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November 29, 2019 
 
 
Mrs. Jody Odom, MAI, AI-GRS, CRE 
South State Bank 
817 Dave Gibson Road 
Fort Mill, SC 29708 
 
Subject: Vacant Land – Client File No.:19-004926-01-01 

721 Anderson Street 
Belton, South Carolina  29627   

 
Dear Mrs. Odom, MAI, AI-GRS, CRE: 

In accordance with your request, I have personally inspected the above referenced 
property and have made an Appraisal.  I am submitting an Appraisal Report with 
applicable exhibits and addenda which explain and demonstrate the process used in 
completing this assignment.  
 
This is an Appraisal Report, which is intended to comply with the reporting requirements 
set forth under Standards Rule 2-2 of the Uniform Standards of Professional Appraisal 
Practice for an Appraisal Report.  As such, it presents only summary discussions of the 
data, reasoning, and analysis that were used in the appraisal process to develop the 
appraiser’s opinion of value.  Supporting documentation concerning the data, reasoning, 
and analysis is retained in the appraiser’s file.  The depth of discussion contained in this 
report is specific to the needs of the client and for the intended use stated below.  The 
appraiser is not responsible for unauthorized use of this report. 
 
The subject property consists of a vacant tract of land having a gross area of 0.743 acres.  
The property is located on Anderson Street, aka US Highway 76, within the municipal 
limits of Belton, Anderson County, SC.  The subject site lies approximately 0.73 miles 
west of downtown and is slightle elevated above road grade. There is a dilapidated brick, 
single-family residence located in the center of the site, however, no value has been given 
to these improvements and the site has been appraised as if vacant. The physical address 
is 721 Anderson Street, Belton, SC 29627 and the subject property is further identified on 
Anderson County Tax Map 226-10, Block 03, as Parcel 013.    
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The purpose of this appraisal is to conclude the Market Value of the Fee Simple Estate 
of the subject property “As Is” as of November 18, 2019.  I have also been asked to 
provide a 90-Day Liquidation Value. “As Is” Market Value, Market Value, Fee Simple 
Estate, and Liquidation Value are further defined and qualified in the following appraisal 
report. 
 
This report is the result of the appraiser and client concurring on the appropriate valuation 
methods based on the subject property specifics resulting in a credible value opinion.  The 
following table summarizes my value conclusions and relevant data.  The scope of the 
appraisal and the definition of market value are found in the Introduction section of this 
report. 
 
The acceptance of this appraisal assignment and the completion of the appraisal report 
submitted herewith are contingent on the following extraordinary assumptions and/or 
hypothetical conditions.  
 
Extraordinary Assumptions: 
 
An extraordinary assumption is defined as “an assumption, directly related to a specific 
assignment, which, if found to be false, could alter the appraiser’s opinions or 
conclusions” (USPAP 2018 - 2019 Edition, ASB of The Appraisal Foundation).  
“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”  (USPAP 2018 - 2019 Edition, ASB of The Appraisal Foundation, 
Comment). 
 
This appraisal makes the following extraordinary assumptions. This appraisal makes the 
extraordinary assumption that the existing improvements located on the subject site 
provide no contributing value and have not been afforded any consideration in this 
analysis. An estimated demolition expense has been made and this cost will be 
deducted from the conconcluded market value of the fee simple estate. . 
 
Hypothetical Conditions: 
 
A hypothetical condition is defined as “that which is contrary to what exists but is 
supposed for the purpose of analysis” (USPAP 2018 - 2019 Edition, ASB of The Appraisal 
Foundation, page U-3).  “Hypothetical conditions assume conditions 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 an analysis”  (USPAP 2018- 2019 Edition, ASB of The Appraisal 
Foundation, Comment). 
 
This appraisal assumes the following hypothetical conditions. None.    
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Based on the analysis contained within this report, it is my opinion that the Market Value 
for the subject property, with no consideration for FF&E, is: 
 
 

Fee Simple Estate “As Is” as of November 18, 2019 
SEVENTY THOUSAND DOLLARS   

($70,000) 
 

Liquidation Value – 90-Day 
THIRTY-THREE THOUSAND DOLLARS  

($33,000) 
 
 

In this assignment, the existence of hazardous waste material, which may or may not be 
present on or in the subject property, was not observed by this appraiser.  I have no 
knowledge of the existence of such materials on or near the subject property; however, I 
am not qualified to detect such substances.  The presence of such material may have an 
effect on the value or use of the subject property.  It is assumed that there are no 
hazardous material spills resulting from underground storage tanks or other causes 
associated with the subject property.  Full compliance with all environmental laws is 
assumed.  The client is urged to retain an expert in this field, if further clarification is 
desired.  I wish to clearly emphasize that the detection of any such hazardous materials 
is beyond the scope of this valuation analysis.  Furthermore, it is assumed that the 
presence of any hazardous materials, gases or toxic substances that would cause a loss 
in value is assumed not to exist on the subject property. 
 
The value estimate assumes no impact on value because of "Section 404 - Wetlands" as 
defined by the US Army Corp. of Engineers.  We have found no evidence of wetlands; 
however, we are not qualified in this field and urge the client to seek the advice of an 
expert to determine any potential impact of wetlands on the above referenced property. 
 
The appraisal analysis, opinions and conclusions were developed, and this appraisal 
report has been prepared in conformance with (and the use of this report is subject to)  
all regulations issued under Title XI of the Financial Institutions Reform, Recovery and 
Enforcement Act of 1989 (FIRREA) and the Uniform Standards of Professional Appraisal 
Practice (USPAP) 2018 - 2019 Edition as promulgated by the Appraisal Standards Board 
of the Appraisal Foundation. 
 
I certify that I have the experience and knowledge to competently complete an appraisal 
of this type and have made other appraisals of similar properties in the past. I further 
certify that the subject property was inspected by Thomas B. Mahaffey, MAI, CCIM and 
John T. Palmer, Jr., Apprentice Appraiser. 
 



 

 

 

Mrs. Odom, MAI, AI-GRS, CRE 
November 29, 2019 
Page Four 
 
 
 
This appraisal assignment was not conditional upon the production of a specified value, 
or a value within a given range.  Future employment prospects are not dependent upon 
a specified value.  Employment and the payment of the fee are not based on whether a 
loan application is approved or disapproved. 
 
I appreciate the opportunity to be of service.  If you have any questions, or require any 
additional information, please feel free to contact me anytime. 
 
Respectfully submitted, 
 
 
Mahaffey & Associates, LLC 

 
 
 
 
Thomas B. Mahaffey, MAI, CCIM 
State Certified General Real Estate Appraiser 
SC Certificate No. CG 4207 
 

 
John T. Palmer, Jr. 
Apprentice Appraiser 
SC Certificate No. 7836 
 
Mahaffey & Associates, LLC  
Job No: 19115 

 

  



 

 

 

 
 

 

Subject Site from Anderson Street; Facing northwest 

 

 

Subject Site from southwest corner; Facing northeast 



 

 

 

 

 

 

Subject Site from southeast corner; Facing northwest 

 

 

Subject Site; Facing east 



 

 

 

 

 

Subject Site; Facing northwest 

 

 

Residential Improvements Onsite – No consideration afforded 

 



 

 

 

 

 

Anderson Street; Facing northeast – subject on left 

 

 

Anderson Street; Facing southwest – subject on right 
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MAHAFFEY & ASSOCIATES, LLC 

SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 
 

PROPERTY Vacant Land  

LOCATION: 
Street 
City 
County 
State 

 
721 Anderson Street 
Belton 
Anderson 
South Carolina  

TAX MAP NUMBER 226-10-03-013 

OWNER OF RECORD South State Bank 

DATE OF INSPECTION November 18, 2019 

DATE OF REPORT November 29, 2019 

DATE OF APPRAISAL/VALUATION November 18, 2019 

LAND AREA  0.743 acres or 32,365 square feet 

ZONING C-3; General Commercial 

FLOOD ZONE - PANEL # - DATE X 450070269E; September 29, 2011 

HIGHEST AND BEST USE - VACANT Commercial Development 

SITE VALUE $70,000 

LIQUIDATION VALUE – 90 Day $33,000 

ESTIMATED EXPOSURE TIME 24-48 months 

ESTIMATED MARKETING PERIOD 24-48 months 

INSPECTING APPRAISER Thomas B. Mahaffey, MAI, CCIM 

INSPECTING APPRAISER John T. Palmer, Jr., Apprentice Appraiser 
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MAHAFFEY & ASSOCIATES, LLC 

ASSUMPTIONS AND LIMITING CONDITIONS 

 

1. This is an appraisal report presented in an Appraisal Report which is intended to comply 
with the reporting requirements set forth under Standard Rule 2-2(a) of the Uniform 
Standards of Professional Appraisal Practice.  It is understood between the parties that 
the scope of the assignment is limited and we relied on information obtained from the 
public records of Anderson County, published data sources and discussions with 
market professionals such as investors and brokers relative to County, published data 
sources and discussions with market professionals such as investors and brokers 
relative to the subject’s income performance and physical composition.  Mahaffey & 
Associates, LLC is not responsible for unauthorized use of this report.  

