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Summary Information
Identity of Client
This appraisal has been prepared for and on behalf of Sea Pines – Community Services
Association, Inc..
Effective Date of the Appraisal
Tuesday, November 07, 2017.
Summary Description of the Subject Property
The subject property is an 18,400-square foot commercial improvement on a 25,875
square foot lot as well as a 22,390-square foot parking easement located at 14
Greenwood Dr., Hilton Head Island, South Carolina 29928.
Appraised Value
Based on the scope of work, methodologies and analysis performed, and set forth
herein, the value of the subject property, as of the effective date of the appraisal, was
$1,440,000.
Type of Report
This appraisal has been prepared as an 'Appraisal Report', as defined by the Uniform
Standards of Professional Appraisal Practice (USPAP). Accordingly, this report
summarizes our analysis and the rationale for our conclusion.
Date of the Report
Tuesday, November 28, 2017.
Real Property Interest Appraised
The property has been appraised on the understanding that the owner's interest is 'fee
simple', which is 'an absolute ownership unencumbered by any other interest or estate,
subject only to the limitations imposed by the governmental powers of taxation,
eminent domain, police power, and escheat'. [Source: Appraisal Institute, The Dictionary
of Real Estate Appraisal, 6th ed. (Chicago: Appraisal Institute, 2015).]
Intended User
On the basis of instructions received at the time of the assignment, Sea Pines –
Community Services Association, Inc. is recognized as the intended user of this
appraisal report.
1
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Intended Use of the Appraisal
We have been informed that the intended user expects to employ the information
contained in this appraisal report for the purpose of establishing a valuation for sale.

Property Specific Information
The Subject Real Estate
The subject property is a 25,875-square foot commercial lot and a 22,390-square foot
parking easement located at 14 Greenwood Dr., Hilton Head Island, South Carolina
29928. The commercial lot is improved with an 18,400-square foot shopping center
known as the Gallery of Shoppes. This building was constructed in the late 1970s and
has a metal roof and stucco siding. The interior has approximately 15 tenant spaces,
all of which are vacant. It is our understanding that the improvement is experiencing
100% high vacancy due to its physical depreciation as well as a lack of marketing by the
owner who has had plans in the past to raze the structure. In our opinion the structure
on the site has outlived its economic life and needs to be razed.
The Owner(s) of Record(s)
BNC Holdings, LLC.
Tax Map Parcel(s)
The subject property is identified in the county records of Beaufort County as falling
under the following tax map parcel(s): R552-015-000-0281-0000.
Sales History
The subject has not transferred in the past 36 months. It is our understanding that the
property is currently under contract for $1,420,000 with the client being the purchaser.
The exact closing date is unknown. We were informed by the listing agent that the
purchaser plans on demolishing the existing structure and building an 18,000 square
foot restaurant.
Property Taxes
The 2017 taxes on the property are $9,478.66 and have not been paid as of the date of
appraisal. Under South Carolina's law governing assessable transfers of interest, when
real property is sold the sales price becomes the assessed value for property tax
purposes. The property presently has an assessed value of $632,500 ($531,000 for the
2
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underlying land and $101,500 for the improvement); accordingly, should the property
transfer for our estimated market value, the property taxes would increase.
Site Characteristics
Location
The subject is located at 14 Greenwood Dr., Hilton Head Island, SC 29928 in Beaufort
County and is surrounded by commercial properties.
Shape and Topography
The site is square in shape and totals 25,875 square feet with a relatively flat
topography.
Zoning
The property is zoned Sea Pines Circle by the Town of Hilton Head Island and is
deemed to be in compliance with the related guidelines, which are located in an
Addendum to this report. The purpose of the Sea Pines Circle (SPC) District is to
provide lands for commercial and mixed-use development at moderate to relatively
high intensities in the area around Sea Pines Circle. District regulations emphasize
moderate-scale buildings and shopping c enters that balance the needs of the driving
public and pedestrian activity and circulation among the district’s retail, dining, and
entertainment activities. The district is also intended to accommodate night-time
activities.
Restrictions and Covenants
There are no known restrictions or covenants in place on the 25,875-square foot
commercial lot. However, the 22,390-square foot portion of the subject is an easement
for ingress, egress and parking of automobiles over and on this portion. This portion of
the site cannot be built upon; however, the parking spaces can be utilized in meeting
zoning requirements for the 25,875-commercial lot.
Access
The site has access from Greenwood Drive, which is an asphalt, grade-level road on the
south side of Hilton Head Island.
Utilities
All usual utilities are available to the site.
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Parking
The 25,875-square foot site is improved with seven parking spaces while the 22,390
square foot easement is improved with over 35 parking spaces.
Site Coverage Ratio
The improvement situated on the property has an above-grade ground surface area of
approximately 18,400 square feet. Based on the site area of 25,875 square feet, this gives
a coverage ratio of 1.41:1, which is deemed reasonable and not indicative of excess land.
Flood Zone
The subject property lies in the 100-year flood plain, which is an area adjoining a river,
stream, or watercourse covered by water in the event of a 100-year flood. The flood
having a one percent chance of being equaled or exceeded in magnitude in any given
year. Factors which may be affected by properties located in such a flood plain include
building permits, environmental regulations, and flood insurance. In the case of the
subject property no significant adverse effects arising solely from its location were
noted by or known as the entire area is also in the same flood plain. A flood plain map
for the area is found in an addendum to this report.
Environmental Issues
We are not qualified to detect the existence of hazardous materials but have no
knowledge of the existence of such material on or in the property. This appraisal is
predicated on the assumption that there are no such materials on or in the property that
could cause a loss in value.
Earthquake Hazard Zone
The subject property is in a low risk area according to the U.S. Geological Service, which
reports that there is a less than 5% chance that a magnitude 5 or larger earthquake will
occur around the subject site.
Strengths and Weaknesses
The greatest strength of the subject site, from the perspective of marketability in the
immediate area, is that it can be improved with an 18,000-square foot improvement,
which is abnormal for a lot this small, but is due to the parking easement on the
adjacent parcel. Its greatest weakness is that the improvement on the site is in need of
demolition.
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Conclusion about the Site
Based on the foregoing analysis and the site inspection, in our opinion the subject
property is located on a site that is comparable to that of other commercial properties in
the immediate area. Additionally, there is an apparent disadvantage to the site from the
perspective of marketability in that the existing improvement is in need of demolition.
Existing Use of the Property
The subject property is presently a vacant multi-tenant office building.
Aerial
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Photographs of the Subject Property

West Side of Improvement

North Side of Improvement
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South Side of Improvement

Parking Easement
Note: Additional photographs are located in an Addendum to this report.
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Title Description
A copy of the primary page of the current, recorded title description is found in the
Addenda to this report.

Highest and Best Use
This appraisal has been prepared under the assumption that the property's value
should reflect its 'highest and best use'. This term means 'the reasonably probable and
legal use of vacant land or an improved property, which is physically possible,
appropriately supported, financially feasible, and that results in the highest value'.
[Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago:
Appraisal Institute, 2015).]
The subject property must meet four 'highest and best use' criteria, it must be:
Physically Adaptable; Legally Permissible; Financially Feasible; and Maximally
Productive.

