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RE: Subject:  Former SCPA Property  

 Location:  601 Paris Avenue 

    Port Royal, South Carolina 29935  

 Office File No.:  16-237  

 Client File No.:   

  

Dear Mr. Wiggins:    

 

At your request, we are pleased to present the attached Appraisal Report.  The following report sets 

forth our opinions of market value along with supporting data and the reasoning which forms the basis 

of the opinions. 

 

The subject of this report is the former SC Ports Authority Port Royal complex, which is now owned by 

the South Carolina Department of Administration. The tract is comprised of multiple tax map parcels 

and contains a total area of 317.51 acres and a net (upland) area of 51.60 acres in Port Royal, 

Beaufort County, South Carolina.  The property includes various building improvements of no 

contributory value.  We have appraised the land “as is” in Fee Simple interest.   

 

The tract is also known as the former Port of Port Royal and was decommissioned in 2004. It has 

been marketed for redevelopment for 10+ years. The subject has been designated as a “blighted 

area” and is subject to a redevelopment plan. Thus, it is eligible for tax increment financing (TIF) bonds 

to fund redevelopment of the tract. A Planned Unit Development is in place for the tract. There is a 

Development Agreement between the Town of Port Royal and the South Carolina State Ports Authority 

(SCSPA). A Regulating Plan is in place to implement provisions of the PUD.  

 

Between 2008 and 2015, the tract was under contract five times at prices between $15.4 million and 

$25.9 million. After the tract failed to close by year end 2015, the tract was conveyed to the South 

Carolina Department of Administration pursuant to state law. It is slated for sale at public auction in 

the months ahead. This appraisal is part of the due diligence process related to the future auction 

event and the eventual sale of the state owned assets.  

 

The subject property, which is comprised of multiple parcels, is summarized on the parcel list below. 

http://www.sageval.com/
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As the property is a redevelopment tract with a PUD and Development Agreement in place, the most 

appropriate methodology for valuation is land residual analysis. This approach considers the market 

value of the component parts, as developed, and deducts all costs associated with development and 

sale of the land over the holding period. The net cash flows are discounted for time to derive the “as 

is” land value. As this type of analysis is how potential developers would view the subject property, we 

believe it is particularly applicable to the valuation question. 

 

We use the Sales Comparison approach to value the commercial and multifamily land. The 

Development Analysis Approach is used to value the single-family residential land. This approach is a 

combination of the sales comparison and income approaches. The cost approach is not applicable 

and was excluded. 

 

The entire report, including all assumptions and limiting conditions contained in the Addendum, are 

inseparable from this letter.  The data and analysis that formulated the value conclusion are 

incorporated in the report following this letter.    
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For this report we make no hypothetical conditions, but include the following extraordinary 

assumptions and disclosures: 

 We have relied on the legal description within the PUD and Development Agreement for the 

gross and net (upland) acreage. We cross-referenced the legal description with Beaufort 

County tax map numbers for illustrative purposes only. Portions of the tract have no assigned 

tax map number. 

 There are some issues regarding legal title including the former rail right-of-way, a parcel with 

a right-of-first-refusal to an adjoining owner, and a possible out-holding. We specifically 

assume that the current owner can convey clear legal title to the subject property as 

delineated in the PUD. 

 We have appraised the subject property as encumbered by the PUD, Development Agreement, 

and Regulating Plan. However, we recognize that these are working documents and the 

eventual development will likely vary according to the developer’s needs, economic conditions, 

and market demand. Therefore, we have used our best judgment to interpret the controlling 

documents within the context of current market conditions and what the typical purchaser 

would define as reasonable. 

 The Development Agreement includes a land swap provision by which a vacant town-owned 

parcel will be exchanged for the portion of the site containing the seafood processing facilities. 

Also, the agreement requires that parks and a waterfront promenade be completed and 

conveyed to the town. We appraise the subject as defined in the PUD and acknowledge that 

the public-private partnership is a driving force of the redevelopment efforts. 

 We specifically exclude the London Avenue park of 9.8 acres and assume that the PUD can be 

revised to allow for scattered open spaces. Our conversations with Mr. Van Willis, Town 

Manager, and other stakeholders indicated that the London Avenue park is from the earliest 

iteration of the master plan. All parties have expressed a willingness to re-work this element as 

evident in the current Regulating Plan. 

 Based on the Phase I and II analyses provided, there is no evidence of contamination from the 

historic industrial-oriented use. We are not aware of any voluntary clean-up contract (VCC) 

related to the property. We assume that this information is accurate. 

 The tax increment financing (TIF) Redevelopment Plan dates back to 2012 and has a 20-year 

term that expires after the 2032 tax year. It is our understanding that this is a term certain 

with approximately 16 years remaining. The potential $10 million in TIF monies was projected 

based on incremental revenues over 20 years. We assume that the maximum TIF is reduced to 

$8 million based on the four years (20%) of the term that has elapsed. 

 The marina permit issued by the U.S. Army Corps of Engineers expired September 30, 2014. 

We assume that a similar permit can and will be obtained. 

 We have relied on the findings of the report by Eason Diving & Marine Contractors, Inc. We 

assume that the concrete wharf and foundation of the transit shed are structurally sound. 

Furthermore, this appraisal is subject to the extraordinary assumption that the concrete wharf 

and foundation will remain as part of the redevelopment. 

 The Land Residual Model includes estimated construction/development costs based on the 

provided documents and various sources available to the appraisers. If the 

construction/development costs differ significantly in reality than as estimated, the value may 

be impacted.  We reserve the right to change the opinions of value if additional information 

becomes available regarding the construction/development costs.  
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Based on our investigation and analysis, we have formed the following market value opinion: 

 

Property Appraisal Premise Interest Effective Date Market Value

Port Royal Redevelopment Tract As Is Fee Simple September 9, 2016 $6,950,000

Final Opinion of Market Value

 

 

The analyses, opinions, and conclusions developed and presented in this report have been prepared to 

conform with our interpretation of the requirements and recommendations established in the Uniform 

standards of Professional Appraisal Practice (USPAP), the Code of Professional Ethics and Standards 

of Professional Appraisal Practice of the Appraisal Institute, the Financial Institutions Reform, 

Recovery, and Enforcement Act of 1989 (FIRREA), Title XI Regulations, and S.C. Department of 

Administration, Division of General Services’s appraisal standards.  

 

If there are any questions concerning the report or if we can be of further service, please feel free to 

contact us.  

 

 

Best regards, 
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Executive Summary 

Subject Property Information

Property Name

Property Type

Address

Tax Identification Number(s)

Date of Inspection

Site Summary

Total Land Size 317.510 acres 13,830,736 square feet

Zoning None Flood Zone X

Highest and Best Use

As Vacant Mixed-use

September 9, 2016

see parcel list                        

601 Paris Avenue, Port Royal, South Carolina

Land

Former SCPA Property

 

Property Appraisal Premise Interest Effective Date Market Value

Port Royal Redevelopment Tract As Is Fee Simple September 9, 2016 $6,950,000

Final Opinion of Market Value

 

For this report we make no hypothetical conditions, but include the following extraordinary 

assumptions and disclosures: 

 We have relied on the legal description within the PUD and Development Agreement for the 

gross and net (upland) acreage. We cross-referenced the legal description with Beaufort 

County tax map numbers for illustrative purposes only. Portions of the tract have no assigned 

tax map number. 

 There are some issues regarding legal title including the former rail right-of-way, a parcel with 

a right-of-first-refusal to an adjoining owner, and a possible out-holding. We specifically 

assume that the current owner can convey clear legal title to the subject property as 

delineated in the PUD. 

 We have appraised the subject property as encumbered by the PUD, Development Agreement, 

and Regulating Plan. However, we recognize that these are working documents and the 

eventual development will likely vary according to the developer’s needs, economic conditions, 

and market demand. Therefore, we have used our best judgment to interpret the controlling 

documents within the context of current market conditions and what the typical purchaser 

would define as reasonable. 

 The Development Agreement includes a land swap provision by which a vacant town-owned 

parcel will be exchanged for the portion of the site containing the seafood processing facilities. 

Also, the agreement requires that parks and a waterfront promenade be completed and 

conveyed to the town. We appraise the subject as defined in the PUD and acknowledge that 

the public-private partnership is a driving force of the redevelopment efforts. 

 We specifically exclude the London Avenue park of 9.8 acres and assume that the PUD can be 

revised to allow for scattered open spaces. Our conversations with Mr. Van Willis, Town 

Manager, and other stakeholders indicated that the London Avenue park is from the earliest 

iteration of the master plan. All parties have expressed a willingness to re-work this element as 

evident in the current Regulating Plan. 
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 Based on the Phase I and II analyses provided, there is no evidence of contamination from the 

historic industrial-oriented use. We are not aware of any voluntary clean-up contract (VCC) 

related to the property. We assume that this information is accurate. 

 The tax increment financing (TIF) Redevelopment Plan dates back to 2012 and has a 20-year 

term that expires after the 2032 tax year. It is our understanding that this is a term certain 

with approximately 16 years remaining. The potential $10 million in TIF monies was projected 

based on incremental revenues over 20 years. We assume that the maximum TIF is reduced to 

$8 million based on the four years (20%) of the term that has elapsed. 

 The marina permit issued by the U.S. Army Corps of Engineers expired September 30, 2014. 

We assume that a similar permit can and will be obtained. 

 We have relied on the findings of the report by Eason Diving & Marine Contractors, Inc. We 

assume that the concrete wharf and foundation of the transit shed are structurally sound. 

Furthermore, this appraisal is subject to the extraordinary assumption that the concrete wharf 

and foundation will remain as part of the redevelopment. 

 The Land Residual Model includes estimated construction/development costs based on the 

provided documents and various sources available to the appraisers. If the 

construction/development costs differ significantly in reality than as estimated, the value may 

be impacted.  We reserve the right to change the opinions of value if additional information 

becomes available regarding the construction/development costs.  
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Certification Statement 

We certify to the best of our knowledge and belief: 

1. The statements of facts contained in this report are true and correct to the best of our knowledge.  

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 

limiting conditions and is our personal, impartial and unbiased professional analyses, opinions, and 

conclusions. 

3. We 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. We have no bias with respect to the property that is the subject of this report or to the parties involved in 

the assignment.  

5. Our engagement in this assignment was not contingent upon developing or reporting predetermined 

results.  

6. Our 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. 

7. A. Keith Batson, MAI and S. Travis Simmons have made a personal inspection of the subject property. 

8. No one provided professional real estate appraisal assistance to the person signing this report.  

9. Although several market participants may be contacted as a part of our routine market research 

investigation, absolute client confidentiality and privacy are maintained at all times with regard to this 

assignment without conflict of interest. 

10. 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.   

11. The use of this report is subject to the requirements of the Appraisal Institute relating to review by its 

duly authorized representatives.  

12. A. Keith Batson, MAI has completed the requirements of the continuing education program for 

Designated Members of the Appraisal Institute.   

13. As of the date of this report, S. Travis Simmons has completed the Standards and Ethics Education 

Requirement for Practicing Affiliates of the Appraisal Institute. 

14. We have not performed any services as an appraiser or in any other capacity regarding the subject 

property within the three years prior to this assignment and we have no current or prospective interest in 

the subject property or parties involved.  
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Introduction 

Identification of the Subject 

Address 601 Paris Avenue, Port Royal, South Carolina

Owner of Record See parcel list

Other Sales/Listings Past 3 Years See Introduction

Serial Number(s) see parcel list                               

Date of Inspection September 9, 2016

Intended User/Client S.C. Department of Administration, Division of General Services

Intended Use The intended use of this appraisal is to establish the as is market 

value of the subject property for sale at public auction.

Clients Special Instructions Include Level C market analysis and value the property subject to 

the development agreement and Planned Unit Development (PUD) 

in place

Property Rights Appraised Fee Simple

Purpose of the Appraisal To form the following opinion of market value:

Market Value "As Is" September 9, 2016

Type of Report  Appraisal Report

Exposure Time 12 to 18 months

Marketing Time 12 to 18 months

Cost Approach Not used

Sales Comparison Approach Land Residual Model

Income Approach Land Residual Model

 

Market Value Defined 

Market value means “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 

are the consummation of a sale as of a specified date and the passing of title from seller to buyer 

under conditions whereby: 

1. Buyer and seller are typically motivated. 

2. Both parties are well informed or well advised, and acting in what they consider their own best 

interests. 

3. A reasonable time is allowed for exposure in the open market. 

4. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 

5. 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.” 1 

                                                      
1  Federal Register, Vol. 55, No. 162, page 34228.9, Friday August 22, 1990, Rules and Regulations, 12 CFR Part 34.34 (f).  
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Hypothetical Conditions 

Referencing the 2016- 2017 Uniform Standards of Professional Appraisal Practice, 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 the 

analysis. 

Hypothetical conditions are contrary to known facts about physical, legal, or economic characteristics 

of the subject property; or about conditions external to the property, such as market conditions or 

trends; or about the integrity of data used in the analysis. 

This appraisal has been made with no hypothetical conditions. 

Extraordinary Assumptions 

Referencing the 2016- 2017 Uniform Standards of Professional Appraisal Practice, 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 opinions or conclusion. 

Extraordinary assumptions presume as fact otherwise uncertain information about physical, legal, or 

economic characteristics of the subject property; or about conditions external to the property, such as 

market conditions or trends; or about the integrity of data used in an analysis. 

For this report we make no hypothetical conditions, but include the following extraordinary 

assumptions and disclosures: 

 We have relied on the legal description within the PUD and Development Agreement for the 

gross and net (upland) acreage. We cross-referenced the legal description with Beaufort 

County tax map numbers for illustrative purposes only. Portions of the tract have no assigned 

tax map number. 

 There are some issues regarding legal title including the former rail right-of-way, a parcel with 

a right-of-first-refusal to an adjoining owner, and a possible out-holding. We specifically 

assume that the current owner can convey clear legal title to the subject property as 

delineated in the PUD. 

 We have appraised the subject property as encumbered by the PUD, Development Agreement, 

and Regulating Plan. However, we recognize that these are working documents and the 

eventual development will likely vary according to the developer’s needs, economic conditions, 

and market demand. Therefore, we have used our best judgment to interpret the controlling 

documents within the context of current market conditions and what the typical purchaser 

would define as reasonable. 

 The Development Agreement includes a land swap provision by which a vacant town-owned 

parcel will be exchanged for the portion of the site containing the seafood processing facilities. 

Also, the agreement requires that parks and a waterfront promenade be completed and 

conveyed to the town. We appraise the subject as defined in the PUD and acknowledge that 

the public-private partnership is a driving force of the redevelopment efforts. 

 We specifically exclude the London Avenue Park of 9.8 acres and assume that the PUD can be 

revised to allow for scattered open spaces. Our conversations with Mr. Van Willis, Town 

Manager, and other stakeholders indicated that the London Avenue Park is from the earliest 
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iteration of the master plan. All parties have expressed a willingness to re-work this element as 

evident in the current Regulating Plan. 

 Based on the Phase I and II analyses provided, there is no evidence of contamination from the 

historic industrial-oriented use. We are not aware of any voluntary clean-up contract (VCC) 

related to the property. We assume that this information is accurate. 

 The tax increment financing (TIF) Redevelopment Plan dates back to 2012 and has a 20-year 

term that expires after the 2032 tax year. It is our understanding that this is a term certain 

with approximately 16 years remaining. The potential $10 million in TIF monies was projected 

based on incremental revenues over 20 years. We assume that the maximum TIF is reduced to 

$8 million based on the four years (20%) of the term that has elapsed. 

 The marina permit issued by the U.S. Army Corps of Engineers expired September 30, 2014. 

We assume that a similar permit can and will be obtained. 

 We have relied on the findings of the report by Eason Diving & Marine Contractors, Inc. We 

assume that the concrete wharf and foundation of the transit shed are structurally sound. 

Furthermore, this appraisal is subject to the extraordinary assumption that the concrete wharf 

and foundation will remain as part of the redevelopment. 

 The Land Residual Model includes estimated construction/development costs based on the 

provided documents and various sources available to the appraisers. If the 

construction/development costs differ significantly in reality than as estimated, the value may 

be impacted.  We reserve the right to change the opinions of value if additional information 

becomes available regarding the construction/development costs.  

Subject Property’s History and Ownership Record 

The subject is currently owned by the South Carolina Department of Administration. The tract was 

acquired by Quit Claim Deed from the South Carolina State Ports Authority on May 31, 2016. The 

transaction was recorded in Beaufort County Deed Book 3486 at Page 2442 for nominal 

consideration. This transfer was in conjunction with state law that required the port property to convey 

to the Department of Administration if not sold by year end 2015. It is slated for sale at public auction 

in the months ahead.  

 

The tract is locally known as the Port of Port Royal. It was established in 1959 to take advantage of 

Port Royal Sound, the deepest natural seaport on the Atlantic Seaboard. Over the years, the port has 

handled various products including kaolin, lumber, phosphates, and cement powder. Its location 

between the container ports of Charleston and Savannah, GA put the Port of Royal at a competitive 

disadvantage. Freight traffic declined from the 1980’s through the early 2000’s; and as a result the 

port was decommissioned in 2004. Most of the facility has been vacant since 2004.  

Under a license from the SCSPA, the Town of Port Royal has operated the wooden shrimp docks and 

seafood processing facility. The town serves local fishermen and shrimpers by allowing them to 

offload their catches, as well as purchase ice and diesel fuel. The SCSPA previously rented the 

restaurant building to 11th Street Dockside, a popular local seafood restaurant. A portion of the 

improvements was operated as a seafood market. The market and portions of the restaurant building 

were destroyed by fire in July 2015 and have not reopened. 

The property has been marketed for several years, and has even been under contract of sale a number 

of times but has never transacted. The exact reasons for the failed sales are mixed; in some cases 
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simple timing and economic conditions hampered the closing. In other cases due diligence issues 

prevented the sale, and over time the offering prices have declined.  

The contract history shown below was obtained from a local newspaper, the Island Packet:  

 

Please note that the contract to Palmetto Alliance was revised to allow purchase of the tract in three 

scenarios with a maximum of $14,825,360 for the entire property.  

 

The property is currently listed for sale for $22,500,000 in whole with the following prices for 

individual components: 

 Port Village District: $8,165,500 

 Marina Village District: $2,945,250 

 Bluff Neighborhood/Ribaut Village District: $11,475,025 

 

No other offers, listings, or transfers of ownership were found or made known to the appraiser. 

Exposure and Marketing Time 

An exposure time of 12 to 18 months is concluded as reasonable and appropriate.  The subject should 

require a marketing time of 12 to 18 months. 

Personal Property, FF&E, Intangibles 

No personal property, FF&E, or intangibles are included in the valuation of this property.  We also 

specifically exclude mineral rights, riparian rights except those as stated by deed, and other intangible 

items from the valuation. 
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Scope of Appraisal 

Scope of Work 

We considered various factors in arriving at the scope of work for the assignment, including the 

intended use of the appraisal, the complexity of the valuation problem, and a discussion with the 

client to better determine specific needs. Therefore, the appraiser must identify and consider: 

 

       ● the client and intended users; 

       ● the intended use of the report;        

       ● the type and definition of value;        

       ● the effective date of value; 

       ● assignment conditions; 

       ● typical client expectations; and       

       ● typical appraisal work by peers for similar assignments. 

 

Valuation Methodology 

Appraisers usually consider the use of three approaches to value when developing a market value 

opinion for real property. These approaches are the Cost Approach, Sales Comparison Approach, and 

Income Capitalization Approach. The various approaches used in this assignment are summarized on 

the following chart: 

 

APPROACHES TO VALUE 

Approach Applicability to Subject Use in Assignment 

Cost Approach Not Applicable Not Used 

Sales Comparison Approach Applicable Used 

Income Capitalization Approach Applicable Used 

 

As a redevelopment tract with a PUD and Development Agreement in place, the most appropriate 

methodology for valuation is land residual analysis. This approach considers the market value of the 

component parts, as developed, and deducts all costs associated with development and sale of the 

land over the holding period. The net cash flows are discounted for time to derive the “as is” land 

value. This is how potential developers would view the subject property. 

 

We use the Sales Comparison approach to value the commercial and multifamily land. The 

Development Analysis Approach is used to value the single-family residential land. This approach is a 

combination of the sales comparison and income approaches. The cost approach is not applicable 

and was excluded. 

Other Research and Analysis 

Additional steps taken to gather, confirm, and analyze relevant data, are detailed in individual 

sections of the report. 