 
2. Unless otherwise specifically noted in the body of the report, it is assumed that title to 

the property or properties which are identified as the subject of the report, are clear and 
marketable and there are no recorded or unrecorded matters or exceptions to title that 
would adversely affect marketability or value.  Mahaffey & Associates, LLC has not 
examined title and makes no representations relative to the condition thereof. 

 
3. Unless otherwise specifically noted in the body of the report, the legal description 

furnished is assumed to be correct. Any abbreviations or discrepancies relative to the 
legal would be identified. 

 
4. It is assumed that surveys and/or plats furnished to, or acquired by, the appraiser and 

used in the making of this report are correct.  Mahaffey & Associates, LLC has not made 
a land survey or caused one to be made unless identified in the report and therefore, 
assumes no responsibility for accuracy of same. 

 
5. It is assumed any improvements have been, or will be, constructed according to 

approved architectural plans and specifications in conformance with recommendations 
contained in or based on any soil report(s).  Unless otherwise noted, Mahaffey & 
Associates, LLC has not retained independent engineer(s) or architect(s) in connection 
with the report and therefore, makes no representations relative to conformance with 
approved architectural plans, specifications, or recommendations contained in or based 
on any soil(s) report. 

 
6. It is assumed that all factual data furnished by the client, property owner, owner's 

representative, or persons designated by the client or owner are accurate and correct 
unless otherwise specifically noted in the report.  I do not guarantee the correctness of 
such data, although as far as is reasonably possible, the data has been checked and is 
believed to be correct.  Information and data referred to in this paragraph may include 
but is not limited to information relative to the subject of the report regarding numerical 
street addresses, lot and block numbers, assessor’s parcel numbers, land dimensions, 
square footage area of land, dimensions of the improvements, gross building areas, net 
rentable areas, usable areas, unit count, room count, rent schedules, income data, 
budgets, historic operating expenses, and related data.  Information obtained regarding 
demographics, comparable verification, and data of a general sense is assumed factual 
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MAHAFFEY & ASSOCIATES, LLC 

as confirmed and the source(s) reliable.  Any material error in the gathered data could 
have substantial impact on the conclusions reported; as a result, Mahaffey & 
Associates, LLC reserves a right to amend conclusions reported if made aware of such 
an error. 

 
7. Unless otherwise noted in the body of the report, it is assumed that there are no mineral 

or sub-surface rights of value involved in the report and there are no other development 
rights of value that may be transferred.  Subsurface rights, minerals and oils, were not 
considered in making this report unless otherwise stated. 

 
8. Any riparian and/or littoral rights identified by survey or plat are assumed to go with the 

property unless easements and/or deeds of record were found by the appraiser to the 
contrary. 

 
9. It is assumed that there is full compliance with all federal, state, and local environmental 

regulations and laws, unless non-compliance is stated, defined, and considered in the 
report. 

 
10. It is assumed that all applicable zoning and use regulations and restrictions have been 

complied with, unless the non-conformity has been stated, defined, and considered in 
the report.  Unless otherwise noted, it is assumed that no changes in the present zoning 
ordinances or regulations governing use, density, or shape, are being considered. 

 
11. It is assumed that all required licenses, certificates of occupancy, consents, or other 

legislative or administrative authority from any local, state, or national government or 
private entity or organization has been, or can be, obtained or renewed for any use on 
which the value opinion contained in the report is based. 

 
12. Unless otherwise stated in the report, the existence of hazardous material, which may 

or may not be present on the property, was not observed by the appraisers.  The 
appraisers have no knowledge of the existence of such material on or in the property.  
The appraisers, however, are not qualified to detect such substances.  The presence of 
substances such as asbestos, urea formaldehyde foam insulation, contaminated 
ground water, or other potentially hazardous materials may affect the value of the 
property.  The value opinion is predicated upon the assumption that there is no such 
material on or in the property that would cause loss in value or affect its marketability.  
No responsibility is assumed for any such conditions, or for any expertise or engineering 
knowledge required to discover them.  The client is urged to retain an expert in this field 
if desired. 

 
13. The soil of the area which is the subject of the report appears to be firm and solid.  

Unless otherwise stated, subsidence in the area is unknown or uncommon, but 
Mahaffey & Associates, LLC does not warrant against this condition and/or occurrence. 

 



ASSUMPTIONS & LIMITING CONDITIONS - Continued  

 

 

4 

MAHAFFEY & ASSOCIATES, LLC 

14. It is assumed that the utilization of the land and improvements is within the boundaries 
or property lines as described in the report, and there is no encroachment or trespass, 
unless noted. 

 
15. The date of value of which the opinions in the report apply is set forth in the body of the 

report.  Mahaffey & Associates, LLC assumes no responsibility for economic or physical 
factors occurring at some later date which may affect the opinions stated in the report. 

 
16. Unless otherwise specifically noted, this report is not being prepared for use in 

conjunction with litigation. Accordingly, no rights to expert testimony, pretrial or other 
conferences, disposition, or related services are included in this appraisal.  If as a result 
of this undertaking, Mahaffey & Associates, LLC or any its officers, professionals, and/or 
consultants are requested or required to provide any of the foregoing services, such 
shall be subject to the availability of Mahaffey & Associates, LLC professionals or 
consultants at the time and shall further be subject to the party or parties requesting or 
requiring such services paying the then applicable professional fees and expenses.   

 
17. Neither all nor any of the contents of the report shall be conveyed to the public through 

advertising, public relations, news, sales or other media without written consent and 
approval of Mahaffey & Associates, LLC, particularly as to the valuation conclusions, 
the identity of the professionals or firm, or any reference to the Appraisal Institute, the 
MAI designation, or certification by the State of South Carolina .  Exempt from 
restrictions relative to the transmittal of this report to third parties is duplication for 
internal use of the client-addressee and/or transmission to attorneys, accountants, or 
advisors of the client-addressee.  Also exempt from this restriction is transmission of 
the report to any court, governmental authority, or regulatory agency having jurisdiction 
over the party/parties for whom the report was prepared, providing that the report and/or 
its contents shall not be published, in whole or in part in any public document without 
the express written consent of Mahaffey & Associates, LLC or its principals, which 
consent Mahaffey & Associates, LLC reserves the right to deny.  The report should not 
be advertised to the public or otherwise used to induce a third party to purchase the 
property.  Any third party not covered by the exemptions herein who may possess this 
report is advised that he should rely on his own independently secured advice for any 
decision in conjunction with the property.  Mahaffey & Associates, LLC, its professionals 
and/or principals, shall have no accountability or responsibility to any such third party. 

 
18. Unless specifically set forth in the body of the report, nothing contained therein shall be 

construed to represent any direct or indirect recommendation to buy, sell, or hold the 
property(s) at the value(s), or development scenario as stated.  Such decisions involve 
substantial investment strategy and must be specifically addressed in consultation form. 

 
19. The distribution of the total valuation in this report between land and improvements 

applies only under the existing program of utilization.  The separate valuations for land 
and building must not be used in conjunction with any other report and are invalid if so 
used. 
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20. The forecasts, projections, and/or operating estimates contained herein are based on 

current market conditions, anticipated (though recognizably short term) supply and 
demand factors, and a continued stable economy, unless otherwise stated.  Any 
forecasts are therefore subject to changes in future conditions. 

 
21. The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  The 

Appraisal Associates, Inc. has not made a specific compliance survey and analysis of 
this property to determine whether or not it is in conformity with the various detailed 
requirements of the ADA.  It is possible that a compliance survey of the property, 
together with a detailed analysis of the requirements of the ADA, could reveal that the 
property is not in compliance with one or more of the requirements of the Act.  If so, this 
fact could have a negative effect upon the value of the property.  Since Mahaffey & 
Associates, LLC has no direct evidence relating to this issue, we did not consider 
possible non-compliance with the requirements of ADA in estimating the value of the 
property. 

 
22. The exact location and the determination of specific availability of any particular utility 

are beyond the scope of this appraisal.  The client and prospective user of the property 
must make such additional investigations and inquiries with professional engineers or 
directly with utility providers concerning specific utility services(s) as a part of the 
client’s due diligence studies required for the client’s intended use(s) of the property, 
all as the client, in the client’s judgment, may deem appropriate.  Any comments as to 
utilities contained herein are strictly limited to our physical observations, and we 
expressly do not warrant such comments or service(s) in any fashion.  Any lack of 
particular utility service(s) will have a direct impact upon the valuation contained in this 
appraisal. 

 
23. The appraisal analysis, opinions and conclusions were developed and this appraisal 

report has been prepared in conformance with (and the use of this report is subject 
to) all regulations issued under Title XI of the Financial Institutions Reform, Recovery 
and Enforcement Act of 1989 (FIRREA) and the Uniform Standards of Professional 
Appraisal Practice and Advisory Opinions (USPAP) 2018 – 2019 Edition as 
promulgated by the Appraisal Standards Board of the Appraisal Foundation.  

