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November 19, 2019 

   

A G E N D A 
OCONEE COUNTY  

CONSERVATION BANK BOARD 

November 19, 2019 

9:00 AM 
Oconee County Administrative Offices 

Council Chambers, 415 South Pine Street, Walhalla, SC 

 

 

1. Call to Order 
 

2. Approval of Minutes 

 September 17, 2019 Meeting 
 

3. Treasurer’s Report    [handouts provided] 
 

Community First Bank 

 September 2019 

 October 2019 

 

Local Government Investment Pool [State Pool] 

 September 2019 

 October 2019 

 

4. Discussion Items                   [to include Vote and/or Action on matters brought up for discussion, if required] 

 Continued discussion regarding Alternate Funding Sources 

 Discussion and/or action regarding Presentation to Oconee County Council 

 

5. New Business 

 Statement of Interest and Full Application from Estate of William C. Lyles 

  TMS:  080-00-02-001 

 

6. Old Business 

 

7. Adjourn 
 

 

 
 

 
 [This agenda is not inclusive of all issues which the board may bring up for discussion at this meeting.] 

 
There will not be any Public Comment session at this meeting. 
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	34.3	acres	of	pasture	on	Twin	Oaks	Lane	
Westminster,	SC	29693	

Oconee	County	
	
	

Property	of	Peggy	E.	Moore	
	
	

Prepared	at	the	Request	of	
Peggy	E.	Moore	

	
Prepared	for	the	Use	of:		

USDA	NRCS,	the	Oconee	Soil	and	Water	Conservation	District,	the	South	Carolina	Conservation	Bank,	
and	Peggy	E.	Moore			

	
	
	
	
	

Effective	Date	of	Appraisal:	May	17,	2018	
Date	of	Appraisal	Report:	June	1,	2018	
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June	1,	2018	
	
Peggy	E.	Moore	
	
Re:		 Conservation	Easement	Appraisal,	34.3	acres	of	pasture	on	Twin	Oaks	Lane,	Property	of	Peggy	E.	

Moore,	Oconee	County,	SC.	
	
At	your	request,	I	have	prepared	an	appraisal	report	on	the	subject	property.		The	subject	property	includes	
34.3	acres,		all	of	which	will	be	subject	to	a	USDA	NRCS	Farm	and	Ranchland	Protection	Program	(FRPP)	con-
servation	easement.		The	effective	date	of	the	appraisal	is	May	17,	2018,	the	date	of	the	property	inspection.		
The	objective	of	this	appraisal	was	to	estimate	the	value	of	the	subject	land	before	and	after	the	easement.		
		
I	estimate	the	values	to	be:	
	

Value	before	the	Easement	(market	value):		 	 	 $146,000			
	
Value	After	the	Easement	(easement-constrained	value):			 		$65,000	
	
Value	of	the	Easement	(difference):	 		 	 		$81,000	

	
The	appraisal	is	based	on	the	area	delineated	by	the	plats,	aerial	photographs,	deeds,	and	tax	that	are	in-
cluded	as	part	of	the	report.		This	USPAP-compliant	appraisal	has	been	conducted	in	the	format	of	the	Uni-
form	Appraisal	Standards	for	Federal	Land	Acquisitions	(UASFLA—Yellow	Book).		However,	this	is	not	a	for-
mal	Yellow	Book	conservation	easement	appraisal.		The	purpose	of	this	appraisal	is	only	to	estimate	a	before	
and	after	easement	value	for	the	use	of	the	USDA	NRCS,	the	Oconee	Soil	and	Water	Conservation	District,	the	
South	Carolina	Conservation	Bank,	and	Peggy	E.	Moore—this	is	appraisal	to	be	used	for	the	application	of	an	
easement.		The	appraisal	procedures	and	scope	of	the	appraisal	are	explained	in	detail	in	the	body	of	the	re-
port.	
	
I	appreciate	your	business.		If	there	are	questions,	please	do	not	hesitate	to	call.	
	
Sincerely,	
HOLSTEIN	APPRAISALS	
	
	
	
	
Richard	H.	Holstein	IV,	P.E.	 	 	 	 	
Certified	General	Appraiser		 	 	 	
SC	5509	|	GA	345673	|	NC	A7477		 	 	
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4.  APPRAISER’S CERTIFICATION 
I,	Richard	H.	Holstein	IV,	the	undersigned	appraiser,	do	hereby	certify:	
		
1.	 I	personally	inspected	the	property,	34.3	acres	of	pasture	on	Twin	Oaks	Lane,	belonging	to	Peggy	E.	

Moore,	which	is	the	subject	of	this	appraisal	report,	and	have	rendered	an	opinion	of	market	value	and	
the	easement-constrained	value.		I	personally	inspected	all	sale	properties	that	were	accessible	that	were	
used	in	the	valuation	process.	

	
2.	 I	have	no	present	or	prospective	interest	in	the	property	that	is	the	subject	of	this	report	and	have	no	per-

sonal	interest	or	bias	with	respect	to	the	parties	involved.		
	
3.	 I	have	no	personal	interest	or	bias	with	respect	to	the	subject	property	or	any	individual	who	does	have	

such	interests.		
	
4.	 To	the	best	of	my	knowledge	and	belief,	the	statements	of	fact	in	this	report,	upon	which	analyses,	opin-

ions,	and	conclusions	were	made,	are	true	and	correct.		
	
5.	 My	compensation	is	not	contingent	on	an	action	or	event	resulting	from	the	analyses,	opinions,	or	conclu-

sions	in,	or	the	use	of,	this	report.		
	
6.	 This	appraisal	report	sets	forth	all	of	the	limiting	conditions	imposed	by	the	terms	of	our	assignment	or	

by	the	undersigned	affecting	the	analyses,	opinions,	and	conclusions	contained	in	this	report.		
	
7.	 The	analyses,	opinions,	and	conclusions	were	developed,	and	this	report	has	been	prepared,	in	conform-

ity	with	the	Uniform	Standard	of	Professional	Appraisal	Practice.	
	
8.	 No	one	provided	significant	professional	assistance	to	the	person	signing	this	report.	
	
9.	 This	appraisal	assignment	was	not	made,	nor	was	the	appraisal	rendered	on	the	basis	of	a	requested	val-

uation.		Richard.	H.	Holstein	IV	made	a	personal	inspection	of	the	appraised	property	that	is	the	subject	of	
this	report	and	all	comparable	sales	used	in	developing	the	opinion	of	value.		The	date	of	inspection	was	
May	17,	2018,	and	the	method	of	inspection	was	a	site	visit.			In	my	opinion,	as	of	May	17,	2018,	the	mar-
ket	value	of	the	larger	parcel	before	conveyance	of	the	partial	interest	is	$146,000.		The	market	value	of	
the	larger	parcel	after	conveyance	of	the	partial	interest	is	$65,000.	

	
10.	 I	have	performed	no	previous	work	on	the	subject	property	for	any	other	client.			
	 	 	 	 	 	 	 	 	 	
	
	
	 	 	 	 	 	 	 	
	
	
Richard.	H.	Holstein,	IV,	P.E.		 	 	 	 	
Certified	General	Appraiser		 	 	 	
SC	5509	|	GA	345673	|	NC	A7477		 	 	
	 	 	 	 	
	  



Moore	FRPP	
	

	 7	

5.  SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
	
	

Client(s):	 	 		 Peggy	E.	Moore	
	 	
Land	Owner:		 	 	 Peggy	E.	Moore	
	

	 Intended	Users:	 	 USDA	NRCS,	the	Oconee	Soil	and	Water	Conservation	District,	the	
South	Carolina	Conservation	Bank,	and	Peggy	E.	Moore	

	
Subject	Property:	 	 32.55	±	Acres	
	 	
Acres	in	Easement:	 	 32.55	±	Acres	
	
Objective	of	Report:	 	 To	Estimate	Conservation	Easement	Value	
	
Intended	Use:		 	 	 Conservation	Easement	
	 	
Property	Rights	Appraised:		 See	Discussion	in	Appraisal	Report	
	
Highest	and	Best	Use:		 	 See	Report	
	
Value	Estimates	

	
	 Value	Before	Easement		 $146,000	
	 Value	After	Easement		 	 		$65,000	
	 Easement	Value	 	 		$81,000	
	 	 	
Effective	Date	of	Appraisal:								 May	17,	2018	
	
Date	of	Appraisal	Report:	 June	1,	2018	
	 	
Appraiser:		 	 	 Richard	H.	Holstein	IV	
	 	 	 	 	 	 	

	 	 	 	 	 	 	 	 	 	 	 	 	

521 W Railroad Ave 
Batesburg-Leesville, SC 29006 

803.532.3955 
www.HolsteinAppraisals.com 
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6.  PHOTOGRAPHS OF SUBJECT PROPERTY 
Richard	H.	Holstein	IV	took	all	photographs	on	June	7,	2016,	the	date	of	the	property	inspection.		The	photo-
graphs	are	in	Section	38	of	the	Addendum.			
	