Property Inspection 

S. Travis Simmons and A. Keith Batson, MAI inspected the property on September 9, 2016.  
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Area Analysis 

 

General Comments  

This section presents data pertinent to the valuation of the subject by identifying and analyzing the 

influencing forces of the region.  This region is identified as Beaufort County, South Carolina, with a 

total 2016 population of 180,572.  Beaufort County is located in southeast South Carolina, 

approximately 50 miles southwest of Charleston and 34 miles northeast of Savannah, GA. This area is 

coastal plain and primarily suburban in nature with large portions of marshland.  Tourism and 

seasonal residency are important demand drivers for waterfront areas including Beaufort, Hilton Head, 

and Fripp Island. 

Population 

The population of Beaufort County increased between 2010-2016 at an annual rate of 2.10%.  This is 

nearly twice the 1.15% rate for South Carolina. Overall, the area is popular among retirees. The sharp 

increase in population, coupled with the higher median age and smaller household size, are evidence 

of this demand and appeal. The following tables summarize the population trends for the Beaufort 

County area. 
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Source: Site To Do Business 

Employment 

The employment sector for Beaufort County is shown below. The largest sectors are 

accommodation/food services, administrative/waste services, construction, educational services, 

healthcare/social assistance, and retail trade. The employment figures by sector are from Q1 2016. 

 
Source: S.C. Department of Employment and Workforce 
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The trends shown below reflect the employment struggles of the recession between 2008-2010, as 

well as the subsequent rebound. Beaufort County’s unemployment rate has consistently outperformed 

South Carolina and the U.S. overall. At its peak in 2009-2010, enemployment reached approximately 

8.50%. As of August 2016, Beaufort County’s unemployment stood at 5.1% as compared to 5.5% for 

the state. There are several military installations in the area including Parris Island (U.S. Marine Corps), 

Marine Corps Air Station, and the U.S. Naval Hospital. Military employment is a strong influence for the 

area. 

 

Source: S.C. Department of Employment and Workforce 

 

Source: S.C. Department of Employment and Workforce 
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The 20 largest employers are shown below. 
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Income 

The income profile for Beaufort County for 2016 is shown below from Site To Do Business. The middle 

50% earn between $35,000 and $99,999 annually. 

 

Housing Trends 

The following chart provides summary information about housing in the Beaufort County area. 

Additional data are included in the Market Analysis section. 

 

The county area is stable with some demand for new housing and generally stable trends. In the long 

term, the demographics suggest that demand will increase for Beaufort County due to the increase in 

population. Demand may be in specific pockets such as amenitized or low-maintenance communities 

or senior housing due to the aging of the population. Rental demand is likely to increase due to the 

area’s tourism and seasonal influences. 

Regional Linkages and Transportation 

Several US and State highways pass through Beaufort County providing average accessibility to 

employment and shopping centers throughout the area.  US 21 connects the barrier islands with 

Beaufort and US 17 to the northwest. US 17 connects with I-95 at Exit 33 to the west and with 

Charleston approximately 50 miles northeast.  State highways include SC 281 (Ribaut Road) and SC 

170 (Robert Smalls Pkwy). Overall, these routes and links provide Beaufort County average 

accessibility throughout the region. 
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Conclusions  

Overall the outlook for Beaufort County is relatively good due to the comparatively low unemployment 

rate and increasing population.  Tourism and seasonal residency are demand drivers, as well as the 

numerous military institutions nearby. The middle 50% of households earn between $35,000 and 

$100,000 which is supportive of homeownership in the area.  These factors, overall, form an 

economic base which supports stable demand for real estate in the long term.  
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Neighborhood Analysis 

 

 

Boundaries: 

North:  Broad River Blvd/Battery Creek 

East:  Beaufort River 

South:  Battery Creek/Savannah Hwy (SC-128) 

West:  Robert Smalls Pkwy (SC-170) 

 



FORMER SCPA PROPERTY - PORT ROYAL , SOUTH CAROLINA NEIGHBORHOOD ANALYSIS  

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 25 

Overview 

The neighborhood is defined as the Town of Port Royal, a small municipality of fewer than 12,000 

residents as of 2016. The area was originally settled in 1562 by French explorer Jean Ribault. Taking 

its name from Port Royal Sound, the deepest natural seaport on the Atlantic Seaboard, the Town of 

Port Royal was incorporated and platted in 1874 in conjunction with the Port Royal and Augusta 

Railroad. The town is situated on a peninsula between the county seat of Beaufort to the north and 

Parris Island to the south.  

Docks and storage areas were added at the rail terminus to handle the export of phosphates, timber, 

and cotton. The town developed slowly and served mainly as living quarters for the dock and rail 

workers. In the late 19th and early 20th centuries, the port served primarily for the export of timber and 

fertilizer, as well as the storage and sale of coal to passing ships. Heavy enlistment in the U.S. Marine 

Corps during World War I, World War II, and the Korean Conflict brought thousands of soldiers through 

the port on their way to Parris Island.  

The S.C. State Ports Authority (SPA) established the Port of Port Royal in 1959, and it immediately 

became a hub for the export of kaolin, a fine clay mineral used in the manufacture of various 

products. Smaller ports like Port Royal and Georgetown were at a competitive disadvantage with the 

container ports of Savannah and Charleston. Freight traffic declined considerably from the 1980’s into 

the early 2000’s, and the SPA decommissioned the Port of Port Royal in 2004. 

Beginning in 1937, Maryland real estate developer Sterling G. Harris purchased land near the rail line. 

He founded Blue Channel Corporation and began harvesting and canning blue crab meat. By 1949, 

the plant was canning 300,000 pounds of meat per year with a value of about $100,000. Blue 

Channel mechanized the process and continued operations into the 1960’s. The SPA purchased the 

land and dismantled the buildings. This portion of the site is improved with the former Dockside 

Restaurant and Blue Star Oyster Factory. The docks are currently operated by the Town of Port Royal 

and serve local shrimpers and fishermen who offload and purchase ice and gas. 

Access 

The primary north-south routes are Ribaut Road (SC-802) and Parris Island Gateway (SC-280) which 

connect Port Royal to the city of Beaufort. Paris Avenue (SC-281) extends from Ribaut Road to the tip 

of the peninsula. Ribaut Road runs east-west and crosses Battery Creek with access to Parris Island 

Marines Corps base. The surface streets on the peninsula are laid out in a grid. Overall, access is 

considered average for the area. 

Demographics 

We consulted Site To Do Business for demographic information on the Town of Port Royal. The 

population is projected to grow 1.61% annually which is between the state rate of 1.15% and the 
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county rate of 2.10%. Median household income is projected to grow 2.72% annually over the same 

period, although the median household income of $46,152 is markedly lower than the $56,902 of 

Beaufort county. Approximately 51% of housing units were renter-occupied as of 2016 with no 

significant change anticipated over the next five years. 

 

Land Uses and Demand 

The peninsula portion of Port Royal is mostly detached single-family residential. Local commercial 

uses are scattered along Paris Avenue and include restaurants, retail, and office spaces. Other non-

residential uses on Paris include Town hall and Port Royal School. The subject port facility has 

anchored the peninsula for nearly sixty years. After the port was decommissioned in 2004, state 

officials and the town began planning a redevelopment of the port property. The vision includes a 

hotel, commercial space, single-family and multifamily residential uses, a marina with dry stack 

building, and ample open space. The resulting PUD and associated documents are discussed in detail 

in a later section. 

Real estate activity spiked in the late 2000’s after the announcement of the potential redevelopment. 

Multiple local brokers noted that buyers were speculating in anticipation of increasing property values 

from the master-planned development. The port redevelopment has yet to occur and some of the 

properties purchased speculatively have gone to foreclosure. While activity on the peninsula remains 

low and stable, the overall Port Royal market is growing with limited inventories of new single-family 

lots and homes. 

Port Royal is a popular rental market for enlisted personnel and their families, as well as the large 

number of nurses and healthcare workers at nearby hospitals and retirement communities. There are 

several apartment complexes including Stuart Towne and Port Royal Preserve. Helena House is a 

senior living facility on Paris Avenue. Port Royal Preserve is a mixed-use development with 

office/retail and medical at the intersection of Ribaut and Paris with 400 apartment units at the rear. 

There is additional land for future phases. A new senior living facility is planned for an 11-acre tract on 

Richmond Avenue just off Ribaut Road. The development is slated for delivery in 2017 and will include 

126 units ranging from independent living, assisted living, and memory care. 
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Portions of Port Royal are off the peninsula and west of Battery Creek. Much of the newer commercial 

development is located here around the fork of Parris Island Gateway (US-21/SC-802) and Savannah 

Hwy (SC-128). There is a Bilo-anchored shopping center and several chain restaurants including 

McDonald’s and Waffle House, as well as several local restaurants and retailers. There have been two 

multifamily projects completed in this area within the last five years. Port Royal Apartments was 

developed in 2011 and includes 60 units with clubhouse and playground. Parc at Broad River opened 

mid-2016 and includes 246 luxury units with upscale pool, pavilion, garages, and boat storage. 

The area is in the growth stage of its life cycle.- High demand for residential rental units has spurred 

multifamily development. Emphasis has been placed on senior living due to the increasing median 

age. Commercial development typically follows “rooftops” and there is evidence of increased demand 

for retail land. 

Master-planned Development 

The subject has been ear-marked for redevelopment since the port was decommissioned. Numerous 

contracts have been executed and conceptual plans drawn over the past 10 years. As the Port of Port 

Royal facility is situated at the tip of the peninsula, it acts as an obstacle between local residents and 

the waterfront. Its ample water frontage and location between Beaufort, Parris Island, and Hilton Head 

Island are demand drivers for redevelopment. Due to the challenges of incorporating a large tract into 

the existing development on the peninsula, the only logical course is a master-planned development. 

In a September 2016 article, the Beaufort News reported that Hilton Head Island is considering the 

annexation of 347-acre Bay Point Island. Six Senses Hotels Resorts Spas of Bangkok, Thailand plans 

to develop an “eco-resort” on the property. The Town of Port Royal was given the first opportunity to 

annex the island. However, town leaders had concerns about the scope of the project versus the 

resources of the town. Also, the town has agreed to certain boundaries under a growth plan for 

northern Beaufort County, and Bay Point Island does not fit within those boundaries.  

The implications of the Bay Point announcement are two-fold. First, there are few large tracts of pre-

development land with water frontage in the Beaufort area. With this announcement, a potential 

competitor for master-planned development has been absorbed for a pure hospitality use. Second, the 

actions of the town underscore the constraints of the local market. Redevelopment of the subject 

should include a mixture and density of uses that are market-supported and reflective of existing 

development within the town. A copy of the article is included at the end of this section. 

Conclusion 

Port Royal is a small town between Beaufort and Parris Island with frontage along the Harbor River 

and Battery Creek. Access is average with linkages to Beaufort and interstate access to Savannah and 

Charleston on I-95 via US-17. The residential market is dominated by renters with the primary demand 

drivers being military and healthcare. Population and incomes are growing, albeit at lower levels than 

the county as a whole. Housing growth has been largely multifamily and will drive demand for retail 

development in the intermediate term. 
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Description of the Site 

The physical characteristics of the subject are summarized in the following chart: 

 

Address

Site Size Acreage Square Feet

Gross Acreage 317.51 acres 13,830,736 sf

Net Acreage 51.60 acres 2,247,696 sf

Overall Shape

Frontage Street 1 see narrative

Topography

Flood Information

Flood Zone

Panel Number & Date 45037C0275D 3/3/2011

Utilities Available Provider

Culinary Water to site BJWSA

Sewer to site BJWSA

Electricity to site SCE&G

Natural Gas Available SCE&G

Telephone to site various

C & A8

601 Paris Avenue, Port Royal, South Carolina

Irregular

see narrative
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Note: The slight excess residential density is offset by the estimate of commercial SF at the minimum 

of 130,000 SF. The PUD allows minor deviations as outlined later in the report. 

We discuss the redevelopment potential of the subject in the subsections below. For clarification, we 

segment our discussion based on the five zoning districts of the PUD. Following each is an excerpt 

from the listing flyer that summarizes the basic PUD information, as well as aerial imagery with 

approximate parcel boundaries.-  

Ribaut Village (RV) 

This portion is wooded and fronts Ribaut Road to the north, the former rail ROW to the east, and 

vacant land to the west and south. It has a roughly triangular shape with views of Battery Creek. 

Permitted land uses include single-family and multifamily residential, hospitality/restaurant, office, 

retail, seafood processing, and mixed uses. Ribaut Village contains 3.66 upland acres, of which 0.18 

acres is allocated for civic open space.  
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Bluff Neighborhood (BN) 

This portion borders an alley to the north, Edinburgh/Columbia Avenues and 15th Street to the east, 

13th Street to the south, and Battery Creek to the west. The PUD requires a public street to extend 

from 13th Street and connect with Ribaut Road to the north. It is densely wooded and bisected by the 

former rail ROW. It is L-shaped with frontage and views along Battery Creek. Permitted land uses 
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include single-family and multifamily residential, restaurant, retail, and mixed uses. Bluff 

Neighborhood contains 15.50 upland acres, of which 0.78 acres is allocated for civic open space.  

 

 

Marina Village (MV) 

This portion is bounded to the north by vacant land; to the east by 11th/12th/13th Streets, Columbia 

Avenue, and vacant lots; and Battery Creek to the south and west. The former rail ROW runs along the 

eastern boundary. The Marina Village tract contains 6.8 upland acres and is mostly cleared with 
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frontage and views along Battery Creek. Approximately 0.34 acres are allocated for civic open space. 

The wooden shrimp docks at the former Dockside Restaurant will remain. Portions of the perimeter 

are wooded. Permitted land uses include single-family and multifamily residential, 

hospitality/restaurant, office, retail, seafood processing, and mixed uses. 

 

 

Port Village 

This portion is bounded to the north by various improved properties and vacant lots; the eastern most 

portions are bounded by marshes. Battery Creek forms the western and southern boundaries. Port 
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Village contains 25.64 upland acres, two parks of 9.8 and 1.0 acres, respectively, plus an additional 

0.74 acres of civic open spaces. Madrid, Paris, and London Avenues connect to Port Village from the 

north, while 7th, 8th, and 9th Streets run east-to-west through the tract. Permitted land uses include 

single-family and multifamily residential, hospitality/restaurant, office, retail, seafood processing, and 

mixed uses. The most recent PUD breaks down Port Village into six sub districts (PV-1 through PV-6); 

we include approximate aerial imagery for each for illustrative purposes. 
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FORMER SCPA PROPERTY - PORT ROYAL, SOUTH CAROLINA DESCRIPTION OF THE SITE & IMPROVEMENTS 

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 39 

 

Size 

Size/acreages are based on the county records, and the available plats for the properties.   

Frontage and Access 

The property has full access from a grid of public streets. There are five north-south streets, namely 

Edinburgh, Columbia, Madrid, Paris, and London Avenues. East-west routes include 6th through 16th 

Streets. The northwest corner of the tract fronts Ribaut Road. Running northwest to southeast through 

the tract is the former Port Royal Railroad right-of-way. The western and southern boundary is the 

marshes of Battery Creek just west of the Harbor River. 

Topography and Drainage 

The tract is generally level, at grade with road frontages, and situated almost entirely in the 100-year 

flood plain (Zone A8) with some portions in the 500-year plain (Zone C). It has substantial frontage 

along Battery Creek and marshes. The extreme western and southern portions lie below the OCRM 

critical line and are protected areas. The topography issues are reflected in the large variance between 

gross and upland acreage. There are numerous large oaks draped with Spanish moss which is typical 

for the area. 
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The Marshes 

The site includes 317.51 acres of marshes that basically lie to the east side of the port property along 

the deep water frontages. As these areas are not developable, we exclude them from the analysis. 

Their only potential utility is in the enhancement of view sheds or to allow jurisdictional setbacks, etc.  

Rights-of-Way, Easements, and Encroachments 

The former rail ROW runs through the tract. Typical public utility easements are presumed to exist 

along the borders of the site.  Additionally, we reserve the right to alter this report in the event that any 

adverse rights-of-way, easements, or encroachments, or the potential placements of any 

improvements over these easements are brought to our attention. 

Encumbrances 

A parcel within the northwest portion is subject to a right-of-first refusal to the adjoining owner. The 

Town of Port Royal leases the seafood processing facility from SCSPA and operates them to serve the 

local shrimpers and fishermen. This portion of the site is subject to a land swap agreement by which 

the Town will receive the seafood processing facility in exchange for a town-owned parcel fronting 

Battery Creek. 

Environmental Issues 

In conjunction with numerous failed contracts, Phase I and II analyses have been completed. Selected 

portion of these reports are included in the addenda. The reports reveal no issues requiring further 

testing or no clean-up actions. However, we are not experts in soil conditions or contamination. 

Zoning 

The master property includes multiple zoning areas, planned end uses and districts according to the 

various legal restrictions, the PUD and the master development agreement. A separate section 

outlining the PUD is included below.  

The Port of Port Royal Tract is subject to a planned unit development (PUD) and regulating plan dated 

November 13, 2006 between the Town of Port Royal (Town) and the South Carolina State Ports 

Authority (SPA). This agreement/plan was revised November 9, 2011. Also in place is a Development 

Agreement (DA) between the Town and SPA dated February 14, 2013 and having a five-year term. The 

intent of these documents is to guide and restrict redevelopment of the port property in a manner that 

is consistent with existing properties on the peninsula. The tract is broken into various zoning districts, 

each with its own permitted uses and density.  
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Building Improvements 

The subject was developed as the Port of Port Royal in 1959 and originally used for the export of 

kaolin. With the majority of kaolin shifting to the larger ports of Charleston and Savannah, freight 

traffic dropped considerably from the 1980’s into the early 2000’s. The most notable shipments 

passing through were lumber and cement powder. The port was decommissioned in 2004. 

Improvements include a 565 LF concrete wharf, wooden shrimp docks, and multiple buildings that 

vary in age, condition, and functional utility. To streamline the analysis, we limit our discussion of the 

improvements to those that are of significant size and prominence within the historical operation of 

the property. These include the wharf, transit shed, warehouse, dry stack marina, former Dockside 

Restaurant, and a seafood processing building. 

There are various service and storage buildings throughout the property. These are smaller buildings 

that are dilapidated and of negligible value. We notate these on the aerial map that follows, but no 

further details are warranted. 

Wharf 

The concrete wharf is along Battery Creek. It is reinforced concrete construction on a foundation of 

driven pre-stressed concrete piles and steel “H” piles. Eason Diving & Marine Contractors, Inc. of 

Charleston, SC completed a Level II underwater inspection. This entailed cleaning a 10’ band at three 

levels on a representative sample of the piles. The inspection and report dated February 29, 2008 

were prepared as part of the due diligence for a party that was under contract. A total of 32 piles were 

inspected (15% of total) and the wharf structure was determined to be in good overall condition. 

Portions of this report are included in the addenda. 
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Transit Shed 

The transit shed is a 60,000 SF (160’ x 375’) concrete and metal building with 30’ wall heights. The 

interior is mostly clear span with steel roof trusses and roof deck; a thick layer of cement powder 

covers the floors from a past use. The building features multiple overhead doors and piping from 

cement powder handling equipment that remains on the wharf.  

Warehouse 

The smaller cement warehouse is approximately 21, 250 SF (85’ x 250’) and is situated to the rear of 

the transit shed. It was also used in the transfer and storage of cement powder, and certain 

equipment related to that use remain affixed to the southern wall. The interior is clear span. The very 

substantial foundations of two liquid fertilizer tanks and one water tank are located west of this 

building, as well as a small electrical building and a pump house. 

Dry Stack Marina 

The dry stack marina is a 40,000 SF metal structure with 40’ wall heights. It was built to store 

approximately 200 boats but was never fully utilized. The interior is unfinished concrete floors with 

metal walls, metal roof with skylights, and one tall roll-up door on the south elevation. It features 

standard electrical service with metal vapor lights and exhaust fans. The PUD and Development 

Agreement require that the dry stack marina be dismantled and removed from the property. 

Former Dockside Restaurant 

The restaurant building is a one-story frame structure containing approximately 5,800 SF. It is 

adjacent to the wooden shrimp docks and was originally used by Blue Channel Corporation in its 

canning operation for blue crab meat. The building was most recently tenant-occupied by 11th Street 

Dockside, a popular local seafood restaurant, and Blue Star Oyster Factory.  The building was 

significantly damaged by a fire on July 19, 2015 and has been vacant since that time. 

Seafood Processing Building 

This building is approximately 13,200 SF (80’x220’) and is metal panels on steel frame construction. 

A concrete ramp provides access to the dock area. The interior is mostly open with a small office at 

the front right corner. There is a masonry block freezer in the center portion used for ice production. 

The Town of Port Royal operates this facility which generates income through the offloading of 

seafood, as well as sales of ice and gasoline to fishermen and shrimpers. There is a 10,000 gallon 

above-ground storage tank for diesel fuel is located near the front of this building with lines running to 

the shrimp dock area. 
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Other Buildings 

On the north side of 6th Street near the transit shed is an old metal service building in poor condition. 