 
24. This Appraisal Report is intended to comply with the reporting requirements set forth 

under STANDARD 2 of the Uniform Standards of Professional Appraisal Practice and 
Advisory Opinions (2018 - 2019 Edition) for an Appraisal Report.  As such, it presents 
only summary discussions of the data, reasoning, and analyses that were used in the 
appraisal process to develop the appraisers’ opinion of value.  Supporting 
documentation concerning the data, reasoning, and analyses is retained in the 
appraisers’ file.  The depth of discussion contained in this report is specific to the 
needs of the client and for the intended use stated herein.  These appraisers are not 
responsible for unauthorized use of this report. 
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SCOPE OF WORK 

 

Scope of work is the most critical decision an appraiser will make in performing an 

assignment.  Solving an appraisal problem involves three steps: 

 

 1. Identifying the problem 

 2. Determining the solution (or scope of work) 

 3. Applying the solution 

 

Scope of work encompasses all aspects of the valuation process, including which 

approaches to value will be used; how much data is to be gathered, from what sources, 

from which geographic area, and over what time period; the extent of the data verification 

process; and the extent of property inspection, if any. The scope of work decision is 

appropriate when it allows the appraiser to arrive at credible assignment results and is 

consistent with the expectations of similar clients and the work that would be performed 

by the appraiser’s peers in a similar situation. 

 

Inspection 

 

Representing Mahaffey & Associates, LLC at the time of inspection was Thomas B. 

Mahaffey, MAI, CCIM and John T. Palmer, Jr. Mahaffey & Associates, LLC professionals 

are not engineers and are not competent to judge matters of an engineering nature, nor 

has Mahaffey & Associates, LLC retained independent structural, mechanical, electrical, or 

civil engineers in connection with the report. As such, Mahaffey & Associates, LLC makes 

no representations relative to detrimental conditions of the improvements, if any exist.  

Unless otherwise noted in the report, no problems were brought to the attention of Mahaffey 

& Associates, LLC professionals by ownership or management.   

 

Unless otherwise noted, Mahaffey & Associates, LLC professionals inspected less than 

100% of the entire interior and exterior portions of the improvements.  If questions regarding 

engineering studies are critical to the decision process of the reader, the advice of 

competent engineering consultants should be obtained and relied upon. 

 

Data Research 

 

Mahaffey & Associates, LLC has collected factual information about the subject property 

and the surrounding market.  The research included to some degree the Anderson County 
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Assessor’s Office.  In general, due to the limited activity in the Belton, SC area, the 

research performed included searching data sources from as far as 4 years from the date 

of valuation including reviewing any relevant current listings. This information was 

confirmed with various sources such as buyers, sellers and brokers unless otherwise 

noted.   

 

Methodology 
 

There are generally two approaches utilized in the valuation of vacant land:  The Sales 

Comparison Approach and the Income Capitalization Approach.  The values concluded 

by each approach are reconciled into a final estimate of value. 

 

Sales Comparison Approach 

 

The Sales Comparison Approach compares the subject property to similar properties, 

which have recently sold, are listed or are under contract.  The sales are analyzed using 

appropriate units of comparison, such as price per square foot, effective gross income 

multiplier (EGIM) and price per room.  Each unit will result in a value conclusion for the 

subject property and will be reconciled into a value indication by the Sales Comparison 

Approach. 

 

The most appropriate unit of comparison for the subject property is the price per square 

foot methodology.  

 

Income Capitalization Approach 

 

The Income Capitalization Approach estimates value by using one and or two methods 

of capitalization.  Direct capitalization processes net operating income into value using an 

overall capitalization rate extracted from market data.   

 

Yield capitalization considers the projected net operating income and subsequent resale 

proceeds over the estimated holding period.  These cash flows are discounted to present 

value at a yield rate that would attract the necessary equity capital.  The resulting amount 

is an indication of value by yield capitalization.    
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The subject property is vacant land unencumbered by a ground lease; thus, the Income 

Capitalization Approach has been omitted from analysis.  

 

Reconciliation 

 

In this analysis only the Sales Comparison Approach has been performed. Therefore, no 

reconciliation is required. 

 
INTENDED USERS 
 

The intended user of this report is South State Bank and may not be used or relied upon 

by any other party.  Any party who uses or relies upon any information in this report, 

without the preparer’s written consent, does so at his/her own risk.   
 
INTENDED USE / EFFECTIVE DATE 
 

The purpose of this appraisal is to conclude the Market Value of the Fee Simple Estate 

of the subject property “As Is” as of November 18, 2019. I have also been asked to provide 

a 90-Day Liquidation Value. “As Is” Market Value, Market Value, Fee Simple Estate, and 

Liquidation Value are further defined and qualified in the following appraisal report. 

 

This report is intended for use in connection with general business decisions in a federally 

related transaction. This report may be relied upon by South State Bank and its affiliates 

and participants, governmental/non-governmental agencies, legal counsel or other 

transaction participants. 

 

VALUE TYPE & DEFINITION 

 

“As Is” Market Value is defined as: "the estimate of the market value of real property 

in its current physical condition, use, and zoning as of the appraisal date”.1 

 

Market Value is defined as: "the most probable price which a property should bring in a 

competitive and open market under all conditions requisite to a fair sale, the buyer and 

seller each acting prudently, knowledgeably, and assuming the price is not affected by 

 

1 The Dictionary of Real Estate Appraisal, 5th Edition, Chicago:  The Appraisal Institute, 2010 
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undue stimulus.  Implicit in this definition is the consummation of a sale as of a specified 

date and the passing of title from seller to buyer under conditions whereby;   

  

 1)  buyer and seller typically are motivated; 

2) both parties are well informed or well advised, and acting in what they 

consider their own best interest; 

 3)  a reasonable time is allowed for exposure in the open market; 

 4) payment is made in terms of cash in US 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.”2 

 

Fee Simple Estate is defined as: "absolute ownership unencumbered by any other 

interest or estate; subject only to the limitations imposed by the governmental powers of 

taxation, eminent domain, police power, and escheat."3  

 

Liquidation Value 

 

The most probable price that a specified interest property should bring under the 

following conditions: 

1. Consummation of a sale within a short time period. 

2. The property is subjected to market conditions prevailing as of the date of 

valuation. 

3. Both the buyer and seller are acting prudently and knowledgeably. 

4. The seller is under extreme compulsion to sell. 

5. The buyer is typically motivated. 

6. Both parties are acting in what they consider to be their best interests. 

7. A normal marketing effort is not possible due to the brief exposure time. 

8. Payment will be made in cash in US dollars or in terms of financial arrangements 

comparable thereto. 

 

2 Office/Warehouse of the Comptroller of the Currency under 12 CFR, Part 34, Subpart C-Appraisals, 34.42 Definitions [f]. 

3The Dictionary of Real Estate Appraisal, 5th Edition.  (Chicago:  Appraisal Institute, 2010), p. 78. 
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9. 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. 

 

SUBJECT SALES HISTORY 

 

According to current courthouse documents, the owner of record is South State Bank, 

having been acquired from Park Sterling Bank on November 29, 2017. This deed is 

recorded in the RMC Office of Anderson County in Deed Book 13158, at Page 216. This 

deed is representative of a merger. It is my understanding that this sale was an arm’s 

length transaction. 

 

This being the same property conveyed to the grantor by deed of CapitalBank as recorded 

in Anderson County Deed Book 10266, at Page 262 on December 14, 2011.  

 

A copy of the most recent deed is found within the Addenda section of this report. 

 

Recent Ownership – Three (3) Year History: 

 

Multiple attempts were made to ascertain the history of the current listing and the interest 

that the listing agency has received with regard to the subject site.  This appraiser has 

solicited information from the listing agent and has received limited correspondence from 

the same.  From sources online this appraiser was able to find a record of the initial listing 

dated April 1, 2019 for a total of $99,900.  The asking price has since been reduced to 

$89,900.  This appraiser has not found any evidence of any prior listings preceding the 

date of this report other than referenced above.   

 

Purchase/Sale Agreement: 

 

N/A 

 

ASSIGNMENT CONDITIONS 

 

The scope of this appraisal encompasses the necessary research and analysis to prepare 

a report in accordance with the intended use, the Code of Professional Ethics and 
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Standards of Professional Practice of the Appraisal Institute, and the Uniform Standards 

of Professional Appraisal Practices of the Appraisal Foundation.  The scope of the 

assignment included inspecting the subject property, gathering regional, county and 

neighborhood data from various public information sources and determining the Highest 

and Best Use of the subject property.  A final estimate of value is determined after 

assembling and analyzing the data defined in this category.  It is my opinion that this 

analysis leads to a credible estimation of value for the subject property. 

 

The appraiser’s specific qualifications are included within the Addenda section of this 

report.  These qualifications serve as evidence of competence for the completion of this 

appraisal assignment in compliance with the competency provision in USPAP.  The 

appraiser’s knowledge and experience, combined with his professional qualifications, are 

commensurate with the complexity of this assignment.  The appraiser has previously 

provided consultation and value opinions for properties similar to the subject. 

