Figure 14. Google Aerial of Parcel  

 
 
The subject parcel sits on the corner of Prosperity Church Rd and Johnston Oehler Rd.  A corner lot with high 
visibility should make for a great selection of an automatic carwash system.  The parcel is 0.60 AC in size and 
will not provide enough room for a larger carwash tenant such as Sam’s Express or Autobell, which require a 3-
acre minimum to allow for development.  The subject site is currently zoned NS for neighborhood service.  
 
The traffic count on this site was calculated at 4,225 cars per day at 0.3 miles from the site’s location. The 
revenue assumptions in this study focus on capturing 1% of the passing traffic to the site on a daily basis. This 
works out to be roughly 42 cars per day visiting the site with an average ticket price of $8.33 per wash.  
 
Figure 15. Street-level View of the Subject Site  

 



The street level view of the site shows its position relative to the BI-LO’s sitting behind the corner lot. An 
attractiveness matrix was created to compare how the site would perform relative to other locations within the 
trade area.  
 
Figure 16. Attractiveness Matrix  

 
 
The subject site scored an overall 30 on the attractiveness matrix. The only comparable site within the one-mile 
trade area to outperform the subject site in the attractiveness matrix was the Lot 1 Prosperity Church Rd 
location. Lot 1 compares in many ways to the subject corner parcel in that it would be an ideal fit for an 
automatic carwash.  This logic was derived from the parcels location, and attractiveness to access from the main 
street feeding customers into the business for use of the facility.  
 
Figure 17. Comparable Sites and Land Comps 

 



 
The trade area comparable sites are located on the map above and were selected based on commercial zoning 
and value in price per acre to the subject site. The locations are similar in size in that none of the comparables 
are greater than 3-acres in size, and all the parcels were sold in the last 4 years for a comparable value.  
 
Figure 18. Land Comp Prices   

 
Total average acre price is $577,725 and yields a subject site price of $352,430 at 0.60AC.  
 
 
The land comparables from the area are the same sites that could potentially be used in the trade area for the 
development of the automatic carwash.  The acre price is $577,725, and the comparable land is within a 1-mile 
radius of the property. The 1-mile trade area is important to the site, due to the drive by traffic daily that may 
likely use the location. The land comps were pulled from Costar and are listed in the chart above in the category 
of low, average and high. These categories are referring to the price of the land per acre from each site and a 
mathematical mean was derived to assign a price to the subject site per acre.  
 
 
 
 
 
 



Figure 19. Comparable Sites Within Trade Area  

 



A total of three comparable land comps within 1 mile from the subject were pulled from Costar.  An average 
land value was assessed by the comparables and then multiplied by the relative price per acre to the size of the 
subject property. These comparables were selected based on proximity and use, while maintaining similarities 
to the subject. The comparables are zoned commercial but may not share the exact zoning of the subject site 
which is NS for neighborhood service. 
  
An average acre price of $577,725 was derived from comparable land sales from Costar. The subject site parcel 
is 0.60 AC and was multiplied by the average acre comparable price. The resulting land total is $346,635 for the 
subject property. A total development cost will be assigned to the free-standing carwash site in a later section.  
 
 
 
Figure 20. Closest Competition to Proposed Site  

 
 
 
 
 
 



Figure 21. Competitor Site 1 

 
Figure 22. Competitor 1 Distance to Subject  

 
 

The first competitor located approximately 0.2 miles from the subject is a Shell Gas Station, at 5335 Docia 
Crossing Rd, Charlotte, NC 28269. The competition to the potential site are located within 1 mile of the subject 
site and are attached to fuel stations. These competitors are free standing car washes and they’re adjacent to 
the filling stations. The washes operate as part of the gas station and are owned by the corporation or franchise 
owner. The locations are the heat dots mentioned earlier, inside the red box illustrated for market saturation.  



Figure 23. Competitor Site 2   

 
Figure 24. Distance to Competitor Site 2 

 
 

 
The next site is located at 5045 Ridge Rd, Charlotte, NC 28269, and is approximately 0.5 miles from the subject 
site.  Both of the competitors’ sites are automatic carwashes within one mile of the subject site. The competitors 
are located with existing gas stations and will likely catch traffic from the location of the carwashes.  
 
 



Figure 25. Site Plat for the Site Plan  

 
 

The site plat in Figure. 25 shows the property setbacks for 4830 Johnston Oehler Rd, and was pulled to create 
an efficient fitting for the site plan. The property is highlighted in green and shows how the unique shape of the 
parcel must be taken into consideration when laying out the carwash.  
 
Figure 26. Site Plan – 30 x 70 Bay System Fit to Scale  

 
 
 

The site plan illustrated above was laid out in a way that will allow for the maximum number of cars to be in line 
to wait for the use of the carwash system. There was a total of three iterations of this site plan layout and it was 
determined that the 30 x 70 bay system was the best use of the site.  
 
The parcel is 0.60AC in size and the 30 x 70 bay system fits reasonably well for the shape of the parcel. This 
opinion is based on the layout of the site and the cut in seen to the front left of the parcel, efficiently allowing 
traffic to pass through and form a line to wait for use at the carwash.  



FINANCIAL ANALYSIS  
 
Figure 27. ROI Table 

 
With a total development cost of $1,171,091 and a five-year exit, the ROI is -46%.  
 
The revenue assumptions were based on a traffic count of 4,225 cars per day and an average carwash price of 
$8.33 per wash. An average price was derived by taking the mean of the three basic washes offered, then 
multiplied by the number of cars captured per day (42.25). This number is an estimated 1% capture based on 
the traffic count closest to the site (4,225).  
 
STATEMENT OF FEASIBILITY  
 
It is my opinion that 4830 Johnston Oehler Rd, Charlotte NC is not the ideal site for an automatic carwash system. 
The negative ROI is the single biggest factor in this decision process. The site is developed for a total cost of 
$1,171,091, including the land.  
 
The returns on the carwash with a five-year exit are non-existent with an NOI of $15,748 in year 6. This yields a 
sales price of less than $200,000 after the hold period. An exit cap rate of 8% was used to calculate this value.  
The traffic to the site would need to be roughly three times what the current traffic capture is estimated to be.  
 
At a 3% capture of the traffic count the NOI can approximately be 3 times the NOI of year 6. This is due to the 
fact that the current year 6 NOI is based on 1% traffic capture and an average ticket price of $9.00.  
 
The existence of automatic carwashes connected to gas stations within 0.5 miles of the subject, is the number 
one reason for a negative recommendation of feasibility. It is believed that the new automatic carwash will 
struggle to capture traffic flow with the nearby competition being attached to fuel stations. The location of a 
corner lot is the single greatest strength of the property, but most likely won’t be enough.  
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