There is also an old modular office building that is considered personal property. At 7th Street and 

Paris Avenue is an old masonry warehouse building. There are two old seafood-related buildings 

behind the seafood processing facility. There is an old metal service building just south of 13th Street. 

Site Improvements 

There is a wooden boardwalk (Henry Robinson Boardwalk) that extends from the end of Sand Beach 

Road to the portion of the site near the dry stack marina. Off this boardwalk is a wooden observation 

tower with views of the river and marshes. 

Improvement Summary 

The improvements as a whole contribute no value to the property in comparison to the underlying land 

value, and are in most respects under-improvements; functionally inadequate or in poor repair. Under 

nearly any redevelopment plan for the property, the improvements will require removal. Certain items, 

such as the wharf and various foundations, are quite substantial and cannot be economically 

removed.  

Summary of Site and Improvements 

The subject is an existing port facility that has been closed for 12+ years. It has been marginally used 

by the SCSPA and Town of Port Royal since 2004 for operation as a restaurant and seafood 

processing facility. Since the July 2015 fire, the restaurant has been vacated and the only active use is 

seafood processing and gas/ice sales.  

The overall tract covers the majority of the peninsula tip, and the improvements are generally old and 

in fair-to-poor condition. As is, the port facility is an obstacle between residents and the water, making 

the tract an ideal candidate for redevelopment. The town has basically built around the port property. 

The improvements are of minimal contributory value due to their condition and limited functional 

utility for conversion.  

As land only, the property offers the potential for a number of complementary end uses due to the 

layout and legal restrictions. Given the water frontages and connections to the town of Port Royal, any 

development is likely to involve significant community involvement.  

The Planned Unit Development and Development Agreement for this property will largely determine 

the end uses. The most recent PUD and Development Agreement prescribe development of the tract 

as a master-planned community.  
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 Ribaut Village (RV) is best-suited for multifamily and attached single-family uses due to its 

triangular shape.  

 Bluff Neighborhood (BN) is larger and has a more favorable L-shape which makes single-family 

detached uses possible.  

 Marina Village (MV) has a linear shape with ample water frontage and wooden shrimp docks 

that will remain. This area is ideal to contain the marina and dry stack facilities, along with 

restaurant and retail uses.  

 PV-1 and 2 include the large concrete wharf and lie at the terminus of Paris and London 

Avenues. This is an anchor location within the PUD and is best-suited for hotel and commercial 

uses.  

 PV-3 and 6 lie north of 6th Street/Sands Beach Road and east of London Avenue. Its shape and 

centralized location are ideal for multifamily development.  

 Finally, PV-4 and 5 is mostly linear and lies between Marina Village and the wharf with ample 

water frontage and views. A mixture of commercial and residential uses is ideal.  

There are few properties like this one in the Southeast as the water frontage and size is exceptional 

for this market, and the developer/buyer has the potential to significantly impact this community and 

offer unique real estate products that would likely be offered regionally. In this respect the property is 

a regional offering, and may generate interest from developers on a regional basis.  
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Flood Maps  
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Subject Photographs 
(All photos taken on September 9, 2016) 

 

 

 
Transit shed.  Concrete wharf.   

 

 

 
Interior – Transit shed.   Pier foundation of wharf. 

 

 

 
Dry stack marina.   Warehouse. 
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Interior - Warehouse  Interior – Dry stack marina 

 

 

 
Street Scene – 6th Street facing E.  Former Dockside restaurant. 

 

 

 
Former Dockside restaurant.  Wooden shrimp docks. 
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Seafood processing facility (fuel tank at left).  Interior – Seafood processing (freezer at left). 

 

 

 
Alley at seafood processing, facing 11th St  River view. 

 

 

 
Typical moss-draped oak.  River view. 
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Street View – 13th Street facing E.  Former rail ROW. 

 

 

 
Typical marsh view.  Paris Avenue facing N. 

 

 

 
Boardwalk & observation tower.  Vacant land. 
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The Planned Unit Development 

Due to the size, location and layout of the subject tract, the need for local involvement in the 

disposition and future development became apparent early in the disposition process. 

The Port of Port Royal Tract is subject to a planned unit development (PUD) and regulating plan dated 

November 13, 2006 between the Town of Port Royal (Town) and the South Carolina State Ports 

Authority (SPA). This agreement/plan was revised November 9, 2011. Also in place is a Development 

Agreement (DA) between the Town and SPA dated February 14, 2013 and having a five-year term.  

The intent of these documents is to guide and restrict redevelopment of the port property in a manner 

that is consistent with existing properties on the peninsula. The tract is broken into various zoning 

districts, each with its own permitted uses and density.  

 

Interview with Mr. Van Willis, Town Manager 

Mr. Willis stated that the Town has amended and modified the PUD and Regulating Plan multiple 

times over the course of the various failed contracts. In each case, the Town was willing to negotiate 

with the potential buyer and come to terms that would facilitate the proposed development. He also 

indicated that this spirit of cooperation will govern any future dealings with potential 

buyers/developers. Given Mr. Willis’ comments, along with the marketing history of the subject and 

the number of failed contracts, we conclude that these are working documents and not intended to be 

“iron clad” in their application. For example, although the end uses are clearly proscribed per tract, it 

may be possible to slightly alter some requirements such as density, infrastructure like 

sidewalks/roads, or the exact placement of some common components.  
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The PUD and Regulating Plan, as revised November 8, 2011, is specific to the proposal of the contract 

buyer at that time. A copy of the Seaport Regulating Plan is included 

below.

 

Furthermore, there are a number of specific issues regarding infrastructure, civic open spaces, and 

land owned by the Town. We have read and carefully considered these documents. The most notable 

matters are outlined below. 

 The Owner (SPA) has agreed to fund up to $64,500 of the Town’s costs in negotiating, 

processing, and evaluating the PUD, DA, and any TIF plan. The DA indicates that the owner has 

paid $22,039 to date. 

 Within six months of acquiring the property, the Developer and Town will consummate a land 

swap. The Developer will convey the Seafood-Fuel facility and fixed dock in exchange for the 

Town-owned parcel abutting the Marina Village (MV) district. The Town operates the Seafood-
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Fuel facility and fixed dock under a separate agreement with SPA. The Town has retained the 

right to use these premises on the same terms and conditions until the land swap is 

completed. 

 Developer will improve and transfer a park to Town. It will consist of 1.0 acres to be known as 

Paris Avenue Park. All costs will be borne by the Developer. 

 Pedestrian promenade to be improved by Developer and conveyed to Town. This walkway will 

run along Battery Creek and connect the development to The Sands, a public park with boat 

ramp and beach access. It is our understanding that the promenade will tie into the Spanish 

Moss Trail that was developed along the former right-of-way of the Port Royal Railroad. 

 Parks and promenade to be conveyed to Town no later than second anniversary of purchase by 

Developer. If the property has not sold by the end of the initial term of the DA, the London 

Avenue Park site will be conveyed to Town by Owner within two months of expiration. Town has 

the right, but no responsibility, to accept additional open spaces. 

 The existing drystack marina must be dismantled and removed within 12 months of 

conveyance by Owner. If not conveyed at expiration of initial term, Owner will dismantle and 

remove drystack within two months of expiration. 

 Town has full authority to approve design and architectural aspects of the development. Town 

may employ outside professionals in this regard at Developer’s expense. 

 All infrastructure including roads, utilities, walkways, green spaces, and other common areas 

will be completed by the Developer at the Developer’s expense.  

 A tax increment financing (TIF) bond ordinance has been passed and a redevelopment project 

area established with a limit of $10 million. These measures will allow the Town to utilize TIF 

monies to reimburse the developer for infrastructure costs including demolition and site work. 

The school district has only committed to participating in Phase I with estimated costs of 

$3,625,000. Please note that TIF funds are not truly available until the municipal bonds have 

been issued, and this has yet to occur.  

 Storm drainage construction and maintenance is the responsibility of the Developer. Police 

and fire protection, sanitation, recreation and parks services to be provided by Town. 

 The PUD provides for a mixture of uses within each zoning district as shown on the matrix at 

the end of this section. Each district must include at least two of the following building types: 

single-family detached, single-family attached, or multifamily. With the exception of Ribaut 

Village (RV), no single building type shall exceed 85% of the total. 
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 Residential density is capped at 425 units or 10 units per acre for the overall development. 

There must be at least 130,000 SF of commercial space including the hotel and drystack 

marina. Commercial space is limited to 250,000 SF.  

 Land can be converted from commercial to residential. For each commercial acre converted to 

residential, an additional 8.2 dwelling units will be added and 5,000 SF of commercial space 

will be deducted. For conversion of residential land to commercial, an additional 5,000 SF of 

commercial will be added and 8.2 dwelling units will be deducted. 

 Plans include a 225-slip marina between 11th Street and 6 ½ street, but the facility cannot 

impede navigation to the existing dock at the former Dockside restaurant. Ten slips must be 

designated for public use. The existing pier (601 Paris Ave) may remain plus additional 600 LF 

for large boat dockage. Marina may be placed in MV or Port Village (PV) and will includes a 

new drystack marina. A permit issued by the U.S. Army Corps of Engineers expired on 

September 30, 2014 with no indication of an extension. 

 For the Bluff Neighborhood (BN), a public street is required to connect 13th Street with Ribaut 

Road. Two fishing piers or commercial docks are allowed subject to approval. 

 The PUD requires 5’-wide sidewalks on both sides of streets plus additional 6’-wide tree lawn 

in residential areas. 

Conclusion 

The PUD, DA, and Regulating Plan dictate the mixture and density of uses for the port redevelopment. 

Also, there are several obligations on the Town, Owner, and Developer regarding common areas, a 

land swap, and the existing drystack marina. While these documents are very prescriptive and 

limiting, it is our understanding that the Town plans to work with the future developer within reason to 

accommodate their specific plan.  

We appraise the subject as encumbered by the PUD, DA, and Regulating Plan. In cases where specific 

provisions are contrary to market indications, we rely on market evidence while remaining within the 

broad guidelines and intent of the controlling documents. 



FORMER SCPA PROPERTY - PORT ROYAL , SOUTH CAROLINA THE PLANNED UNIT DEVELOPMENT 

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 57 

 



FORMER SCPA PROPERTY - PORT ROYAL , SOUTH CAROLINA THE PLANNED UNIT DEVELOPMENT 

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 58 

 

 



FORMER SCPA PROPERTY - PORT ROYAL , SOUTH CAROLINA MARKET ANALYSIS 

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 59 

Market Analysis 

Framework of Analysis 

As discussed previously, the subject is encumbered by a PUD that requires development as a mixed-

use property. There will be single-family residential units, attached and detached, as well as 

multifamily units. Commercial components will include a hotel, marina, and various retail, restaurant, 

and office uses.  

With such diversity of uses, it is necessary to discuss market trends for each component as it is not 

likely that one master developer would attempt to develop all of the end uses at once or without 

selling land components to other developers.  To project demand for the component lands, we include 

national and regional information first, followed by a discussion of the competitive market for each 

property type. Each section includes an estimated marketing period for the component, which we use 

in the development of the land residual model.  

Hospitality Lands 

The subject includes “hospitality/commercial” lands of 7.75 acres within the Port Village 1 & 2 

sections of the property. 

The following section summarizes industry data from sources including PKF Hospitality Research, 

Marcus & Millichap, South Carolina Lodging Statistics compiled from STR, and PwC.  

Marcus & Millichap 2016 U.S. Hospitality Investment Forecast 

National 

The national hospitality market has continued to see increases in occupancy, demand, supply, ADR, 

RevPAR, and overall revenue growth. All of these items are positive indications for the hospitality 

industry.  
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Carolinas 

Combined occupancy in North Carolina and South Carolina is projected to increase 80 basis points to 

63.5% in 2016 after a 150 basis point increase in 2015.  The over 1,600 additional rooms under 

construction in South Carolina alone will continue to dampen the occupancy growth over the next few 

years. ADR grew 4.7% in 2015 and is expected to grow 4.9% in 2016.  The Carolinas are mirroring the 

national hospitality market trends with continued growth in occupancy and revenues.  
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South Carolina Statewide Lodging Report-STR and TravelClick 

 

 
 

PKF Hospitality Research 

According to PKF Hospitality Research’s 2015 Trends in the Hotel Industry, hotels reported 2014 

occupancies ranging from 69% for limited service to 79% for suite without F&B.  This reflected an 

average increase of 3.0% over 2013 figures.  ADR’s ranged from $95 for limited service to $226 for 

resort hotels with an average of $159. This was a 4.1% increase over 2013.  
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Local Hospitality Market 

There are nine flagged limited service and business class hotels in Beaufort, mostly located along 

Boundary Street (US-21), the primary commercial corridor. These hotels are primarily for business 

travelers and the large number of visitors to the many military installations nearby. There are two 

upscale hotels in historic downtown, the City Loft Hotel and The Beaufort Inn. With a higher price point 

and proximity to Bay Street and the Waterfront Park, these properties cater to leisure travelers and 

are popular venues for events like weddings. 

There are two limited service hotels in the vicinity of Port Royal, a Days Inn and Super 8 motel. The 

primary demand driver is the Parris Island Marine Corps Recruit Depot, a basic training facility that 

graduates approximately 20,000 marines annually with commencement 48 of 52 weeks. With limited 

lodging in the vicinity, many guests for graduation drive in from Beaufort and other cities nearby. 

Hospitality Market Summary 

This hospitality market appears to be robust and capable of supporting additional product within a 

relatively short time frame. The local market has demand generators in place such as Parris Island, 

and has been a relatively strong tourism market for the past few years. Most potential buyers of the 

subject would attempt to secure a hospitality end user early in the development cycle in order to 

provide momentum for the overall development. The biggest constraints are the PUD/DA, which limit 

the height of a hotel end use to four stories and may not allow adequate room inventory for some 

branded operators. This fact alone would prohibit some potential end users as the resulting room 

counts may not meet their specific needs. It is worth noting that some past failed developers of the 

property have been interested in higher end chains with ferry connections to Parris Island, as there is 

little inventory in more upscale chains available locally.  

As a result, we estimate the marketing period for the allocated land for a hospitality end use as 12 

months or less.  
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Commercial Lands 

The master development plan includes 6.8 acres of commercial lands in the Marina Village, and 7.75 

acres of commercial lands in the Port Village 1 & 2 sections including the hospitality uses. Port Village 

4 & 5 offer an additional 7.25 acres of mixed use lands.  

We consulted the CoStar 2nd Quarter Retail market report for Charleston/N. Charleston, the nearest 

market for which data is reported. Retail vacancy held steady at 3.3% and has declined over the past 

four quarters from 4.0% in 3Q 2015. Quoted rental rates averaged $17.66/SF, a 3.7% decrease over 

the prior quarter and 0.57% decrease from 3Q 2015. 

 

 

 

We also utilized CoStar to analyze the Beaufort County retail market for properties built since 2000. 

Average NNN asking rents are $24.14/SF with vacancy of 3.3%. Both figures represent significant 

improvements over the 5-year average. 
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The chart below shows historical and forecasted deliveries, absorption, and vacancy. Approximately 

500,000 SF of retail space is anticipated to deliver in the first two quarters of 2017. Among these 

projects is a 140,000 SF Sam’s Club, 185,000 SF Walmart center, and a 120,000 SF shopping center 

in Bluffton. The shopping center includes 107,400 SF of anchor and in-line space and two outparcels. 

Tenants include Aspen Dental and Sleep Number. A Walmart is under construction on Lady’s Island 

and will contain 60,000 SF. Finally, Sea Turtle Marketplace on Hilton Head Island has approximately 

100,000 SF remaining in a redevelopment that includes tenants like Stein Mart, PetsMart, Kitchen & 

Company, and West Marine. 
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Commercial Land Summary  

Given the land areas and greenspace requirements, traditional style commercial uses like box 

retailers with large surface parking may not be feasible. In effect, this is a land constrained 

development area that will require differing architecture and design. In addition, from a commercial 

development perspective the location is away from traffic routes, and will basically require a demand 

generator of some type to create momentum.  

Interviews of past developers of the property indicate that the main idea for the overall commercial 

component was for fairly high density commercial uses offering live/work units to accommodate the 

smaller sites. As the intent of the PUD/DA is to create a compatible neighborhood feel; the layout is 

separated, and the net allowable commercial component is 130,000 to 250,000 SF per the PUD/DA, 

the likely end use is more clustered or phased than typical retail or commercial uses. The marina use 

should be one of the first components to sell as it offers an amenity to the remainder of the 

development and will allow some momentum in development.  

Given the acreage and projected demand for the residential components, we estimate a total 

marketing period of 3 years for the commercial components; with the Marina Village and Port Village 

1 & 2 sections absorbed in 12 months and the remaining section absorbed within the following 24 

months. 
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Multifamily Lands 

The master development plan includes 3.66 acres of multi-family lands in the Ribaut Village, and 

10.64 acres of multi-family lands in the Port Village 3 & 6 sections including the hospitality uses. Port 

Village 4 & 5 may allow additional multi-family units, but these areas are more likely to be live/work 

units. The PUD/DA allows some 425 single- and multi-family residential units or 10 units per acre for 

the overall development. 

Local Multifamily 

Nationally, rent growth continues to outpace inflation and low vacancy will allow property owners to 

push rents upward still. Potential roadblocks to rent growth are competition from new units coming 

online, as well as renters transitioning to homeownership as underwriting eases and interest rates 

remain low. The national market is entering a third year of substantial construction with 285,000 units 

to be completed during the year. While some markets appear in danger of overbuilding, the effect has 

been minimal on a national level. 

Using ESRI data, local multi-family statistical data is presented below:  

 

 

A survey of competing developments reveals a range of rental rates between $800 and $1,500. The 

typical renter for the subject’s likely finished products has an annual income of $50,000 to $99,999. 

This demographic is expected to increase by 306 households within the Town of Port Royal between 

2016 and 2021. The renter rate is 51% so approximately 156 of the new households will be tenant-

occupied.  This implies some demand for new multi-family units in this market, and in fact may be 
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understated as the demographic projections do not fully account for the on-going shift in household 

structure, and do not account for seasonal users.  

There have been a few multifamily developments over the past five years. Port Royal Apartments on 

Grober Hill Road delivered in 2011/2012 and include sixty 2 BR/2 BA and 3 BR/2 BA units with 

clubhouse and playground. 

Parc at Broad River is a luxury apartment development that delivered mid-2016. The property includes 

246 units ranging from one-to-three bedrooms and featuring open kitchens, granite counters, crown 

moldings, and porches overlooking the river. Amenities include a clubhouse with upscale pool, pavilion 

with fire pit, fitness center, cyber café, media center, drive-thru mail center, as well as on-site garages 

and boat storage. Rents range from $1,005 to $1,480 per month. 

There is a proposed senior living complex off Richmond Avenue near Ribaut Road. It will feature 60 

independent living units, 45 assisted living units, and 21 units in memory care. Amenities will include 

a fitness center and café. 

Preserve at Port Royal is located at the intersection of Ribaut Road and Paris Avenue. This is a 400-

unit luxury apartment community featuring open kitchens, 9-foot ceilings, and screened 

patios/balconies. There are multiple swimming pools, sun decks, and a bird sanctuary on site. Floor 

plans range from 1 BR/1 BA to 2 BR/2 BA with asking rents between $923 and $1,174 per month. 

Stuart Towne is an older complex of 105 units on the peninsula. Amenities include pool and laundry. 

The typical unit is 2 BR/1.5 BA and has asking rents of $825/month. 

Multi-Family Summary  

The basic question here is the balance between cost and demand-it appears that some demand will 

be present for new multi-family products, but how many units is the real question. It is also possible 

that some condominium or cluster housing products might work for these lands. Given the wide range 

in end uses, it is probable that most purchasers for the subject would simply attempt to sell the multi-

family lands to another developer.   

The allowed number of units for the multi-family lands, based on a simple formula of the allowed 

density, is 143 units (14.3 total MF acres x 10 units/acre). As shown above, a multi-family 

development on the subject lands would have to absorb a large share of the potential renter market 

within the next three years.  

Given the fact that the subject includes two tracts, we project the sale of one multi-family tract within 

18 months (Ribaut Village) and the remainder to sell within the following 18 months. The sale of the 

smaller tract first would allow a multi-family developer to build complementary product in conjunction 

with the single-family components.  
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Single-Family Lands 

The master development plan includes 15.5 acres of single-family lands in the Bluff Neighborhood. 

The PUD/DA allows some 425 single- and multi-family residential units or 10 units per acre for the 

overall development.  