Dual Approach
Because the subject property has been improved with a building structure, we need to
examine its highest and best use from two perspectives. The first is based on the
assumption that the subject is vacant. The second is based on the fact that the
property is improved and whether that improvement meets the four-part test outlined
above.
As Vacant Land
Physically Adaptable
Size, shape, area, and terrain affect the use to which land may be developed. The
subject property's underlying is sufficiently regular in shape to allow for many forms
of utilization. Surface water runoff appears to be adequate and, based on our site
inspection, the soil or sub-soil has no apparent irregularities that would restrict the
property from being used in any reasonable manner.
Legally Permissible
The property is zoned Sea Pines Circle by the Town of Hilton Head Island and is
deemed to be in compliance with the related guidelines, which are located in an
Addendum to this report. The purpose of the Sea Pines Circle (SPC) District is to
8
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provide lands for commercial and mixed-use development at moderate to relatively
high intensities in the area around Sea Pines Circle. District regulations emphasize
moderate-scale buildings and shopping c enters that balance the needs of the driving
public and pedestrian activity and circulation among the district’s retail, dining, and
entertainment activities. The district is also intended to accommodate night-time
activities.
There are no known restrictions or covenants in place on the 25,875-square foot
commercial lot. However, the 22,390-square foot portion of the subject is an easement
for ingress, egress and parking of automobiles over and on this portion. This portion of
the site cannot be built upon; however, the parking spaces can be utilized in meeting
zoning requirements for the 25,875-commercial lot.
Financially Feasible
The financial feasibility of a property is best determined by comparing its market
value with its acquisition and improvement costs, if any. In the case of vacant land,
such feasibility is not an issue until such time as consideration is given to
developing the property.
Maximally Productive
The maximally productive use of the subject property must be considered in the light
of how it is used, who uses it and the time or period of its use. In this case, the subject
property, as vacant land, is best suited for commercial development.
Conclusion as to Highest and Best Use
Based on the preceding discussion, and particularly our determination of its maximally
productive use, in our opinion, the highest and best use of the subject property, as
vacant land, is commercial development.
As Improved
Physically Adaptable
Size, shape, area, and construction affect the use to which a building may be adapted.
In our opinion, the subject property's physical attributes would permit a wide range of
possible uses and, thus, allow it to be readily adaptable for other uses.
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Legally Permissible
The property is zoned Sea Pines Circle by the Town of Hilton Head Island and is
deemed to be in compliance with the related guidelines, which are located in an
Addendum to this report. The purpose of the Sea Pines Circle (SPC) District is to
provide lands for commercial and mixed-use development at moderate to relatively
high intensities in the area around Sea Pines Circle. District regulations emphasize
moderate-scale buildings and shopping c enters that balance the needs of the driving
public and pedestrian activity and circulation among the district’s retail, dining, and
entertainment activities. The district is also intended to accommodate night-time
activities.
There are no known restrictions or covenants in place on the 25,875-square foot
commercial lot. However, the 22,390-square foot portion of the subject is an easement
for ingress, egress and parking of automobiles over and on this portion. This portion of
the site cannot be built upon; however, the parking spaces can be utilized in meeting
zoning requirements for the 25,875-commercial lot.
Financially Feasible
The financial feasibility of a property is best determined by comparing its market
value with its acquisition and improvement costs, if any. For a proposed
improvement, if those costs are less than, or equal to, market value, then feasibility
is implied. For the subject property, which is an existing improvement, its value
has been determined in this appraisal and it is not deemed to be financially feasible
at that value. This is due to the fact that the improvement is 100% vacant has
experienced a high vacancy for years. Therefore, in our opinion the financial
feasibility could be significantly improved were the existing improvement were to
be demolished and the construction of an alternative improvement upon the
cleared land took place.
Maximally Productive
The maximally productive use of the subject property must be considered in the light
of how it is used, who uses it and the time or period of its use. In this case, the subject
property is best suited for retail use. Based on that usage, and after consideration of
possible alternatives, in our opinion the subject property was being utilized in a
maximally productive manner as of the date of the appraisal.
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Conclusion as to Highest and Best Use
Based on the preceding discussion, and particularly our determination of its maximally
productive use, in our opinion, the highest and best use of the subject property, as
improved, is retail use.

Work Performed
The Scope of Work
There are three main approaches to appraisal valuation: sales, cost and income. In
order to properly perform the necessary work, the appraiser must first determine which
approaches are applicable. Having made that determination, the appraiser will then
undertake appropriate research of both the subject property and its market area. The
research performed may include reviews of publicly available data, such as
governmental tax and property records; review of proprietary records, such as Multiple
Listing and other subscription services; inspection of proprietary data maintained by
the appraiser; consideration and inspection of comparable properties, whether sold or
listed for sale; and, interviews with participants in the appropriate market place, such as
owners, brokers and other appraisers.
As noted above, the first step in this process is the determination of which approach to
valuation is appropriate in the circumstances. This is addressed below for each of the
three main approaches.
Sales Approach
In the case of commercial buildings, such as the subject property, the sales approach is a
commonly used and accepted method. This is because there is usually a reasonable
availability of comparable sales data and because many commercial buildings are
priced and sold on the basis of such data. In the case of the subject property, the
existing improvement is in need of demolition. Therefore, we have valued the
underlying land as well as the cost to demolish the existing structure.
In the case of commercial lots, such as the subject property, the sales approach is a
commonly used and accepted method. This is because there is usually a reasonable
availability of comparable sales data and because most commercial lots are priced and
sold on the basis of such data. In the case of the subject property reasonable data was
available, which we identified and analyzed. The detail of those comparable sales, and

11

Compass South Appraisals

an analysis of how their adjusted values led us to a determined value for the subject
property, is found further on in this report.
It should be noted that our unit of comparison for this analysis is per buildable square
feet. This is due to the fact that the subject lot has been approved to have an 18,000square foot improvement on it, whereas the current zoning would typically only allow
for a 5,900-square foot building. To further support this unit of comparison, we have
calculated the coefficient of variation for the comparables utilized in the analysis. The
coefficient of variation is the standard error of the estimate divided by the mean value
of the dependent variable; a measure of the relative chance for error in a forecast or
estimate of the dependent variable. Therefore, the closer to 0 the coefficient of variation,
the more applicable the unit of comparison will be. Following is a summary of the
coefficient of variation for a per square foot and per buildable square foot unit of
comparison:

