
Offering Memorandum
Garner Square

100 McMillan Dr., Spartanburg, SC 29303

For Sale

Retail Investment Property
55,946 SF | $2,370,000



This Offering Memorandum was prepared by NAI Earle Furman, LLC (“Broker”) solely for the use of prospective purchasers of the
real property located at 100 McMillan Dr. Spartanburg, SC 29303 (“Property”). Neither Broker nor the owner (“Owner”) makes any
representation or warranty, express or implied, as to the completeness or the accuracy of the material contained in the Offering
Memorandum.

Prospective purchasers of Property are advised (i) that changes may have occurred in the physical or financial condition of Property
since the time this Offering Memorandum was prepared and (ii) that the projections contained herein were made by Broker and not
by Owner and are based upon assumptions of events beyond the control of Broker and Owner, and therefore may be subject to
variation. No representation is made by Broker or Owner as to the accuracy or completeness of the information contained herein,
and nothing contained herein is or shall be relied on as a promise or representation as to the future performance of Property.
Although the information contained herein is believed to be correct, Owner and its employees disclaim any responsibility for
inaccuracies, and expect prospective purchasers to exercise independent due diligence in verifying all such information. Further,
Broker, Owner, and its employees Owner’s claim any and all liability for representations and warranties, expressed and implied,
contained in or for omissions from the memorandum or any other written or oral communication transmitted or made available to
the recipient. The Offering Memorandum does not constitute a representation that there has been no change in the business or
affairs of Property or Owner since the date of preparation of the Offering Memorandum. Analysis and verification of the information
contained in the Offering Memorandum is solely the responsibility of the prospective purchaser.

The Offering Memorandum is a solicitation of interest only and is not an offer to sell Property. Owner and Broker expressly reserve
the right, at their sole discretion, to reject any or all expressions of interest or offers to purchase Property and expressly reserve the
right, at their sole discretion, to terminate discussions with any entity at any time with or without notice. Owner shall have no legal
commitment or obligations to any entity reviewing the Offering Memorandum or making an offer to purchase Property unless and
until such offer for Property is approved by Owner pursuant to its Investment Committee authorities and the signature of a duly
authorized signatory of Owner is affixed to a Real Estate Purchase Agreement prepared by Owner.

This offering memorandum is confidential. By accepting the Offering Memorandum, you agree (i) that you will hold and treat the
Offering Memorandum and its contents in the strictest confidence, (ii) that you will not photocopy or duplicate any part of the
Offering Memorandum, (iii) that you will not disclose the Offering Memorandum or any of its contents to any other entity without the
prior authorization of Owner, (iv) that you will not use the Offering Memorandum in any fashion or manner detrimental to the interest
of Owner or Broker.
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Property Overview
For Sale Multi Tenant Investment Property / $2,370,000

Location Overview
A 55,946 square foot shopping center just off N. Pine Street and
very close to Spartanburg Regional Healthcare System and
Wofford College. Surrounding retailers include Big Lots,
McDonalds, Food Lion, CVS, Honey Baked Ham and Starbucks.

Spartanburg is conveniently located in Upstate South Carolina,
between Atlanta, GA and Charlotte, NC. Less than an hour from
Asheville, NC and only twenty minutes from Greenville, SC.
Spartanburg’s location of I-85 and I-26 makes it an attractive
choice for businesses and residents. Spartanburg is home to 10
international firms including BMW, Milliken, Michelin N.A. HQ’s,
Cryovac, Kohler, Denny’s HQ’s and Amazon. Spartanburg’s
international firms represent 18 countries.