 

This Appraisal Report is a brief recapitulation of the appraisers’ data, analyses and 

conclusions.  Supporting documentation is retained in the appraiser’s file. 

 

I have identified the subject property by information received from the client and was 

assisted by the Anderson County GIS System, as well as public information found in the 

Anderson County RMC Office. 

 

I have assumed no specific hypothetical conditions or extraordinary assumptions during 

the valuation of the subject property, except those listed under the Assumptions and 

Limiting Conditions section. 
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Location Map 
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Geography QuickFacts Anderson County South Carolina

Land area in square miles, 2010 715.43 30,060.70

Persons per square mile, 2010 261.6 153.9

FIPS Code 7 45

Metropolitan or Micropolitan 

Statistical Area

Anderson, SC Metro 

Area

REGIONAL ANALYSIS 

 

GENERAL 

Situated on the Anderson Plateau in northwestern South Carolina, Anderson County joins 

Greenville and Abbeville Counties on the east and southeast, Oconee and Pickens 

County on the northwest.  The Savannah River and Hartwell Reservoir separate it from 

the State of Georgia on the southwest.  The city of Anderson is located 113 miles from 

Columbia, the state capitol and 217 miles from the port city of Charleston.  Anderson 

County has a land area of 776 square miles or 496,640 acres.  In its approximate center 

is the county seat, the city of Anderson with an altitude of 764 feet.  Anderson also has 

37 miles of frontage property, the most I-85 frontage land available for development. 
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POPULATION 

Each year, Anderson is contributing more and more residents to the Metropolitan 

Statistical Area (MSA), which comprises Greenville, Spartanburg, Anderson, Cherokee 

and Pickens counties.   
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EMPLOYMENT 

Based on the most recent statistics, the unemployment rate for Anderson County was 

3.2% as of March 2019, the most recently reported for the county. The unemployment 

rates for South Carolina and the US are 3.3% and 3.9%, respectively, for the same period.  

The unemployment rate for Anderson County has dropped from a 20-year high of 13.7% 

in February 2010, from which the rates have been steadily declining overall. The same 

pattern is the case with unemployment rates for the state and country. 
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ECONOMY 

Anderson is one of the only 10 communities in the nation to be designated as an All-

America City in 2000 by the National Civic League.  With over 200 major manufacturers, 

and 22 international companies in the county, Anderson has a thriving business climate.  

The top major industries in Anderson include metal products, industrial machinery, 

plastics, publishing and textiles.   

 

Two industries which many times inter-connect are the plastic and automotive sectors.  

There are more than 27 BMW suppliers in the Upstate, which is recognized internationally 

as an automotive supplier hub.  The plastic industry has a strong presence in the Upstate 

with 244 plastic companies located within the 10 counties of the northwest corner of South 

Carolina.  Anderson, in particular, has 11 automotive suppliers and is a major player in 

the plastic industry since 27 plastic companies are located in the county.  Overall, 

Anderson County has received various recognitions based on its quality work force, 

access to I-85 and premiere quality of life features. 

 

Manufacturing is the foundation of Anderson County’s economy, with textile employment 

making up the largest manufacturing category.  Diversification of the manufacturing base 

has brought about the development of dozens of new plants where old-line production 

methods have been replaced by enhanced technology requiring highly skilled workers. 

 

Several of the county’s major employers include auto suppliers, such as Robert Bosch, 

Michelin Tire Corporation, and AFCO.  The Swiss based Mikron Corporation is one of the 

newest auto suppliers to locate in Anderson County.  Many new companies are attracted 

to Anderson County due to the presence of the Clemson Research Park, located in 

Pendleton.   

 

Anderson’s economy is also dependent upon the strong trade and tourism of the area.  

The retail market has expanded significantly in recent years, as dozens of national 

retailers have added Anderson to their service areas.   
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INTERNATIONALLY - OWNED FIRMS 

Anderson County occupies 37 miles along I-85 - the most interstate frontage in the 

Upstate. This enviable position is attractive to international firms locating to the U.S. Since 

1994, Anderson County has experienced a 41 percent increase in the number of 

internationally owned firms. Below is a list of internationally owned firms as reported by 

the Anderson County Office of Economic Development: 
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INCOME 
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EDUCATION 

Excellence in education is the central focus for Anderson County schools, with many of 

its elementary, middle and high schools winning state and national awards. Anderson 

County’s public-school system consists of five districts and serves more than 27,000 

students. In addition to the public schools, there are eight private schools located within 

the county. 

 

CONCLUSION 
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Anderson is part of the five-county Metropolitan Statistical Area (MSA) covering the 

Upstate.  Officially known as the Greenville-Spartanburg MSA, the counties of Anderson, 

Pickens and Cherokee are also included.  This is the largest MSA in the State. As the 

Upstate attracts new industry and jobs, Anderson County is in a good position to capture 

its share of this growth.  New employment generates population increases and demand 

for commercial services.  Anderson County benefits from its proximity to I-85 and has the 

available land to support new growth.  The future outlook for Anderson and the region is 

considered to be favorable with the continued industrial growth occurring in the area.   

 

Overall, the property values for the Anderson area should begin to stabilize and should 

increase in the years to come as the economy continues to improve and demand is 

renewed for land to be developed for industrial, commercial and residential uses.  If the 

industrial base experiences this demand, there will be growth from all aspects of 

supporting developments.  The labor statistics indicate a decreasing unemployment rate; 

and appear to be at the lowest point in several years.  Anderson County is similar to the 

state and national levels.  The future outlook for Anderson County remains positive 

considering the overall location and stability of the local economy.  I expect stable growth 

in the market in the near future. 
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Regional Map 
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NEIGHBORHOOD ANALYSIS 
 

The subject neighborhood is generally defined as that area south of SC Highway 205, 

north of Pine Top Road, west of US Highway 178, and east of Sherwood Drive within 

Anderson County, SC. The subject property is located along US Highway 76 which 

connects with Anderson, SC to the west and Greenwood, SC to the southeast.  US 

Highway 76, aka Anderson Street, is the primary corridor within the municipal limits of 

Belton, SC and maintains relatively active traffic counts.  Approximately 5.8 miles to the 

west of the subject site is US Highway 29.  US Highway 29 is a secondary corridor that 

proceeds to the Central Business District of Greenville, SC approximately 27 miles to the 

north, and beyond Greenville to the Central Business District of Spartanburg, SC to the 

northeast.  The subject site is located within Anderson County and the municipal limits of 

Belton, SC.   

 

The Belton area is rural in nature with limited interstate access.  The nearest interstate 

access is Interstate-85 approximately 14 miles to the northwest.  The City of Anderson is 

the nearest city of a substantial size and development, and is located approximately 10 

miles to the west.  The subject's immediate area is best defined as second generations 

retail in nature with limited commercial and retail development, all surrounded by single-

family residential development.  The subject site is sandwiched between two regional 

bank branches and is approximately 0.73 miles west of downtown Belton, SC.  Main 

Street, in downtown Belton, is home to the nearest primary commercial and retail 

development complete with second generation businesses and few national chain 

retailers.   

 

Some of the immediate land uses surrounding the subject site include: South State Bank, 

BB&T, Maynard's Home Furnishings, Palmetto Insurance, Clinkscales Drugs, Subway, 

and single-family residential homes.  To the east of the subject property, in downtown 

Belton, the land uses consist of 7-Eleven, CVS, Family Dollar, Tokyo Express, Cox 

Funeral Home, and Belton Area Museum Association.   
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State Highway Access 

 

State Highway Est Distance (Miles) Visibility 

SC Highway 245 0.10 No 

SC Highway 63 0.70 No 

 

US Highway Access 

 

State Highway Est Distance (Miles) Visibility 

US Highway 76 Frontage Yes 

US Highway 29 6.40 No 

 

Interstate Access 

 

Interstate Est Distance (Miles) Visibility 

Interstate 85 14.00 No 

Interstate 385 23.00 No 

 

Contiguous Land Uses 

 

North South East West 

SFR SFR Commercial Commercial  

 
 

DEMOGRAPHICS AND TRAFFIC COUNT 

 

Neighborhood demographics, traffic counts and traffic flow are considerations when 

analyzing the potential demand for a development site.  A good commercial site would 

experience good exposure and visibility in order to generate a market share of demand.  

This demand is facilitated by proximity to densely populated residential housing and high 

traffic counts through the neighborhood and around the site.   

 

A drive-time demographics report and a neighborhood traffic count map are included in 

the following pages. A drive-time analysis is most appropriate for this type of property 
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because it narrows down the market to those people that are most likely to frequent and 

to make use of the subject property’s services, and/or uses. 

 

The neighborhood demographics indicate a moderate residential base with 2,086 

households within the five-minute drive-time. These numbers expand to 4,975 and 14,350 

households within the ten- and fifteen-minute drive-time intervals, respectively.  The five 

year annual household growth projections (2019 – 2024) are increasing at 0.71%, 0.66% 

and 0.67% in the corresponding intervals.  