	

7.  STATEMENT OF ASSUMPTI ONS AND LIMI TING CONDI TIONS 
I	assume	the	following:	
	
1.	 There	are	no	hidden	or	unapparent	conditions	of	the	property,	subsoil,	or	structures	that	render	it	

more	or	less	valuable.		No	responsibility	is	assumed	for	such	conditions	or	for	arranging	for	engi-
neering	studies	that	may	be	required	to	discover	them.	

	 	
2.	 There	is	full	compliance	with	all	applicable	federal,	state,	and	local	environmental	regulations	and	

laws	unless	a	nonconformity	has	been	stated,	defined,	and	considered	in	this	report.	
	
3.	 All	applicable	zoning	and	use	regulations	and	restrictions	have	been	complied	with	unless	otherwise	

noted.			
	
4.	 No	responsibility	for	the	legal	description	or	for	matters	including	legal	or	title	considerations.		Title	

to	the	property	is	assumed	to	be	good	and	marketable	unless	otherwise	stated.		
	
5.	 Responsible	ownership	and	competent	property	management.	
	
6.	 The	information	furnished	by	others	is	believed	to	be	reliable.		However,	no	warranty	is	given	for	its	

accuracy.				
																																			
7.	 All	engineering	is	correct.	The	plot	plans	and	illustrative	material	in	this	report	are	included	only	to	

assist	the	reader	in	visualizing	the	property.			
	
8.	 All	required	licenses,	certificates	of	occupancy,	consents,	or	other	legislative	or	administrative	au-

thority	from	any	local,	state,	or	national	government	or	private	entity	or	organization	have	been	or	
can	be	obtained	or	renewed	for	any	use	on	which	the	value	estimate	contained	in	this	report	is	based.	

	
9.	 Use	of	the	appraisal	is	limited	to	USDA	NRCS,	the	Oconee	Soil	and	Water	Conservation	District,	the	

South	Carolina	Conservation	Bank,	and	Peggy	E.	Moore	and	their	assigns.		The	use	of	portions	ex-
cerpted	from	the	complete	report	is	prohibited.	

	
10.	 The	appraiser	is	not	required	to	give	testimony	or	appear	in	court	because	of	having	made	this	ap-

praisal	report	unless	arrangements	have	been	previously	made	therefore.		
	
11.	 Unless	otherwise	stated,	the	existence	of	hazardous	material,	which	may	or	may	not	be	present	on	

the	subject	property,	was	not	observed.		The	appraiser	is	not	qualified	to	detect	such	substances.		The	
value	estimate	is	predicated	on	the	assumption	that	there	is	no	such	material	on	or	in	the	property	
that	would	cause	a	loss	in	value.		No	responsibility	is	assumed	for	any	such	conditions,	or	for	any	ex-
pertise	or	engineering	knowledge	required	to	discover	them.	This	includes	any	subsurface	damage	
done	by	underground	fuel	tanks	that	may	or	may	not	be	physically	present	on	the	property.		

	
12.	 Revenue	stamps	placed	on	deeds	as	required	by	law,	in	states	where	applicable,	accurately	reflect	the	

purchase	price	of	properties.			
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13.	 Information	in	this	report	is	based	on	the	best	sources	available	to	the	appraiser	and	believed	to	be	
accurate;	however,	no	responsibility	can	be	assumed	for	the	results	of	actions	by	anyone	based	on	
the	use	of	this	information.		

	
14.	 Any	timber	values	or	volumes	reported	in	this	report	are	based	on	visual	estimates	or	limited	sam-

pling	unless	otherwise	stated.		It	is	beyond	the	scope	of	this	appraisal	to	precisely	estimate	timber	
volumes.		If	such	is	required,	I	will	obtain	the	services	of	a	qualified	forester,	provided	suitable	ar-
rangements	for	payments	are	made,	incorporate	such	data	into	this	appraisal,	and	make	any	value	
adjustments	which	may	result	from	such	an	inventory.		

	
15.	 No	habitats	for	species	protected	under	the	Endangered	Species	Act	exist	on	the	subject	property.		

The	appraiser	is	not	qualified	to	identify	such	species	or	such	habitat	if	such	should	exist.		
	
	

8.  SCOPE OF THE APPRAISAL  

The	subject	property	is	a	portion	of	a	larger	parcel	that	will	be	subject	to	a	federal	Farm	and	Ranchland	Pro-
tection	Program	(FRPP)	conservation	easement.		The	FRPP	program	is	authorized	in	7	CFR	1491.		Section	
1491.4	(g)	states:	
	

Prior	to	closing,	the	value	of	the	conservation	easement	must	be	appraised.	Appraisals	must	
be	completed	and	signed	by	a	State	certified	general	appraiser	and	must	contain	a	disclosure	
statement	by	the	appraiser.		The	appraisal	must	conform	to	the	Uniform	Standards	of	Profes-
sional	Appraisal	Practices	or	the	Uniform	Appraisal	Standards	for	Federal	Land	Acquisitions	
.	.	.		

	
In	this	appraisal,	I	have	used	the	format	of	the	Uniform	Appraisal	Standards	for	Federal	Land	Acquisi-
tions	(UASFLA,	“Yellow	Book”);	however,	I	have	conducted	the	appraisal	to	USPAP	standards.	
	
When	developing	an	opinion	of	value	for	a	conservation	easement,	the	FRPP	guidelines	specify	the	following	
methodology:	
	
value	of	subject	before	easement	(A)	-	value	of	subject	after	easement	(B)	=	value	of	easement	(C)	

	
If	rights	are	lost	by	virtue	of	the	easement,	then	these	rights	must	be	valued	in	condition	(A).		If	the	rights	are	
not	lost	or	affected	by	virtue	of	the	easement,	then	there	is	no	need	to	assign	value	to	these	rights	in	condition	
(A),	as	they	would	simply	be	subtracted	in	condition	(B)	if	there	is	no	enhancement	or	damages	otherwise	
due	to	the	application	of	the	easement.			The	component	values	before	and	after	as	they	relate	to	the	subject	
are	shown	the	diagram	below:	
	

Before	the	Easement	(A)	 � After	the	Easement	(B)	

Value	of	the	land	
	

�	 Value	of	the	land	(some	of	the	owner’s	rights	to	the	land	are	lost)�

Contributory	value	of	the	timber		 =� Contributory	value	of	the	timber	(no	timber	rights	are	lost	that	
would	impact	value	and	there	are	no	merchantable	timber	volumes	
on	the	property)	

Contributory	value	of	the	exist-
ing	improvements		

=	 Contributory	value	of	the	existing	improvements.		The	easement	
area	contains	no	improvements,	and	there	is	no	enhancement	to	
the	adjacent	improvements	as	discussed	in	the	report.	
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First,	I	estimated	the	market	value	of	the	subject	property	with	its	existing	rights.		I	sought	the	most	compara-
ble	sales	of	similar	tracts	in	Oconee	County.		I	used	several	real	estate	reporting	services,	registers	of	deeds,	
and	tax	assessor	data.		I	found	eight	comparable	sales.			
	
Next,	I	estimated	the	value	of	the	land	as	if	subject	to	the	easement.		The	best	indications	of	the	value	of	the	
subject	after	the	easement	are	sales	of	reasonably	comparable	properties	with	comparable	easements.			
Ideally,	this	would	involve	nearby	sales	with	conservation	easements	similar	to	that	being	proposed	for	the	
subject.		In	practice,	this	is	not	usually	possible.		Instead,	the	appraiser	must	often	use	sales	of	easement-con-
strained	lands	with	a	wide	variety	of	land	types	and	easement	types	and	adjust	the	sales	accordingly.		The	key	
conditions	and	restrictions	of	the	proposed	conservation	easement	can	be	found	later	in	this	report.		Essen-
tially,	the	effect	of	the	proposed	conservation	easement	is	to	restrict	subdivision	and	development	of	the	
property	such	that	it	can	be	utilized	for	no	higher	use	than	agricultural.		I	found	six	comparable	easement	
sales.	
	