Coefficient of Variation
Item

Square Foot Buildable Square Foot

Standard Deviation
Average
Coefficient of Variation

5.31

17.25

16.62

76.14

32%

23%

Based on this analysis, the proper unit of comparison for this analysis is per buildable
square feet, which were determined through the zoning regulations.
Cost Approach
This approach is frequently used for commercial buildings such as the subject property,
particularly in the case of newer properties. In essence, it requires the appraiser to
assess three sets of values. First, that of the underlying land; second, that of the cost to
replace the structure with new construction; and, third, the diminution in value
applicable to the existing structure and attributable to physical deterioration, known as
'depreciation', or from functional or market changes, known as 'obsolescence'. The net
sum of those three sets of values is then deemed to be the value under this approach. In
this case, we determined that the cost approach was not suited to the subject property
and have elected to omit this method as the improvement is in need of demolition.
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Income Approach
This approach is generally reserved for appraising income productive commercial
property, such as the subject. In the immediate case, we are utilizing a process
commonly referred to as direct capitalization, which is a method used to convert an
estimate of a single year's income expectancy into an indication of value in one direct
step. This is typically achieved by dividing the net income estimate by an appropriate
capitalization rate, which is determined either by a band-of-investments, journals or
market extraction.
The subject is an income productive commercial property. We determined that the
income approach was not suited to the subject property and have elected to omit this
method as the improvement is in need of demolition
Exposure & Reasonable Marketing Times
In determining whether or not there is a market for the property, we considered two
periods of time – one prior to the appraisal date and the other following that date. The
first, known as 'the exposure time', is the estimated length of time the property would
have been offered on the market prior to a hypothetical sale at market value on the date
of the appraisal. The second, known as 'the reasonable marketing time', is an estimate
of the amount of time it might take to sell the property at the estimated market value
during the period immediately after the date of an appraisal. In the instant case, we
determined, based on a study and review of market conditions, particularly those
demonstrated by these comparable sales, that the 'exposure time' needed to
consummate a sale prior to the appraisal would have been approximately 12-24 months.
Using a similar approach, we then determined the 'reasonable marketing time' to be
approximately 12-24 months.
Most Probable Buyer
Based on the type of property and current market conditions, in our opinion the most
probable buyer of the subject property would be an investor.
Foreclosure Activity
Based on a review of the general market area of the subject property as well as
discussions with a local lender, foreclosure activity in the area is at normal levels.
Based on the preceding analysis we elected to determine the value of the subject
property under the sales approach, as discussed in detail below. The determination of
value under this approach is done within the context of the regional and local market
and economy, which is now considered.
13
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The Regional Market and Economy
The subject property is located in Beaufort County, South Carolina. The state, which is
roughly triangular in shape and spread over 32,000 square miles, is bordered by North
Carolina to the north, the Atlantic Ocean to the east and Georgia to the west and south,
has approximately five million people.
Settled by the British in 1663, the state was the first colony to declare independence
from Britain in 1776, the first state to secede from the union in December 1860, the first
to fire a shot in the Civil War in 1861, and the last, twelve years after the war ended, to
be still occupied by the Union army under martial law.
Historically, the state's economy was driven by cotton and textiles, but most of the mills
have now closed. Today, South Carolina's lumber industry relies on the approximately
12.5 million acres of forestland that cover the state. Other leading manufactures are
chemicals, machinery, and automobiles. In agriculture, tobacco and soybeans now rival
cotton as South Carolina's chief crops. Broiler chickens and cattle are economically
important, and peanuts, pecans, sweet potatoes, and peaches are grown in abundance.
Fishing is a major commercial enterprise with the chief catches being blue crabs and
shrimp. Military bases and nuclear facilities are important to the economy, and the
tourist industry today ranks as the state's chief source of income.
Local Market Conditions
Beaufort County, in the south-east part of the state, borders the Atlantic and covers just
over 900 square miles – of which almost 38%, or 350 square miles, is water, surrounding
hundreds of 'Sea Islands', big and small. The county is part of the area known as South
Carolina's 'Lowcountry', and forms part of the environmentally important 350,000 acre
wetland and riverine system known as the 'ACE basin'. Until the middle of the 20th.
century, the county was dominated by the county seat of Beaufort, chartered in 1711
and often cited as one of the most attractive and desirable southern towns in the United
States, both for its location and its well-preserved ante-bellum homes.
Starting in the late 1950s, Beaufort's dominance over the county began to be challenged
by the development of Hilton Head Island as a major destination resort aimed at both
seasonal visitors and retirees. In 1950, the county population was approximately 27,000.
Since then it has grown six-fold and the bulk of that growth has been in the Hilton
Head area. The consequence is a somewhat bifurcated county, with the northern 'old14
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school' Beaufort part of the county frequently over-shadowed by the relative size and
affluence of Hilton Head, and its newcomers, in the southern part of the county.
The Local Market & Economy
The subject property is located on Hilton Head Island. According to the U.S. Census
Bureau, for the five-year period ending December, 2015, the last year for which reliable
data is available, the local, average, per capita income was $44,869 and the median
household income was $66,646. Based on data published by the Bureau of Labor
Statistics, as of September 2017, local unemployment stood at 3.7%. The comparative
numbers for the state were $24,604, $45,483 and 3.8%, respectively, indicating that the
area in which the subject property is located is in a comparatively better position,
economically, than the state as a whole. Apart from this statistical data, which can
sometimes be misleading when addressing property values, we also specifically
addressed the market for the subject property. Based on discussion with local realtors
familiar with the area, the market for properties such as the subject is relatively stable
and shows little significant change from the prior year. That same source observed that
the market for such properties is likely to stay relatively unchanged for the foreseeable
future.
Conclusion on the Market for the Subject Property
Based on the foregoing, in our opinion the market for the subject property is stable and
likely to remain so for the foreseeable future - and our report on market value reflects
that conclusion.
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The Sales Approach
As noted above, a primary method of determining the market value of a property is
through the identification and analysis of comparable sales, and if appropriate, listings
and contracts, of property within reasonable proximity and with reasonable
comparability to the subject property. This approach, sometimes called the 'market
data' approach is based under a tripartite assumption that: (a) there is a market for a
particular property; (b) that both buyers and sellers are fully informed as to the market
and state of the market for that type of property; and, (c) that the property will be
exposed in the open market for a reasonable period of time.
On the following pages are the properties that we identified as suitable comparable
sales and listing for the purpose of establishing market value for the subject property.
This data has then been analyzed, summarized and adjusted to reflect the variations
within those properties that would tend to affect such value.
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Comparable 1
Location
Date
Grantor
Grantee
Price
Buildable square feet
Price per square foot
Current use
Tax ID
Deed book/page
Verification

160 William Hilton Parkway, Hilton Head Island, SC 29926
July 30, 2015
South State Bank
Fairfield Square Hilton Head Island, LLC
$675,000
13,510
$49.96
Commercial redevelopment
R511-007-000-072A-0000
3419/2576
Public Records, CoStar, MLS, PropTools, Listing Broker

Comments
This property has frontage on William Hilton Parkway close
to the entrance of the island. It was originally listed with Charter I Commercial (David
Bachelder) for $790,000. This property was improved with three general retail buildings
(6,886, 1,568 and 784 square feet for a total square footage of 9,238 SF). According to
Mr. Bachelder, the property was valued as land only. The buildings were in need of
demolition but have not been demolished as of the date of this appraisal. This property
had right in and right out access only. It was on the market for 200 days.
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Comparable 2
Location
Date
Grantor
Grantee
Price
Buildable square feet
Price per buildable square foot
Current use
Tax ID
Deed book/page
Verification

16 Palmetto Bay Rd., Hilton Head Island, SC 29928
April 13, 2016
Caheti 3 - Dry, LLC
Culver Rug Company Holdings, LLC
$500,000
5,769
$86.67
Vacant commercial
R552-015-000-0078-0000
3478/351
Public records, PropTools, inspection, appraisal

Comments
This was the sale of a 25,000-square foot lot located on
Palmetto Bay Road on Hilton Head Island. The site is zoned 'Sea Pines Commercial',
which allows for a max density of 10,000 gross floor area for non-residential uses.
Therefore, this site can have a building that is a maximum of 5,739 square feet. The site
was formerly improved with Dryclean USA, which burned down before the transfer.
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Comparable 3
Location
Date
Grantor
Grantee
Price
Buildable square feet
Price per buildable square foot
Current use
Tax ID
Deed book/page
Verification

Executive Park Rd., Hilton Head Island, SC 29928
October 10, 2017
Ameris Bank
Port Royal Investment Company, LLC
$1,000,000
13,859
$72.16
Vacant commercial
R552-015-000-0081-0000
3615/420
Public records, PropTools, sales agent

Comments
This was the sale of a vacant commercial parcel
located at the intersection of Pope Avenue and Executive Park Road on Hilton Head
Island. The site is zoned 'Sea Pines Commercial', which allows for a maximum density
of 10,000 gross floor area per acre for nonresidential properties. Therefore, a building
on this site could be a maximum of 13,858 square feet.
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Comparable 4
Location
29928
Date
Grantor
Grantee
Price
Buildable square feet
Price per buildable square foot
Current use
Tax ID
Deed book/page
Verification

1014 William Hilton Parkway, Hilton Head Island, SC
-CSRH Enterprises, LP
-$2,250,000
23,600
$95.34
Commercial redevelopment
R552-015-000-0253-0000
-Public records, PropTools, listing agent

Comments
This is the listing of a 2.36 +/- acre site that is
currently improved with a 28,520-square foot building. The listing agent stated that
they have received offers on the property, all of which were purchasing it for
redevelopment (i.e. demolishing the building after acquisition). The site is currently
zoned 'Light Commercial', which allows for a 10,000-square foot building per acre.
Therefore, should the building be demolished a 23,600-square foot building could be
constructed on the site.
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Location Map
The following map shows the relative position of these comparables to the subject
property (yellow pin). Their relative distance from the subject is located in a table f
following the map.
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Property
Subject

Address
14 Greenwood Dr.

Date
-

Price
-

Distance
-

ID
-

1

160 William Hilton Parkway

07/30/2015

$675,000

4.25

2742

2

16 Palmetto Bay Rd.

04/13/2016

$500,000

0.22

3227

3

Executive Park Rd.