 

The typical household has an average level of income which can affect demand for 

commercial uses within close proximity to the residential base. The average/median 

household incomes are: ($60,787/$41,287, $40,741/$44,879, and $55,511/$40,442), 

respectively. The corresponding five year median household income growth rates are 

increasing at 4.74%, 3.62%, and 3.39% within these same 5, 10 and 15 minute intervals. 

 

Traffic flow can be another consideration when analyzing the potential demand for a 

commercial related site.  Ideally, the site would experience good exposure and visibility 

in order to generate a market share of demand.  This can be facilitated by good traffic 

counts around the site.  A traffic count map is included within the following pages.  

 

Direct counts along Anderson Street and Rice Road are 9,300 and 600 CPD, respectively.  

These counts are provided by 2018 SCDOT data and are in close proximity to the subject 

location and depict the amount of travel in and around the neighborhood confines.  
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TRAFFIC COUNT MAP 
 

 

 

Subject Site 

 

The neighborhood’s demographics and the subject’s location within the neighborhood 

factor strongly in several areas, including; the subject’s value from a highest and best use 

standpoint, and estimating the subject’s revenue potential and capitalization rate 

consideration.  Hence, this neighborhood analysis provides another basis for several key 

judgments that are made throughout the appraisal process in this report. 

 
 
CONCLUSION 
 

The neighborhood is in a stable area that has experienced moderate commercial and 

residential growth over the prior 10 years.  The subject is located on a primary corridor 

within the market and access is considered to be good from the area roadways.  

 

The subject neighborhood is well positioned to continue attracting residential growth as a 

bedroom community to Anderson, and it is my opinion that growth in the neighborhood 

will continue at a rate below changes in regional and local economic conditions within the 

areas larger markets.   
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NEIGHBORHOOD DEMOGRAPHICS 
(5, 10, 15 MINUTE DRIVETIME)  
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NEIGHBORHOOD ANALYSIS - Continued 

 

 

41 

MAHAFFEY & ASSOCIATES, LLC 

Neighborhood Map 
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SITE ANALYSIS 

 

The subject site is located along US Highway 76, aka Anderson Street, approximately .73 

miles west of downtown Belton, SC within the municipal limits of the same.  As will be 

discussed at greater length within this report, the subject site is zoned C-3; General 

Commercial.  The immediate area is best characterized as having a limited variety of 

regional and 2nd generation commercial and retail development, whereas the primary 

development is located to the east within the downtown area of Belton as previously 

mentioned.  Access to the subject site is afforded by US Highway 76 and there is one 

point of ingress/egress.  

 

Anderson County GIS Map 
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General Site Description: 

 

Physical Characteristics 

Plat Book/Page Metes & Bounds drawn in the following pages 

Land Area (acres) 0.743 

Land Area (square feet) 32,365 

Shape Rectangular 

Frontage/Depth 130'/218' 

Access US Highway 76, aka Anderson Street 

Secondary Access None 

Topography/Drainage Basically Level 

Soil/Subsurface Appears typical of the area 

Environmental Concerns None noted or observed at inspection 

Easements None other than utilities - Assumed 

Available Utilities All Public 

Functional Utility Adequate 

 

Topographic Overlay 
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Flood Data: 

 

The subject property appears to be situated in Zone X, a low risk flood area, after 

reviewing the Flood Insurance Rate Map identified on Community Panel No 450070269E, 

dated September 29, 2011 for Anderson County. A copy of the applicable map is located 

within this section of the appraisal report. My observation of the subject site’s flood 

zone status should not be relied upon as being accurate.  The client should employ 

a professional engineer or surveyor to verify the actual flood zone status. 
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SURVEY -  
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ZONING 

 

The subject property is zoned C-3; General Commercial by the City of Belton.  The intent 

of this ordinance and characteristics of the same are included within the following pages 

of this report. 

 

Zoning Map 

 

 

 

Subject Site 

  

 

Restrictive Covenants: 

 

None 
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TAX AND ASSESSMENT ANALYSIS 

 

In South Carolina, property taxes are reassessed every five years. In 2007, the “South 

Carolina Property Tax Valuation Reform Act, ACT 388” was enacted to provide that the 

Taxable Market Value of real property does not exceed an increase of 15% over a five-

year period unless an Assessable Transfer of Interest (ATI) occurs. Thus, when a 

property sells, is developed, renovated or added to, it can be reassessed, and the 15% 

cap can be overridden. However, an unintended consequence of this legislation was 

higher property taxes on recently sold properties. Thus, competing properties had 

unequal tax burdens depending upon when they were purchased. 

Therefore, to remedy the perceived inequities, on June 2, 2011, the South Carolina 

General Assembly passed point of sale legislation. This new legislation is applicable to 

all non-primary residential properties which are assessed at a 6% rate and includes 

commercial properties, investment properties, and second homes but excludes 

manufacturing properties which are assessed at 10.5%. Under the new law, properties 

will receive a 25% exemption from the sales value for taxation purposes. The bill also 

provides for a minimum level of valuation established as the fair market value 

documented on the county tax assessor’s records. As the application of this law has yet 

to be demonstrated in significant quantities, the actual effect on value is inconclusive as 

of the date of this appraisal. 

Once the taxable market value has been established by the county assessor, the proper 

assessment ratio is applied based on the property type. The following chart shows the 

assessment ratio per property type. 

PROPERTY CLASSIFICATION ASSESSMENT RATE 

Manufacturing Property 10.5% of fair market value 

Primary Residences 4.0% of fair market value 

Agricultural Property (privately owned) 4.0% of use value 

Agricultural Property (corporate owned) 
6.0% of use value 

Commercial Real Estate 6.0% of fair market value 

 

The millage rates are set on a yearly basis by the taxing authority and applied to the 

assessed value in order to arrive at the annual real estate taxes. 
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The subject property is located within Anderson County Tax District 212 and has a taxable 

market value of $50,000. The subject property is assessed at a 6.00% rate for an 

assessed value of $3,000. Tax District 212 carries a 2019 millage rate of 0.45930. 

Multiplying the current millage rate by the noted taxable market value indicates a tax 

amount of $1,450 which is inclusive of ancillary storm, water and other fees.  The subject 

property’s current tax status is Paid. Please see Exhibit I below for the tax analysis.  

 

 

 

Since the appraisal is based on the premise that the property will sell for the reconciled 

market value a prudent investor would consider the possible effect this amendment to the 

“Point of Sale Statute” may have on the property tax expense.  

 

The reconciled market value of the Fee Simple Estate is $70,000.  After applying the POS 

discount, the adjusted taxable market value is greater than the current taxable market 

value. Thus, the adjusted tax figure should be considered in the course of any due 

diligence. 
 

Exhibit I

PROPERTY TAX CALCULATIONS

Vacant Land

721 Anderson Street

Belton, SC 29627

Tax Year 2019 Tax Year 2020**

Tax Status Paid

Parcel Number 226-10-03-013 226-10-03-013

District 212 212

Taxable Market Value $50,000 $52,500 

Other $0 $0 

Assessment Ratio x 0.06 0.06

TOTAL ASSESSED VALUE = 3,000 3,150

MILLAGE RATE x .4593000 .4593000

PROPERTY TAXES = 1,378 1,447

plus: metro sewer/storm + $72 $72

Tax and Fees = $1,450 $1,518 

Penalties = $0 $0

Total Taxes Due $1,450 $1,518

** Assumes contract or appraised value and applicable discount.
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HIGHEST AND BEST USE ANALYSIS 

 
HIGHEST AND BEST USE is defined as follows: 
 
"the reasonably probable and legal use of vacant land or an improved property, which is 
physically possible, appropriately supported, and financially feasible, and that results in the 

highest value."4  

 

When determining the Highest and Best Use of a property, one must address the Highest 

and Best Use of the site as vacant and the highest and best use of the site as improved. 

Highest and best use as vacant assumes that the parcel of land is vacant or can be made 

vacant by demolishing any improvements. Two caveats should be noted with this 

analysis. 

 

• The highest and best use of the land may be different from the highest and best 

use as improved, although this often does not mean that the improvements should 

be demolished. In these situations, the existing property is considered to be an 

interim use until such time as market demand indicates demolition of the existing 

improvements. 

• When zoning requirements change often times variances would be necessary to 

build the same improvement, and they may or may not be obtainable, indicating 

that the site as vacant would yield a smaller improvement than the one that exists 

today.  

 

For improved properties, the highest and best use analysis is performed separately for 

the land and building. This analysis pertains to the use that should be made of an 

improved property in light of its improvements. Although other improved uses may result 

in a profitable use, only the most productive use reflects the highest and best use as 

vacant. Changing the property use with the existing structure must be financially feasible 

and also generate the highest and best use as improved. If a site is improved, the existing 

use will continue unless and until land value as if vacant exceeds the sum of the value of 

the entire property in its existing use and the cost to remove the improvements. 

 

The concept of Highest and Best Use represents the premise upon which value is based. 