The strength of any market depends on supply and demand.  The following analysis addresses the 

types of subdivisions, and national and local investment trends.  However, the primary concern is to 

discover the conditions affecting the subject’s specific market.  Supply and demand in this sub-market 

directly affects the subject’s value, as well as its potential exposure time and marketing period.-  

National Market 

The national development land market is improving overall.  The impact of foreclosures on both 

housing supply and home prices has diminished considerably.  Also, higher rental rates and low 

interest rates are expected to turn some tenants into potential homebuyers.  As home prices stabilize, 

“move-up” buyers are anticipated to list their current homes for sale in hopes of buying or building 

while affordability is still good.   

According to a survey by RealtyRates.com, discount rates, including developer’s profit, for site-built 

residential under 100 units decreased by 43 basis points to an average of 30.04% for the 1st Quarter 

2016 in comparison to 30.47% for the 4th Quarter 2015. Overall discount rates, including developer’s 

profit, have been decreasing over the past several quarters as the single-family residential market has 

improved. A chart summarizing the current national rates from RealtyRates.com is shown below: 

 

National Outlook 

Development over the past several years has been dominated by multifamily and build-to-suit 

opportunities, but the improvement in market vacancy rates is driving improved rent growth forecasts. 

The result is that development has become viable in many markets and property types. 
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Current Economic Conditions 

The Emerging Trends in Real Estate 2016, published by the Urban Land Institute with PWC, is real 

estate trends and forecast publication.  The key quote of the Executive Summary is “You can never 

forget about cycles, but the next 24 months look doggone good for real estate.” 

 

According to a S&P Dow Jones Indices article by Chairman of the Index Committee, David Blitzer, on 

April 26, 2016, “Home Prices Hint at Slow Down.”  While home prices continued to increase in January 

and February as they had been across the country for the past 12 months, the increases were smaller.  

Mr. Blitzer pointed to low supply as the likely cause for increasing prices.   A portion of the press 

release is included below. 
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Local Housing Market 

We define the local housing market as Beaufort County. Included below are pertinent real estate 

market trends and data from South Carolina Realtors. Portions of the data were republished February 

15, 2016 in an article entitled, “Residential real estate market ends on high note in 2015 across 

Beaufort County” on The Island Packet web site. The article and citation are included at the end of this 

section. 

Beaufort County reported a median home price of $169,900, a 10.4% increase over 2014 but still 

below the $175,000 for 2011. The number of transactions rose a modest 3.5% to 2,023 as compared 

to 2014. The average property was on the market 111 days prior to sale, and the average sale-to-list 

price ratio was 96.7%. 
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For the Hilton Head Island-Bluffton-Beaufort MSA, ESRI data reports a median owner-occupied home 

value of $275,538. The projected growth between 2016 and 2021 is 6.35% to $293,035. The change 

in percentage of owner-occupied units by value is telling. For homes under $150,000, the percentage 

of units is projected to decrease markedly in every category over the next 5 years. At prices of 

$150,000 and above, each category is projected to hold steady or grow over the same period.  

The most significant gains are in the $200-250K range, the $250-300K range, and the $500-750K 

range. For 2016, homes between $200-300K made up 19.90% of all owner-occupied units; this is 

projected to grow to 24.8% by 2021. The projected jump from 10.9% to 13.4% in the $500-750K 

range is reflective of improvements in the broader real estate market from a state, regional, and 

national perspective.  

The MSA has long been a popular retirement destination. As markets have continued to rebound on a 

widespread basis, retirees from other areas are better able to sell their existing homes and relocate to 

the Beaufort area. By 2021, homes from $500-$1 million will make up 22.1% of all owner-occupied 

units.  

 

As of July 2016, sales of homes in the $200 - $250K price range increased 25% year-over year. This 

was an increase from 203 to 254 units or roughly 23% of all sales. 
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Price Range 

(thousands)

July 2014 - July 

2015

July 2015 - July 

2016 % Change

Up to $100,000 100 80 -20%

$100 - $150 136 136 0%

$150 - $200 224 213 -5%

$200 - $250 203 254 25%

$250 - $300 124 129 4%

$300 - $350 65 81 25%

$350 - $400 55 65 18%

$400 - $450 29 34 17%

$450 - $500 19 35 84%

$500 - $550 22 18 -18%

$550 - $600 14 24 71%

$600 - $700 22 20 -9%

$700 - $750 7 5 -29%

$750 - $800 4 8 100%

$800 - $850 2 5 150%

$850 - $900 4 3 -25%

$900 - $950 3 0 -100%

$950 - $1 million 4 5 25%

$1 million & up 10 8 -20%

Total 1047 1123 7%

Source: Ballenger Real Estate, Beaufort, SC: September 2016 Newsletter

Breakdown of SFR Sales by Price Range

 

Local Market New Home Sales 

We researched within the local MLS for sales of new homes in the overall MSA and Town of Port 

Royal. The target price range was $200-$300K. The results are summarized in the table below. The 

trends demonstrate significant demand for the product and price point. Transaction levels and pricing 

have been more stable for the MSA than for Port Royal in particular. Nevertheless, the Town of Port 

Royal has captured an average of 23.8% of all sales with an average price of $230,058 which is in-line 

with the average price for the MSA. 

 

Conclusion 

In summary, most observers would see the market has corrected; the supply of lots has dwindled to 

below normal levels and new developments have returned to the market. New development in and 
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around the historic downtown area of Beaufort has been limited to redevelopment of existing 

residential sites. One notable exception has been the City Walk subdivision, a 49-lot community on the 

Marshes of Battery Creek just north of Boundary Street.  

The local market is in above average condition as compared to the national average, with less 

fluctuation in price trends. The area now has 2-to-3 years of sustained growth and prospects for the 

near term are favorable. 

Single-Family Demand Analysis 

The most typical means of estimating demand for single-family products involves inferred analysis 

from competing projects and fundamental demand analysis based on demographic trends in the local 

market. In the case of the subject, some fundamental analysis is possible using the available 

demographic data, and some inferred analysis is possible based on a study of competing 

developments.    

Fundamental Demand Analysis 

Based on local trends and information from builders and developers, the apparent target price for 

finished home products in the subject is between $200,000 to $300,000. Using typical underwriting 

criteria for a single-family mortgage, the typical purchaser for the subject’s finished products has an 

annual income of $50,000 to $99,999. This demographic is expected to increase by 306 households 

within the Town of Port Royal between 2016 and 2021.  

The ownership rate is 49% so approximately 150 of the new households will be owner-occupied.  As 

outlined in a later section, the subject’s projected single-family absorption of 90 lots represents 60% 

of the total market absorption.  While this figure is significant, it appears reasonable based on the 

existing competition in the immediate area and the demand created by other components within the 

master-planned development.   
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Inferred Demand Analysis 

Due to its location on Port Royal Sound and the PUD in place, the subject is a regional property. We 

considered similar small, coastal markets in the southeast. Emphasis was placed on demographics, 

denisty of existing development, and target lot/home prices. 

Fernandina Beach, FL, is located just south of the US Navy base at St. Mary’s, GA and north of St. 

Augustine, FL. These two markets are demographcially similar to the subject area, and have similar 

demand drivers like tourism and a military presence. Beaufort, SC is the adjoining community-again, a 

good comparison market.  

Competing Projects 

Several competitors in the area were selected for analysis to determine the subject’s market position, 

absorption and pricing. We used five active single-family subdivisions with a similar home product and 

price point relative to the subject. The selected comparables are located in Beaufort, SC; Fernandina 

Beach, FL; and St. Marys, GA. In the tables below, sales of lots and/or completed homes are shown to 

demonstrate absorption rates.  
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Beaufort, SC 

City Walk is a new 49-lot subdivision between Boundary Street and the marshes of Battery Creek. 
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Fernandina Beach, FL 

Amelia Oaks is a new gated subdivision of 40 lots off Sadler Road with a five-minute walk to the 

beach. Sea Scape Amelia is an upscale ocean view development of 22 single-family detached and 

semi-detached homes that preceded the real estate crash. The developer held on and recently sold the 

remaining 10 lots. Shell Cove is a new single-family subdivision of 48 lots with two spec/model homes 

under construction.  
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St. Marys, GA 

Cumberland Harbour is an expansive single-family development, with many home sites having 

frontage on the marsh and St. Marys River. This subdivision opened in 2004 but the undeveloped lots 

stalled during the real estate crash and economic recovery. The activity level rebounded in late 

2013/early 2014 with lot sales to investors and end-users. 

 

 

Competing Development Map 
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Conclusion: Single-family Residential 

Each of the competitors is similar in regards to location and amenities. City Walk, Amelia Oaks, and 

Sea Scape are superior in terms of quality and price point of the finished units. Cumberland Harbour 

and Shell Cove are the most similar in terms of the finished product.  

 

The subject is unique in that most lots will have some type of river or marsh view with access by 

promenade to various piers, boat slips, and The Sands beach area. Nevertheless, the PUD prohibits 

gated development and requires that new dwellings tie-in seamlessly with existing product on the 

peninsula. Also, the new homes will draw significantly from middle-income households employed in 

healthcare and military roles.  

Based on the foregoing, we believe the target price point for finished homes is limited to the 

$200,000 to $250,000 range. Although the 15.5 acres will allow a number of configurations, we 

believe that the development potential of this acreage is limited to about 90 homes based on the 

layout and demand projections. This density will allow a mix of interior and view lots.  

Considering all of the above information, we conclude to single-family lot/home absorption as shown 

below. This figure is used in the discounted sellout (DSO) analysis for the single-family residential land 

within the Bluff Neighborhood (BN). 

 

Year # Lots/Mo. # Lots/Yr.

1 2.00 24

2 2.00 24

3 1.50 24

4 1.00 18

Total 90

Lot Absorption

Bluff Neighborhood Land
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Summary of Demand and Absorption 

Component Upland Acres Value Year Sold

Ribaut Village 3.66 Multifamily $640,000 1

Bluff Neighborhood 15.5 Single-Family Residential $3,640,000 1

Marina Village 6.8 Commercial $2,280,000 1

Port Village 1 & 2 7.75 Hotel/Commercial $2,950,000 1

Port Village 3 & 6 10.64 Multifamily $1,860,000 3

Port Village 4 & 5 7.25 Mixed-Use $2,210,000 3

Total 51.6 $13,580,000

Projected Absorption

Land Residual Model

 

 

 

 
City Walk – Land Plan.  City Walk – Typical Home.   

 

 

 
Amelia Oaks - Entry.  Amelia Oaks – Typical Homes. 
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Shell Cove - Entry.   Shell Cove – Spec under construction. 

 

 

 

Sea Scape Amelia – Land Plan.  Sea Scape Amelia – Street Scene. 

 

  

Cumberland Harbour – Aerial Photo.   
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Real Estate Taxes and Assessment 

Real estate taxes are omitted as the tract is tax exempt as state-owned property. Also, the status of 

the tract as a “blighted area” and the TIF program are tax advantages intended to stimulate 

redevelopment. Therefore, the property will be returned to the tax rolls over time as the component 

parts are completed by the investor/end user. 
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Highest and Best Use 

Purpose 

Highest and Best Use is an analysis of the interaction of the four forces that create value in relation to 

a particular property.  Those forces were identified in the Area Analysis sections.  The analysis 

contained within this section assists in identifying the most appropriate or ideal use of the property 

and aids in the selection of appropriate sales comparable properties in the valuation sections of the 

report.   

Definition of Highest and Best Use  

“That reasonable and probable use that will support the highest present value, as defined, as of the 

effective date of the appraisal.  Alternatively, that use, from among reasonable, probable and legal 

alternative uses, found to be physically possible, appropriately supported, financially feasible, and 

which results in highest land value.”  

Four Stages of Analysis 

In estimating highest and best use, there are essentially four criteria of analysis: 

1. Physically Possible Use – what use is physically possible for the site and/or improvements?   

2. Legally Permissible Use – what uses are permitted by zoning, deed, or other legal restrictions 

on the development of the site?   

3. Financially Feasible (Supply and Demand) – which possible and permissible uses will produce 

a positive net return to the owner of the property?    

4. Maximally Productive – among the feasible uses, which use will produce the highest net return 

or the highest present worth?    

Highest and Best Use as Vacant 

Legally Permissible 

The subject is legally encumbered by a PUD, Development Agreement, and Regulating Plan that were 

created by the Town of Port Royal and the SCSPA. These documents are very prescriptive regarding 

the location, types, and densities of uses within the tract. A mixture of uses is allowed within each 

district including attached and detached single-family residential, multifamily residential, hospitality, 

and various commercial uses. There are slight variations in permitted uses between districts, 
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particularly with hospitality and seafood processing facilities. Additionally, the development standards 

within the Town’s Traditional Town Overlay District also apply. 

It is the intent of the parties involved to remain flexible with the PUD and associated documents in 

order to accommodate the specific plans of the eventual developer. In fact, the most recent iteration 

of these documents is reflective of changes made for the needs of the contract purchaser at that time. 

The overriding goal is to facilitate development of the peninsula in such a way that maximizes the 

seaport attributes while remaining consistent with existing development.  

As such, the PUD does not allow gated developments and requires a number of public green spaces 

including parks, open spaces, and a promenade along the waterfront. Overall, the legal constraints on 

the property will positively affect the subject by guiding development within a master-planned concept. 

By weaving the new development into the existing development on the peninsula, the project will be 

compatible with surrounding uses with minimal disruption of the “look and feel” of the immediate 

area. The size, quality, and price point will be limited to what is typical of the local market. This will 

deter some regional and national developers that specialize in upscale properties. 

There are a few additional legal issues. First, a small parcel in the northwest corner near Ribaut road 

has a right of first refusal to the adjoining owner. This lot is very small and would not have a significant 

impact on development potential should the neighbor exercise their right to purchase. Second, there is 

a small piece noted as Outparcel A on the plat with possible issues regarding legal title. A quit claim 

deed may be sufficient. Finally, the Development Agreement stipulates a land swap shortly after the 

sale of the tract. The Town of Port Royal will exchange a waterfront parcel near the marina Village 

district for the seafood processing facility and the land on which it is situated. This is consistent with 

the intent of the PUD to preserve as much local heritage as possible within the new development; no 

adverse effects are anticipated. 

Physically Possible 

The tract is generally level, at grade with road frontages, and situated almost entirely in the 100-year 

flood plain (Zone A8) with some portions in the 500-year plain (Zone C). It has substantial frontage 

along Battery Creek and marshes. The extreme western and southern portions lie below the OCRM 

critical line and are protected areas. The topography issues are reflected in the large variance between 

gross and upland acreage. The site includes about 266 acres of marshes which are not developable.  

The property has full access from a grid of public streets, and the PUD requires that a public street 

extend from 13th Street to Ribaut Road. Running northwest to southeast through the tract is the 

former Port Royal Railroad right-of-way.  

The primary physical characteristics are its irregular shape, water frontage and views, and the 

topography. The tract essentially wraps around the tip of the peninsula and abuts existing 

development. Its ample frontage along Battery Creek and views of the creek, Harbor River, and 
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marshes are key amenities. At 51.60 acres, the site contains enough upland acres to allow 

development to its legally permissible uses. The large portion of lowlands or areas below the OCRM 

critical line is typical for the area. 

Financially Feasible 

As a master-planned development, the subject will be anchored by a hotel, marina, and certain 

commercial uses. Its proximity to Beaufort and Parris Island Marine Corps base are demand drivers for 

hospitality uses. The fundamentals of the hospitality market have been exceptionally positive over the 

last 2-to-3 years. As the subject will be a newly-opened waterfront and access point, the proposed 

marina facility is a natural fit. The PUD calls for a dry stack marina to replace the existing one, and at 

least 10 of the 225 wet slips must be available to the public.  

As shown in the market analysis section, there is fundamental demand for residential development. 

The Town of Port Royal is growing and is 51% renter-occupied housing units. Similar to the hospitality 

sector, multifamily fundamentals have been strong and driven demand in the Beaufort area. A 

number of multifamily projects have been completed or announced over the past few years, although 

most have catered to senior housing or luxury units. Port Royal has long been a popular choice of 

middle income families including military and healthcare workers. There is demand for new 

multifamily units with competitive rents, and the proposed development would be the newest and 

most desirable on the peninsula. 

Most of the new single-family development has been in the western portion of Port Royal on the west 

side of Battery Creek. The proposed single-family lots and homes for the subject will be well-located 

and many will have water or marsh views. The parks and promenade provide additional amenities. 

The most recent single-family development in Beaufort County is City Walk located in city limits 

between Boundary Street and Battery Creek. Lot prices have exceeded $100K each with home prices 

in the upper $400’s. Based on the PUD in place, the subject’s single-family component will have 

similar views and amenities but at a more affordable price point. The $200-300K price range has 

been an active one for new home construction in the MSA and Town of Port Royal. There is demand 

for new single-family homes in the neighborhood, and they should compete favorably. 

With the additional “rooftops” from the subject’s residential components, demand will increase for 

commercial space within the development. The PUD calls for a mixture of retail, office, and restaurant 

uses to serve residents and hotel guests alike. Anchor spaces are likely to lease first after the 

completion of the hotel. The most likely initial use is a restaurant to complement the hotel and serve 

local residents. The marina would also likely be developed early in the process to allow some 

momentum for follow on commercial uses.  
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The former 11th Street Dockside restaurant was a popular establishment with reported revenues in the 

$3-5 million range annually. As a point of reference, the most successful fast food locations for chains 

like Chick-Fil-A and McDonald’s have annual revenues approaching $3 million. 

Maximally Productive 

The only financially feasible use of the property, as vacant, is for development as a master-planned 

development. It will be maximally productive for a single developer to purchase the tract and then 

market the component parts to specialized developers.  

The marina land would be the most marketable initially since development of the marina and dry 

stack facilities does not require significant infrastructure. Selling the land to a marina developer will 

provide an early infusion of cash to support infrastructure for the residential and commercial 

components. When the infrastructure is complete, the hotel land will be highly marketable to a 

hospitality developer. Anchored by the marina and hotel pieces, the residential land tracts will be 

marketable. Due to apparent demand levels, the multifamily tracts will likely be absorbed first, 

followed by the single-family land. Timing of development would be immediate, and it will take several 

years for the project to be fully developed and stabilized. 

Although the PUD and DA allow certain densities, it is not as likely that the maximum number of units 

of all types will be completed. The single family lands in particular, based on projected demand, could 

not be developed with more than about 90 units.   

Summary-Highest and Best Use as Vacant 

The highest and best use, as vacant, is for development as a master-planned community with a 

mixture of residential, hospitality, and commercial uses. The most likely buyer is a regional developer. 

Timing of development would be immediate. 

Highest and Best Use as Improved 

The subject is a port facility established in 1959 and decommissioned in 2004 after years of declining 

freight traffic. Despite its status as the deepest natural seaport on the Atlantic coast, the Port of Port 

Royal struggled to compete against the nearby container ports of Charleston and Savannah. Over the 

past 10+ years, the property has seen marginal use of the former Dockside Restaurant and the 

seafood processing building. The improvements vary in age, quality, and functional utility. Overall, the 

improvements are in fair to poor condition and contribute no value to the underlying land. They should 

be razed to make way for development to its highest and best use as a master-planned community. 

The tract has been marketed for about 10 years as a redevelopment tract. During that time, it has 

been under contract numerous times between 2008 and 2015 with contract prices from $15.4 to 



FORMER SCPA PROPERTY - PORT ROYAL, SOUTH CAROLINA HIGHEST AND BEST USE 

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 89 

$25.9 million. Although these contracts failed to close, it is clear that the property is more valuable as 

redevelopment land than as an industrial or port site.  

There are few available tracts of lands in seaport locations, and most new projects occur through the 

redevelopment of former industrial uses. The following is an excerpt from the Q3 2016 issue of 

Valuation Magazine, a publication of the Appraisal Institute. 

 

Valuation Methodology 

The subject is a large tract of redevelopment land that is subject to a PUD, Development Agreement, 

and Regulating Plan as a master-planned community. There are multiple zoning districts with a 

mixture of uses and densities. The most likely buyer is a regional investor who will manage the 

development of infrastructure and market the individual components to specialized developers. It is 

possible that some developers will sell off asset types/end uses and develop parts of the property in 

house.  

The analysis is complex, as the required value opinion is for the tract as a whole, but the analysis 

should involve the consideration of the timing and costs of multiple end uses. There are few, if any, 
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useful bulk land sales of this type available, and even if such sales existed for analysis the differences 

in end uses make the comparisons weak.  