	

9.  PURPOSE OF THE APPRAISAL 
Peggy	E.	Moore	desires	to	place	a	FRPP	conservation	easement	on	the	subject	land.		The	purpose	of	the	ap-
praisal	is	to	provide	an	opinion	of	market	value,	as	defined	below,	of	the	subject	property	before	acquisition	
of	the	easement	(before	value)	and	an	opinion	of	market	value	of	the	subject	property	after	the	proposed	
easement	has	been	placed	(after	value)	as	of	a	current	date	of	value.			
	 	 	 	
FUNCTION OF T HE  APPRAISAL 
The	function	of	this	appraisal	is	to	assist	in	the	application	of	the	conservation	easement.	
	
RIGHTS APPRAISED  
First,	I	estimated	the	value	of	the	fee	simple	surface	rights	of	the	subject	land	based	on	its	“as	is”	condition.		
Second,	I	estimated	the	value	of	the	subject	after	the	loss	of	rights	due	to	the	application	of	the	conservation	
easement.			
	
INTENDED USERS   
The	intended	users	are	USDA	NRCS,	the	Oconee	Soil	and	Water	Conservation	District,	the	South	Carolina	Con-
servation	Bank,	and	Peggy	E.	Moore	and	their	assigns.		All	others	are	considered	unintended	users.	
	
DEFINIT ION OF VALUE1 
MARKET	VALUE	is	the	most	probable	price	which	a	property	should	bring	in	a	competitive	and	open	market	

under	all	conditions	requisite	to	a	fair	sale,	the	buyer	and	seller	each	acting	prudently	and	knowledgea-
bly,	and	assuming	the	price	is	not	affected	by	undue	stimulus.		Implicit	in	this	definition	is	the	consumma-
tion	of	a	sale	as	of	a	specified	date	and	the	passing	of	title	from	seller	to	buyer	under	conditions	whereby:		

	
	 (a)	 Buyer	and	seller	are	typically	motivated;	
	 (b)	 Both	parties	are	well	informed	or	well	advised,	and	acting	in	what	they	consider	their	own	best	interests;	

																																																																				
1	Uniform	Standards	of	Professional	Appraisal	Practice,	2003	ed.	(Washington,	D.C.:	Appraisal	Foundation	
2003),	p.	3.	
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	 (c)	 A	reasonable	time	is	allowed	for	exposure	in	the	open	market;	
	 (d)	 Payment	is	made	in	terms	of	cash	in	U.S.	dollars	or	in	terms	of	financial	arrangements	comparable	thereto;	

and	
	 (e)	 The	price	represents	the	normal	consideration	for	the	property	sold	unaffected	by	special	or	creative	financ-

ing	or	sales	concessions	granted	by	anyone	associated	with	the	sale	
	 (f)	 The	value	is	not	based	on	distressed	sales	
	
JURISDICT IONAL EXCEPT IO N 
As	this	is	a	USPAP-compliant	appraisal	and	not	a	UASFLA-compliant	appraisal,	no	jurisdictional	exception	is	
required.	
	

10.   SUMMARY OF APPRAISAL PROBLEMS 
I	encountered	no	problems	that	would	weaken	my	confidence	in	the	final	opinion	of	value.		
	

PART II–FACTUAL DATA–BEFORE EASEMENT 
11.LEGAL DESCRIPTION 
A	typical	conservation	easement	must	consider	either	the	larger	parcel	(if	using	UASFLA	guidelines)	or	the	
entire	contiguous	parcel	(if	using	IRS	guidelines)	when	preparing	a	conservation	easement	appraisal.		These	
two	conditions	are	similar,	but	slightly	different	as	explained	in	the	following	sections.	

 
LARGER PARCEL  DETERMINAT ION-UASFLA GUIDELINES 
In	a	formal	easement	appraisal,	the	UASFLA	guidelines	require	the	determination	of	the	“larger	parcel”	when	
evaluating	conservation	easements.		The	explanation	is	shown	below:	
	

11.	Partial	Acquisitions.	When	the	United	States	acquires	only	part	of	a	unitary	holding,	federal	law	
requires	that	compensation	be	made	not	only	for	the	property	interest	acquired,	but	also	for	the	diminu-
tion,	if	any,	in	the	value	of	the	remainder	directly	caused	by	the	acquisition	and/or	by	the	use	to	which	
the	part	acquired	will	be	put.	This	diminution	in	the	value	of	the	remainder	is	often	and	“somewhat	
loosely”	referred	to	as	severance	damage.		When	the	remainder	is	specially	benefited	as	a	result	of	the	
government’s	project,	the	value	of	the	remainder	will	reflect	that	fact,	which	will	result	in	a	lessening	of	
the	compensation	paid	to	the	landowner.		It	is	essential	to	a	partial	taking	and	to	the	application	of	the	
rules	on	severance	damages	and	special	benefits	that	the	land	acquired	be	part	of	a	unitary	holding	(a	
“whole”),	commonly	referred	to	as	the	larger	parcel.		It	is	often	difficult	to	determine	what	constitutes	
the	whole	property	comprising	the	part	acquired	and	the	remainder,	in	particular	when	there	are	vast	
acreages	or	non-contiguous	parcels	involved.		Because	of	this	difficulty,	tests	have	been	established	to	
determine	the	larger	parcel.	First,	there	must	be	a	unity	of	ownership	in	all	parts	of	the	whole.		Second,	
there	must	be	a	unity	of	highest	and	best	use	for	all	parts	of	the	whole2.	

	

																																																																				
2	Uniform	Appraisal	Standards	for	Federal	Land	Acquisitions	(UASFLA)	
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UN I T Y  O F  OW N E R S H I P    

Unity	of	ownership	is	typically	understood	to	mean	that	the	properties	must	be	under	the	same	ownership.		
However,	this	rule	has	been	interpreted	in	several	ways	where	the	owner	may	own	several	companies	each	
owning	separate	parcels	that	have	a	unity	of	use	and	therefore	constitute	a	larger	parcel.		Generally,	the	own-
ership	must	be	the	same.	

UN I T Y  O F  H I G H E S T  A N D  B E S T  US E    

The	highest	and	best	use	of	a	property	may	depend	on	the	use	of	an	additional	lot.		A	supermarket	with	a	
parking	lot	located	next	door	but	not	part	of	the	combined	lot	or	a	lumber	mill	in	town	and	a	wood	lot	several	
miles	away	providing	the	material	for	the	mill	are	classic	examples.	
	
In	general,	all	contiguous	family	owned	property,	whether	the	parcels	have	the	same	highest	and	best	use	or	
not,	must	be	appraised.		In	addition,	the	appraisal	must	separately	take	into	account	ANY	property	(not	just	
contiguous)	that	has	an	increase	in	value	which	is	either	owned	by	the	donor	OR	the	owner’s	immediate	fam-
ily.		However,	for	FRPP	appraisals	on	agricultural	properties,	it	is	exceedingly	rare	for	non-contiguous	parcels	
to	have	a	unified	highest	and	best	use	that	would	be	affected	by	the	application	of	the	easement	to	a	portion	
of	the	whole.	
	
ENTIRE  CONTIGUOUS PARCEL  DETERMINATION—IRS GUIDELINES 
For	USPAP-compliant	conservation	easement	appraisals,	the	IRS	has	similar,	but	slightly	different	rules	for	
determining	enhancement	or	diminution	of	non-easement	properties	under	the	same	ownership.		The	IRS	
calls	this	the	“entire	contiguous	parcel:”	
	

Treasury	Regulation	26	CFR	Section	1.170A-14(h)(3)(i)			
The	amount	of	the	deduction	in	the	case	of	a	charitable	contribution	of	a	perpetual	conservation	re-
striction	covering	a	portion	of	the	contiguous	property	owned	by	a	donor	and	the	donor’s	family	(as	de-
fined	in	section	267(c)(4))	is	the	difference	between	the	fair	market	value	of	the	entire	contiguous	par-
cel	of	property	before	and	after	the	granting	of	the	restriction.	