10/10/2017

$1,000,000

0.52

3228

4

1014 William Hilton Parkway

01/00/1900

$2,250,000

0.47

3229
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Adjustments & Summary
The following table identifies each of these comparables, by number, in summary form
designed to show the value of each. That value has then been adjusted up or down, in
percentage terms, for a variety of factors intended to improve the comparability of that
property with the subject property, as discussed below.

Comparable

1

2

3

4

Date of sale or listing

7/30/15 4/13/16 10/10/17

--

Sales or list price

$675,000 $500,000 $1,000,000 $2,250,000

Square Feet

13,510

5,769

13,859

23,600

Price per square foot

$49.96

$86.67

$72.16

$95.34

$49.96

$86.67

$72.16

$95.34

Transaction adjustments
Property rights
As adjusted
Finance or Concessions
As adjusted

(10%)
$49.96

$86.67

$72.16

$85.81

$49.96

$86.67

$72.16

$85.81

Conditions of sale
As adjusted
Post Acqn. Costs
As adjusted

10%

4%

$54.96

$86.67

$72.16

$89.24

$54.96

$86.67

$72.16

$89.24

9%

0%

10%

0%

Market Timing
Property adjustments
Location
Access

30%

Adjustments

39%

0%

10%

0%

$76.39

$86.67

$79.37

$89.24

39%

0%

10%

0%

$76.39

$86.67

$79.37

$89.24

As adjusted value
Relative size
Total net adjustments
As adjusted price
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Transactional Adjustments
The preceding summary addresses a series of factors affecting property value. Price
adjustments including potential property rights, financing, sales conditions,
expenditures, and market conditions can impact the per unit value of the property. As a
result, we examined all comparable sales for any potential price adjustments. Based on
the analysis of the comparable sales, we determined that two transactional adjustments
were warranted for concessions and post-acquisition costs. Typically, commercial land
in the immediate area will sell 5% - 20% below its asking price. Therefore, we have
applied a negative 10% adjustment to Comparable 4 to account for this characteristic as
it is an active listing. As previously stated, Comparable 1 was improved with three
general retail buildings (6,886, 1,568 and 784 square feet for a total square footage of
9,238 SF). According to the sales agent these buildings had outlived their useful life and
were in need of demolition at an estimated cost of $7.00 per foot, or approximately
$65,000. This value has been converted into a percentage and applied to Comparable 1
as a post-acquisition adjustment.
Comparable 4 also has one building that is in need of demolition (according to the
listing agent). Therefore, we have applied a positive 4% adjustment to account for its
estimated demolition costs.
Location Adjustments
The location of properties can have a significant impact on their perceived and actual
value. In considering the subject property and the four comparables, we looked at four
locational factors that, in our opinion, influence and affect value. Those four factors are:
AADT count, visibility, the local economy and the property's surroundings. In order to
establish relative values for these factors, we have assigned each of the properties, for
each factor, a value on a scale from 1 to 5, with 5 being the highest, as follows.

Poor
Below average
Average
Above average
Good

1
2
3
4
5

AADT
The Average Annual Daily Traffic (AADT) count is, as the name implies, a count of the
daily drive-by traffic, recorded and reported by a state authority. This can be an
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important factor for many businesses, with the general assumption being that the
higher the count, the better value to the business. Here, the AADT adjustment has been
computed by assuming that the subject property is 'average' on our scale. We then
mathematically relate the comparables to that by determining the ratio of their AADT
count to the subject property and then multiplying that ratio against the subject
property's scale value, as follows:

AADT

Subject

Comp 1

Comp 2

Comp 3

Comp 4

24,400

43,100

24,200

31,800

24,400

1.77

0.99

1.30

1.00

5.3

3.0

3.9

3.0

Ratio
Scale value

3.0

(If the resultant comparable scale value exceeds '5', the highest value on the scale, then it
is automatically adjusted down to '5' for summary analysis purposes, below.)
Visibility
Although a property might be on a high AADT road, it might be hidden from view for
some reason. In such a case, its visibility is diminished, which, for a commercial
venture reduces the value of its AADT. Accordingly, a property with poor visibility
should be graded lower than one with good visibility. Conversely, the property might
be on a corner and have excellent visibility, resulting in a very high relative value. The
assignment of the relative values is, necessarily, a subjective task but, through its usage,
does allow for a reasonable indication of the value of the property's visibility in the
context of its commercial appeal.
Local Economy
For commercial enterprises, it makes sense to grade the property by reference to the
local economy. In order to compare such economies, we have utilized the median
household income for each area, as provided by the Census Bureau. In this case, the
subject and the comparable sales are all located in the same immediate area resulting in
the same rating of 3 for ‘Local economy’.
Surroundings
Properties often have features or conditions in their immediate surroundings that make
them more or less desirable. Again, as with 'visibility', the assignment of the relative
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values is necessarily a subjective task but, through its usage, does permit a reasonable
assessment of the property's surroundings in the context of its commercial appeal.
Summary
The following table brings these four elements together and establishes what, in our
opinion, is a reasonably objective determination of the relative differences in value
attributable to each comparable by virtue of its locational difference from the subject
property:

Subject Comp 1 Comp 2 Comp 3 Comp 4
AADT

3.0

5.0

3.0

3.9

3.0

Visibility

3.0

2.0

3.0

1.5

3.0

Local economy

3.0

3.0

3.0

3.0

3.0

Surroundings

3.0

1.0

3.0

2.5

3.0

12.0

11.0

12.0

10.9

12.0

9%

0%

10%

0%

Location adjustment

Access
In the case of commercial properties, property ingress/egress is a desired characteristic.
Because of this, a property with poor access will typically sell for a lower price per unit
than one with good access. We have located the paired land sales in Dorchester
County, South Carolina on the following page in order to demonstrate this relationship.
It should be noted the aerials below are more recent than the sales, some of which have
been improved since these transactions.
Based on these paired sales, an appropriate adjustment for a lot with ideal vs. poor
access is between -27% to -21% while a lot with poor vs. ideal access is 26% to 38%.
Based on that data, we have applied a positive 30% adjustment to Comparable 1 as it
only has right-in, right-out access.
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Ideal

Poor

Access Differences
Parcel
Access Size (SF) Sales Date Sales Price Price/SF
181-00-00-093 Ideal
56,628
8/10/05
$425,000
$7.51
171-00-00-058 Poor
59,590
6/15/04
$325,000
$5.45
% Diff. - Ideal to Poor Access
-27%
% Diff. - Poor to Ideal Access
38%

Ideal

Poor

Access Differences
Parcel
Access Size (SF) Sales Date Sales Price Price/SF
154-00-00-009 Ideal
261,360
9/19/05
$862,500
$3.30
172-00-00-106 Poor
228,951
3/23/04
$600,000
$2.62
% Diff. - Ideal to Poor Access
-21%
% Diff. - Poor to Ideal Access
26%
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Relative Size
In general, it is an established probability that the larger a property, the lower its per
unit value. For that reason, it is important that small properties not be relied upon to
value large properties. In this selected group of comparables we have attempted to
address this issue by selecting only those sales that are reasonably comparable, among
other things, by reference to their relative size. However, as these comparables do vary
in size, we did perform a test, using simple linear regression analysis, to determine
whether or not they exhibited any reasonable level of correlation between their size and
their as-adjusted values. Based on that analysis, we determined that there was no such
level of correlation and, accordingly, no adjustment for relative size was deemed
appropriate.
Determination
We have placed the most weight on Comparable 2 because it is the closest,
geographically, to the subject as well as Comparable 3 because it is the most recent sale.
Therefore, in our opinion the value of the underlying land of the subject property is as
follows:
18,000 buildable square feet x $84.00 per buildable square foot = $1,494,000
Demolition of Current Structure
As previously stated, the subject is improved with an 18,400-square foot shopping
center known as the Gallery of Shoppes. This building was constructed in the late 1970s
and has a metal roof and stucco siding. The interior has approximately 15 tenant spaces,
all of which are vacant. It is our understanding that the improvement is experiencing
100% high vacancy due to its physical depreciation as well as a lack of marketing by the
owner who has had plans in the past to raze the structure. In our opinion the structure
on the site has outlived its economic life and needs to be razed.
We have estimated the cost to demolish this structure through two sources. The first is
a commercial guide known as the Marshall Valuation Service, which is a complete,
authoritative appraisal guide for developing replacement costs, depreciated values, and
insurable values of buildings and other improvements, which has been recognized as
an authority in the appraisal field since 1932. The service provides base numbers for
each type and category of improvement and then supplements those numbers by
periodic, variable, updates, known as 'multipliers' that adjust for various factors that
affect the base value. The second is through interviews with local builders, contractors
and sales agents.
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Based on these sources, the estimated demolition cost of the existing 18,400 square foot
structure is $55,000.