As a result, the most appropriate methodology to value the land is the land residual model. This type 

of analysis involves the following steps: 

1. Determine the value of the land for each component-multi-family, commercial/marina, 

hospitality, and single family; 

2. Estimate the amount and timing of tax increment financing (TIF) reimbursements; 

3. Estimate the costs required to make each component marketable to its highest and best use; 

4. Array the cash flows and expenses in a discounted cash flow (DCF) analysis; 

5. Conclude to a market-supported discount rate to include developer’s profit and the risk 

associated with the cash flows; 

6. Determine the net present value (NPV) of the cash flow stream. 

The NPV is the price that a developer would pay for the land, as is, to have the right to develop the 

property. We develop separate sections to value the multifamily land, the commercial land, and the 

single-family land. These values flow into a DCF analysis along with TIF reimbursements, demolition 

costs, and development costs. 
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Multifamily Land Valuation 

We conducted a search of public records and proprietary data sources to identify recent land sales and 

listings in proximity to the subject and having a similar highest and best use. Out of all data reviewed, 

we selected the following sales as the best indicators of the subject’s value. Due to the unique coastal 

attributes of the local market, we elected to keep within a tighter geographical range and go back 

further in time. We chose price per acre of land as the most appropriate unit of comparison for this 

parcel because market participants typically compare sale prices and land values on this basis.  

There are two multifamily components within the PUD. We use the larger tract of approximately 10.64 

acres in the adjustment grid. Next, we apply the price per acre to the smaller tract of approximately 

3.66 acres. 

Comp 

No. Location Date Zoning Shape

Adj Sales 

Price

 Size - 

Acres 

 Price/      

Acre 

1 41 Grober Hill Rd.


Port Royal, SC

Feb-11 T4NC-Open Irregular $500,000 4.50 $111,111

2 337 Savannah Hwy


Beaufort, SC

Jun-15 T4NC Irregular $2,400,000 17.00 $141,176

3 1810 Richmond Ave


Port Royal, SC

Feb-16 T4NC Square $1,650,000 11.00 $150,000

4 1901 N Paris Ave


Port Royal, SC

Nov-11 PD Irregular $1,975,000 11.09 $178,072

Subj 601 Paris Avenue

Port Royal, South Carolina

Sep-16 PUD irregular $0 10.64 $0

 Land Sales Summary

 

Land Sales Map 
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1

County

Tax ID No.

Map Reference

Property Type

Gross Acres

Net Acres

Gross Square Feet

Net Square Feet

Zoning Datasheet Form © Advanced Commercial Systems, Inc. 2016 All rights reserved

Shape

Topography Type

Utilit ies Date

Access Terms

Frontage Street 1 Property Rights

Frontage Street 2 Grantor

Frontage Street 3 Grantee

Frontage Street 4 Sales Price $500,000

Total Frontage Adjustments $0

Average Depth Adj Sales Price $500,000

Exposure/Visibility Price per Gross SF $2.55

Improvements Price per Net SF $2.55

Street Price per Gross Acre $111,111

Easements Price per Net Acre $111,111

Encroachments Price per Unit/Lot N/A

Use at time of Sale Price per Foot Front $1,961

Proposed Use Source

Max Bldg Area County Info

Max Floor Area Ratio TS

Max No. of Units/Lots

Avg Unit/Lot Size Electricity

Natural Gas

Culinary Water

Sewer

No Septic

Utilities

This tract was listed with an asking price of $500K and 750 DOM. Location is immediately west of signalized intersection at 

Parris Island Gtwy (US 21). Access and utility easements to adjoinders on both sides in name of seller; NE tip lies in Flood 

Zone A8. Confirmed with listing broker, Charlie Dodge (843.986.6745), of Lowcountry Real Estate. This was an arm's 

length sale with no concessions. The due diligence period was protracted due to the nature of the use; no impact on 

pricing. Port Royal Apartments is a "super green" project with rooftop solar panels; consists of 60 units with 2/2 and 3/2 

configurations, clubhouse, and playground.

N/A

Comments

N/A

0,000 sf

N/A

N/A

deed 3037/1184

Charlie Dodge/cdodge@lcre.com

Vacant

Apartment complex MLS, Assessor, ROD, Broker

see comments

None known

None

Paved 2-lane

525 feet

Average

255 Feet

Kirkland Land Company, LP

Port Royal Apartments, LLC

Average Cash to the Seller

255 Feet Fee Simple

All Available 2/17/2011

see comments

Property Information

Port Royal Apartments

41 Grober Hill Rd.

Port Royal, SC 29935

Off Paris Island Gtwy

Site Description

Multi-family land

196,020 SF

Sale Information 

Sale

T4NC-Open

Irregular

LAND SALE

4.500 acres

4.500 acres

196,020 SF

Beaufort

R112 031 000 0223 0000
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2

County

Tax ID No.

Map Reference

Property Type

Gross Acres

Net Acres

Gross Square Feet

Net Square Feet

Zoning Datasheet Form © Advanced Commercial Systems, Inc. 2016 All rights reserved

Shape

Topography Type

Utilit ies Date

Access Terms

Frontage Street 1 Property Rights

Frontage Street 2 Grantor

Frontage Street 3 Grantee

Frontage Street 4 Sales Price $2,400,000

Total Frontage Adjustments $0

Average Depth Adj Sales Price $2,400,000

Exposure/Visibility Price per Gross SF $2.55

Improvements Price per Net SF $3.24

Street Price per Gross Acre $111,137

Easements Price per Net Acre $141,176

Encroachments Price per Unit/Lot $9,756

Use at time of Sale Price per Foot Front $4,040

Proposed Use Source

Max Bldg Area County Info

Max Floor Area Ratio TS

Max No. of Units/Lots

Avg Unit/Lot Size Electricity

Natural Gas

Culinary Water

Sewer

No Septic

Utilities

This tract is situated along Savannah Hwy (SC-128) immediately east of Robert Smalls Pkwy (SC-170) with 1,200 LF 

frontage on the Marshes of the Borad River. The plat reflects 17.00 upland acres, 1.001 acres of wetlands, and 3.595 

acres of OCRM crit ical areas. Listing broker was Tom DeMint (843.837.3754) of Sperry Van Ness. Buyer broker was R. 

Sidney Ransom (770.605.6701) of The Ransom Financial Group. Immediately developed as Parc at Broad RIver, a 246-unit 

luxury apartment complex of 12 three and four-story buildings at a cost of $30 million. Opened mid-2016.

N/A

Comments

246

N/A

3,010 sf

N/A

N/A

deed 3409/262

PB 141/20

Vacant

Luxury Apartments CoStar, Assessor, GIS, Web

Typical

None known

None

Paved 4-lane

Average

594 Feet

The Broad River View, LLC

Parc at Broad River, LLC

Good Cash to the Seller

594 Feet Fee Simple

All Available 6/23/2015

Level, marsh frontage

Property Information

Parc at Broad River

337 Savannah Hwy

Beaufort, SC 29906

at Robert Smalls Pkwy

Site Description

Multi-family land

740,520 SF

Sale Information 

Sale

T4NC

Irregular

LAND SALE

21.595 acres

17.000 acres

940,678 SF

Beaufort

R112 030 000 0008 0000
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3

County

Tax ID No.

Map Reference

Property Type

Gross Acres

Net Acres

Gross Square Feet

Net Square Feet

Zoning Datasheet Form © Advanced Commercial Systems, Inc. 2016 All rights reserved

Shape

Topography Type

Utilit ies Date

Access Terms

Frontage Street 1 Property Rights

Frontage Street 2 Grantor

Frontage Street 3 Grantee

Frontage Street 4 Sales Price $1,650,000

Total Frontage Adjustments $0

Average Depth Adj Sales Price $1,650,000

Exposure/Visibility Price per Gross SF $3.44

Improvements Price per Net SF $3.44

Street Price per Gross Acre $150,000

Easements Price per Net Acre $150,000

Encroachments Price per Unit/Lot N/A

Use at time of Sale Price per Foot Front $2,347

Proposed Use Source

Max Bldg Area County Info

Max Floor Area Ratio TS

Max No. of Units/Lots

Avg Unit/Lot Size Electricity

Natural Gas

Culinary Water

Sewer

No Septic

Utilities

This tract is situated along Richmond Avenue immediately south of Ribaut Road and east of Paris Avenue. Directly across 

from Preserve at Port Royal, a mixed-use development with retail, office, and multifamily. Other prominent uses include a 

new Dollar General at Richmond and Ribaut, as well as a YMCA branch and a freestanding dental clinic on Richmond. 

Confirmed with Dean Morrissey (843.521.4600) of Millennium Real Estate, developer of Preserve at Port Royal, who had 

full knowledge of transaction. Site is generally level but Mr. Morrisey reported that sale price was negotiated downward 

based on projected $600K of grading/site work.

N/A

Comments

N/A

0,000 sf

N/A

N/A

deed 3459/1234

PB 142/5

Vacant

Senior Housing Assessor, GIS, Third Party

Typical

None known

None

Paved 2-lane

Average

703 Feet

Port Royal Properties, LLC

SHC of Port Royal, LLC

Average Cash to the Seller

703 Feet Fee Simple

All Available 2/1/2016

See comments

Property Information

Senior Housing Apartments

1810 Richmond Ave

Port Royal, SC 29935

Off Ribaut Rd @ Paris Ave

Site Description

Multi-family land

479,160 SF

Sale Information 

Sale

T4NC

Square

LAND SALE

11.000 acres

11.000 acres

479,160 SF

Beaufort

R110 011 000 0439 0000
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4

County

Tax ID No.

Add. Tax ID

Property Type

Gross Acres

Net Acres

Gross Square Feet

Net Square Feet

Zoning Datasheet Form © Advanced Commercial Systems, Inc. 2016 All rights reserved

Shape

Topography Type

Utilit ies Date

Access Terms

Frontage Street 1 Property Rights

Frontage Street 2 Grantor

Frontage Street 3 Grantee

Frontage Street 4 Sales Price $1,975,000

Total Frontage Adjustments $0

Average Depth Adj Sales Price $1,975,000

Exposure/Visibility Price per Gross SF $3.58

Improvements Price per Net SF $4.09

Street Price per Gross Acre $155,966

Easements Price per Net Acre $178,072

Encroachments Price per Unit/Lot N/A

Use at time of Sale Price per Foot Front $2,552

Proposed Use Source

Max Bldg Area County Info

Max Floor Area Ratio TS

Max No. of Units/Lots

Avg Unit/Lot Size Electricity

Natural Gas

Culinary Water

Sewer

No Septic

Utilities

Preserve at Port Royal is a mixed-use dev. (2002) on the N/side of the signalized intersection of Ribaut Road (US-21) & 

Paris Ave. The portion at hwy frontage is developed with Beaufort Memorial/Keyserling Cancer Center & a large 

multitenant retail/office building. A 400-unit apartment complex was sold for $78K/unit in 2012; $95K/unit in 2015. Parcel 

A (6.809 ac) & Parcel B (4.282 ac) are entit led land between com'l & apts with all infrastructure. The balance is 80' cross-

esmt ROW (N Paris Ave - 1.137 ac) & access esmt (Richmond Ave - 0.435 ac). This was an internal transfer based on 

appraised value to vest tit le & note in same entity.

N/A

Comments

N/A

0,000 sf

N/A

N/A

deed 3100/1446

Dean Morrissey/843.521.4600

Vacant

Mixed-use CoStar, Assessor, ROD, Developer

See comments

None known

See comments

Paved 2-lane

Above Average

774 Feet

370 Feet Millennium Investment Group, LLC

The Preserve of Port Royal Associates

Average Assumption of loan

404 Feet Fee Simple

All Available 11/22/2011

Level

Property Information

Preserve at Port Royal

1901 N Paris Ave

Port Royal, SC 29935

R110 009 000 0232 & 0241

Site Description

Mixed Commercial/Residential

483,124 SF

Sale Information 

Non Arms length

PD

Irregular

LAND SALE

12.663 acres

11.091 acres

551,600 SF

Beaufort

R110 008 000 0033 0000
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Unit of Comparison 

The price per acre is the selected unit of comparison.  Adjustments were based when possible on 

market extracted data, paired sales analysis, and data from previous appraisal assignments. 

Summary of Adjustments 

The adjustment process attempts to replicate the analysis of the typical purchaser for this type of 

property.  The degree of adjustments may or may not be equivalent to decision process of the various 

market participants.  In some instances where market data could not be reasonably extracted, we 

relied upon our best judgment to make appropriate adjustments.   

Immediate Expenditures 

The price of Sale 3 was negotiated downward based on estimated site work and grading costs 

between $600K-$1 million. We adjust this sale upward $600,000 (+36.4%) for these costs to cure. 

Market Conditions 

The fundamentals of the multifamily housing market have been strong for the past 3-to-5 years. These 

national trends have spurred new development within the Beaufort area over the same time period. 

For Port Royal, in particular, there are a proportionally large number of renters. Demand for 

multifamily land has increased over the past 3-to-5 years. We apply a positive 3.0% annual market 

conditions adjustment. 

Other Adjustments 

Sale 1 has an inferior location in the western portion of town limits and away from the peninsula. A 

positive 10% adjustment was warranted. 

Sale 3 has a superior square shape which enhances its development potential. A negative 10% 

adjustment was applied. 

Sale 4 has superior exposure/visibility within an established mixed-use project. There is a mixture of 

commercial uses at street frontage, as well as a 400-unit apartment complex at the rear. A negative 

10% adjustment was required for its superior exposure/visibility. 

Sales 1 and 2 were each adjusted upward 15% for their lack of grading and infrastructure.  

The adjustments are summarized in the grid on the following page. 
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Subject/Comparable Subject 1 2 3 4

Sales Data

Date Sep-16 Feb-11 Jun-15 Feb-16 Nov-11

Sales Price $0 $500,000 $2,400,000 $1,650,000 $1,975,000

Size - Acres 10.64 acres 4.50 acres 17.00 acres 11.00 acres 11.09 acres

Price per Acre $0 $111,111 $141,176 $150,000 $178,072

Price per Square foot $0.00 $2.55 $3.24 $3.44 $4.09

Price per Unit -- -- $9,756 -- --

Unit of Comparison

Price per Acre $0 $111,111 $141,176 $150,000 $178,072

Property Rights Conveyed

Financing Terms

Conditions of Sale

Immediate Expenditures 36.4%

Market Conditions 16.75% 3.75% 1.75% 14.50%

  Time Adj. Price $129,722 $146,471 $207,170 $203,893

Characteristics

Location Port Royal Beaufort Beaufort Port Royal Port Royal

Size 10.64 Acres 4.50 Acres 17.00 Acres 11.00 Acres 11.09 Acres

Shape irregular Irregular Irregular Square Irregular

Zoning PUD T4NC-Open T4NC T4NC PD

Utilities All Available All Available All Available All Available All Available

Exposure/Visibility Average Average Average Average Above Average

Frontage/Access Average 255/Average 594/Good 703/Average 774/Average

Topography

Generally level, marsh & 

creek views Generally level

Level, marsh 

frontage Generally level Level

Improvements grading & infrastructure None None

grading & 

infrastructure

grading & 

infrastructure

Adjustments

Location 10.0%

Size

Shape -10.0%

Zoning

Utilities

Exposure/Visibility -10.0%

Frontage/Access

Topography

Improvements 15.0% 15.0%

Gross "Adjustment" 25.0% 15.0% 10.0% 10.0%

Net "Adjustment" 25.0% 15.0% -10.0% -10.0%

Adjusted Price $162,153 $168,441 $186,453 $183,504

 Land Grid
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Value Conclusion 

All four sales were considered in the final indication of value. Sales 2 and 3 are the most recent and 

received slightly more weight. The following table presents the indicated per unit market value 

conclusion for the subject tract. 

  

Sales Comparison Conclusion

Price Indications Before Adjustments Indication Per Acre

Low Indication $129,722

High Indication $207,170

Price Indications After Adjustments Indication Per Acre

Low Indication $162,153

High Indication $186,453

Average Indication $175,138

Median Indication $175,972

Site Size (Net Acres) X Base Price Per Acre = Value Indications

10.64 X $175,000 = $1,862,000

MARKET VALUE CONCLUSION

Rounded $1,860,000

Concluded Value Per Acre $174,812
 

Component

Site Size 

(net 

acres) x

Base 

Price Per 

Acre =

Value 

Indications Rounded

Port Village 3 & 6 10.64 x $175,000 = $1,862,000 $1,860,000

Ribaut Village 3.66 x $175,000 = $640,500 $640,000

Total $2,500,000

Multifamily Land Conclusion

 

Listings 

As a check of reasonableness, we searched within CoStar for listings of similar tracts in the Beaufort 

MSA. We found five listings with asking prices between $40,865 and $254,717 per acre with an 

average of $108,107. The most similar is Listing 4 (138 Meridian RD) which has 378 feet of Beaufort 

River frontage and an asking price of $254,717 per acre. The listings bracket the concluded value for 

the subject property. The concluded value is in near the upper end of the range which is reasonable 

given its water access and views. 
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Commercial Land Valuation 

We conducted a search of public records and proprietary data sources to identify recent land sales and 

listings in proximity to the subject and having a similar highest and best use. Out of all data reviewed, 

we selected the following sales as the best indicators of the subject’s value. Due to the unique coastal 

attributes of the local market, we elected to keep within a tighter geographical range and go back 

further in time. We chose price per square foot of land as the most appropriate unit of comparison for 

this parcel because market participants typically compare sale prices and land values on this basis.  

There are two commercial components within the PUD that are nearly equal in size. We use the 

marina tract of approximately 6.8 acres in the adjustment grid. Next, we apply the price per acre to 

the remaining tract of approximately 7.25 acres. 

Comp 

No. Location

Trans. 

Type Date Zoning Shape

Adj Sales 

Price

 Size - 

Acres 

 Size - 

SF 

 Price/       

SF 

1 226 & 242 Robert Smalls 

Pkwy


Beaufort, SC

Sale Jan-16 Regional 

Center Mixed-

Use

Irregular $900,000 6.02 262,362 $3.43

2 1681 Ribaut Road


Port Royal, SC

Sale Aug-14 T5 Main Street Irregular $460,000 3.04 132,205 $3.48

3 1403 Greenlawn Dr.


Beaufort, SC

Sale Jul-12 PUD Slightly 

irregular

$60,000 0.37 16,204 $3.70

4 3462 Trask Pkwy


Beaufort, SC

Sale Feb-16 None Irregular $800,000 3.72 162,217 $4.93

5 263 Robert Smalls Pkwy


Beaufort, SC

Sale Feb-13 Commercial Square $300,000 1.19 51,662 $5.81

6 188 Robert Smalls Pkwy


Beaufort, SC

Sale Mar-16 Commercial Irregular $3,250,000 10.12 440,871 $7.37

Subj 601 Paris Avenue               

Port Royal, SC

-- PUD Irregular -- 6.800 296,208 --

  Land Sales Summary

 

Land Sales Map 

 



FORMER SCPA PROPERTY - PORT ROYAL, SOUTH CAROLINA COMMERCIAL LAND VALUATION  

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 101 

1

County

Tax ID No.

Add. Tax ID

Property Type

Gross Acres

Net Acres

Gross Square Feet

Net Square Feet

Zoning Datasheet Form © Advanced Commercial Systems, Inc. 2016 All rights reserved

Shape

Topography Type

Utilit ies Date

Access Terms

Frontage Street 1 Property Rights

Frontage Street 2 Grantor

Frontage Street 3 Grantee

Frontage Street 4 Sales Price $900,000

Total Frontage Adjustments $0

Average Depth Adj Sales Price $900,000

Exposure/Visibility Price per Gross SF $3.43

Improvements Price per Net SF $3.43

Street Price per Gross Acre $149,427

Easements Price per Net Acre $149,427

Encroachments Price per Unit/Lot N/A

Use at time of Sale Price per Foot Front $1,355

Proposed Use Source

Max Bldg Area County Info

Max Floor Area Ratio TS

Max No. of Units/Lots

Avg Unit/Lot Size Electricity

Natural Gas

Culinary Water

Sewer

No Septic

Utilities

Tracts are situated along SC-170 and across from Lowe's in a retail node featuring Zaxby's, Dollar Tree, Verizon, Taco Bell, 

and others. Parcel R122 028 00A 0467 0000 (#226 - 4.08 acres) was listed for $1.2 million from 1/6/12 to 10/1/14. 

Parcel R100 029 000 108H 0000 (#242 - 1.943 ac) was listed for $399K from 1/6/12 to 10/1/14. Each parcel re-listed on 

1/19/16 and closed at asking price. Confirmed with Donna Duncan of Lowcountry Realty (843.521.4200). Assembled 

tract was listed on 8/23/16 for $2,034,000 ($7.75/SF). The 4.08 acres of 226 Robert Smalls Pkwy is available separately 

for $1,356,000 ($7.63/SF).