	
The	Internal	Revenue	Service	Code	defines	the	donor’s	family	as	follows:	
	

The	family	of	an	individual	shall	include	only	his	brothers	and	sisters	(whether	by	the	whole	or	half	
blood),	spouse,	ancestors,	and	lineal	descendants.	

	
Therefore,	in	order	to	comply	with	treasury	regulations,	an	appraiser	must	appraise	the	proposed	easement	
tract	as	well	as	any	contiguous	properties	to	which	the	test	of	family	status	is	met.		The	treasury	regulations	
also	provide	for	the	reduction	in	the	amount	of	a	contribution	when	a	parcel	owned	by	a	family	member	or	a	
related	party	benefits	from	the	donation	of	the	easement:	
	

If	the	granting	of	a	perpetual	conservation	restriction	after	January	14,	1986,	has	the	effect	of	increas-
ing	the	value	of	any	other	property	owned	by	the	donor	or	a	related	person,	the	amount	of	the	deduction	
for	the	conservation	contribution	shall	be	reduced	by	the	amount	of	the	increase	in	the	value	of	the	
other	property,	whether	or	not	such	property	is	contiguous.	
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LARGER PARCEL/ENT IRE  CO NTIGUOUS PARCEL  ANALYSIS FOR THE  SUBJECT  PROPERTY 
The	primary	reason	for	both	of	these	methods	is	to	determine	and	capture	any	enhancement	(or	diminution)	
of	value	to	non-constrained	lands	by	virtue	of	the	easement	when	claiming	either	compensation	(UASFLA)	or	
donation	value	(USPAP-IRS).		The	subject	property	and	proposed	area	are	in	the	following	map.			
	

	
	
The	easement	area	is	in	yellow	and	contains	32.55	acres.		The	non-easement	area	of	the	subject	parcel	is	
shaded	in	red.		It	contains	two	residences	in	4.25	acres.		The	adjacent	36.8-acre	parcel	to	the	west	is	property	
of	the	owner’s	sister	and	meets	the	entire	contiguous	parcel	requirement	for	the	IRS.		Therefore,	by	IRS	guide-
lines,	the	entire	contiguous	parcel	would	include	the	following	tax	map	numbers	and	acreages:	
	

	
	

Easement Area
(32.55 acres)
Easement Area
(32.55 acres)

Excluded area
(4.25 acres)
Excluded area
(4.25 acres)

Extra area due to
entire contiguous parcel 
rules
(36.8 acres)

Extra area due to
entire contiguous parcel 
rules
(36.8 acres)

Parcel ID Acres Owner
290-00-04-080 2.481 Moore, Peggy E
290-00-04-010 34.318 Moore, Peggy E
290-00-04-029 36.8 Moore, Mahala J etal

73.599
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Which	would	indicate	a	73.6-acre	entire	contiguous	parcel	with	32.55	acres	being	proposed	for	a	conserva-
tion	easement.		This	entire	73.6-acre	parcel	is	outlined	in	red	on	the	map.	
	
However,	the	purpose	of	the	entire	contiguous	parcel	concept	is	to	capture	any	enhancement	(increase	in	
value)	or	diminution	(decrease	in	value)	due	to	the	application	of	the	conservation	easement.		This	can	only	
be	proved	definitively	by	comparable	sales	analysis	of	adjacent	and	non-adjacent	parcels	to	easement-con-
strained	lands.		This	data	is	sometimes	available	in	more	developed	areas	but	is	not	generally	available	in	ru-
ral	areas	like	the	subject	property.		The	subject	lies	in	a	rural	portion	of	Oconee	County	(Oakway)	that	is	be-
tween	Fair	Play,	Seneca,	and	Westminster,	SC	that	has	seen	no	concentrated	development	and	is	primarily	
characterized	by	cattle	farming	and	poultry	farming	with	scattered	rural	residences.		The	aerial	photograph	
below	encompasses	approximately	16	square	miles	around	the	subject	property	and	illustrates	the	rural	na-
ture	of	the	area.		Over	8	poultry	farms	are	visible	in	the	photo,	with	most	of	the	land	in	livestock	and	wood-
land	usage	with	small	pockets	of	rural	residential	development.	
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I	have	spoken	with	realtors	in	the	area,	and	there	are	no	subdivisions	or	major	developments	planned	for	the	
area	(or	likely)	in	the	foreseeable	future.		There	are	several	farms	with	FRPP	conservation	easements	in	
Oconee	County	(I	have	personally	appraised	over	20),	but	I	have	seen	no	indication	that	properties	adjacent	
to	these	areas	sell	for	a	premium	over	properties	not	adjacent	to	these	areas.		Therefore,	in	my	opinion,	there	
would	be	no	measurable	enhancement	to	the	other	elements	of	the	entire	contiguous	parcel.			
	
Based	on	this	determination,	the	property	as	appraised	would	be	the	32.55-acre	easement	area	only.	
	
FINAL LEGAL DESCRIPT IO N 
There	is	not	yet	a	formal	survey	or	legal	description	of	the	subject	property.		For	the	purposes	of	this	ap-
praisal,	the	subject	is	property	is	defined	by	the	following	tax	map	parcels	and	acreages	and	map:	
	

	

	

Subject Property
(32.551 ac)
Subject Property
(32.551 ac)

ExcludedExcluded

Parcel ID Acres Owner
290-00-04-080 2.481 Moore, Peggy E
290-00-04-010 34.318 Moore, Peggy E

36.799
Excluded area -4.248

Subject Property 32.551
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12.AREA, CITY,  AND NEIGHBORHOOD DATA 
OCONEE COUNTY  DEMO GRAPHICS3 
County	population	in	2016:	76,355	(35%	urban,	65%	rural);	it	was	66,215	in	2000	
County	owner-occupied	with	a	mortgage	or	a	loan	houses	and	condos	in	2010:	12,633	
County	owner-occupied	free	and	clear	houses	and	condos	in	2010:	10,409	
County	owner-occupied	houses	and	condos	in	2000:	21,380	
Renter-occupied	apartments:	7,634	(it	was	5,903	in	2000)	
%	of	renters	here:	 22%	
State:	 31%	
Land	area:	625	sq.	mi.	
Water	area:	48.2	sq.	mi.	
Population	density:	122	people	per	square	mile	(average).	
Mar.	2016	cost	of	living	index	in	Oconee	County:	82.7	(low,	U.S.	average	is	100)	
	
Industries	providing	employment:		

Professional,	scientific,	management,	administrative,	and	waste	management	services	(31.7%),		
Educational,	health	and	social	services	(13.6%).	

	
Type	of	workers:	

Private	wage	or	salary:	63%	
Government:	3%	
Self-employed,	not	incorporated:	32%	
Unpaid	family	work:	1%	

	
Races	in	Oconee	County,	South	Carolina:	

White	Non-Hispanic	Alone	(84.9%)	
Black	Non-Hispanic	Alone	(7.2%)	
Hispanic	or	Latino	(5.0%)	
Two	or	more	races	(1.9%)	
Asian	alone	(0.7%)	

	
Estimated	median	household	income	in	2016:		
This	county:	 $43,743	
South	Carolina:	 $49,501	
	
Median	contract	rent	in	2016	for	apartments:	$483	(lower	quartile	is	$385,	upper	quartile	is	$719)	
This	county:	 $483	
State:	 $653	
	
Estimated	median	house	or	condo	value	in	2016:	$152,200	(it	was	$79,700	in	2000)	
Oconee:	$152,200	
South	Carolina:	 $153,900	
	
Percentage	of	residents	living	in	poverty	in	2016:		
																																																																				

3	U.S.	Census	Bureau.	
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Oconee	County:	 15.5%	
South	Carolina:	 15.3%	
(13.9%	for	White	Non-Hispanic	residents,	16.8%	for	Black	residents,	35.7%	for	Hispanic	or	Latino	residents,	
39.7%	for	other	race	residents,	27.8%	for	two	or	more	races	residents)	
	
Housing	units	in	structures:	

One,	detached:	26,641	
One,	attached:	767	
Two:	635	
3	or	4:	1,304	
5	to	9:	687	
10	to	19:	1,025	
20	or	more:	328	
Mobile	homes:	8,037	

	
Number	of	grocery	stores:	13	
Oconee	County:	 1.84	/	10,000	pop.	
State:	 1.99	/	10,000	pop.	
	