Appraised Value
In determining the final opinion of value, we reviewed all the analyses and previous
work performed; the data, logic and techniques were checked and verified. The data
was carefully considered and reviewed to ensure the quantity, quality and authenticity.
Second, we applied logic and judgment through the reconciliation process to arrive at
the final estimate of value, which is our perception of the most likely, most probable
price available in an arm’s length transaction of the subject property.
The sales approach reflects the value of the property from the perspective of an
informed buyer. This approach is usually the most insightful valuation method when
numerous timely sales of similar properties are available for analysis. In the subject
property case, several such sales were available. Therefore, in our opinion the result
from this approach is a good indication of market value for the subject property.
However, as the existing structure must be demolished, this estimated cost ($55,000)
must be subtracted from the estimated land value ($1,494,000). Therefore, the final
estimation of value was concluded from the interpretation of the quality and quantity
used in each approach and the reliability of the value indication for each. Subtracting
the demolition costs from the estimated land value, we have determined the value of
the subject property to be $1,440,000 (rounded), as of Tuesday, November 07, 2017.
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Definitions, Assumptions and Limiting Conditions
Type and Definition of Value
The subject property has been appraised at 'market value', which is defined as 'the most
probable price which a property should bring in a competitive and open market under
all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in
this definition is the consummation of a sale as of a specified date and the passing of
title from seller to buyer under conditions whereby:
o Buyer and seller are typically motivated;
o Both parties are well informed or well advised and acting in what they consider
their own best interests;
o A reasonable time is allowed for exposure in the open market;
o Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and
o The price represents the normal consideration for the property sold unaffected
by special or creative financing or sales concessions granted by anyone
associated with the sale.'
This definition is from regulations published by federal regulatory agencies pursuant to
Tile XI of the Financial Institution Reform, Recovery, and Enforcement Act (FIRREA) of
1989, between July 5, 1990 and August 24, 1990, by the Federal Reserve System (FRS),
National Credit Union Administration, (NCUA), Federal Deposit Insurance
Corporation (FDIC) and the Office of Comptroller of Currency (OCC). The definition is
also referenced in regulations jointly published by OCC, FRS, and FDICI on June 1994,
and the Interagency Appraisal and Evaluations Guideline, as revised and updated
December 2010 (Interagency Appraisal and Evaluation Guidelines, 75 F.R. 77450, 77453
& 77472 (Dec. 10, 2010)).
General Assumptions
This appraisal report is based on the following assumptions:
That title to the property is good and marketable unless otherwise stated.
The property is under responsible ownership and management.
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The property is free of all liens and encumbrances, including material easements and
rights of way, unless otherwise stated.
That the facts, estimates and opinions furnished to us by others were given in good faith
and were honestly expressed.
Any data or information provided by the owners or their agents are substantially correct.
There are no hidden or other unapparent conditions in or on the property that would
change the appraised value.
That structural and mechanical conditions which visually appear to be sufficient for their
intended purpose are indeed so.
That the owner has maintained the property in compliance with all applicable federal,
state and local regulations and laws, including the payment of any related taxes, unless
otherwise stated.
That all applicable zoning, use regulations and restrictions have been complied with.
That all required licenses, certificates, legislated or administrative consents from any local,
state or national governmental or private entity or organization have been or can be
obtained or renewed for any use on which the value estimated in this report is based.
That the utilization of the land and any improvements is within the boundaries or
property lines of the property, unless noted within the report.
That revenue stamps placed on deeds, used to indicate comparable sales, were in the
correct amount to reflect the true and actual money consideration involved; and that the
information secured from brokers or interested parties to verify the transactions, is in
conformity with the facts.
Limiting Conditions
This report is made expressly subject to the following stipulations and conditions:
No responsibility is assumed for any legal descriptions or for any matter requiring legal
competence.
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Any sketches, plans or drawings are provided only to assist the reader in visualizing the
property.
We specifically accept no responsibility for damage from termites, woodborers or any
other wood-infesting insects.
No responsibility is assumed for any adverse condition that would only be discoverable
by an inspection performed by a qualified engineer or similar specialist.
We are not qualified to detect the existence of hazardous material but have no knowledge
of the existence of such materials on or in the property. This appraisal is predicated on
the assumption that there are no such materials on or in the property that could cause a
loss in value, unless so noted.
No responsibility is assumed by us for matters that are legal in nature, or for auditing or
engineering opinions, nor is any opinion of the title rendered herewith.
Possession of this report or any copy does not carry with it the right of publication, nor
may the report, or any portion thereof, be used for any purpose by any but the Client
without the previous written consent of the appraiser.
This property has not been surveyed to establish the facts of legal description and
dimensions; these are presumed to be substantially as stated in information provided to
us.
The provision of this report does not obligate us to voluntarily give sworn testimony with
reference to the property evaluated. If given, such testimony would be contingent upon
both appropriate compensation and the opportunity to review the appraisal report in light
of market change.
This report is an opinion of value and does not constitute any form of guarantee of that
value.
To the best of our knowledge, the presence of Radon has not been detected on this
property or, if detected, has been determined that the level is considered safe according to
the standards established by the Environmental Protection Agency. We do not, however,
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make any guarantees or warranties that the property has been tested for the presence of
Radon, or, if tested, that the tests were conducted pursuant to EPA approved procedures.
The property was not reviewed to determine whether or not it is in conformity with the
various requirements of the Americans with Disabilities Act of 1990, as amended. It is
possible that a compliance survey could determine that the subject property does not
conform to one or more of the requirements of the ADA. If so, this fact could have a
negative effect on the market value of the subject property.
The names and qualifications of the appraiser or appraisers who materially assisted in
the preparation of this report are found below. For the sake of simplicity and
consistency, the use of the terms 'we' or 'us', rather than the first person singular, has
been used throughout this report to reflect the possibility that more than one appraiser
participated in the work performed for this report.
Extraordinary Assumptions and Hypothetical Conditions
An extraordinary assumption is 'an assumption, directly related to a specific
assignment, as of the effective date of the assignment results, which, if found to be false,
could alter the appraiser's conditions or conclusions.' (USPAP 2016-2017)
A hypothetical condition is 'a condition, directly related to a specific assignment, which
is contrary to what is known by the appraiser to exist on the effective date of the
assignment results, but is used for the purpose of analysis.' (USPAP 2016-2017)
There is an extraordinary assumption but no hypothetical conditions in this report. We
have made the extraordinary assumption that an 18,000 square foot building can be
constructed on this site once the existing improvement has been demolished.
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Certification and Qualifications of the Appraiser
Certification Statement
I certify to the best of my knowledge and belief:
1.
The statements of facts contained in this report are true and correct to the best of
my knowledge.
2.
The reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions and is my personal, impartial and
unbiased professional analyses, opinions, and conclusions.
3.
I have no present or prospective interest in or bias with respect to the property
that is the subject of this report and have no personal interest in or bias with respect to
the parties involved.
4.
I have previously appraised the real property which is the subject of this
appraisal within the three-year period immediately preceding acceptance of this
assignment.
5.
I have no bias with respect to the property that is the subject of this report or to
the parties involved in the assignment.
6.
My engagement in this assignment was not contingent upon developing or
reporting predetermined results.
7.
My compensation for completing this assignment is not contingent upon the
development of reporting of a predetermined value or direction in value that favors the
cause of the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of
this appraisal.
8.