N/A

Comments

N/A

0,000 sf

N/A

N/A

Deed 3457/983 & 1431

PB 140/73 & 142/186

RV & Mobile Home Sales

Commercial Development CoStar, MLS, Assessor, ROD, Broker

Typical

None known

Fencing, gravel paving

Paved 4-lane

Good

664 Feet

54 Feet John D. & Florence T. Polk

Packer Storage, LLC et al

Good Cash to the Seller

610 Feet Fee Simple

All Available 1/22/2016

Level

Property Information

Assemblage for Redevelopment

226 & 242 Robert Smalls Pkwy

Beaufort, SC 29906

R100 029 000 108H 0000

Site Description

Redevelopment Site

262,362 SF

Sale Information 

Sale

Regional Center Mixed-Use

Irregular

LAND SALE

6.023 acres

6.023 acres

262,362 SF

Beaufort

R122 028 00A 0467 0000
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2

County

Tax ID No.

Map Reference

Property Type

Gross Acres

Net Acres

Gross Square Feet

Net Square Feet

Zoning Datasheet Form © Advanced Commercial Systems, Inc. 2016 All rights reserved

Shape

Topography Type

Utilit ies Date

Access Terms

Frontage Street 1 Property Rights

Frontage Street 2 Grantor

Frontage Street 3 Grantee

Frontage Street 4 Sales Price $460,000

Total Frontage Adjustments $0

Average Depth Adj Sales Price $460,000

Exposure/Visibility Price per Gross SF $3.48

Improvements Price per Net SF $3.48

Street Price per Gross Acre $151,565

Easements Price per Net Acre $151,565

Encroachments Price per Unit/Lot N/A

Use at time of Sale Price per Foot Front $1,173

Proposed Use Source

Max Bldg Area County Info

Max Floor Area Ratio TS

Max No. of Units/Lots

Avg Unit/Lot Size Electricity

Natural Gas

Culinary Water

Sewer

No Septic

Utilities

This tract is situated at the SE corner of the signalized intersection of Ribaut Road and Paris Avenue. Listed for two years 

prior to sale with an asking price of $550K (84% sale-to-list ratio). Listing broker is Tom DeMint (843.837.3754) of Sperry 

Van Ness. Confirmed with buyer broker, John Rauers (Lamara Company - 912.236.2461). True buyer, Dave Sovchen, was 

operator of 10-12 Wendy's restaurants in the Savannah, GA area. He sold the business and most of the real estate. This 

transaction was one of several 1031 exchanges.

N/A

Comments

N/A

0,000 sf

N/A

N/A

deed 3339/969

Plat in DB 2545/1821

Vacant

Investment CoStar, Assessor, ROD, Drive-by

Typical

None known

None

Paved 4-lane

Good

392 Feet

Southeast REO LLC

Tri Rivers Food, LP

Good Cash to the Seller

392 Feet Fee Simple

All Available 8/8/2014

Level

Property Information

Tri Rivers Foods

1681 Ribaut Road

Port Royal, SC 29935

E of Paris Ave

Site Description

Commercial land

132,205 SF

Sale Information 

Sale

T5 Main Street

Irregular

LAND SALE

3.035 acres

3.035 acres

132,205 SF

Beaufort

R110 009 000 0109 0000

 



FORMER SCPA PROPERTY - PORT ROYAL, SOUTH CAROLINA COMMERCIAL LAND VALUATION  

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 103 

3

County

Tax ID No.

Map Reference

Property Type

Gross Acres

Net Acres

Gross Square Feet

Net Square Feet

Zoning Datasheet Form © Advanced Commercial Systems, Inc. 2016 All rights reserved

Shape

Topography Type

Utilit ies Date

Access Terms

Frontage Street 1 Property Rights

Frontage Street 2 Grantor

Frontage Street 3 Grantee

Frontage Street 4 Sales Price $60,000

Total Frontage Adjustments $0

Average Depth Adj Sales Price $60,000

Exposure/Visibility Price per Gross SF $3.70

Improvements Price per Net SF $3.70

Street Price per Gross Acre $161,290

Easements Price per Net Acre $161,290

Encroachments Price per Unit/Lot N/A

Use at time of Sale Price per Foot Front $723

Proposed Use Source

Max Bldg Area County Info

Max Floor Area Ratio TS

Max No. of Units/Lots

Avg Unit/Lot Size Electricity

Natural Gas

Culinary Water

Sewer

No Septic

Utilities

This lot was listed for $70K (86% sale-to-list) with 243 DOM. Location is just north of Boundary Street (US 21 Bus) 

behind Olive Garden/Red Lobster and Outback Steakhouse. Confirmed with listing broker, Kim Ackerman, now with 

Lowcountry Real Estate. Sale was an arm's length, all cash deal. The buyer has his State Farm office on the main floor 

with primary residence above. There is a 32' x 40' parking easement in the NE corner off Pearl Street.

N/A

Comments

N/A

0,000 sf

N/A

N/A

deed 3157/870

Kim Ackerman/843.521.4200

Vacant

Office/primary res CoStar, Assessor, ROD, Broker

see comments

None known

None

Paved 2-lane

166 feet

Average

83 Feet

303 Associates, LLC

Andrew A. Corriveau

Average Cash to the Seller

83 Feet Fee Simple

All Available 7/12/2012

Level

Property Information

State Farm Office/Res

1403 Greenlawn Dr.

Beaufort, SC 29902

just N of Boundary St

Site Description

Mixed Commercial/Residential

16,204 SF

Sale Information 

Sale

PUD

Slightly irregular

LAND SALE

0.372 acres

0.372 acres

16,204 SF

Beaufort

R120 001 000 0263 0000
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4

County

Tax ID No.

Map Reference

Property Type

Gross Acres

Net Acres

Gross Square Feet

Net Square Feet

Zoning Datasheet Form © Advanced Commercial Systems, Inc. 2016 All rights reserved

Shape

Topography Type

Utilit ies Date

Access Terms

Frontage Street 1 Property Rights

Frontage Street 2 Grantor

Frontage Street 3 Grantee

Frontage Street 4 Sales Price $750,000

Total Frontage Adjustments $50,000

Average Depth Adj Sales Price $800,000

Exposure/Visibility Price per Gross SF $4.93

Improvements Price per Net SF $4.93

Street Price per Gross Acre $214,823

Easements Price per Net Acre $214,823

Encroachments Price per Unit/Lot $400,000

Use at time of Sale Price per Foot Front $849

Proposed Use Source

Max Bldg Area County Info

Max Floor Area Ratio TS

Max No. of Units/Lots

Avg Unit/Lot Size Electricity

Natural Gas

Culinary Water

Sewer

No Septic

Utilities

This tract is situated along Trask Pkwy (US 21) and backs up to Spanish Moss Trail (former Port Royal Railroad). Listed for 

over four years with Scott Sanders (843.263.1284) of Lowcountry Realty; asking price of $973,500 (77% sale-to-list 

ratio). Confirmed with listing broker who stated that original contract was $800K but price was  adjusted down to 

account for buyer's clean-up cost of $50K for groundwater issues in Phase I analysis. Buyer is building an owner-occupied 

C-store on 2.598 acres (open late 2016) and plans to market excess lot of 1.074 acres. Drainage easement along rear 

boudary; possible encroachment of southern adjoinder (metal produce building) onto excess lot.

N/A

Comments

2

N/A

81,108 sf

N/A

N/A

Deed 3464/1382 & 1388

PB 144/119

Vacant

C-store & excess lot CoStar, Assessor, GIS, ROD, Broker

See comments

See comments

None

Paved 4-lane

Good

942 Feet Immediate Expenditure

Harold E. Trask Jr., et al

Atlas Shrugged, LLC

Good Cash to the Seller

942 Feet Fee Simple

All Available 2/24/2016

Level

Property Information

Parkers C-Store

3462 Trask Pkwy

Beaufort, SC 29906

corner/Roseida Rd

Site Description

Commercial Lot

162,217 SF

Sale Information 

Sale

None

Irregular

LAND SALE

3.724 acres

3.724 acres

162,217 SF

Beaufort

R120 025 000 0012 0000
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5

County

Tax ID No.

Map Reference

Property Type

Gross Acres

Net Acres

Gross Square Feet

Net Square Feet

Zoning Datasheet Form © Advanced Commercial Systems, Inc. 2016 All rights reserved

Shape

Topography Type

Utilit ies Date

Access Terms

Frontage Street 1 Property Rights

Frontage Street 2 Grantor

Frontage Street 3 Grantee

Frontage Street 4 Sales Price $300,000

Total Frontage Adjustments $0

Average Depth Adj Sales Price $300,000

Exposure/Visibility Price per Gross SF $5.81

Improvements Price per Net SF $5.81

Street Price per Gross Acre $252,951

Easements Price per Net Acre $252,951

Encroachments Price per Unit/Lot N/A

Use at time of Sale Price per Foot Front $527

Proposed Use Source

Max Bldg Area County Info

Max Floor Area Ratio TS

Max No. of Units/Lots

Avg Unit/Lot Size Electricity

Natural Gas

Culinary Water

Sewer

No Septic

Utilities

This is Outparcel A of the Lowe's Home Improvement center. On the market for about two years prior to sale with an 

asking price of $550K (54% sale-to-list ratio). Developed with a freestanding Dollar Tree store.

N/A

Comments

N/A

0,000 sf

N/A

N/A

Deed 3218/382

PB 84/197

Vacant

Dollar Tree CoStar, Assessor, ROD, Drive-by

Typical

None known

None

Paved 4-lane

Good

569 Feet

285 Feet Shadow, LLC

DT Retail Properties, LLC

Good Cash to the Seller

284 Feet Fee Simple

All Available 2/26/2013

Level

Property Information

Dollar Tree

263 Robert Smalls Pkwy

Beaufort, SC 29906

corner/Burton Hill Rd

Site Description

Retail

51,662 SF

Sale Information 

Sale

Commercial

Square

LAND SALE

1.186 acres

1.186 acres

51,662 SF

Beaufort

R122 029 000 0241 0000
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6

County

Tax ID No.

Map Reference

Property Type

Gross Acres

Net Acres

Gross Square Feet

Net Square Feet

Zoning Datasheet Form © Advanced Commercial Systems, Inc. 2016 All rights reserved

Shape

Topography Type

Utilit ies Date

Access Terms

Frontage Street 1 Property Rights

Frontage Street 2 Grantor

Frontage Street 3 Grantee

Frontage Street 4 Sales Price $3,250,000

Total Frontage Adjustments $0

Average Depth Adj Sales Price $3,250,000

Exposure/Visibility Price per Gross SF $7.37

Improvements Price per Net SF $7.37

Street Price per Gross Acre $321,115

Easements Price per Net Acre $321,115

Encroachments Price per Unit/Lot N/A

Use at time of Sale Price per Foot Front $1,946

Proposed Use Source

Max Bldg Area County Info

Max Floor Area Ratio TS

Max No. of Units/Lots

Avg Unit/Lot Size Electricity

Natural Gas

Culinary Water

Sewer

No Septic

Utilities

This tract is situated at the NW corner of SC-170 and Burton Hill Rd directly across from Lowe's Home Improvement. 

Location is a retail node with Zaxby's, Dollar Tree, Taco Bell, Verizon, and others. Listing broker was John Trask III 

(843.812.2210) of Lowcountry Realty. Buyer plans to develop as Butler Chrysler Dodge Jeep. The existing dealership 

operates on Old Salem Road. A new Nissan dealership is under construction next to Lowe's.

N/A

Comments

N/A

0,000 sf

N/A

N/A

Deed 3468/950

Vacant

Auto Dealership CoStar, Assessor, ROD, Drive-by

Typical

None known

None

Paved 4-lane

Good

1,670 Feet

960 Feet First Carolina Corp. of SC

Butler Family Holdings, LLLP

Good Cash to the Seller

710 Feet Fee Simple

All Available 3/14/2016

Level

Property Information

Butler Family Tract

188 Robert Smalls Pkwy

Beaufort, SC 29906

corner/Burton Hill Rd

Site Description

Commercial land

440,871 SF

Sale Information 

Sale

Commercial

Irregular

LAND SALE

10.121 acres

10.121 acres

440,871 SF

Beaufort

R122 029 000 103F 0000
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Unit of Comparison 

The price per square foot is the selected unit of comparison.  Adjustments were based when possible 

on market extracted data, paired sales analysis, and data from previous appraisal assignments. 

Summary of Adjustments 

The adjustment process attempts to replicate the analysis of the typical purchaser for this type of 

property.  The degree of adjustments may or may not be equivalent to decision process of the various 

market participants.  In some instances where market data could not be reasonably extracted, we 

relied upon our best judgment to make appropriate adjustments.   

Immediate Expenditures 

The price of Sale 4 was negotiated downward based on estimated costs to cure groundwater issues 

from Phase I analysis. The $50,000 was added to the sale price within the comparable write-up, so no 

adjustment is necessary in the grid. 

Market Conditions 

Multiple local brokers confirmed that the demand for commercial land has increased over the past 2-

to-3 years. Transaction levels and prices have increased, and a number of older properties have sold 

for redevelopment. Sale 1 is an assemblage of two parcels formerly used as an RV and mobile home 

sales lot. The assembled site is across from the Lowe’s Home Improvement and is listed for sale once 

again at a higher price/SF. Based on the foregoing, we apply a positive 3.0% annual market conditions 

adjustment. 

Other Adjustments 

The comparable sales are located along superior commercial corridors and surrounded by 

complementary uses. The subject will be a master-planned community at the end of the peninsula, a 

destination location. However, the subject’s inferior locational characteristics are offset by its superior 

water frontage and views. No adjustment was warranted for location. 

Sales 1, 2, 4, 5, and 6 were adjusted downward for their superior exposure/visibility. Sale 3 is one 

block off Boundary Street with similar exposure as the subject. 

Sales 1, 2, 3, 4, and 6 received upward adjustments for their lack of grading and infrastructure at the 

time of sale. Sale 5 is an outparcel of the Lowe’s retail store and was essentially construction-ready. 

The adjustments are summarized in the grid on the following page. 
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Subject/Comparable Subject 1 2 3 4 5 6

Sales Data

Date Sep-16 Jan-16 Aug-14 Jul-12 Feb-16 Feb-13 Mar-16

Sales Price -- $900,000 $460,000 $60,000 $800,000 $300,000 $3,250,000

Size - SF 296,208 sf 262,362 sf 132,205 sf 16,204 sf 162,217 sf 51,662 sf 440,871 sf

Price per Acre -- $149,427 $151,565 $161,290 $214,823 $252,951 $321,115

Price per Square foot -- $3.43 $3.48 $3.70 $4.93 $5.81 $7.37

Price per Unit -- -- -- -- $400,000 -- --

Unit of Comparison

Price per Square foot -- $3.43 $3.48 $3.70 $4.93 $5.81 $7.37

Property Rights Conveyed

Financing Terms

Conditions of Sale

Immediate Expenditures

Market Conditions 2.00% 6.25% 12.50% 1.75% 10.75% 1.50%

  Time Adj. Price $3.50 $3.70 $4.17 $5.02 $6.43 $7.48

Characteristics

Location Port Royal Beaufort Port Royal Beaufort Beaufort Beaufort Beaufort

Size 296,208 SF 262,362 SF 132,205 SF 16,204 SF 162,217 SF 51,662 SF 440,871 SF

Shape Irregular Irregular Irregular

Slightly 

irregular Irregular Square Irregular

Zoning PUD

Regional Center 

Mixed-Use T5 Main Street PUD None Commercial Commercial

Utilities All Available All Available All Available All Available All Available All Available All Available

Exposure/Visibility Average Good Good Average Good Good Good

Frontage/Access Average 664/Good 392/Good 83/Average 942/Good 569/Good 1670/Good

Topography

Generally level, 

water frontage & 

views Level Level Level Level Level Level

Improvements

Grading & 

infrastructure

Fencing, gravel 

paving None None None None None

Adjustments

Location

Size

Shape

Zoning

Utilities

Exposure/Visibility -5.0% -5.0% -5.0% -5.0% -10.0%

Frontage/Access

Topography

Improvements 10.0% 10.0% 10.0% 10.0% 10.0%

Gross "Adjustment" 15.0% 15.0% 10.0% 15.0% 5.0% 20.0%

Comparison to Subject Inferior Inferior Inferior Inferior Superior Equal

Net "Adjustment" 5.0% 5.0% 10.0% 5.0% -5.0% 0.0%

Adjusted Price $3.67 $3.88 $4.58 $5.27 $6.11 $7.48

  Land Grid
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Value Conclusion 

All six sales were considered in the final indication of value. Due to its unique waterfront location and 

the anticipated demand within the master-planned concept, we believe the subject will compete near 

the upper end of the market range. The following table presents the unadjusted and adjusted ranges 

for the subject tract. We conclude to a base value of $7.00/SF and then apply the base value to each 

tract based on its individual characteristics. 

Sales Comparison Conclusion

Price Indications Before Adjustments Indication Per Square Foot

Low Indication $3.50

High Indication $7.48

Price Indications After Adjustments Indication Per Square Foot

Low Indication $3.67

High Indication $7.48

Average Indication $5.17

Median Indication $4.93
 

Component

Site Size 

(net 

acres)

Site Size 

(net SF)

Special 

Features

Base 

Price Per 

SF

Adjustment 

from Base

Adjusted 

Value =

Value 

Indications Rounded

Marina Village 6.8 296,208 Wooden docks $7.00 110% $7.70 = $2,280,802 $2,280,000

Port Village 4 & 5 7.25 315,810 N/A $7.00 100% $7.00 = $2,210,670 $2,210,000

Port Village 1 & 2 7.75 337,590 Concrete wharf $7.00 125% $8.75 = $2,953,913 $2,950,000

Total $7,440,000

Commercial Land Conclusion

 

Check of Reasonableness 

As a check of reasonableness, we searched within CoStar for listings of similar tracts in the Beaufort 

MSA. We found 39 listings with asking prices between $157,895/acre ($3.62/SF) and 

$1,628,289/acre ($37.38/SF) with an average of $331,668/acre ($7.61/SF) and a median of 

$308,642/acre ($7.08/SF). The two most similar listings are Listing 33 (142 Robert Smalls Pkwy), a 

tract of 11 acres listed for $3,000,000 or $6.26/SF; and Listing 30 (1026-1030 Ribaut Rd), a tract of 

7 acres listed for $2,595,000 or $8.51/SF. The listings are supportive and the concluded value for the 

subject is reasonable. 
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Residential Land Valuation 

Explanation of Approach 

The land residual model consists of methods and techniques used to analyze a property’s capacity to 

generate economic benefits and convert those benefits into an indication of present value. In this 

case, the model is particularly useful as the single-family tract is basically the creation of a new 

market subject to the legal restrictions, and any buyer would carefully consider development costs, 

price points and absorption over time. The steps taken to apply the model are as follows. 

The land residual analysis reflects the market value of the subject land to a single purchaser as of the 

effective date of valuation. Market actions have shown that when projects are purchased in bulk, the 

price paid may be significantly below the estimated gross sellout (retail) amount. Typically, the 

difference between the purchase price and the potential gross sellout consists of estimated holding 

costs, development costs, profit, and a discount factor for time. 

This valuation procedure accounts for income and expenses at different time intervals over the course 

of the project’s sellout period; and it reflects the actions of buyers and sellers (developers). The steps 

taken in the land residual analysis area as follows: 

 Estimate the number of units that the market will absorb within a reasonable amount of time 

 Estimate the prospective gross retail value of the potential units  

 Estimate rate of absorption by the market 

 Estimate costs to develop and expenses attributable to the units over the sellout period 

 Estimate a market-oriented inflation rate over the sellout period 

 Estimate appropriate discount rate 

This land residual analysis combines elements of both the sales comparison and income approaches. 

The sales comparison approach is used to determine the sellout pricing for the subdivision lots. In the 

following sections, we analyze competing developments to conclude a market-supported retail lot 

price. We believe prospective purchasers/developers acquiring the total site would base their 

purchase analysis upon the existing PUD and associated documents.  

Our survey of brokers and developers revealed that the market standard is for developers to complete 

and market finished lots, whether to end users under a developer/builder model or to a builder under 

a takedown agreement. Therefore, we treat the proposed lots “as complete” and derive the value to 

the most likely buyer, a regional or national builder. Lot development costs and reimbursements from 

tax increment financing (TIF) bond issuances are handled in the land residual model.  
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Number of Potential Lots/Units 

The Market Analysis section of the report includes an analysis of the price points and number of lots 

the market will support for this section of the overall development. Based on our analysis of this 

market, we conclude that the single family lands will support up to 90 lots/units.  

Potential Gross Retail Pricing 

In any bulk unit valuation, gross retail value serves as the basis from which other estimates of value 

are calculated. The gross retail value is the aggregate value of all the subject units and thus, 

represents the maximum amount that can be derived from their sale. 