Number	of	supercenters	and	club	stores:	1	
Here:	 0.14	/	10,000	pop.	
South	Carolina:	 0.15	/	10,000	pop.	
	
Number	of	convenience	stores	(with	gas):	31	
Oconee	County:	 4.39	/	10,000	pop.	
South	Carolina:	 5.38	/	10,000	pop.	
	
Number	of	full-service	restaurants:	46	
This	county:	 6.51	/	10,000	pop.	
State:	 7.75	/	10,000	pop.	
	
Adult	diabetes	rate:	
Oconee	County:	 11.1%	
South	Carolina:	 10.6%	
	
Adult	obesity	rate:	
Oconee	County:	 28.6%	
State:	 29.4%	
	
Low-income	preschool	obesity	rate:	
Here:	 16.7%	
State:	 13.4%	
	
Agriculture	in	Oconee	County:	
Average	size	of	farms:	89	acres	

Average	value	of	agricultural	products	sold	per	farm:	$64,234	
Average	total	farm	production	expenses	per	farm:	$48,827	
Harvested	cropland	as	a	percentage	of	land	in	farms:	21.92%	
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Irrigated	harvested	cropland	as	a	percentage	of	land	in	farms:	2.91%	
Average	market	value	of	all	machinery	and	equipment	per	farm:	$28,820	
The	percentage	of	farms	operated	by	a	family	or	individual:	96.01%	
Average	age	of	principal	farm	operators:	54	years	
Average	number	of	cattle	and	calves	per	100	acres	of	all	land	in	farms:	25.31	
Milk	cows	as	a	percentage	of	all	cattle	and	calves:	1.55%	
Corn	for	grain:	410	harvested	acres	
All	wheat	for	grain:	894	harvested	acres	
Upland	cotton:	49	harvested	acres	
Soybeans	for	beans:	1055	harvested	acres	
Vegetables:	96	harvested	acres	
Land	in	orchards:	1,300	acres	

	
	
LOCAL MARKET  CO NDIT IONS 

UN C ON S TR A I N E D  AG R I C U L TU R A L  SA L E S   

The	subject	is	primarily	active	pasture.		The	August	2017	USDA	annual	farmland	survey4	indicates	that	pas-
ture	prices	in	SC	have	remained	relatively	unchanged	since	2014:	
	

	
	
Pasture	values	in	Oconee	County	tend	to	be	somewhat	higher	than	the	statewide	average	values;	therefore,	I	
used	sales	from	Oconee	County	and	nearby	portions	of	Anderson	County	that	occurred	in	2014	or	later	and	
did	not	adjust	them	for	time.	

CON S TR A I N E D  S A L E S  

After	the	easement	has	been	applied,	different	market	forces	are	at	play.		With	the	easement	in	place,	the	sub-
ject	becomes	an	agricultural	property	with	no	potential	for	moving	to	a	higher	and	better	use.			As	FRPP-
encumbered	properties	tend	to	be	family	farms,	there	have	been	very	few	sales	of	FRPP-constrained	proper-
ties	in	the	past	four	years.		Recreational	buyers	have	all	but	disappeared	as	lending	for	this	type	of	use	has	
been	curtailed	dramatically.		Most	easement	sales	tend	to	be	woodland	used	for	recreation	(hunting	and	fish-
ing)	and	I	was	forced	to	use	sales	of	some	easement-encumbered	land	that	was	not	farmland.		Considerable	
appraisal	judgment	was	required	to	adjust	these	sales;	however,	the	majority	of	the	easement	sales	were	ei-
ther	FRPP	sales	or	sales	with	agricultural	use	easements	very	similar	to	FRPP	easements.		
	

																																																																				
4	“Land	Values:	2017	Summary,”	USDA	National	Agricultural	Statistics	Service,	August	2017,	ISSN:	

1949-1867.	
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13.   PROPERTY DATA 
SITE 

LOC A TI ON  A N D  S I Z E    

The	subject	is	located	in	southern	Oconee	County,	SC	in	the	Oakway	area	on	the	northwest	side	of	the	inter-
section	of	Snow	Creek	road	and	SC	24	(West	Oak	Highway)	and	contains	32.55	acres,	all	of	which	will	be	sub-
ject	to	the	conservation	easement.			

SOI L S  A N D  TOP OG R A P H Y   

The	site	has	an	irregular	shape,	but	the	shape	does	not	affect	the	utility	of	the	land	significantly.		The	topogra-
phy	consists	primarily	of	undulating	to	slightly	rolling	pasture	with	a	small	area	of	woodland	in	the	northern	
property	corner.			
	

	
FIGURE	1.	SOILS	MAP	
	
The	soils	are	primarily	Lloyd	sandy	loam	from	2%	to	25%	slopes.		Lloyd	sandy	loam	can	be	found	on	a	wide	
variety	of	slopes.		The	severity	of	slopes	generally	determines	land	use.		It	is	a	well-drained	soil	with	loamy	
and	clayey	subsoils.	It	is	suitable	for	crops	in	its	most	level	state.	Permeability	is	moderate	or	moderately	
slow	and	erosion	hazard	is	severe.		It	is	suited	for	hardwoods	and	pines.	Mechanical	reforestation	and	har-
vesting	operations	are	not	restricted	except	during	wet	periods.	When	slopes	exceed	15%,	logging	roads	
should	be	on	contour	and	incorporate	water	diversions	to	prevent	erosion.		
	
A	full	soils	map	and	land	use	history	are	in	the	Addendum.	

UTI L I T I E S   

Electrical	service	and	telephone	are	available.	
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LA N D  US E  A N D  B R E A K D O W N  

The	subject	property	is	primarily	in	pasture.		The	land	use	breakdown	follows:	
	

	

FOR E S T  PR OD U C TS    

The	only	timber	consists	of	a	small	area	in	the	northern	portion	of	the	tract	with	no	merchantable	or	pre-mer-
chantable	volumes	to	consider.	

M I N E R A L  R I G H TS  A N D  SU R F A C E  WA TE R S   

Mineral	rights	and	surface	water	rights	(including	irrigation	water	rights)	are	not	economic	considerations	in	
this	area	and	were	not	considered	in	the	appraisal	process.		
	
IMPROVEMENT S 

B U I L D I N G  I M P R OV E M E N TS  

The	subject	is	unimproved	

LA N D  I M P R OV E M E N TS  

The	only	land	improvements	are	pasture	fencing,	which	is	not	considered	separate	from	the	land	in	pasture	
tracts.		There	is	also	a	water	supply	well,	but	as	the	application	of	the	easement	has	no	effect	on	value,	I	did	
not	consider	the	contributory	value	of	the	well	in	the	calculations.	
		
FIXTURES 
There	are	no	fixtures	to	be	considered.	
	
USE HISTORY 
The	property	has	been	in	farm	(pasture)	use	for	many	years.		
	
SALES HISTORY 
There	have	been	no	sales	transactions	of	the	subject	property	in	the	previous	five	years.			
	
RENTAL HIST ORY 
The	property	is	not	being	leased.	
	
ASSESSED VALUE AND ANNUAL TAX LOAD 
The	Oconee	County	Assessor’s	tax	information	data	for	the	subject	parcels	may	is	in	the	Addendum.			
	

Land Type Acres
Cropland
Pasture/open 30.1
Upland woodland 2.5
Low woodland/wetland
Building sites
Ponds

32.55
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ZONING AND OT HER LAND USE  REGULATIONS 
The	county	is	divided	into	base	zoning	districts	that	define	their	own	zoning	boundaries.		The	subject	prop-
erty	lies	in	the	Oakway	District	but	is	in	a	Control	Free	District	(unzoned)	until	zoning	is	requested	by	local	
citizens.	

H A Z A R D S  A N D  D E TR I M E N TS  

Environmental	consulting	was	not	part	of	the	scope	of	this	appraisal,	and	I	did	not	investigate	the	existence	of	
environmental	hazards	on	the	subject	or	surrounding	properties.		While	I	observed	nothing	on	the	subject	
that	would	lead	me	to	suspect	a	hazardous	condition,	non-disclosure	should	not	be	taken	as	an	indication	that	
such	a	problem	does	not	exist.		An	expert	in	the	field	should	be	consulted	if	any	interested	party	has	questions	
on	environmental	factors.		