Presumed in these definitions is that determination of Highest and Best Use takes into 

account the contribution of a specific use to the community as well as benefits to individual 

 

4The Appraisal of Real Estate, 12th ed.  (Chicago:  Appraisal Institute, 2001), p. 305. 
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property owners.  Also, the motivation of a particular purchaser or investor contributes to 

this determination.     

 

To estimate the highest and best use of a site as though vacant or as improved, a use 

must pass four consecutive tests: 

 

 

If Market Value is defined as "most probable selling price", then the Highest and Best Use 

may be considered most probable use, or in the context of investment value, the "most 

profitable use".  The existing use of the property may or may not be different from the 

Highest and Best Use of the site.  

 

LAND AS THOUGH VACANT 

 

The goal of highest and best use as vacant is to estimate the ideal use of the subject 

property.  

 

1.  Legally Permissible: 

 

The subject site is located within the municipal limits of Belton and is zoned C-3; General 

Commercial. Considering the size of the subject site, access, visibility, neighboring 

property types, and available utilities, it is my opinion that the subject site could be 

developed with a commercial related use. The current C-3 ordinance permits a variety of 

commercial development outright without special exception.  

 

2.  Physically Possible: 

 

The size, shape, and topography affect the uses to which land may be developed, and 

the utility of a parcel of land often depends on its frontage and depth. The site analysis 

section of this report concluded that there were no material detriments to development.  

CRITERIA FOR HIGHEST AND BEST USE 

LEGALLY PERMISSIBLE 

PHYSICALLY POSSIBLE 

FINANCIALLY FEASIBLE 

MAXIMALLY PROFITABLE 
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3.  Financially Feasible: 

 

Any use that results in a net return to the land after satisfying the return to the 

improvements is considered to be financially feasible; however, that use which returns 

the maximum dollars to the land is considered the use which is maximally productive. 

Current financial feasibility with respect to vacant land is not required in the highest and 

best use decision process. However, a prospective use must be financially feasible to be 

considered in the analysis. 

 

Considering the typical land uses found in the subject neighborhood and current 

construction costs, it is my opinion that it would be financially feasible to construct a small 

commercial development common to the neighborhood.   

 

4. Maximally Profitable: 

 

The maximally profitable use is that use which provides the highest return to the 

underlying land.  The uses that are physically possible and legally permissible have been 

narrowed down, and the financially feasible uses are considered to be commercial in 

nature.  It is also my opinion that a small commercial development would also provide the 

highest residual land value. 

 

Most Likely User: 

 

It is also the opinion of these appraisers that the most likely user would be a local investor. 
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SUMMARY OF ANALYSIS AND VALUATION 

Basic to the sales comparison approach are the concepts of anticipation and change, 

supply and demand, substitution, balance and externalities. These principles consider all 

issues relevant to the estimation of value in a consistent manner that reflects local market 

conditions. 

An appraiser follows a systematic procedure in analyzing and adjusting the market 

information gathered in the sales comparison approach in accordance with the following 

steps: 

1.  Research the market to obtain information on sales transactions, listings, and 

offers to purchase or sell properties that are similar to the subject property in terms of 

characteristics such as property type, date of sale, size, location, and zoning. 

2.   Verify the information by confirming that the data obtained are factually accurate 

and that the transactions reflect arm's-length market considerations.  Verification may 

also elicit additional information about the market.  

3.   Select relevant units of comparisons (e.g., income multipliers or dollars per acre or 

per square foot) and develop a comparative analysis for each unit. 

4.   Compare comparable sale properties with the subject property using the elements 

of comparison and adjust the sale price of each comparable appropriately to the subject 

property or eliminate the property as a comparable.  

5.   Reconcile the various value indications produced by the analysis of comparables 

into a single value indication or a range of values.  In an imprecise market subject to 

varying occupancies and economies, a range may be a better conclusion than a single 

estimate. 5 

 
  

 

5The Appraisal of Real Estate, 10th Ed.  (Chicago:  Appraisal Institute, 1992), p. 371. 
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SITE VALUATION 

 

MARKET DATA 

 

In order to conclude the value of the subject site it was necessary to research the 

immediate neighborhood for recent land sales that could adequately compare to the 

subject. The methodology used in concluding the value for the subject site is the Sales 

Comparison Approach.   

 

To make comparisons, it was necessary to evaluate each Comparable Sale and make 

the appropriate adjustments for date of sale, location, and physical characteristics.  It is 

a process of correlation and analysis of data about similar properties that have recently 

sold. 

 

The Elements of Comparison are the characteristics of properties and transactions that 

cause the prices for real estate to vary. These elements are sorted into two general 

categories. 

 

1. Transaction Adjustments 

a. Property Rights Conveyed (below market lease – or property not stabilized) 

b. Financing Terms (financing not readily available to market participants) 

c. Condition of Sale (motivations) 

d. Post-Purchase Expenditures (buyer must be aware at time of purchase) 

e. Market Conditions (time – however, time itself is not a factor) 

 

2. Property Adjustments 

a. Location 

b. Physical Characteristics 

c. Economic Characteristics (attributes that effect NOI) 

d. Use (zoning/recognize difference in highest & best use) 

e. Nonrealty Components (tangible & intangible person property) 

 

Substitution is the fundamental principle in the Sales Comparison Approach. This 

principle suggests that prices, rents and rates of property tend to be set by that of 

equally desirable substitute properties.  
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In this approach four commercial sales were considered. The sales ranged in size from a 

minimum of 14,375 square feet to a maximum of 86,684 square feet.  The sales dates 

ranged from October 29, 2015 to August 6, 2018. The most appropriate unit of 

comparison for the subject is the price per square foot methodology. Due to the 

improvement in local economic conditions over the prior 60+ months 2.00% annual 

adjustments were made to sales one year or older.   

 

The unadjusted price per acre ranged from a minimum of $1.12 to a maximum of $2.78 

per square foot, respectively. The mean and median indications were $2.00 and $2.04 

per square foot, respectively. The standard deviation was $0.70 or 35.05% of the mean. 

 

The subject site is located within the municipal limits of Belton, SC along Anderson Street.  

Sale 1 is located in a superior location in Honea Path, SC and has received a downward 

adjustment for the same, while Sale 4 received an upward adjustment for its inferior 

location in Williamston, SC. Typically there is an inverse relationship with regard to size 

and price per unit.  As size increases the price per unit tends to decrease and vice versa, 

all else being equal. Due to this relationship, Sale 1 received an upward adjustment for 

its larger size while Sale 2 received a downward adjustment for its smaller size.  Sale 3 

is a narrow and deep shaped site which substantially reduces the overall utility.  Due to 

the shape of Sale 3 an upward adjustment was made. 

 

After making the appropriate adjustments, the indications ranged from a minimum of 

$1.58 to a maximum of $2.55 per square foot, respectively. The mean and median 

indicators were $2.16 and $2.26 per square foot, respectively. The standard deviation 

was reduced to$0.43, or 19.98% of the mean. 

 

With consideration given to each of the sales, and with the least weight placed on Sale 3 

due to its age, it is my opinion that the best indication of value for the subject site is $2.32 

per square foot.  Thus, 32,365 square feet multiplied by $2.25 per square foot results in 

an indication of value of $72,821.  These appraisers have deducted as a line item an 

estimated value for the demolition of the existing improvements.  When referencing 

Marshall Valuation Cost Service, Section 66, Page11; it is the opinion of these appraisers 

that $4.00 per square foot is a reasonable cost to demolish and remove the structure.  

The improvements total approximately 1,232 square feet by field measurements.  Thus, 

1,232 square feet multiplied by $4.00 equals $4,928 total in demolition cost.  Therefore, 
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$72,821 minus the cost to demolish of $4,928, results in an “As Is” Fee Simple value of 

$67,893, which is rounded to $70,000. 