Retail Pricing 

We use the sales comparison approach to determine the market value of the individual lots. In 

developing the sales comparison technique for the subject lots, we surveyed the market for recent 

individual sales in competitive subdivisions. We chose price per lot as the most appropriate unit of 

comparison because market participants typically compare sale prices and land values for residential 

development on this basis. For additional support, we relied on discussions with brokers and land 

developers. 

Due to its port location, the market for competitive subdivisions is regional with the primary factors 

being proximity to waterfront and the demographics of the immediate area. We used five active 

single-family subdivisions with a similar home product and price point relative to the subject. The 

selected comparables are located in Beaufort, SC; Fernandina Beach, FL; and St. Marys, GA. In the 

tables below, sales of lots and/or completed homes are shown to demonstrate absorption rates. 
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Competing Development Map 

 

 

The competitive sales and listings provide a range of lot prices from $36,211 to $223,700 with an 

average of $98,978. The most similar developments are: the listing of 41 lots in partially-completed 

Cumberland Palms at $61,902/lot; Shell Cove at $68,500; and City Walk at $111,758. In terms of lot-

to-home price ratios, the competitors provide a range from 11.48% to 29.94% with an average of 

21.90%.  

Based on the comparable sales, we conclude to an average retail price of $75,000 per lot for the 

subject. As noted in the market analysis section, the prevailing price of new single-family homes in the 

Beaufort-Port Royal area is $230,000. The subject is to be located within a master-planned 

community with water access and views, but many potential lots will be interior lots. These factors 
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support a finished unit price about the market average. With a retail price of $75,000 and a projected 

home price of $250,000, the resulting lot-to-home price ratio is 30% which is at the top of the market 

range. This is reasonable given the subject’s location and mix of views. 

Timing of Development 

The table below shows lot absorption for the competing developments. 

 

Both the Beaufort MSA and Town of Port Royal are growing. The subject is well-located between the 

city of Beaufort and Parris Island Marine Corps Depot. There are several active developments 

marketing lots and new homes in the Beaufort MSA. However, Bluffton and Beaufort have seen the 

majority of this growth with Port Royal being predominately a renter market. Port Royal has two active 

developments, Liberty Point and Picket Fences, and information on each is included below for 

illustrative purposes.  

Situated on the peninsula along Battery Creek with water and marsh views, the subject should 

compete favorably. We project absorption for the subject at a rate slightly above the average from the 

competitive set. There are a total of 150 new owner-occupied households projected in Port Royal over 

the next five years with incomes between $50,000 and $100,000. Thus, the projected sellout of 90 

lots represents a capture rate of 60% of the market. This is substantial but reasonable given its 

location and proposed amenities, and the demographic analysis does not account for influx or 

seasonal users. 

Year # Lots/Mo. # Lots/Yr.

1 2.00 24

2 2.00 24

3 1.50 24

4 1.00 18

Total 90

Lot Absorption

Bluff Neighborhood Land
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Liberty Point 

 

Picket Fences 
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Periodic Gross Revenue 

For the 90 proposed residential lots, the total gross retail value is $7,038,801. We include 3% annual 

increases in lot value in the analysis.    

Development Analysis 

We use discounted cash flow modeling developed in Excel software which takes into consideration 

estimates of the sales prices and absorption period necessary to sell off finished lots, along with costs 

of holding and selling the lots over the takedown period. We use annual discounting for the proposed 

lots. 

Although the property has historically been tax exempt and is now considered “blighted” with a TIF 

plan in place, the property will be returned to the tax rolls as the component parts are developed and 

sold by the investor/developer. Therefore, real estate taxes are charged to the developer per unsold 

unit. In order to estimate the taxes, we analyzed lots in similar communities in Beaufort County. The 

analysis is shown in the table below. The selected tax comparables provide a range of effective tax 

rates between 0.25% and 1.88% with an average of 1.38%. The two lots in Port Royal (Picket Fences) 

provide a tighter range from 1.05% to 1.20%. We conclude to the average effective tax rate of 1.38% 

in estimating taxes for the unsold lots. 

 

Sales commissions and marketing expenses are estimated at 6.00%. Closing costs were estimated at 

0.50% of gross sales. A line item for administrative fees was included, and estimated as a percentage 

of gross income. 



FORMER SCPA PROPERTY - PORT ROYAL, SOUTH CAROLINA RESIDENTIAL LAND VALUATION  

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 122 

Development Costs 

Development costs per lot are estimated as $26,868 per lot. This item covers hard costs to provide 

utilities for the individual lots, streets, sidewalks, and the costs to grade/clear.  

Discount Rate and Developer Profit Analysis 

We have selected a blended discount rate with no separate line item for entrepreneurial profit/project 

management. That is, the entrepreneurial profit is built into the discount rate used in the analysis. 

Entrepreneurial profit is defined as the market derived amount that an entrepreneur receives for his 

contribution to a project and risk; the difference between the total cost of a property (cost of 

development) and its market value (property value after completion), which represents the 

entrepreneur’s compensation for the risk and expertise associated with development.  

We have considered the subject project with regard to its risk in relation to other investments, 

liquidity, projected absorption period, and our ability to obtain information on return expectations from 

market participants. Generally, the discount rate or risk rate used in this report is a rate that investors 

in this particular type of property require as a condition for involvement. 

We believe purchasers would view the opportunity cost of short term non-real estate alternative 

investments as a floor or minimum required return on investment. Alternatively, the ceiling on profit or 

maximum discount off gross retail selling price, which a seller would accept, is limited by the 

perceived return on alternative investments. 

According to a survey by RealtyRates.com, discount rates, including developer’s profit, for site-built 

residential under 100 units decreased by 20 basis points to an average of 29.57% for the 2nd Quarter 

2016 in comparison to 29.57% for the 1st Quarter 2016. Overall discount rates, including developer’s 

profit, have been decreasing over the past several quarters as the single-family residential market has 

improved. A chart summarizing the current national rates from RealtyRates.com is shown below. 
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In the case of the subject, there are factors that will positively affect lot absorption and pricing. These 

factors include the following: 

 The subject is part of a master-planned community on a redevelopment tract on Port Royal 

Sound. The proposed mixture and density of uses will serve as a major economic engine for 

the town and reconnect the residents of the peninsula to the waterfront. 

 There is demonstrated demand for the quality and price point of the subject’s finished product. 

 The single-family residential market has been improving over the last few years with continued 

growth projections and a moderate amount of finished product currently available. 

 There are a limited number of active single-family developments in Port Royal, and none are 

near the peninsula and the heart of Port Royal. 

Weaknesses 

 Port Royal has historically been an affordable rental housing market for military families and 

healthcare workers at the various hospitals nearby. Approximately 51% of housing units are 

renter-occupied. 

 Full absorption of the subject development depends largely on the success of the master-

planned community as a whole. 

A discount rate of 30.00% is considered appropriate for the discounted sell out models for the 

proposed 90 lots “as complete”. 

Value Indication – Single-Family Lands Conclusion 

The development analysis cash flow model is on the following page. The value indication produced by 

the development analysis is as follows: 

2,168,185$       

2,170,000$       

24,111$             

139,883$          

3,995,117$       

2,168,185$       

1,826,932$       

25.96%

Less: Discounted NPV of Lot Products

Net Proceeds

Entrepreneurial Profit

Discounted NPV of Lot 

Products

Per Acre (15.5 upland acres) :

Per Lot Value

Rounded Lot 

NPV

 

Applying a return requirement of 30.00% yields a developer profit of approximately $1,825,000 for 

the development of the land, which represents a return of 26% of gross sales. This appears sufficient 

to attract the necessary capital to develop these lots, given the moderate holding period and 
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significant risk of the project. It is probable that the purchaser of this tract will develop the vertical 

improvements, which would further increase the profit.  
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 2016-2017 2017-2018 2018-2019 2019-2020

Years 1 2 3 4

Lot Sales    Total

Average Unit Retail Price  $        75,000  $       77,250  $             79,568  $         81,955 

Units Sold Per Year 24 24 24 18 90

Remaining Inventory 66 42 18 0

Total Sales 24 48 72 90 90

Gross Income Estimate

Lot Sales Revenue  1,800,000$   1,854,000$ 1,909,620$       1,475,181$    

Total Income 1,800,000$   1,854,000$ 1,909,620$       1,475,181$    7,038,801$       

Expense Estimates

Fixed Real Estate Taxes 1.38% 68,310$         44,774$       19,765$             -$                     132,849$          

Sales Commissions/Marketing 6.00%  108,000$      111,240$     114,577$           88,511$         422,328$          

Closing Costs 0.50% 9,000$           9,270$         9,548$               7,376$            35,194$             

Administrative Costs 0.50% 9,000$           9,270$         9,548$               7,376$            35,194$             

Maintenance Costs -$                  /unsold lot/yr -$                    -$                  -$                        -$                     -$                        

Total Sales Costs 194,310$      174,554$     153,438$           103,263$       625,565$          

Development Costs @ 26,868$     /lot 644,832$      644,832$     644,832$           483,624$       2,418,120$       

Entrepreneurial Profit 0.00% Annually -$                    -$                  -$                        -$                     -$                        

(included in discount rate)

Net Proceeds 960,858$      1,034,614$ 1,111,350$       888,295$       3,995,117$       

Cumulative Net Proceeds 960,858$      1,995,472$ 3,106,822$       3,995,117$    

Discount Rate and Entrepreneurial Profit 30.00% Annually 0.76923 0.59172 0.45517 0.35013

DISCOUNTED CASH FLOWS 739,122$      612,198$     505,849$           311,017$       2,168,185$       

Cumulative Discounted Cash Flows 739,122$      1,351,319$ 1,857,168$       2,168,185$    

  

2,168,185$       

2,170,000$       

24,111$             

139,883$          

3,995,117$       

2,168,185$       

1,826,932$       

25.96%

Less: Discounted NPV of Lot Products

Net Proceeds

Entrepreneurial Profit

Discounted NPV of Lot 

Products

Per Acre (15.5 upland acres) :

Bluff Neighborhood Lots - Discounted Sellout Analysis

Per Lot Value

Rounded Lot 

NPV
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Land Residual Model 

In prior sections, we determined the market value of the components parts of the Port Royal 

Redevelopment tract. The next step is to construct the land residual model. The steps are as follows: 

 Estimate rate of absorption by the retail market 

 Project the cash flows from land sales and TIF reimbursements 

 Estimate expenses attributable to the units over the sellout period 

 Estimate development costs to make the component parts marketable 

 Estimate appropriate discount rate 

 Present the land residual analysis 

Project Summary 

The table below summarizes the concluded market values of the component parts of the 

redevelopment tract, as well as the projected absorption of each over the sellout period. 

Component Upland Acres Value Year Sold

Ribaut Village 3.66 Multifamily $640,000 3

Bluff Neighborhood 15.5 Single-Family Residential $2,170,000 2

Marina Village 6.8 Commercial $2,280,000 1

Port Village 1 & 2 7.75 Hotel/Commercial $2,950,000 2

Port Village 3 & 6 10.64 Multifamily $1,860,000 1

Port Village 4 & 5 7.25 Mixed-Use $2,210,000 3

Total 51.6 $12,110,000

Projected Absorption

Land Residual Model

 

TIF Reimbursements 

The tract has been designated as a “blighted area” under the Town of Port Royal Seaport 

Redevelopment Plan. In conjunction with Town of Port Royal’s TIF Bond Ordinance (Ordinance 2012-

1), the redevelopment plan makes the subject eligible for up to $10 million in tax increment financing 

to reimburse the developer for infrastructure costs. The plan began in 2012 and extends 20 years 

through the 2032 tax year. State law requires that redevelopment plans for TIF districts have a fixed 

term, and the incremental tax revenues projected over that term set the maximum for the TIF monies. 

Therefore, the potential TIF reimbursement is reduced by the lost incremental revenues over the four 

years that have elapsed. The table on the following page shows the estimated potential TIF. 
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It is worth mentioning that under most potential development plans for this property that the TIF 

reimbursements will not likely cover the costs to develop. We estimate the TIF reimbursement to be 

near the hard cost estimate, but it will not cover most of the other developer costs under the DA/PUD.  

Potential Gross Revenues 

The potential gross receipts from land sales and TIF reimbursements are projected to be 

$20,110,000. 

Land Residual Analysis 

We use discounted cash flow modeling developed in Excel software which takes into consideration 

estimates of the sales prices and absorption period necessary to sell off developed land, along with 

costs of holding and selling the component parts over the absorption period. We also deduct the 

estimated development costs in order to derive the land value “as is”. We use annual discounting for 

the projected redevelopment. 

Real estate taxes are omitted as the tract is tax exempt as state-owned property. Also, the status of 

the tract as a “blighted area” and the TIF program are tax advantages intended to stimulate 

redevelopment. Therefore, the property will be returned to the tax rolls over time as the component 

parts are completed by the investor/end user.-  

Sales commissions and marketing are estimated at 6.00% of land sales revenues. Closing costs were 

estimated at 0.50% of gross sales. A line item for administrative fees was included, and estimated as 

a percentage of gross income. 
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Demolition Costs 

We estimate demolition costs at $500,000 based on the number, size, and construction quality of the 

improvements. Marshall Valuation Service (MVS) provides a range from $3.19 to $6.23/SF for 

demolition depending on construction class. Assuming a cost of $5.00/SF, the demolition of the 

transit shed alone (67,000 SF) would be $335,000, but the wharf would remain as it is too substantial 

to economically remove. The remaining $165,000 seems reasonable for the various service buildings 

on-site. It is noteworthy that removal of the dry stack marina is at the expense of the current owner, 

SCSPA. 

Development Costs 

There is an estimate of development costs provided in the TIF Redevelopment Plan. We include them 

below for illustrative purposes. As a check of reasonableness, we estimate infrastructure costs (roads, 

utilities, storm water, curbing) using Marshall Valuation Service (MVS) based on estimated linear feet 

of new roads from the TIF Redevelopment Plan.  
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Linear Feet x Cost Per Linear Foot Total

Low 11,000 x $432 $4,752,000

High 11,000 x $525 $5,775,000

MVS Costs don’t include certain items, benchmark only for lower limits

$4,843,220

$1,011,929

$687,293

$1,321,942

$187,178

$8,051,561

$8,050,000

Storm water

Curbing

Conclusion

Infrastructure Costs

Marshall & Swift (Sec. 66/Pg. 1 - 12/2015)

Estimates from 2012 TIF Redevelopment Plan, adjusted for inflation at 4% 

annually

Roads

Water

Sewer

  

Next, we allocate these costs based on the proportion of the end-use of the tract (single-family, 

multifamily, commercial) of the whole. We use development cost comparables for single-family and 

multifamily projects as a check of reasonableness for the allocation. 

Type Upland Acres % of Total

Allocated 

Infrastructure 

Cost

Unit of 

Measure Quantity

Cost/ 

Unit

Single-family Subdivision 15.50 30.04% $2,418,120 Per Lot 90 $26,868

Multifamily 14.30 27.71% $2,230,911 Per Unit 220 $10,141

Commercial 21.80 42.25% $3,400,969 Per SF 150,000 $22.67

Total 51.60 100.00% $8,050,000

Allocation of Infrastructure Costs

 

We allocate development costs over the holding period at the per unit rates shown above. The 

development cost comparables shown below bracket the concluded cost/unit for single-family and 

multifamily land. 

Name Total Cost/Lot

Verdmont, Simpsonville, SC $16,264

Steeplechase Run, Simpsonville, SC $22,263

Suber Road, Greer, SC $22,778

Reserve at Woodruff, Simpsonville, SC $29,173

Patrick Square: Ph. 3, Clemson, SC $29,268

University House, Clemson, SC $4,656

The Flats, Clemson, SC $10,837

Development Cost Comparables

Single-family Detached

Multifamily
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Other Development Costs 

The remaining development costs are unique to the proposed redevelopment. As such, it is difficult to 

extract meaningful estimates from national cost guides like MVS. For this reason, we have relied on 

the estimates from the TIF Redevelopment Plan for costs of the parks, waterfront promenade, existing 

wooden pier, and rehabilitation of the shrimp/day dock. 

The Development Agreement (D.A.) requires that the parks and waterfront promenade be completed 

and transferred to the Town within two years. We project the park costs in Year 1 and split the 

promenade costs evenly between Years 1 and 2. The existing wooden pier is within the Marina Village 

which is projected to sell first. Therefore, we place the estimated costs of repairing/upgrading the 

existing wooden pier in Year 1. Costs related to the shrimp/day dock rehabilitation are projected for 

Year 2 given the centrality of these functions to the town itself. 

Discount Rate and Developer Profit Analysis 

We have selected a blended discount rate with no separate line item for entrepreneurial profit/project 

management. That is, the entrepreneurial profit is built into the discount rate used in the analysis. 

Entrepreneurial profit is defined as the market derived amount that an entrepreneur receives for his 

contribution to a project and risk; the difference between the total cost of a property (cost of 

development) and its market value (property value after completion), which represents the 

entrepreneur’s compensation for the risk and expertise associated with development.  

We have considered the subject project with regard to its risk in relation to other investments, 

liquidity, projected absorption period, and our ability to obtain information on return expectations from 

market participants. Generally, the discount rate or risk rate used in this report is a rate that investors 

in this particular type of property require as a condition for involvement. 

We believe purchasers would view the opportunity cost of short term non-real estate alternative 

investments as a floor or minimum required return on investment. Alternatively, the ceiling on profit or 

maximum discount off gross retail selling price, which a seller would accept, is limited by the 

perceived return on alternative investments. 

According to a survey by RealtyRates.com, discount rates, including developer’s profit, for mixed-use 

projects decreased by 22 basis points to an average of 33.50% for the 2nd Quarter 2016 in 

comparison to 33.72% for the 1st Quarter 2016. Overall discount rates, including developer’s profit, 

have been decreasing over the past several quarters as the single-family residential market has 

improved. A chart summarizing the current national rates from RealtyRates.com is shown below. 
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The subject tract wraps around the peninsula in the heart of Port Royal with extensive water frontage 

and views. The intent of the PUD is to tie the residential, commercial, and civic open spaces into the 

existing development of the adjoining areas. In doing so, the subject redevelopment will be 

conforming to local tastes and preferences and positioned to capture local demand for each property 

type. At the same time, this is the marquee tract in Port Royal and its re-incorporation to Port Royal is 

likely to generate some regional demand, as well. A discount rate of 30.00% is considered appropriate 

for the sellout of the developed land. 

Value Indication – Redevelopment Tract “As Is” 

The land residual cash flow model is on the following page. The value indication produced by the land 

residual analysis is as follows: 
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 2016-2017 2017-2018 2018-2019

Years 1 2 3

Lot Sales    Total

Sold Component Name MV PV-1 & 2 PV 4 &5

Price  $                    2,280,000  $                2,950,000  $                 2,210,000 $7,440,000

Sold Component Name PV 3&6 BN RV

Price 1,860,000$                    2,170,000$                 640,000$                    $4,670,000

Total Sales $4,140,000 $9,260,000 $12,110,000 $12,110,000

Gross Income Estimate

Land Sales Revenue  4,140,000$                    5,120,000$                 2,850,000$                 12,110,000$          

TIF Reimbursements 3,822,800$                    2,127,500$                 2,049,700$                 8,000,000$             

Total Income 7,962,800$                    7,247,500$                 4,899,700$                 20,110,000$          

Expense Estimates

Fixed Real Estate Taxes 0.00%

Sales Commissions/Marketing 6.00%  248,400$                       307,200$                    171,000$                    726,600$                

Closing Costs 0.50% 20,700$                          25,600$                      14,250$                       60,550$                  

Administrative Costs 0.50% 20,700$                          25,600$                      14,250$                       60,550$                  

Maintenance Costs -$                  /unsold lot/yr -$                                     -$                                  -$                                  -$                              

Total Sales Costs 289,800$                       358,400$                    199,500$                    847,700$                

Demolition Costs 500,000$                       -$                                  -$                                  500,000$                

Development Costs: Single-family @ -$            /Lot -$                                     -$                                  -$                                  -$                              

Development Costs: Multifamily @ 10,140$     /Unit 1,216,800$                    -$                                  1,014,000$                 2,230,800$             

Development Costs: Commercial @ 22.67$       /SF 1,133,500$                    1,133,500$                 680,100$                    2,947,100$             

Parks 527,500$                       434,000$                    434,000$                    1,395,500$             

Waterfront Promenade 375,000$                       375,000$                    -$                                  750,000$                

Existing Wooden Pier 70,000$                          -$                                  -$                                  70,000$                  

Shrimp/Day Dock Rehab. -$                                     185,000$                    -$                                  185,000$                

Total Development Costs 3,822,800$                    2,127,500$                 2,128,100$                 8,078,400$             

Entrepreneurial Profit 0.00% Annually -$                                     -$                                  -$                                  -$                              

(included in discount rate)

Net Proceeds 3,850,200$                    4,761,600$                 2,572,100$                 11,183,900$          

Cumulative Net Proceeds 3,850,200$                    8,611,800$                 11,183,900$               

Discount Rate and Entrepreneurial Profit 30.00% Annually 0.76923 0.59172 0.45517

DISCOUNTED CASH FLOWS 2,961,692$                    2,817,515$                 1,170,733$                 6,949,940$             

Cumulative Discounted Cash Flows 2,961,692$                    5,779,207$                 6,949,940$                 
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Check of Reasonableness 

We searched within LoopNet for listings of similar master-planned tracts in the region from Beaufort 

southwest along the coast to Savannah, GA and Fernandina Beach, FL. We found three similar tracts 

and include listing information each below.   