I have made a personal inspection of the subject property.

9.
No one provided professional real estate appraisal assistance to the person(s)
signing this report.
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10.
Although several market participants may be contacted as a part of my routine
market research investigation, absolute client confidentiality and privacy are
maintained at all times with regard to this assignment without conflict of interest.
11.
This appraisal was prepared in accordance with the requirements of Title XI of
the Financial Institutions, Reform, Recovery & Enforcement ACT (FIRREA) of 1989, as
amended (12 U.S.C. 3331 et seq.), and any applicable implementing regulations in effect
at the time the appraisal report was signed.
12.
I have completed the requirements of the continuing education program of the
Appraisal Institute.
13.
The reported analyses, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the Uniform Standards of Professional
Appraisal Practice of the Appraisal Foundation and the requirements of the Code of
Professional Ethics and the Standards of Professional Appraisal Practice of the
Appraisal Institute.
14.
The use of this report is subject to the requirements of the Appraisal Institute
relating to review by its duly authorized representatives.
15. As of this date of this report, I have completed the Standards and Ethics Education
Requirements for Candidate for Designation of the Appraisal Institute.

______________________
Philip Austin Rizer
SC Certified General Real Estate Appraiser 6987
GA Certified General Real Estate Appraiser 371706
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Qualifications of the Appraiser
Philip Austin Rizer
Employment History
2006 to 2007
2007
2009 to 2010
2010 to 2011
2011
2012 to 2016
2016 to present

Lodge Volunteer Fire and Rescue
Nuclear Medicine Intern at Colleton Medical Center
Tri-County Technical College Calculus Tutor
President of the Community and Economic Development Club at Clemson
University
AgSouth Farm Credit, ACA Intern
Apprentice Appraiser at Compass South Appraisals
Certified General Real Estate Appraiser at Compass South Appraisals

Education
2011 Graduate of Clemson University, Applied Economics and Statistics
Business and Professional Affiliations
Certified General Appraiser of South Carolina
Certified General Appraiser of Georgia
Young Farmers Association
Practicing Affiliate, Appraisal Institute
Appraisal Education
Appraising Ag Facilities: Poultry Seminar, 2017
Understanding Conservation Easement Valuation, 2017
Introduction to the Valuation of Permanent Plantings, 2016
Introduction to Vineyard and Winery Valuation, 2016
The ArbourOne Fee Appraisers Meeting, 2016
Timberland: Fundamentals of Identifying and Evaluating Timberland, 2016
7-Hour National USPAP Update, 2016
A Comprehensive Review of Appraisal Concepts, 2015
Residential Sales Comparison & Income Approach, 2015
General Appraiser Site Valuation & Cost Approach, 2014
General Appraiser Market Analysis and Highest & Best Use, 2014
General Appraiser Income Approach/Part 2, 2014
General Appraiser Income Approach/Part 1, 2014
Business Practices and Ethics, 2014
General Appraiser Report Writing and Case Studies, 2013
General Appraiser Sales Comparison Approach, 2013
Real Estate Finance Statistics and Valuation Modeling, 2013
15-Hour National USPAP Course, 2012
Basic Appraisal Procedures, 2012
Basic Appraisal Principles, 2012
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Certification and Qualifications of the Appraiser
Certification Statement
I certify to the best of my knowledge and belief:
1.
The statements of facts contained in this report are true and correct to the best of
my knowledge.
2.
The reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions and is my personal, impartial and
unbiased professional analyses, opinions, and conclusions.
3.
I have no present or prospective interest in or bias with respect to the property
that is the subject of this report and have no personal interest in or bias with respect to
the parties involved.
4.
I have previously appraised the real property which is the subject of this
appraisal within the three-year period immediately preceding acceptance of this
assignment.
5.
I have no bias with respect to the property that is the subject of this report or to
the parties involved in the assignment.
6.
My engagement in this assignment was not contingent upon developing or
reporting predetermined results.
7.
My compensation for completing this assignment is not contingent upon the
development of reporting of a predetermined value or direction in value that favors the
cause of the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of
this appraisal.
8.

I have made a personal inspection of the subject property.

9.
No one provided professional real estate appraisal assistance to the person(s)
signing this report.
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10.
Although several market participants may be contacted as a part of my routine
market research investigation, absolute client confidentiality and privacy are
maintained at all times with regard to this assignment without conflict of interest.
11.
This appraisal was prepared in accordance with the requirements of Title XI of
the Financial Institutions, Reform, Recovery & Enforcement ACT (FIRREA) of 1989, as
amended (12 U.S.C. 3331 et seq.), and any applicable implementing regulations in effect
at the time the appraisal report was signed.
12.
The reported analyses, opinions, and conclusions were developed, and this
report has been prepared, in conformity with the Uniform Standards of Professional
Appraisal Practice of the Appraisal Foundation.
Professional Associations
13. As of this date of this report, I am in good standing and I have completed the
continuing educational requirements as a designated member of the International Rightof-Way Association.
14.
As of this date of this report, I am in good standing and a Practicing Affiliated
member of the Appraisal Institute.
15.
As of this date of this report, I am in good standing and I have completed the
continuing educational requirements as (RP) Real Property designated member of the
American Society of Appraisers.
16.
As of this date of this report, I am in good standing and I have completed the
continuing educational requirements as (ARM) Appraisal Review Management –Real
Property designated member of the American Society of Appraisers.

__________________________________________
Travis Lee Avant, ASA, ARM-RP, R/W-AC
SC Certified General Real Estate Appraiser CG 4749
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Qualifications of the Appraiser
Travis Lee Avant, ASA, ARM-RP, R/W-AC
ASA -Accredited Senior Appraiser Designation, ARM – Appraisal Review & Management
Designation, R/W-AC- Senior Right-of-Way Appraiser
Current State Certified General Real Estate Appraiser License
Alabama, Arkansas, Georgia, Louisiana, Mississippi, North Carolina, South Carolina, Tennessee
and Virginia – temporary licenses in past - Texas and Florida
SC Brokers Real Estate License
South Carolina, North Carolina
Accredited Buyers Representation - ABR® designee
Employment History
1983 to 1986 United States Army
1986 to 2000 Law Enforcement, Colleton County, SC including six years as Sheriff
2000 to 2003 Criminal Investigator, SC Law Enforcement Division
2003 to 2007 General Appraiser, Hartnett & Co, Charleston, SC
2007 to date Founder and principal appraiser of Compass South Appraisals
Education
1987 Graduate of Trident Tech College, AS Public Service
1994 Graduate, the F.B.I. National Academy
1996 National Sheriff’s Institute Administrators Academy
2000 Graduate, The University of South Carolina, Bachelors of Science
Business and Professional Affiliations
Certified General Real Estate Appraiser in the Southeast
Designated ASA-RP Member of the American Society of Appraisers
Designated (ARM-RP) Appraisal Reviewer - RP with the ASA
Member At-Large of the ASA - ARM Discipline Committee
Designated Member of the International Right-A-Way Association
Practicing Affiliate of the Appraisal Institute
Board President, Palmetto Telephone Cooperative
Board Director, Palmetto Agribusiness Council
Appraisal Experience
Fourteen years as an appraiser with extensive experience appraising various types of rural
commercial properties. These include eminent domain, conservation easements, timberland,
recreational property, historical plantations and farms, such as: poultry, swine, blueberries and
orchards. Our firm is experienced in appraising commercial, industrial, office and retail condos,
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and special purposes type properties. I have experience providing technical and USPAP
Standard 3 appraisal reviews.
Appraisal Education
Expert Witness / Scope of Work / Going Concern, Appraisal Society Appraisers 2017
Forest Valuation II, Appraisal Institute, 2017
Principals of real Estate Appraisals, IRWA 2017
Uniform Appraisal Standards for Federal Land Acquisitions, 2016, 2017
Ethics and the Right of Way Profession, IRWA, 2016
Appraisal Review Management, Appraisal Society Appraisers, 2015, 2016
Accredited Buyers Representation - ABR® designee, NAR, 2015
Standards of Practice for the Right of Way Professional, IRWA 2015
The Valuation of Partial Acquisitions, IRWA 2015
Real Estate Finance, Statistics Valuation Modeling, Appraisal Institute, 2013
General Appraisal Report Writing and Case Studies, Appraisal Institute, 2013
Hypothetical and Extraordinary Conditions, Appraisal Institute, 2012
Conservation Easements, 2006, 2012, 2013, 2015
Business Practice & Ethics, Appraisal Institute, 2012
Fundamentals of Separating Real Property, 2012
Appraising the Appraiser, Appraisal Institute, 2012
Uniform Standards, USPAP, Appraisal Institute, every year and current
Applied Forest Finance, FORISK, 2010
Advanced Sales and Cost Approach, Appraisal Institute, 2009
Advanced Income Capitalization, Appraisal Institute, 2009
Commercial Real Estate Analysis, CCIM, 2006
The Professional Guide to URAR- Secondary Mortgages, 2005
Eminent Domain, 2006, 2007
Appraisal Principles, Appraisal Institute, 2005
Discounted Cash Flow, 2004
Applied Income Property Valuation, 2003
Advanced Income Capitalization Procedures, 2003
Introduction to Income Property Appraisal, 2003
Financial Cash Flow, 2003, 2013
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Property ID (PIN)