SALE PRICE: $2,370,000

CAP RATE: 8.00% (Actual)

NOI: $189,525

LOT SIZE: 4.75 Acres

BUILDING SIZE: 55,946 SF

YEAR BUILT: 1974

ZONING: B-3 City of Spartanburg

MARKET: Spartanburg

CROSS STREETS:
N. Pine St, Spartanburg
Regional, Wofford
University
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Property Highlights

• ±55,946 SF shopping center

• Situated on ±4.75 acres

• Built in 1974

• Zoned B-3 City of Spartanburg

• Key Tenants: Mr. Gattis, Danz Place, Shotz, Sun King
Buffet

• 88.2% Occupancy

• Located off of N. Pine Street (±35,500 vpd)

• Owner has invested over $250,000 in capital
expenditures since 2018

• Sale Price: $2,370,000

• 8.00% Cap Rate (Actual)

• $42.36 Price Per SF
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Date October 1, 2019 Tenant Start Date  End Date Sq. Ft. Rate/SF Annual OpEx Options

Project Name Garner Square (A) Mr. Gatti's 1997 8/31/2023 25,000 3.60$                     90,090$                 None (2) 5 Year

Location 100 McMillian Drive, Spartanburg, SC (B) Simple Simons 2018 12/31/2023 1,008 7.00$                     7,056$                   Net

Size (Square Feet) 55,946 (C ) Danz Place 1992 1/31/2019 4,760 6.45$                     30,720$                 None

Property Type Multi-Tenant Retail (D) Carolina Services 2018 12/31/2023 2,600 6.00$                     15,600$                 Net

(E,F,G) Five Star 2001 8/31/2022 4,775 6.79$                     32,400$                 Net

 Renewals All Tenants Renew (H) Vacant 4,000

 Rent Increases Rent bumps highlighted in RED (I, J) Shotz 2012 12/31/2021 4,004 4.80$                     19,200$                 None

(K, L) Vacant 2,600

(M) Wireless 2018 3/31/2021 1,170 6.73$                     7,872$                   Net

Sunking Buffet 1996 10/31/2022 6,029 8.68$                     52,320$                 Modified

TOTAL 55,946 255,258$               

Gross Scheduled Income Size 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

(A) Mr. Gatti's 25,000 90,090$                 90,090$                 90,090$                 90,090$                      90,090$                 91,740$                 91,740$                 91,740$                 91,740$                 91,740$                 91,740$                 

     OpEx Reimbursement

(B) Simple Simons 1,008 7,056$                   7,056$                   7,056$                   7,056$                        7,056$                   7,056$                   7,056$                   7,056$                   7,056$                   7,056$                   7,056$                   

     OpEx Reimbursement 2,016$                   2,016$                   2,016$                   2,016$                        2,016$                   2,016$                   2,016$                   2,016$                   2,016$                   2,016$                   2,016$                   

(C ) Danz Place 4,760 30,720$                 30,720$                 30,720$                 30,720$                      30,720$                 30,720$                 30,720$                 30,720$                 30,720$                 30,720$                 30,720$                 

     OpEx Reimbursement

(D) Carolina Services 2,600 15,600$                 15,600$                 16,080$                 16,080$                      16,080$                 16,080$                 16,080$                 16,080$                 16,080$                 16,080$                 16,080$                 

     OpEx Reimbursement 5,196$                   5,196$                   5,196$                   5,196$                        5,196$                   5,196$                   5,196$                   5,196$                   5,196$                   5,196$                   5,196$                   

(E,F,G) Five Star 4,775 32,400$                 32,400$                 32,400$                 32,400$                      32,400$                 32,400$                 32,400$                 32,400$                 32,400$                 32,400$                 32,400$                 

     OpEx Reimbursement 7,200$                   7,200$                   7,200$                   7,200$                        7,200$                   7,200$                   7,200$                   7,200$                   7,200$                   7,200$                   7,200$                   

(H) Vacant 4,000

     OpEx Reimbursement

(I, J) Shotz 4,004 19,200$                 19,200$                 19,200$                 19,200$                      19,200$                 19,200$                 19,200$                 19,200$                 19,200$                 19,200$                 19,200$                 

     OpEx Reimbursement -$                      -$                      -$                      -$                            -$                      -$                      -$                      -$                      -$                      -$                      -$                      

(K, L) Vacant 2,600

     OpEx Reimbursement

(M) Wireless 1,170 7,872$                   8,340$                   8,832$                   8,832$                        8,832$                   8,832$                   8,832$                   8,832$                   8,832$                   8,832$                   8,832$                   