Rice Hope Plantation in Port Wentworth, GA is a partially completed master-planned community. It 

contains approximately 500 acres with a list price of $14,500,000 ($29,000/acre). According to the 

listing broker, Mr. Joe Marshall, the 204 residential lots are under a takedown agreement with a 

regional tract builder. Also, the first commercial lot at highway frontage has been sold and improved 

with a Dollar General retail store. The multifamily parcel and excess residential land are available for 

sale with prices subject to offers. 

Liberty Harbor is an industrial tract in Brunswick, GA that is proposed for redevelopment. It contains 

approximately 136 acres with no set asking price; prices are subject to offers. The community is to 

include residential and commercial development along with a 450 wet slip marina. Our phone calls to 

the listing broker, Mr. Adam Bryant, were not returned. A field inspection of the tract revealed that the 

industrial uses remain and are occupied. The signage for Liberty Harbor appeared old and weathered. 

Bells River Bluff is a 370-acre tract in Yulee, FL with a 7,500 SF commercial dock and 400’ of deep 

water docking space. It is approved for 321 residential units and was listed for $15,000,000 

($40,540/acre). According to the listing broker, Mr. Bradley Coe, the listing generated little interest 

and was recently withdrawn. A field inspection of the tract revealed it is essentially a large residential 

estate. 

The concluded value for the subject of $6,950,000 or approximately $135,000/acre for the 51.6 

upland acres is significantly higher than the listed tracts for which pricing information was available. 

However, considering the total tract size of 317 acres, the value drops to $18,864/acre. The overall 

price point is much lower than the competing listings given the subject’s similar development 

potential. Furthermore, the subject is well-located between Beaufort and Hilton Head Island with deep 

water access. Consider its location and physical characteristics, the concluded value for the subject 

“as is” seems reasonable. 



FORMER SCPA PROPERTY - PORT ROYAL, SOUTH CAROLINA LAND RESIDUAL MODEL 

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 134 

 



FORMER SCPA PROPERTY - PORT ROYAL, SOUTH CAROLINA LAND RESIDUAL MODEL 

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 135 

 



FORMER SCPA PROPERTY - PORT ROYAL, SOUTH CAROLINA LAND RESIDUAL MODEL 

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 136 

 



FORMER SCPA PROPERTY - PORT ROYAL, SOUTH CAROLINA LAND RESIDUAL MODEL 

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 137 

 

 

 



FORMER SCPA PROPERTY - PORT ROYAL, SOUTH CAROLINA FINAL RECONCILIATION 

File No. 16-237      © Sage Valuation, Inc..  All rights reserved 138 

Final Reconciliation 

In the Sales Comparison Approach, the multifamily and commercial land components were compared 

to properties that have recently sold. The sales used in this analysis are reasonable, comparable and 

competitive to the subject with regards to the typical investor’s expectations. The required 

adjustments were based on reasonable and well supported rationale. The Sales Comparison Approach 

is considered to provide a reliable value indication for the multifamily and commercial land as 

developed. 

In the valuation of the single-family lands, the proposed single-family lots were valued using a 

discounted cash flow model. Local and regional competitors were surveyed to determine market 

absorption rates, costs to construct, and lot prices. Local demographic data and historical new home 

sales information is consulted to determine the target price for finished units. The quality and quantity 

of data is sufficient to produce a credible opinion of value for the land as developed. 

Component Upland Acres Value Year Sold

Ribaut Village 3.66 Multifamily $640,000 3

Bluff Neighborhood 15.5 Single-Family Residential $2,170,000 2

Marina Village 6.8 Commercial $2,280,000 1

Port Village 1 & 2 7.75 Hotel/Commercial $2,950,000 2

Port Village 3 & 6 10.64 Multifamily $1,860,000 1

Port Village 4 & 5 7.25 Mixed-Use $2,210,000 3

Total 51.6 $12,110,000

Projected Absorption

Land Residual Model

 

We value the subject redevelopment tract “as is”. The most appropriate method is a land residual 

model in which the projected values for the various components are arrayed over a holding period. The 

costs of developing, holding, and selling the property are deducted. Finally, the net cash flows are 

discounted at a market-supported rate to derive the net present value of the cash flows. This 

represents the value of the land “as is”; it is the price a developer would pay to develop the master-

planned project, sellout the various components over the holding period, and achieve the desired 

return. 

The overall valuation method is similar to the analysis that would be performed by a potential buyer of 

the property. In as much as possible, we used market derived inputs for the complex valuation model. 

As such, the presented model may be different than the physical and financial realities of the property 

given very thorough due diligence by an investor. Nonetheless, we believe this model is the most 

appropriate method to value this particular complex property, and that a single overall sales 
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comparison method makes no sense given the multiple end uses, the PUD and the DA.  Therefore, we 

omit the sales comparison method for the valuation of the whole tract.  

Property Appraisal Premise Interest Effective Date Market Value

Port Royal Redevelopment Tract As Is Fee Simple September 9, 2016 $6,950,000

Final Opinion of Market Value

 

For this report we make no hypothetical conditions, but include the following extraordinary 

assumptions and disclosures: 

 We have relied on the legal description within the PUD and Development Agreement for the 

gross and net (upland) acreage. We cross-referenced the legal description with Beaufort 

County tax map numbers for illustrative purposes only. Portions of the tract have no assigned 

tax map number. 

 There are some issues regarding legal title including the former rail right-of-way, a parcel with 

a right-of-first-refusal to an adjoining owner, and a possible out-holding. We specifically 

assume that the current owner can convey clear legal title to the subject property as 

delineated in the PUD. 

 We have appraised the subject property as encumbered by the PUD, Development Agreement, 

and Regulating Plan. However, we recognize that these are working documents and the 

eventual development will likely vary according to the developer’s needs, economic conditions, 

and market demand. Therefore, we have used our best judgment to interpret the controlling 

documents within the context of current market conditions and what the typical purchaser 

would define as reasonable. 

 The Development Agreement includes a land swap provision by which a vacant town-owned 

parcel will be exchanged for the portion of the site containing the seafood processing facilities. 

Also, the agreement requires that two parks and a waterfront promenade be completed and 

conveyed to the town. We appraise the subject as defined in the PUD and acknowledge that 

the public-private partnership is a driving force of the redevelopment efforts. 

 Based on the Phase I and II analyses provided, there is no evidence of contamination from the 

historic industrial-oriented use. We are not aware of any voluntary clean-up contract (VCC) 

related to the property. We assume that this information is accurate. 

 The tax increment financing (TIF) Redevelopment Plan dates back to 2012 and has a 20-year 

term that expires after the 2032 tax year. It is our understanding that this is a term certain 

with approximately 16 years remaining. The potential $10 million in TIF monies was projected 

based on incremental revenues over 20 years. We assume that the maximum TIF is reduced to 

$8 million based on the four years (20%) of the term that has elapsed. 

 The marina permit issued by the U.S. Army Corps of Engineers expired September 30, 2014. 

We assume that a similar permit can and will be obtained. 

 We have relied on the findings of the report by Eason Diving & Marine Contractors, Inc. We 

assume that the concrete wharf and foundation of the transit shed are structurally sound. 

Furthermore, this appraisal is subject to the extraordinary assumption that the concrete wharf 

and foundation will remain as part of the redevelopment. 

 The Land Residual Model includes estimated construction/development costs based on the 

provided documents and various sources available to the appraisers. If the 

construction/development costs differ significantly in reality than as estimated, the value may 

be impacted.  We reserve the right to change the opinions of value if additional information 

becomes available regarding the construction/development costs.  
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Assumptions and Limiting Conditions 

1. Acceptance of Report/Limit of Liability: The client’s acceptance and/or use of this report also establishes the complete 

acceptance of all contingencies, assumptions, limiting conditions, etc., as stated within the report.  The client is 

responsible to become familiar with these assumptions and limiting conditions.  If placed in the possession of anyone 

other than the client, the client shall make such party aware of these assumptions and limiting conditions.  The 

appraiser(s) assume no liability for the client or third party’s lack of familiarization and comprehension of the same.  The 

appraiser(s) have no responsibility or liability to correct any deficiencies of any type in the property, or any costs incurred 

to correct such deficiencies whether legal, physical, or financial.  Clients bear the responsibility of consulting and 

retaining experts outside the appraisal profession as required by the situation.   

2. Post Appraisal Services:  The contract for appraisal, consultation, or other service is fulfilled upon completion of the 

assignment.  The appraiser(s) or others assisting in this report will not be required to provide testimony in court or other 

hearing, and will not participate in post appraisal services other than routine questions with the client or third parties so 

designated by the client without a separate engagement and for an additional fee.  If testimony or deposition is required 

due to subpoena, the client shall become responsible for the incursion of fees and charges for any additional time, 

regardless of the party.  

3. Duplication and Dissemination of Report or Report Contents:  This appraisal has been completed for the client’s specific 

use and the appraiser(s) have no liability, accountability, or obligation to any third party.  The appraiser(s) retain 

copyright of the data, discussions, and conclusions contained herein.  Possession of this report does not constitute the 

right of publication either in whole or in part.  The client may only disseminate complete final copies to third parties 

engaged in the course of underwriting and loan securitization.  Duplication and dissemination of selected sections of this 

report to third parties without express written consent of the signatories of the report are prohibited.  This report in whole 

or in part may not be distributed  to the general public by use of advertising media, public relations, new outlets, etc. 

without the written consent of the signatories.  Exemptions from this restriction include duplication for the client’s 

internal use, dissemination to accountants, attorneys, or advisors of the client.  The exemption also extends to any court, 

governmental authority, or regulatory agency that has jurisdiction or subpoena power over the individuals or parties for 

whom the appraisal has been prepared or for ethics enforcement, provided that the report will not be published in whole 

or in part in any public document or medium.   This report shall not be advertised to the public to make a “sale” or any 

“security” as defined by the Securities Act of 1933.  The report has been prepared for the client and the client’s intended 

use.  The appraiser(s) have no liability to any third party.  

4. Right to Amend Report:  Through the course of this assignment the appraiser(s) collected data from numerous sources 

deemed reliable, but not guaranteed.  No liability is assumed for the inaccuracies of data supplied by the various 

sources either public or private.  Data relied upon in this report has been confirmed with one or more parties involved in 

the comparable transactions, considered reliable and/or reasonable, and appropriate for inclusion in the analysis.  

Although there were no reasons to doubt the general accuracy of such data, unimpeachable verification or affidavits of 

all data is an impractical and an uneconomic expenditure of time and resources and/or may involve legal or 

confidentiality issues.  The appraiser(s) reserve the right to amend, modify, alter, or correct any and all statements, 

analysis, and conclusions of the value indications in the event that incorrect data was supplied, withheld, altered, or that 

any other pertinent data unknown, not disclosed, or revealed to the appraiser(s), whether intentionally or unintentionally, 

during the course of this assignment subsequently becomes available.  Examples of such data that could impact the 

opinions of market value include but are not limited to:  street addresses, Assessor’s Parcel Numbers, site area, site 

dimensions, gross building area, net rentable area, usable area, common area, number of units, number of room, rent 

rolls, historical operating statements and budgets, sales data, etc.  The client is requested to immediately contact the 

appraiser(s) with errors, discrepancies, alterations to the proposed properties or land parcels to determine the impact on 

the opinion(s) of market value.   

5. Market Dynamic and Valuation Fluctuations:  The opinions of market value expressed within the report are subject to 

change over time as a result of market dynamics.  Market values are highly susceptible to both macro and micro 

economic forces that influence the property.  Such forces include but are not limited to exposure on the market, length 

of time, marketing efforts, motivations and preferences of market participants, productivity of the property, the 

property’s market appeal, changes in investor requirements regarding income and yields, etc.  The opinions of market 

value and made as of the report date and subject to fluctuations over time as a result of natural market forces. 

6. Date of Value, Dollar Values, and Purchasing Power:  The date of the report and the effective date of the market value 

opinions are stated in the letter of transmittal or with the appropriate sections of the report.  All dollar amounts are 

based on the purchasing power of the United States Dollar (USD).  The analyses and conclusions of the appraisal are 

based upon the known market conditions as of the date of report.  Changes in market conditions or purchasing power 
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may warrant a new appraisal assignment.  The appraiser(s) are available for consultations regarding changes in the 

economic conditions.  

7. Exhibits:  Maps, plats, sketches, photographs, and other exhibits are intended for illustration, visualization, and 

assistance in describing and analyzing the property in full context.  Such exhibits may not be removed, reproduced, or 

separately used beyond this report.  

8. Fixtures, Furniture, and Equipment (FF&E) and Business Concerns:  Personal property, FF&E, intangibles, going concerns, 

etc., unless specifically stated as a component of the real estate, is excluded from the market value estimates.   

9. Proposed Improvements, Renovations, and Repairs:  For the purposes of this analysis, the proposed improvements, 

renovations, and/or repairs are presumed to be completed in a workman-like manner, and according to the detail, 

plans, and specifications supplied to the appraiser(s).  The market value opinions for such construction, renovations, and 

repairs are subject to an inspection of the improvements to determine completion as per plans and specifications.  

10. Divisions or Fractional Interests:  The opinions of market value apply to the entire property unless specifically identified 

and established within the conclusions and analyses of the report.  Division of fractional interests by the client or third 

party will render this report invalid.   

11. Component Values:  The distribution of total valuation between the land and the building improvements in this report are 

applicable only under the existing program or utilization of the property.  The component values between land and 

building are not intended, nor are they to be used in conjunction with any other appraisal assignment, and are rendered 

invalid if used.   

12. Clear Title:  It is specifically assumed, unless otherwise indicated, that the title to the property is clear and marketable, 

that there are no recorded, unrecorded, or potential liens, defaults, encumbrances, etc. that would adversely affect the 

marketability and transfer of ownership.  The appraiser(s) do not imply expertise in determining defects in the title, nor 

has the appraiser(s) been informed of such adversities.  Specific questions regarding the title, including title insurance 

should be directed to a well qualified real estate title company.  The legal description provided by title report, surveyor, 

government records, etc. is assumed to be correct.   

13. Survey:  Site plans, sketches, or other illustrations are not surveys unless specifically identified as an exhibit from a 

licensed survey.  Surveys of the site boundaries were not completed, nor does (do) the appraiser(s) imply such expertise.  

Dimensions and areas of the site were obtained from sources deemed reliable but not guaranteed.  Additionally, it is 

further assumed that no encroachments exist.   

14. Subsurface Rights, Avigation Easements, and Transferable Development Rights (TDR’s):  The market value opinion(s) 

specifically assume that there are no mineral deposit rights or other subsurface rights, avigation easements, or 

transferable development rights associated with the property unless explicitly stated within the report.    

15. Private Deed Restrictions:  The appraiser(s) make the explicit assumption that there are no private deed restrictions that 

in any way limit the use of the subject property.   

16. Americans with Disabilities Act (ADA):  The ADA became effective on January 26, 1992.  The appraiser(s) do not imply 

expertise in the interpretation of the ADA, nor has a compliance survey been completed.  The potential exists that if a 

compliance survey is completed combined with a detailed analysis of the ADA requirements, deficiencies may be 

revealed that could adversely impact the market value conclusion(s).  No specific information regarding any non-

compliance issues have provided to the appraiser(s) and the possibility of non-compliance was not considered in the 

developing the opinions of value contained herein.  Specific compliance questions should be directed to the appropriate 

governing jurisdictional agency.   

17. Zoning Ordinances:  It is assumed that no changes to the current zoning code/ordinances or other regulations regarding 

the use of the property, density of development, construction components and/or quality of components, etc. are 

imminent or under consideration by the jurisdictional governing body, unless otherwise noted in the report.  The property 

is appraised under the assumption that the improvements are approved, that certificates of occupancy or permits have 

been or will be issued, and that all other applicable national, state, local, or other administrative requirements have 

successfully been, or will be obtained or renewed for any use considered in the opinion(s) of market value.   

18. Adverse Governmental Controls:  Unless otherwise stated, the appraiser(s) are unaware of any governmental controls on 

the property, public initiative issues, rent or price controls, or any other adverse governmental or public controls 

contemplated regarding the legal use of the property.   
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19. Property Compliance:  The appraiser(s) express no opinions or warranties that may require legal expertise or specialized 

investigations beyond the methods and investigations typically employed by real estate appraisers.  Market value 

opinion(s) and conclusions contained within the report assume that the property is compliant with all environmental and 

government regulations such as building permits, fire department approvals, occupancy permits, building codes, 

licenses, etc.  If the appraiser(s) have not been supplied with a termite inspection, occupancy permit, etc., no 

responsibility or representation is assumed for correction costs associated with obtained those items or deficiencies 

discovered before or after they were obtained.  The appraiser(s) assume no responsibility for costs incurred to obtain 

flood hazard determination, flood hazard insurance, or consequences arising for failure to obtain flood hazard insurance.  

Although the appraiser(s) has searched publicly available FEMA maps, a flood certification should be obtained from a 

qualified agent for the Federal Flood Insurance Program.    

20. Structural Integrity and System Components:  No advice or warranty of any kind are expressed or implied regarding the 

condition or adequacy of the mechanical systems, structural integrity of the improvements, soils, settlements, drainage, 

or other factors regarding the integrity and adequacy of the component systems of the improvements.   The appraiser(s) 

is not a qualified engineer, nor is expertise implied with respect to engineering matters.  Client may desire to retain the 

services of a qualified licensed contractor, civil engineer, structural engineer, architect, or other expert in determining 

the quality, condition, and adequacy of the improvements prior to the disbursement of funds.  It is assumed that the 

existing improvements are structurally sound and constructed to the applicable federal, state, and local building codes 

and ordinances.  That assumption includes, but is not limited to the superstructure, roofing, electrical, plumbing, 

mechanical, HVAC, elevator, etc. The opinion(s) of market value are based upon no hidden or unapparent adverse 

conditions of the improvements, the site, or the subsoil which would cause a loss in value.  No responsibility or liability is 

assumed for any adverse conditions or for the expertise and retention of experts in discovery, detection, and cost to cure.   

In the event that professional consultations or reports reveal negative factors that would create a loss in value, the 

appraiser(s) reserve the right to amend the opinion(s) of market value and other conclusions contained herein.  

21. Environmental Hazards:  Unless specifically stated, the appraiser(s) have no knowledge regarding the presence or 

absence of toxic materials including but not limited to asbestos, urea-formaldehyde insulation, leaking underground 

storage tanks, contaminated groundwater, or other potentially hazardous materials and substances that would 

adversely affect the market value and marketability of the property.  The appraiser(s) do not imply expertise and no 

liability is assumed for the detection or remediation of such materials or substances whether above or below the ground 

surface.  Although a perfunctory observation was made during the inspection, the client is referred to an environmental 

expert for further details, if so desired.  If environmental hazards are discovered, the market value opinion(s) may be 

negatively affected, requiring a re-appraisal of the property for an additional fee.   

22. Environmental Compliance:  Unless otherwise noted, the appraiser(s) make the assumption that the property is in 

compliance with all applicable national, state, or local environmental regulations. 

23. Competent Property Management:  It is assumed that the subject property analyzed currently is, or will be under 

efficient and competent management and that said management is not, or will not be inefficient or super-efficient.  

24. Cash Flow Projections:  The cash flow projections presented in this report are forecasts of future performance 

characteristics based upon the macro and micro economic data detailed in the analysis.  The income, vacancy, 

expenses, and general economic conditions presented are not to be construed as predictions of the future, but rather 

reasonable expectations of future performance.  Actual results will vary and are affected by fluctuating economic 

conditions and efficiency of management.  The appraiser(s) make no warranty, express or implied, that the forecasts will 

occur as outlined.  Additionally, future economic projections mat be adversely affected by unforeseen circumstances and 

economic repercussions beyond the realm of knowledge or control, such as the events of September 11, 2001.  

25. Asset Recommendations and Consultations:  No statements contained within the report shall constitute 

recommendations with regard to the acquisition, disposition, or holding of the asset at the stated market value 

indication(s).  Such decisions warrant significant research and strategy, with specific investment questions requiring 

additional consultations and financial analysis.  
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