Alternate ID
(AIN)

Parcel Address

Data
refreshed as
of

Assess
Year

Pay Year

R552 015 000 0281
0000

00446798

14 GREENWOOD DR, Hilton Head Island

10/30/2017

2016

2017

Current Parcel Information
Owner

BNC HOLDINGS LLC

Property Class Code ComImp Trade NeighborhdShopCtr

Owner Address

22 BALLYBUNION WAY
BLUFFTON SC 29910

Acreage

Legal Description

PAR G SEA PINES CENTER 4/2010 ACREAGE UPDATED PB127 P111

.5900

Historic Information
Tax Year

Land

Building

Market

Taxes

Payment

2017

$531,000

$101,500

$632,500

$9,478.66

$0.00

2016

$531,000

$101,500

$632,500

$9,054.75

$9,054.75

2015

$531,000

$101,500

$632,500

$8,692.22

$8,692.22

2014

$531,000

$101,500

$632,500

$8,951.76

$8,951.76

2013

$531,000

$101,500

$632,500

$8,681.17

$8,681.17

2012

$855,000

$145,832

$1,000,832

$12,088.41

$12,088.41

2011

$855,000

$145,832

$1,000,832

$11,969.52

$11,969.52

2010

$855,000

$145,832

$1,000,832

$11,821.80

$13,720.07

2009

$855,000

$145,832

$1,000,832

$11,413.08

$13,200.04

2008

$810,000

$485,300

$1,295,300

$16,086.23

$18,574.16

2007

$810,000

$485,300

$1,295,300

$15,402.41

$15,402.41

Vacant

Sale Price

Sales Disclosure
Grantor
SCGI-GALLERY LLC

Book & Page

Date

De ed

3190 286

11/5/2012

Fu

$1,014,750

3119 1941

1/23/2012

Fu

$10

LIBERTY SAVINGS BANK FSB

1583 507

5/17/2002

Fu

$1,300,000

GALLERY OF SHOPS LP (THE)

1476 1219

9/20/2001

Ma

$1,500,000

GALLERY OF SHOPS LLC (THE)

H I H INVESTMENT CORP

461 503

10/1/1986

Fu

$420,000

RETAIL ASSOCIATES

442 1129

2/1/1986

Fu

$760,000

H I H INVESTMENT CORP

455 1809

2/1/1986

Fu

$760,000

CHAR-MAR ASSOCIATES

342 1632

3/1/1982

Fu

$800,000

http://sc-beaufort-county.governmax.com/svc/agency/sc-beaufort-county/tab_summary_report.asp?PrintView=True&r_nm=tab%5Freport&t_wc=revobji…
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10/30/2017

Beaufort County, South Carolina

CHAR-MAR ASSOCIATES

291 398

10/1/1979

Fu

$662,478

12/31/1776

Or

$0

Improvements
Constructed
Year

Stories

Rooms

Square
Footage

Neighborhood Shopping Center

1979

0

0

16,200

Neighborhood Shopping Ctr

1979

0

0

16,200

CONCP

1979

0

0

300

C01

CONCP

1979

0

0

300

C01

WDDK

1979

0

0

400

Building

Type

Use Code Description

C01

NBHSHOP

C01

NBHSHOP

C01

Improvement
Size

Features & Exterior Features
Building

Type

Feature Code

Description

No. / Sq.Ft.

Value

http://sc-beaufort-county.governmax.com/svc/agency/sc-beaufort-county/tab_summary_report.asp?PrintView=True&r_nm=tab%5Freport&t_wc=revobji…
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This information has been compiled from a variety of unverified general sources
at various times and as such is intended to be used only as a guide. The Town of
Hilton Head Island assumes no liability for its accuracy or state of completion.
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FOR LEASE: Retail/Restaurant Space

Build-To-Suit at the Entrance to Sea Pines on HHI
14 Greenwood Drive, Hilton Head Island, SC 29928

1544 Fording Island Road | Hilton Head Island, SC 29926 | 843.837.4460 | naicarolinacharter.com

FOR LEASE: Retail/Restaurant Space

Build-To-Suit at the Entrance to Sea Pines Plantation
14 Greenwood Drive, Hilton Head Island, SC 29928
Executive Summary
PROPERTY OVERVIEW
This is a rare opportunity to be a part of a brand new development on the south end of Hilton
Head Island at the entrance to the 5,200 acre Sea Pines Plantation and Resort which currently
has 5,881 rooftops, three golf courses, over 100 tennis courts, and a long stretch of beach
overlooking the Atlantic Ocean.
The property will boast up to five new Tenant spaces that will include both retail and restaurant
spaces and and will be built to the Tenant's specifications. Both outdoor patio and rooftop
access will be available for restaurant users.
Abundant parking is cross-eased with Island Crossings which includes Publix, Walgreen's,
Staples, Starbucks, Five Guys, and Great Clips.

PROPERTY SUMMARY
Available SF:

Contact Agent

See plans included for sizes of each floor. The floors could be combined or subdivided.
Conceptual plans are available.

Lease Rate:

Contact Agent

LOCATION OVERVIEW

Contact Agent

Prime location on the south end of Hilton Head Island, and just off the Sea Pines Circle at the
entrance to Sea Pines Resort.

Allowance:
Building Size:
Parking:

2,500 - 18,000 +/- SF
Cross-Eased w/ Staples

Zoning:

Sea Pines Commercial

Market:

Hilton Head Island

Sub Market:

Sea Pines Plantation is the largest residential community on the island as well as a major tourist
attraction as it is home to Harbor Town and South Beach Marinas and three golf courses
including Harbor Town Golf Links, home to the PGA Tour's RBC Heritage.
The property fronts directly on Greenwood Drive at the entrance to Island Crossings shopping
center which boasts tenants such as Publix, Walgreen's, Staples, Starbucks, and Five Guys.
This building is directly across Greenwood Drive from the Harris Teeter shopping center and
many restaurants including Mellow Mushroom, Marley's, Reilley's, One Hot Mama's, The
Lodge, Hilton Head Brewing Company, and others.