E A S E M E N TS  

I	was	not	able	to	review	the	deed.		The	plat	indicated	no	internal	or	external	easements.		A	copy	of	the	plat	is	
in	the	Addendum.	

WE TL A N D S    

No	portion	of	the	property	appears	on	the	National	Wetlands	Inventory	(NWI)	or	has	soil	types	typically	in-
dicative	of	wetland	areas.	

FL O OD  Z ON E    

The	subject	lies	on	FEMA	FIRM	Panel	45073C041C	9/11/2009.		No	portion	of	the	subject	property	appears	in	
the	100-year	flood	zone.			

E N C U M B R A N C E S    

Since	I	am	not	qualified	to	render	title	opinions,	I	cannot	identify	any	and	all	encumbrances	that	may	be	af-
fixed	to	this	property.		I	can	only	deal	with	them	if	such	evidence,	knowledge,	or	information	is	provided.		I	
know	of	no	encumbrances	or	easements	in	the	as	is	condition.	
	 	

PART III–DATA ANALYSIS AND CONCLUSIONS–BEFORE EASEMENT 
14.  HIGHEST AND BEST USE  
Highest	and	best	use	is	that	use	which	results	in	the	most	efficient	and/or	profitable	use.		It	must	pass	the	
four	tests:	
	

CRITERIA	FOR	HIGHEST	
AND	BEST	USE	

Legally	Permissible	
Physically	Possible	
Financially	Feasible	
Maximally	Productive	
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LEGALLY  PERMISSIBLE 
A	first	consideration	in	contemplating	potential	use	is	whether	the	use	is	legal.		The	first	legal	consideration	is	
typically	zoning.		The	subject	lies	in	an	unzoned	area	of	the	County.		No	portion	of	the	property	lies	in	the	
FEMA	flood	zone	and	no	portion	of	the	property	is	in	potential	wetland	areas.	
	
PHYSICALLY  POSSIBLE   
There	are	no	major	physical	limitations	beyond	size	and	shape.		There	are	some	slight	limitations	due	to	slope	
in	some	areas.	
	
FINANCIALLY  FEASIBLE/MOST  PRO DUCTIVE 
The	subject	lies	in	a	rural	area	where	much	of	the	land	in	the	market	area	is	in	agricultural	production	(cattle	
and	poultry).			The	area	is	generally	too	hilly	for	row	cropping.		Subdivision	and	development	are	not	cur-
rently	feasible	in	the	subject	market.		The	tract	is	too	remote	for	most	non-agricultural	commercial	uses.	
	
HIGHEST  AND BEST  USE   
In	my	opinion,	maximally	productive	and	therefore	the	highest	and	best	use	of	the	subject	property	would	be	
the	current	use—agricultural	(pasture).		It	would	also	be	a	suitable	rural	homesite	or	hobby	farm.	
	
	

15.   LAND VALUATION 
The	subject	is	a	pasture	tract	located	in	a	rural	area	surrounded	by	similar	agricultural	tracts	with	scattered	
rural	home	sites.		A	detailed	discussion	of	the	land	follows	in	the	sales	comparison	approach.	
	

16.   VALUE ESTIMATE BY COST APPROACH 
The	cost	approach	was	not	used	since	the	property	is	unimproved.	
			

17.   VALUE ESTIMATE BY SALES  COMPARISON APPROACH 
SELECT ION AND ANALY SIS O F CO MPARABLE  SALES 
I	searched	for	comparable	sales	of	agricultural	tracts	in	Oconee	County	for	comparison	to	the	subject	proper-
ties.		All	agricultural	sales	occurred	within	the	previous	38	months,	in	the	time	period	that	USDA	agricultural	
statistics	indicate	that	pasture	prices	in	SC	saw	very	little	change	(since	20145);	therefore,	there	was	no	rea-
son	to	adjust	prices	for	time.		The	table	below	is	a	brief	summary	of	the	sales.		Full	sales	information	sheets	
may	be	found	in	the	Addendum.	

																																																																				
5	“Land	Values:	2017	Summary,”	USDA	National	Agricultural	Statistics	Service,	August	2017,	ISSN:	

1949-1867.	
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STATIST ICAL  ANALYSIS O F SALES TO PRODUCE COMPONENT LAND VALUES 
To	determine	the	differential	contributory	values	of	the	land	components	(after	timber	value	and	any	im-
provements	values	have	been	extracted	from	the	comparable	sales)	I	used	a	statistical	version	of	the	paired	
sales	comparison	technique.		In	this	statistical	method,	I	analyzed	the	comparable	sale	properties	and	devel-
oped	an	overall	standard	deviation.		I	then	adjusted	the	relative	values	of	the	land	components	until	the	over-
all	standard	deviation	was	minimized.		This	becomes,	in	effect,	a	statistical	analysis	of	the	market	sample	with	
mathematically	adjusted	component	land	prices	that	reflect	the	statistical,	differential	values	paid	for	land	
category	types	in	the	marketplace—i.e.	statistical	version	of	paired	sales	analysis	for	market	prices	for	land	
components.		The	statistical	analysis	of	the	comparable	sales	appears	below.		Detailed	comparable	sales	
sheets	are	in	the	Addendum.	
	

 

	

Sale County Sale Date Sale Price Acres
$/Acre 
(gross)

Est. 
Improv. 

Value

Est. 
Timber 
value

$/Bare 
Land Acre

Pasture/ 
Open 
acres

Woodland
/ Other 
Acres

1 Oconee 5-Feb-18 $240,000 48 $5,030 $0 $0 $5,030 44 47
2 Oconee 25-Feb-16 $140,000 38 $3,647 $0 $0 $3,647 16 38
3 Oconee 14-Jul-15 $127,500 30 $4,250 $0 $0 $4,250 27 30
4 Oconee 6-Apr-15 $191,500 48 $4,000 $0 $19,200 $3,599 16 48
5 Oconee 7-Jun-17 $199,500 49 $4,071 $0 $0 $4,071 21 49
6 Oconee 12-May-15 $140,000 40 $3,493 $0 $8,100 $3,291 18 40
7 Oconee 20-May-15 $68,000 20 $3,345 $0 $0 $3,345 11 20
8 Oconee 1-Nov-17 $252,100 68 $3,733 $0 $0 $3,733 28 68

Sale I II III IV V VI
Overall 

per acre Land Value

Subjective 
adj. from 
sales grid I II III IV V VI

1 Powell, Amanda $5,182 $5,182 $3,369 $2,591 $5,182 $6,219 $5,030 $240,000 0% 0.0 44.2 0.0 3.0 0.0 0.5
2 Burton, Phillip A $4,589 $4,589 $2,983 $2,294 $4,589 $5,507 $3,647 $140,000 0% 0.0 16.3 21.1 1.0 0.0 0.0
3 Gambrell, Elijah $4,431 $4,431 $2,880 $2,215 $4,431 $5,317 $4,250 $127,500 0% 0.0 26.5 3.5 0.0 0.0 0.0
4 Grant, Michael and Jimmy $4,692 $4,692 $3,050 $2,346 $4,692 $5,630 $3,599 $172,300 0% 0.0 16.0 31.9 0.0 0.0 0.0
5 Hestir, William, etal. $5,112 $5,112 $3,323 $2,556 $5,112 $6,135 $4,071 $199,500 0% 0.0 20.5 28.5 0.0 0.0 0.0
6 Stovall, Lindsay D $4,485 $4,485 $2,915 $2,242 $4,485 $5,382 $3,291 $145,090 10% 0.0 18.0 22.1 0.0 0.0 0.0
7 Wilbanks, Phillip L $3,952 $3,952 $2,569 $1,976 $3,952 $4,743 $3,345 $68,000 0% 0.0 11.4 8.9 0.0 0.0 0.0
8 Hubbard, David G $4,688 $4,688 $3,047 $2,344 $4,688 $5,626 $3,733 $252,100 0% 0.0 28.2 39.3 0.0 0.0 0.0

Mean: $4,641 $4,641 $3,017 $2,321 $4,641 $5,570 $3,871 0 181 155 4 0 1
% STD: 8.4% 8.4% 8.4% 8.4% 8.4% 8.4% 14.8%

Relative Value: 100% 100% 65% 50% 100% 120%

I Cropland
II Pasture/open
III Upland	woodland
IV Low	woodland/wetland
V Building	sites
VI Ponds

Land	Type	Category	
Definitions

Acres by Category in SaleWeighted Land Type Category Value



	

	 24	

These	data	indicate	that	when	the	bare	land	prices	of	all	sales	are	not	broken	down	into	component	land	cate-
gories,	the	standard	deviation	of	the	average	overall	price	per	acre	is	14.8%	of	the	mean.		When	the	land	of	
each	comparable	sale	is	broken	down	into	cropland,	general	open	land,	upland	woodland,	lowland	woodland,	
building	sites,	and	ponds	and	the	relative	values	are	adjusted	as	shown	in	the	table,	the	overall	standard	devi-
ation	of	the	sample	reduces	to	8.4%,	indicating	that	the	relative	component	values	have	statistical	significance	
across	the	sample	of	the	sales	shown.	
	