     OpEx Reimbursement 2,340$                   2,340$                   2,340$                   2,340$                        2,340$                   2,340$                   2,340$                   2,340$                   2,340$                   2,340$                   2,340$                   

Sunking Buffet 6,029 52,320$                 52,320$                 52,320$                 52,320$                      52,320$                 52,320$                 52,320$                 52,320$                 52,320$                 52,320$                 52,320$                 

     OpEx Reimbursement 3,000$                   3,000$                   3,000$                   3,000$                        3,000$                   3,000$                   3,000$                   3,000$                   3,000$                   3,000$                   3,000$                   

Base Rental Revenue 255,258$               255,726$               256,698$               256,698$                     256,698$               258,348$               258,348$               258,348$               258,348$               258,348$               258,348$               

Total Reimbursements 19,752$                 19,752$                 19,752$                 19,752$                      19,752$                 19,752$                 19,752$                 19,752$                 19,752$                 19,752$                 19,752$                 

Gross Rental Revenue 275,010$               275,478$               276,450$               276,450$                     276,450$               278,100$               278,100$               278,100$               278,100$               278,100$               278,100$               

VACANCY RATE 0.00% -$                      -$                      -$                      -$                            -$                      -$                      -$                      -$                      -$                      -$                      -$                      

CURRENT VACANCY 11.80%

GROSS OPERATING INCOME 275,010$               275,478$               276,450$               276,450$                     276,450$               278,100$               278,100$               278,100$               278,100$               278,100$               278,100$               

Expense $/SF 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Taxes 0.67$                      37,756$                 37,756$                 37,756$                 37,756$                      41,532$                 41,532$                 41,532$                 41,532$                 41,532$                 41,532$                 41,532$                 

Insurance 0.20$                      11,347$                 11,347$                 11,347$                 11,347$                      11,347$                 11,347$                 11,347$                 11,347$                 11,347$                 11,347$                 11,347$                 

Landscaping 0.07$                      3,825$                   3,825$                   3,825$                   3,825$                        3,825$                   3,825$                   3,825$                   3,825$                   3,825$                   3,825$                   3,825$                   

Garbage 0.09$                      5,238$                   5,238$                   5,238$                   5,238$                        5,238$                   5,238$                   5,238$                   5,238$                   5,238$                   5,238$                   5,238$                   

Utilities 0.40$                      22,219$                 22,219$                 22,219$                 22,219$                      22,219$                 22,219$                 22,219$                 22,219$                 22,219$                 22,219$                 22,219$                 

Maintenance 0.09$                      5,100$                   5,100$                   5,100$                   5,100$                        5,100$                   5,100$                   5,100$                   5,100$                   5,100$                   5,100$                   5,100$                   

Total Operating Expenses 85,485$                 85,485$                 85,485$                 85,485$                      89,260$                 89,260$                 89,260$                 89,260$                 89,260$                 89,260$                 89,260$                 

Reimburseable OpEx / SF 1.53$                     1.53$                     1.53$                     1.53$                          1.60$                     1.60$                     1.60$                     1.60$                     1.60$                     1.60$                     1.60$                     

NET OPERATING INCOME 189,525$               189,993$               190,965$               190,965$                     187,190$               188,840$               188,840$               188,840$               188,840$               188,840$               188,840$               

SELLER ASKING PRICE 8.00% 2,370,000$            42.36$                   price/SF

Equity 25% 592,500$               

Loan Amount 75% 1,777,500$            

CASH FLOW 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 INTERNAL

NET OPERATING INCOME 189,525$               189,993$               190,965$               190,965$                     187,190$               188,840$               188,840$               188,840$               188,840$               188,840$               RATE OF 

Annual Debt Service (140,769)$              (140,769)$              (140,769)$              (140,769)$                   (140,769)$              (122,450)$              (122,450)$              (122,450)$              (122,450)$              (122,450)$              RETERN

   Annual Cash Flow 48,757$                 49,225$                 50,197$                 50,197$                      46,421$                 66,389$                 66,389$                 66,389$                 66,389$                 66,389$                 576,743$               