 

The land sales adjustment grid is shown on the following page as Exhibit II. 
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Exhibit II

LAND SALES ADJUSTMENT GRID

Vacant Land

721 Anderson Street

Belton, SC 29627

LAND LAND LAND LAND

SALE 1 SALE 2 SALE 3 SALE 4

RID Subject Property 602 657 659 662

STREET 721 Anderson Street 10 Sanders St. Main Street 757 Anderson Street 602 E. Greenville Drive

CITY Belton Honea Path Pelzer Belton Williamston

STATE Belton SC SC SC SC

TAX MAP NUMBER 226-10-03-013 276-10-01-005, 004, & 003 243-04-07-006 & 243-04-06-015 226-09-03-012 244-02-06-026

ZONING C-3 CC CC C-1 HC

Number of SF 32,365 86,684 14,375 40,075 32,670

Acres 0.743 1.990 0.330 0.920 0.750

SALE PRICE $195,000 $40,000 $45,000 $60,000

Plus: Demo./Site Cure 0 0 0 0

Less: Improvements 0 0 0 0

EFFECTIVE PRICE $195,000 $40,000 $45,000 $60,000

PRICE $/SF $2.25 $2.78 $1.12 $1.84

PROPERTY RIGHTS Fee Simple Fee Simple Fee Simple Fee Simple 

 0% 0% 0% 0%

FINANCING TERMS Cash to Seller Cash to Seller Cash to Seller Cash to Seller

Adjustment 0% 0% 0% 0%

CONDITION OF SALE Arm's Length Arm's Length Arm's Length Arm's Length 

Adjustment 0% 0% 0% 0%

MARKET CONDITIONS August 6, 2018 July 19, 2018 October 29, 2015 Pending Sale

Adjustment 2% 2% 8% 0%

ADJUSTMENT % 2% 2% 8% 0%

ADJUST. $/SF $2.29 $2.84 $1.21 $1.84

LOCATION

Adjust: CORNER

Adjust: LOCATION -5% 15%

Adjust: Outparcel 

PHYSICAL

Adjust: SIZE 10% -10%

Adjust: ZONING

Adjust: SHAPE/TOPOGRAPHY 30%

Adjust: ACCESS/VISIBILITY

ADJUSTMENT % 5.00% -10.00% 30.00% 15.00%

ADJUST. $/SF $2.41 $2.55 $1.58 $2.11

BEFORE AFTER

ALL COMPARABLES: ADJUSTMENTS ADJUSTMENTS

Minimum $1.12 $1.58

Maximum $2.78 $2.55 Subject Site Size: 32,365

Mean $2.00 $2.16 $ per Unit: $2.25

Median $2.04 $2.26 Value Indication $72,821

Standard Deviation $0.70 $0.43 Minus:Estimated Demolition $4,928

% of the Mean 35.05% 19.98% Value Indication $67,893

Rounded To: $70,000
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COMPARABLE LAND SALES SUMMARY 

 

Location Sale Date Price Size in SF Price/ SF 

10 Sanders St. 08/06/2018 $195,000 86,684 $2.25 

Main Street 07/19/2018 $40,000 14,375 $2.78 

757 Anderson Street 10/29/2015 $45,000 40,075 $1.12 

602 E. Greenville Drive Pending Sale $60,000 32,670 $1.84 

 

Land Sales Location Map 
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Land Sale No. 1 

 

 

 

 

Property Identification  

Record ID 602 

Property Type Vacant Land, Vacant Land 

Property Name Vacant Land 

Address 10 Sanders St., Honea Path, Anderson County, South Carolina 

29621 

Tax ID 276-10-01-005, 004, & 003 

Longitude, Latitude W-82.388798, N34.444981 

  

Sale Data  

Grantor California Aviators Licensed Investment Group, LLC 

Grantee Patton Development SC, LLC 

Sale Date August 06, 2018  

Deed Book/Page 13510/81 

Recorded Plat 2469/1 

Property Rights Fee Simple 

Conditions of Sale Arm's Length 

Financing Cash to Seller 

Verification Other sources: Public Records, Confirmed by Tom Mahaffey 

  

Sale Price $195,000   

Cash Equivalent $195,000   

Adjusted Price $195,000   

  

Land Data  
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Zoning CC, Core Commercial District 

 
Land Sale No. 1 (Cont.) 

 

Topography Basically Level 

Utilities All Public 

Shape Slightly Irregular 

  

Land Size Information  

Gross Land Size 1.990 Acres or 86,684 SF   

Front Footage 621 ft Total Frontage: 440 ft Sanders Street; 181 ft E. Greer St.; 

  

Indicators  

Sale Price/Gross Acre $97,990 Actual or  $97,990 Adjusted  

Sale Price/Gross SF $2.25 Actual or  $2.25 Adjusted  

Sale Price/Front Foot $314 Actual or  $314 Adjusted  

 

 

Remarks  

This is a parcel of land located in the southwest corner of the intersection of E. Greer St. and 

Sanders Street within the municipal limits of honey a Path, Anderson County, South Carolina. 

Parcel is located east of the South Carolina Hwy. 252 and US Highway 178 intersection. A 

portion of the property was improved with two old residential structures and estimated demolition 

is $7500. This property was purchased for the development of a Dollar General retail store. 
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Land Sale No. 2 

 

 

 

 

Property Identification  

Record ID 657 

Property Type Vacant Land, Vacant Land 

Property Name Vacant Land 

Address Main Street, Pelzer, Anderson County, South Carolina 29669 

Tax ID 243-04-07-006 & 243-04-06-015 

Longitude, Latitude W-82.467485, N34.644446 

  

Sale Data  

Grantor Thelma E. Durham 

Grantee Sarah Maranda Sialmas 

Sale Date July 19, 2018  

Deed Book/Page 1347/158 

Recorded Plat 52480/4 

Property Rights Fee Simple  

Conditions of Sale Arm's Length  

Financing Cash to Seller 

Verification Other sources: Public Record, Confirmed by John T. Palmer 

  

Sale Price $40,000   

Cash Equivalent $40,000   

Adjusted Price $40,000   

  

Land Data  

Zoning CC, Core Commercial District 
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Land Sale No. 2 (Cont.) 

 

Topography Level 

Utilities Unknown 

Shape Irregular 

Flood Info X45007C0164E 

User 5 September 29, 2011 

  

Land Size Information  

Gross Land Size 0.330 Acres or 14,375 SF   

Front Footage 254 ft Total Frontage: 170 ft Main Street; 84 ft Spring Street; 

  

Indicators  

Sale Price/Gross Acre $121,212 Actual or  $121,212 Adjusted  

Sale Price/Gross SF $2.78 Actual or  $2.78 Adjusted  

Sale Price/Front Foot $157 Actual or  $157 Adjusted  

 

 

Remarks  

This is the sale of two parcels located on Main Street in West Pelzer, SC.  The two parcels are on 

opposite sides of the street from one another and face diagonally.  Both sites appear to have been 

paved with asphalt for parking at one time, but are currently in poor condition. The total acreage 

for both sites is .33 acres.  The parcels sold on July 19, 2018 for $40,000, or $121,212 per acre. 
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Land Sale No. 3 

 

 

 

 

Property Identification  

Record ID 659 

Property Type Vacant Land, Vacant Land 

Property Name Vacant Land 

Address 757 Anderson Street, Belton, Anderson County, South Carolina 

29627 

Tax ID 226-09-03-012 

Longitude, Latitude W-82.511118, N34.516419 

  

Sale Data  

Grantor Judith B. Mancini 

Grantee Gary Durkee 

Sale Date October 29, 2015  

Deed Book/Page 12053/170 

Recorded Plat Not Recorded 

Property Rights Fee Simple 

Conditions of Sale Arm's Length  

Financing Cash to Seller 

Verification Other sources: Public Record, Confirmed by John T. Palmer 

  

Sale Price $45,000   

Cash Equivalent $45,000   

Adjusted Price $45,000   

  

Land Data  

Zoning C-3, General Commercial 

Topography Basically Level 

Utilities All Public 

Shape Rectangular 

Flood Info X45007C0269E 
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Land Sale No. 3 (Cont.) 

 

User 5 September 29, 2011 

Depth 383 

  

Land Size Information  

Gross Land Size 0.920 Acres or 40,075 SF   

Front Footage 105 ft Total Frontage: 105 ft Anderson Street; 

  

Indicators  

Sale Price/Gross Acre $48,913 Actual or  $48,913 Adjusted  

Sale Price/Gross SF $1.12 Actual or  $1.12 Adjusted  

Sale Price/Front Foot $429 Actual or  $429 Adjusted  

 

 

Remarks  

This is the sale of a vacant tract of land located on Anderson Street in Belton, SC.  The property 

is basically level and all utilities are public to the site.  The total acreage is .92 acres by GIS 

estimation.  The plat on record is from 1937 and is not available to the public Via online public 

records with Anderson County.  The property sold on October 29, 2015 for $45,000, or $48,913 

per acre. 

 

Attempts were made to confirm this information with the owner of record, Mr. Gary Durkee, at 

864-940-7056 
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Pending Land Sale No. 4 

 

 

 

 

Property Identification  

Record ID 662 

Property Type Vacant Land, Vacant Land 

Property Name Vacant Land 

Address 602 E. Greenville Drive, Williamston, Anderson County, South 

Carolina 29697 

Tax ID 244-02-06-026 

Longitude, Latitude W-82.470028, N34.627221 

  

Sale Data  

Grantor Sammy G. Woods & James M. Stone 

Recorded Plat Not Recorded 

Property Rights Fee Simple  

Conditions of Sale Arm's Length  

Financing Cash to Seller 

Verification Other sources: Public Record; Costar, Confirmed by John T. 

Palmer 

  

Contract Price $60,000   

Cash Equivalent $60,000   

Adjusted Price $60,000   

  

Land Data  

Zoning HC, Highway Commercial 
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Topography Basically Level 

 
Pending Land Sale No. 4 (Cont.) 