	
SALES GRID 

	
	

QU A N TI TA TI V E  AD J U S TM E N T  M E TH OD OL OG Y  

To	make	appropriate	comparisons,	I	considered	the	following	from	each	land	sale:	property	rights	conveyed,	
financing	terms,	condition	of	sale,	market	conditions,	land	quality	and	use,	land	improvements,	building	im-
provements,	and	timber.		

Analysis	and	Comparision	of	Sales
Sale SUBJECT Sale	1 Sale	2 Sale	3 Sale	4 Sale	5 Sale	6 Sale	7 Sale	8

Buyer
Powell,	
Amanda

Burton,	
Phillip	A

Gambrell,	
Elijah

Grant,	
Michael	and	
Jimmy

Hestir,	
William,	etal.

Stovall,	
Lindsay	D

Wilbanks,	
Phillip	L

Hubbard,	
David	G

Seller
Powell,	James,	

etal.
Wilson,	Emily	

B
Treadaway,	
Michael

Mize,	Juanita	
L

Ridgeway,	
Lynn	M	etal. Lyles,	Betty	H

Bennett,	
Billy	G

England,	B	
M	Jr.	(estate)

County Oconee Oconee Oconee Oconee Oconee Oconee Oconee Oconee
Sale	Date 2/5/2018 2/25/2016 7/14/2015 4/6/2015 6/7/2017 5/12/2015 5/20/2015 11/1/2017
Price $240,000 $140,000 $127,500 $191,500 $199,500 $140,000 $68,000 $252,100
Land	Acres 32.55 47.71 38.39 30 47.88 49 40.08 20.33 67.54
Est.	Timber	Contribution* $0 $0 $0 $0 $19,200 $0 $8,100 $0 $0
Est.	Impr.	Contribution $0 $0 $0 $0 $0 $0 $0 $0 $0
Leases,	contracts $0 $0 $0 $0 $0 $0 $0 $0 $0
Est.	Bare	land	value $240,000 $140,000 $127,500 $172,300 $199,500 $131,900 $68,000 $252,100
Est.	Bare	land	value/acre $5,030 $3,647 $4,250 $3,599 $4,071 $3,291 $3,345 $3,733

Cropland 	 	 	 	 	 	 	 	 	
Pasture/open 30.05 44.2 16.3 26.5 16.0 20.5 18.0 11.4 28.2
Upland	woodland 2.5 	 21.1 3.5 31.9 28.5 22.1 8.9 39.3
Low	woodland/wetland 	 3.0 1.0 	 	 	 	 	 	
Building	sites 	 	 	 	 	 	 	 	 	
Ponds 	 0.5 	 	 	 	 	 	 	

Gross	price	per	acre $5,030 $3,647 $4,250 $4,000 $4,071 $3,493 $3,345 $3,733
Land	Quality/use $13 $819 $62 $967 $903 $677 $501 $830
Timber	Adjustment $0 $0 $0 -$401 $0 -$202 $0 $0
Improvements $0 $0 $0 $0 $0 $0 $0 $0
Leases/contracts $0 $0 $0 $0 $0 $0 $0 $0

Adjusted	per-acre	value: $5,043 $4,466 $4,312 $4,566 $4,975 $3,967 $3,846 $4,562

Time,	conditions	of	sale
Location,	access,	frontage 10.0%
Size
Condition,	Topography
Other

Total	%	Adjustments: 0.0% 0.0% 0.0% 0.0% 0.0% 10.0% 0.0% 0.0%

Indicated	Value/acre $5,043 $4,466 $4,312 $4,566 $4,975 $4,364 $3,846 $4,562

Mean	Value	Indication: $4,517
Standard	Deviation: $380 8% of	the	mean

Median	Value: $4,514
Selected	per-acre	value: $4,500

Indicated	Value: $146,475
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PR O P E R TY  R I G H TS  CO N V E Y E D  

All	of	the	sales	conveyed	fee	simple	title;	therefore,	no	adjustments	were	required.			

CO N D I TI O N  O F  S A L E  

All	of	the	sales	were	considered	to	be	arm’s	length;	therefore,	no	adjustments	were	required.	

M A R K E T  CO N D I T I O N S  (T I M E)  

Based	on	the	market	data	discussion	earlier	in	this	report,	no	adjustments	for	time	were	considered	neces-
sary.	

LA N D  QU A L I TY  A N D  US E  

Sales	were	adjusted	for	land	quality	and	use	based	on	the	differential	values	of	cropland,	open	land,	upland	
woodland,	lowland	woodland,	and	ponds	determined	via	the	statistical	analysis	discussed	earlier.	

LA N D  I M P R O V E M E N TS  

I	estimated	the	contributory	value	of	any	land	improvements	and	extracted	the	value	from	each	sale	property.		
The	contributory	value	of	the	subject	land	improvements	was	based	on	the	cost	-	depreciation	analysis	shown	
previously.	

B U I L D I N G  I M P R O V E M E N TS  

The	estimated	improvement	values	on	the	sale	properties	were	based	on	a	cursory	exterior	inspection	and	
tax	assessor	data	only.		Quantitative	adjustments	were	then	converted	to	a	per-acre	basis	and	extracted.			

TI M B E R  

Timber	values	were	extracted	from	the	comparable	sales	by	using	the	estimated	timber	value	either	obtained	
from	a	forester	involved	in	the	sale	or	based	on	visual	inspection	and	analysis	of	infrared	and	color	aerial	
photography.		The	contributory	timber	value	for	the	subject	is	based	on	qualitative	analysis	of	the	compara-
ble	sales	only	and	is	not	meant	to	be	a	stumpage	or	separate	timber	value.		Adjustments	were	made	on	a	per-
acre	basis	in	the	sales	grids.	

SU B J E C TI V E  AD J U S TM E N T M E TH OD OL OG Y  

Sale	6	was	adjusted	upward	10%	for	its	more	remote	location.		No	additional	subjective	adjustments	were	
required.	
	
CONCLUSION 
After	adjustments,	the	mean	price	on	a	per-acre	basis	was	$4,517	and	the	median	value	was	$4,514.		The	
standard	deviation	was	$380	per	acre,	or	8%	of	the	mean.		Based	on	this	analysis,	I	selected	a	value	of	$4,500	
per	acre	for	an	indicated	value	of	$146,475,	rounded	to	$146,000.	
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LOCATION MAP O F SUBJECT  AND SALE  PROPERTIES 

	
FIGURE	2.	SUBJECT	IS	BLUE	WITH	THE	BLUE	MARKER	
	

18.   VALUE ESTIMATE BY THE INCOME CAPITALIZATION APPROACH 
As	the	property	would	not	likely	be	purchased	purely	for	income	production,	the	income	approach	was	not	
used.	 	

19.   CORRELATI ON AND FINAL VALUE ESTIMATE (BEFORE EASEMENT) 
The	sales	comparison	approach	was	the	only	viable	approach	to	valuation;	therefore,	the	final	value	estimate	
before	the	application	of	the	easement	is	the	sales	comparison	approach	estimate	of:	

	
One	Hundred	Forty-Six	Thousand	Dollars	

($146,000).	
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PART IV–FACTUAL DATA–AFTER EASEMENT 
20.   LEGAL DESCRIPTION    
The	legal	description	of	the	whole	property	will	not	change	after	easement	with	the	exception	of	the	ease-
ment	restrictions.			
	