Annual Cash on Cash Return 8.23% 8.31% 8.47% 8.47% 7.83% 11.20% 11.20% 11.20% 11.20% 11.20% 9.73%

EQUITY BUILD-UP  

Annual Equity Build-up 53,099$                 55,816$                 58,672$                 61,674$                      64,829$                 41,909$                 44,273$                 46,770$                 49,408$                 52,195$                 528,645$               

EOY Principal Balance (1,724,401)$           (1,668,584)$           (1,609,913)$           (1,548,239)$                (1,483,410)$           (1,441,501)$           (1,397,229)$           (1,350,459)$           (1,301,051)$           (1,248,855)$           

Annual Equity Return on Equity Build-up 8.96% 9.42% 9.90% 10.41% 10.94% 7.07% 7.47% 7.89% 8.34% 8.81% 8.92%

TOAL ANNUAL RETURN  

Total Annual Return 17.19% 17.73% 18.37% 18.88% 18.78% 18.28% 18.68% 19.10% 19.54% 20.01% 18.66%

LOAN TERMS  

Rate Change 5.00% 5.50%

Amortization (Years) 20 20

Amortization (Months) 240 240

OPERATING EXPENSES

Disclaimer:  The information contained herein is intended to give the reader ample information about the subject property.  All information has been gathered from sources we 

deem to be reliable and credible; however, no warranty or guarantee, in any manner whatsoever, is intended or made as to its accuracy and none may be expressed or implied by 

anything herein contained or made by agent of the principal relative to the subject property.

 VACANCY FACTOR

10 YEAR LEVERAGED CASH FLOW AND RETURN ANALYSIS

LEASE SUMMARY

10 YEAR CASH FLOW ANALYSIS

PROJECT 

ASSUMPTIONS
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* Demographic data derived from 2010 US Census

Population 1 Mile 3 Miles 5 Miles
TOTAL POPULATION 5,904 42,025 92,376

MEDIAN AGE 28.8 32.5 34.6

MEDIAN AGE (MALE) 29.1 31.9 33.8

MEDIAN AGE (FEMALE) 28.7 33.6 35.5

Households & Income 1 Mile 3 Miles 5 Miles
TOTAL HOUSEHOLDS 1,752 15,242 34,707

# OF PERSONS PER HH 3.4 2.8 2.7

AVERAGE HH INCOME $39,097 $45,747 $50,420

AVERAGE HOUSE VALUE $128,053 $166,777 $159,305
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Garner Square
100 McMillan Dr.

Spartanburg, South Carolina 29303

The information contained in the following Investment Summary is proprietary and strictly confidential. It is

intended to be reviewed only by the party receiving it from NAI Earle Furman Investment Real Estate Brokerage

and should not be made available to any other person or entity without the written consent of Broker. This

Investment Summary has been prepared to provide summary, unverified information to prospective purchasers,

and to establish only a preliminary level of interest in the subject property. The information contained herein is not

a substitute for a thorough due diligence investigation. Broker has not made any investigation, and makes no

warranty or representation, with respect to the income or expenses for the subject property, the future projected

financial performance of the property, the size and square footage of the property and improvements, the

presence or absence of contaminating substances, PCB’s or asbestos, the compliance with State and Federal

regulations, the physical condition of improvements thereon, or the financial condition or business prospects of

any tenant, or any tenant’s plans or intentions to continue occupancy of the subject property.

The information contained in the Marketing Brochure has been obtained from sources we believe to be reliable;

however, Broker has not verified, and will not verify, any of the information contained herein, nor has Broker

conducted any investigation regarding these matters and makes no warranty or representation whatsoever

regarding the accuracy or completeness of the information provided. All potential purchasers must take

appropriate measures to verify all of the information set forth herein.

For more information

Christopher "Chris" Harrison
O: 864 678 5949 | charrison@naiearlefurman.com

Charles "Cole" Morris
O: 864 398 4444 | cmorris@naiearlefurman.com

James Dennis
O: 864 720 1665 x7728 | jdennis@naiearlefurman.com

314 S Pine St., # 100
Spartanburg, SC 29302
864 398 4444 tel
www.naief.com