Sea Pines - South-End
The new hospitality campus for USCB will be across the street and adjacent to Harris Teeter.
1544 Fording Island Road | Hilton Head Island, SC 29926 | 843.837.4460 | naicarolinacharter.com
Baker Wilkins
baker@naicarolinacharter.com
O: 843.837.4460 x3
C: 843.247.2470
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FOR LEASE: Retail/Restaurant Space

Build-To-Suit at the Entrance to Sea Pines Plantation
14 Greenwood Drive, Hilton Head Island, SC 29928
Property Highlights
PROPERTY HIGHLIGHTS
• Build-To-Suit opportunity on the south end of Hilton
Head Island at the entrance to the 5,200 acre Sea Pines
Plantation and Resort.
• Sea Pines is home to Harbor Town and South Beach
Marinas, three world class golf courses including
Harbor Town Golf Links (home to the PGA Tour's RBC
Heritage), over 100 tennis courts, and long stretches of
beach overlooking the Atlantic Ocean.
• Sea Pines currently has 3,839 homes and 2,042 villas
that are home to both permanent residents as well as
tourists.
• Only a short bike ride to Coligny Beach, the largest
public beach on Hilton Head.
• Hilton Head Island was voted #1 "Best Islands in the
Continental U.S." and #8 "Worlds Best Islands" for
2016 (Source: Travel and Leisure).
• Hilton Head Island is experiencing significant
reinvestment and redevelopment from its current hotel
and resort developers with $100's of millions being
invested over the last several years.
• $1.1 Billion Economic Impact of HHI Tourism in 2015
(Source: 2015 Lowcountry and Resort Islands Tourism
Institute).
• 2.65 Million Visitors to Hilton Head in 2015 (Source:
Destimetrics / STR Two Source Resort / USCB).
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FOR LEASE: Retail/Restaurant Space

Build-To-Suit at the Entrance to Sea Pines Plantation
14 Greenwood Drive, Hilton Head Island, SC 29928
Location Maps
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FOR LEASE: Retail/Restaurant Space

Build-To-Suit at the Entrance to Sea Pines Plantation
14 Greenwood Drive, Hilton Head Island, SC 29928
Retailer Map
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FOR LEASE: Restaurant / Retail Space

The Gallery of Shops
14 Greenwood Drive, Hilton Head Island, SC 29928
Aerial Map
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FOR LEASE: Retail/Restaurant Space

Build-To-Suit at the Entrance to Sea Pines Plantation
14 Greenwood Drive, Hilton Head Island, SC 29928
Greenwood Drive Elevation - Conceptual

1544 Fording Island Road | Hilton Head Island, SC 29926 | 843.837.4460 | naicarolinacharter.com
Baker Wilkins
baker@naicarolinacharter.com
O: 843.837.4460 x3
C: 843.247.2470

7

FOR LEASE: Retail/Restaurant Space

Build-To-Suit at the Entrance to Sea Pines Plantation
14 Greenwood Drive, Hilton Head Island, SC 29928
West Facade Elevation - Conceptual
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FOR LEASE: Retail/Restaurant Space

Build-To-Suit at the Entrance to Sea Pines Plantation
14 Greenwood Drive, Hilton Head Island, SC 29928
North Facade Elevation - Conceptual
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FOR LEASE: Retail/Restaurant Space

Build-To-Suit at the Entrance to Sea Pines Plantation
14 Greenwood Drive, Hilton Head Island, SC 29928
East Facade Elevation - Conceptual
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FOR LEASE: Restaurant / Retail Space

1st Floor - 6,433 Rentable SF Plus 905 SF Patio - Can Be Subdivided
14 Greenwood Drive, Hilton Head Island, SC 29928
First Floor Plan - Conceptual
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FOR LEASE: Restaurant / Retail Space

2nd Floor - 6,708 Rentable SF - Can Be Subdivided
14 Greenwood Drive, Hilton Head Island, SC 29928
Second Floor Plan - Conceptual
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FOR LEASE: Restaurant / Retail Space

3rd Floor - 3,609 Rentable SF Plus 731 SF Deck - Can Be Subdivided
14 Greenwood Drive, Hilton Head Island, SC 29928
Third Floor Plan - Conceptual
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FOR LEASE: Retail/Restaurant Space

Build-To-Suit at the Entrance to Sea Pines Plantation
14 Greenwood Drive, Hilton Head Island, SC 29928
Demographics Map

1 Mile

3 Miles

5 Miles

2,046

14,209

27,221

651

503

347

Median Age

56.7

53.4

50.2

Median Age (Male)

53.7

51.2

48.6

Median Age (Female)

58.0

54.7

51.2

1,121

7,243

12,788

1.8

2.0

2.1

$98,782

$101,776

$104,045

$585,343

$595,886

$598,804

Total Population
Population Density

Total Households
# of Persons Per HH
Average HH Income
Average House Value
* Demographic data derived from 2010 US Census
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FOR SALE: Land

Prime Redevlopment Opportunity on the south end of Hilton Head
14 Greenwood Drive, Hilton Head Island, SC 29928

1544 Fording Island Road | Hilton Head Island, SC 29926 | 843.837.4460 | naicarolinacharter.com

FOR SALE: Land

Prime Redevlopment Opportunity on the south end of Hilton Head
14 Greenwood Drive, Hilton Head Island, SC 29928
PROPERTY OVERVIEW
Prime redevelopment opportunity on the south end of Hilton Head Island at the entrance to the
5,200 acre Sea Pines Plantation and Resort which currently has 5,881 rooftops, three golf
courses, over 100 tennis courts, and a long stretch of beach overlooking the Atlantic Ocean.
Abundant parking is cross-eased with Island Crossings which includes Publix, Walgreen's,
Staples, Starbucks, Five Guys, and Great Clips.

LOCATION OVERVIEW
Prime location on the south end of Hilton Head Island, and just off the Sea Pines Circle at
entrance to Sea Pines Resort.

PROPERTY SUMMARY
Sale Price:

Lot Size:

Hilton Head Zoning:

Market:

Sub Market:

$1,695,000

.59 Acres

Sea Pines Commercial

Hilton Head Island

Sea Pines - South-end

Property Taxes:

$8,692

Traffic Count:

15,700

The property fronts directly on Greenwood Drive at the entrance to Island Crossings shopping
center which boasts tenants such as Publix, Walgreen's, Staples, Starbucks, Five Guys, and
Great Clips.
This building is directly across Greenwood Drive from Reilley's Plaza which is the home to
multiple restaurants including Reilley's, One Hot Mama's, The Lodge, and the Hilton Head
Brewing Company.
Additionally, the property is at the entrance to Sea Pines Plantation which is the largest
residential community on the island as well as a major tourist attraction as it is home to Harbor
Town and South Beach Marinas and three golf courses including Harbor Town Golf Links, home
to the PGA Tour's RBC Heritage.
The property is in very close to the island's largest public beach access at Coligny Plaza.
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FOR SALE: Land

Prime Redevlopment Opportunity on the south end of Hilton Head
14 Greenwood Drive, Hilton Head Island, SC 29928
Location Maps
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FOR SALE: Land

Prime Redevlopment Opportunity on the south end of Hilton Head
14 Greenwood Drive, Hilton Head Island, SC 29928
Retailer Map
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FOR SALE: Land

Prime Redevlopment Opportunity on the south end of Hilton Head
14 Greenwood Drive, Hilton Head Island, SC 29928
Additional Photos
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FOR SALE: Land

Prime Redevelopment Opportunity on the South End of Hilton Head Island

14 Greenwood Drive, Hilton Head Island, SC 29928
Survey
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FOR SALE: Land

Prime Redevlopment Opportunity on the south end of Hilton Head
14 Greenwood Drive, Hilton Head Island, SC 29928
Demographics Map

3 Miles

5 Miles

10 Miles

14,209

27,221

53,751

503

347

171

Median Age

53.4

50.2

48.2

Median Age (Male)

51.2

48.6

47.6

Median Age (Female)

54.7

51.2

48.5

7,243

12,788

23,887

# of Persons Per HH

2.0

2.1

2.3

Average HH Income

$101,776

$104,045

$98,084

Average House Value

$595,886

$598,804

$551,517

Total Population
Population Density

Total Households

* Demographic data derived from 2010 US Census
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