 

Utilities All Public 

Shape Slightly Irregular 

Flood Info X45007C0165E 

User 5 September 29, 2011 

Depth 206 

  

Land Size Information  

Gross Land Size 0.750 Acres or 32,670 SF   

Front Footage 372 ft Total Frontage: 168 ft E Greenville Drive; 204 ft 

Moorings Drive; 

  

Indicators  

Sale Price/Gross Acre $80,000 Actual or  $80,000 Adjusted  

Sale Price/Gross SF $1.84 Actual or  $1.84 Adjusted  

Sale Price/Front Foot $161 Actual or  $161 Adjusted  

 

 

Remarks  

This is the pending sale of a vacant tract of land located on E Greenville Drive in Williamston, 

SC.  The property consists of .75 acres of previously developed land.  The entire site is gravel 

surfaced and was previously used as a car lot.  The site is zoned HC; Highway Commercial and is 

basically level.  The property is currently under contract for $60,000, or 80,000 per acre.  
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LIQUIDATION VALUE 

 

As stated earlier, it is also the purpose of this appraisal to determine the Liquidation Value 

of the subject property subject to a 90-day marketing period. Liquidation Value was 

defined previously in the Scope of Work section of this report. 

 

The obtainable price at forced and semi-forced liquidation is typically below the market 

value of the property, often by a significant amount.  Most definitions of market value 

require that “a reasonable time is allowed for exposure in the open market” or that 

“marketing efforts were adequate, and a reasonable time was allowed for exposure in the 

open market.”  Absence of these requirements of market value usually results in a 

liquidation value.  When there is limited exposure time, there is less opportunity to find 

the marginal buyer.  When calculating the diminution in market value of the property due 

to liquidation, the estimate of reasonable time to find a buyer is critical.  The diminution in 

market value is the result, not the cause, of the diminution.  The exposure time is the 

primary cause.  A forced sale is defined first as offering and transferring property for a 

valuable consideration under conditions of compulsion.  Evidence for a market 

value/liquidation price ratio of the subject’s property type is scarce.  Evidence of such an 

existing ratio should be studied in terms of the method of sale, the type of property, the 

relative demand for the product, and the type of buyer.  While the liquidation price can 

relate to the market value of a normal sale, this ratio is less significant than the factors, 

which influence the price obtainable from liquidation.  No uniform ratio exists and what 

limited market evidence exists is complicated by numerous variables.  Relative demand 

influences the subject tracts’ liquidation price.  While the general real estate market and 

overall economic conditions are important, the most significant aspect of relative demand 

is the demand for the subject’s specific property type.  The relative demand for the specific 

type of property influences the financing availability.  Experience indicates no assurance 

that some properties will sell in 30, 60, 90, or even 180 days with the possible exception 

of an absolute auction.  I have consulted with brokers who have sold properties at 

liquidation prices. Indications are that the properties have sold for discount at 

approximately 30% to 60% of their market values.  As previously stated, the sale prices 

are generally determined by the location of the subject property, and the demand for the 

type of property.   

 

Considering current market conditions as well as the subject property’s location, it is 

estimated that the subject could sell at a liquidated value discounted by approximately 

40% of its market value within a 90-day marketing period. Please see Exhibit III below. 
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The Liquidation Value of the Fee Simple Estate of the subject property with a 90-day 

marketing period, as of November 18, 2019 is estimated as follows: 

 

 
90-Day Liquidation Value 

THIRTY-THREE THOUSAND DOLLARS 

($33,000) 

 

 

 

Exhibit III

LIQUIDATION VALUE
721 Anderson Street

Belton, SC 29627

Market Value $70,000

Less Costs of:

1.) Taking Possession $5,000

Preserving The Asset

2.) Management $1,000

3.) Miscellaneous $500

Marketing The Asset

4.) Sales Commission (6%) $2,520

Lender's Stigma (40% Discount) $28,000

Delinquent Real Estate Taxes $0

Liquidation (Net Collateral Value) $32,980

Rounded: $33,000
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EXPOSURE TIME 

 

Exposure Time is defined as: 

 

“Reasonable exposure time is one of a series of conditions in most market value 

definitions.  Exposure time is always presumed to precede the effective date of the 

appraisal. 

 

Exposure Time may be defined as the estimated length of time that a property interest 

being appraised would have been offered on the market prior to the hypothetical 

consummation of a sale at market value on the effective date of the appraisal. Exposure 

time is different for various types of real estate and under various market conditions.  It is 

noted that the overall concept of reasonable exposure encompasses not only adequate, 

sufficient and reasonable time but also adequate, sufficient and reasonable effort.  This 

statement focuses on the time component. 

 

The fact that exposure time is always presumed to occur prior to the effective date of the 

appraisal is substantiated by related facts in the appraisal process:  supply/demand 

conditions as of the effective date of the appraisal; the use of current cost information; the 

analysis of historical sales information (sold after exposure and after completion of 

negotiations between the seller and buyer); and the analysis of future income expectancy 

projected from the effective date of the appraisal."6 Based on discussions with local 

appraisers, bankers, surveys, and real estate brokers combined with sales of comparable 

properties, we believe that a reasonable exposure time for a property such as the subject, 

would be 24-48 months. 

 
  

 
6Statement on Appraisal Standards No. 6 (SMT-6), “Reasonable Exposure Time in Real Property and Personal Property Market Value 
Opinions, (USPAP 2016 - 2017 Edition) Appraisal Standards Board of The Appraisal Foundation. 
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MARKETING PERIOD 

 

Marketing Period is defined as:  

 

"The reasonable marketing time is an opinion of the amount of time it might take to sell a 

real or personal property interest at the concluded market value level during the period 

immediately after the effective date of an appraisal.  Marketing time differs from exposure 

time, which is always presumed to precede the effective date of an appraisal.7 

 

Estimating a marketing period is a very subjective exercise due to the forces operating in 

the market.  The rise and fall in interest rates, general state of the economy, size of a 

property, changes in land uses and marketing expertise all impact a marketing period.  All 

the above plus several additional factors would play a role in the time it would take to sell 

the subject property.  Since many of these forces are unpredictable, we feel it is necessary 

to qualify any marketing estimate. In determining a marketing period, the appraiser may 

utilize statistical information of comparable sales to conclude the number of days on the 

market or obtain an estimate from active participants or brokers in the marketplace.  Since 

the improvements represent the highest and best use as improved, its purchaser would 

most likely be an active knowledgeable investor.  

 

Discussions with local appraisers, bankers and real estate brokers, combined with sales 

of comparable properties lead us to believe, that if properly priced for current conditions 

and professionally marketed, the subject property could sell within 24-48 months.  

 

 

 

 

 

 
7Advisory Opinion 7 (USPAP 2016 - 2017 Edition) Appraisal Standards Board of The Appraisal Foundation. 
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CERTIFICATION 
 

− The statements of fact contained in this report are true and correct. 

− The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting conditions and are my personal, impartial, and 
unbiased professional analyses, opinions, and conclusions. 

− I have no present or prospective interest in the property that is the subject of this 
report and no personal interest with respect to the parties involved.  

− I have performed no services, as an appraiser or in any other capacity, regarding 
the property that is the subject of this report within the three-year period 
immediately preceding acceptance of this assignment. 
 

− I have no bias with respect to the property that is the subject of this report or to 
the parties involved with this assignment. 

− My engagement in this assignment was not contingent upon developing or 
reporting predetermined results. 

− My compensation for completing this assignment is not contingent upon the 
development or 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.  

− My analyses, opinions, and conclusions were developed, and this report has 
been prepared, in conformity with the Uniform Standards of Professional 
Appraisal Practice. 

− I have made a personal inspection of the property that is the subject of this 
report.  

− No one provided significant real property appraisal assistance to the person 
signing this certification.  

 
− The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared, in conformity with the Code of Professional Ethics and 
Standards of Professional Appraisal Practice of the Appraisal Institute.   

I certify that, to the best of my knowledge and belief: 
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− The use of this report is subject to the requirements of the Appraisal Institute 
relating to review by its duly authorized representatives.  

 
− As of the date of this report, I have completed the continuing education 

program for Designated Members of the Appraisal Institute.   

 

 

 

 

___________________________ 

Thomas B. Mahaffey, MAI, CCIM 

State Certified General Real Estate Appraiser 
SC Certificate No. CG 4207 

 

 

John T. Palmer, Jr. 

Apprentice Appraiser 

SC Certificate No. 7836 

 

November 29, 2019 
Date 
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PARTIAL LISTING OF COMPANY CLIENTS 

• Arthur State Bank • City of Greenville, SC 

• Bank of Travelers Rest • City of Greer, SC 

• Bank Greenville • City of Simpsonville, SC 

• Bank of North Carolina • City of Travelers Rest, SC 

• Branch Banking and Trust Co.  

• Macon Bank 

• Mission Hospital  
 

• Capital Bank  

• CertusBank  

• County Bank  

• First Citizens  

• Greer State Bank  

• Palmetto Bank  

• Professional Mortgage  

• SunTrust Bank  

• TD Bank, N.A.  

• Wells Fargo  

• Carolina Alliance bank 

• Cornerstone National Bank 

• PNC Bank 

• South State bank 
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• Park Sterling Bank 

• Pinnacle Bank 

• Regions Bank 

• Southern First 

 
 
 
 

 

Lending Institutions        Commercial and Other 
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