THE FARM AND RANCH LAND PRO TECTION PROGRAM (FRPP) CONSERVATION EASEMENT 
The	Farm	and	Ranch	Land	Protection	Program	(FRPP)	was	established	under	7	CFR	Part	1491	and	provides	
matching	funds	to	help	purchase	development	rights	to	keep	productive	farm	and	ranchland	in	agricultural	
uses.		Working	through	existing	programs,	USDA	partners	with	State,	tribal,	or	local	governments	and	non-
governmental	organizations	to	acquire	conservation	easements	or	other	interests	in	land	from	landowners.	
USDA	provides	up	to	50	percent	of	the	fair	market	easement	value	of	the	conservation	easement.	
	
To	qualify,	farmland	must	be,	or	have:	
	

• Part	of	a	pending	offer	from	a	State,	tribe,	or	local	farmland	protection	program	
• Be	privately	owned;	
• A	conservation	plan	for	highly	erodible	land	
• Large	enough	to	sustain	agricultural	production	
• Accessible	to	markets	for	what	the	land	produces	
• Adequate	infrastructure	and	agricultural	support	services	
• Surrounding	parcels	of	land	that	can	support	long-term	agricultural	production	

	
KEY RESTRICT IONS O F T HE  CO NSERVATION EASEMENT 
According	to	7	CFR	1491.22	(c):	
	

The	eligible	entity	may	use	its	own	terms	and	conditions	in	the	conservation	easement	deed,	but	the	con-
servation	easement	deed	must	be	reviewed	and	approved	by	National	Headquarters	in	advance	of	use.	

	
At	the	time	of	the	appraisal,	a	draft	easement	document	was	not	available.		However,	my	discussions	with	the	
originating	administrative	office	of	the	NRCS	indicates	that	the	key	restrictions	of	the	easement	affecting	
value	of	the	constrained	land	are:	
	

o 	Prohibition	of	subdivision	
o 	Limits	on	construction	rights	

	
The	loss	of	these	rights	and	their	impact	on	value	are	discussed	in	more	detail	in	the	property	data	on	the	fol-
lowing	pages.	
	

21.   NEIGHBORHOOD FACTORS 
All	of	the	surrounding	property	is	rural	in	nature	and	is	in	use	as	rural	residences,	farmland,	or	woodland.		
The	easement	will	likely	have	little	to	no	effect	on	this	surrounding	property	in	the	foreseeable	future.	
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22.  PROPERTY DATA 
SITE 	
The	physical	site	description	is	identical	to	that	in	Section	13.		The	major	easement	restrictions	affecting	the	
site	are	the	limits	on	subdivision	and	construction.		The	proposed	easement	would	restrict	the	parcel	from	
subdivision	wit:	
	

2.4.  Subdivision.  The Protected Property may not be divided, partitioned, subdivided or conveyed 
except in its current configuration.  	

	
The	more	specific	rights	held	by	the	owner	with	respect	to	subdivision	may	be	found	in	the	easement	docu-
ment	in	the	Addendum.			
	
FOREST  PRODUCT S   
The	easement	document	does	not	substantially	restrict	the	owner’s	rights	to	the	timber	except	for	the	stream	
buffers	and	buffered	areas.		The	easement	language	states:	
	

3.10 Timber Resources.  Grantor may selectively harvest timber resources from the Protected Property 
for personal or commercial use.  Such selective harvest shall be conducted in a manner consistent with the 
purposes of this Conservation Easement that minimizes the impact on the Conservation Values of the Pro-
tected Property, and in accordance with all other terms and conditions of this Conservation Easement.  
Grantor must obtain a timber management plan completed by a S.C. Registered Forester prior to any com-
mercial harvesting of timber. 

	
There	is	only	a	small	stand	of	timber	on	the	subject	farm.		It	has	no	merchantable	value.		
	
IMPROVEMENT S 
The	easement	will	prevent	most	new	land	and	building	improvements	except	for	the	exceptions	summarized	
below.			
	

(a)	 Structures	&	Improvements	–	Structures,	improvements,	paved	roads	and	other	imper-
vious	surfaces	located	on	the	Protected	Property,	including	those	existing	on	the	date	of	this	Easement,	
as	indicated	in	the	Baseline	Documentation	Report,	shall	not	exceed	2	percent	of	the	total	area	of	the	
Protected	Property.		Impervious	surface	is	defined	as	any	material	which	covers	land	and	inhibits	the	
percolation	of	water	directly	into	the	soil,	including,	but	not	limited	to,	buildings,	roofing,	the	area	cov-
ered	by	permanent	or	nonpermanent	structures,	macadam	and	pavement,	concrete,	paved	and	stone	
driveways,	roads,	and	parking	areas,	including	proposed	structures	that	are	either	permanent	or	tem-
porary.			

	
Existing	structures,	including	agricultural	structures	and	improvements,	may	be	repaired,	rea-

sonably	enlarged,	and	replaced	at	their	current	locations	within	the	“Farmstead	Area,”	as	shown	on	Ex-
hibit	B,	without	further	permission	from	the	Grantee.		New	buildings,	including	barns,	sheds,	and	other	
structures	and	improvements	to	be	used	primarily	for	agricultural	purposes	(including	the	processing	or	
sale	of	farm	products	predominantly	grown	or	raised	on	the	Property)	may	be	built	on	the	Property	
without	any	further	permission	of	Grantee	provided	they	are	located	in	the	"Farmstead	Area."			

	
Any	new	agricultural	buildings,	structures	or	improvements	proposed	for	locations	outside	the	

"Farmstead	Area",	except	for	fences	and	small	agricultural	structures	permitted	under	paragraph	3	be-
low,	may	be	built	only	with	the	advance	written	permission	of	the	Grantee.		The	Grantee	shall	give	such	
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permission	within	a	reasonable	time	if	it	determines	that	the	proposed	building,	structure,	or	improve-
ment	would	not	diminish	or	impair	the	Conservation	Values	of	the	Protected	Property,	is	not	reasonably	
locatable	within	the	existing	Farmstead	Envelope,	and	is	not	otherwise	be	inconsistent	with	this	Ease-
ment.	

	
(b)	 Single-Family	Residential	Dwellings	–No	residential	dwelling	may	be	built	on	the	Pro-

tected	Property.		
	
(c)	 Recreational	Improvements.		No	recreational	improvements	are	permitted.		

	
	
ASSESSED VALUE AND TAX LO AD 
The	assessed	value	and	tax	load	would	likely	decrease	in	the	post-easement	condition	due	to	the	application	
of	the	conservation	easement.		Refer	to	Section	13	for	the	current	assessed	value	and	tax	load.	
	
ZONING AND OT HER LAND USE  REGULATIONS 
I	anticipate	no	change	in	zoning	from	that	discussed	in	Section	13.	
	

PART V–DATA ANALYSIS AND CONCLUSIONS–AFTER EASEMENT 
23.   ANALYSIS OF  HIGHEST AND BEST USE  
The	owner	desires	to	place	a	conservation	easement	on	the	subject	property.		The	major	limitations	of	the	
easement	are	land	use	restrictions,	prohibition	of	subdivision,	and	building	restrictions.		The	key	points	of	
these	restrictions	were	discussed	earlier.				
	
LEGALLY  PERMISSIBLE 
The	only	change	in	legally	permissible	use	from	the	pre-easement	condition	is	the	application	of	the	easement	
restrictions.		The	major	restrictions	have	been	discussed	in	this	report	and	can	be	seen	in	detail	in	the	draft	
easement	document,	which	is	included	by	reference.			
	
PHYSICALLY  POSSIBLE   
The	physical	limitations	do	not	change	from	the	pre-easement	condition.	
	
FINANCIALLY  FEASIBLE/MOST  PRO DUCTIVE 
After	the	application	of	the	easement,	the	subject	is	best	described	as	an	agricultural	tract	with	no	potential	to	
move	to	a	higher	use.		Subdivision	and	development	are	not	allowed	under	the	terms	of	the	easement.			
	
In	my	opinion,	the	highest	and	best	use	of	the	land	subject	to	the	easement	is	legally	constrained	to	agricul-
tural.			
	

24.   LAND VALUATION 
Details	of	the	land	valuation	are	discussed	in	the	following	sections.		
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25.   VALUE ESTIMATE BY THE COST APPROACH 
Not	used	as	explained	earlier.	
	

26.   VALUE ESTIMATE BY THE SALES COMPARISON APPROACH 
SELECT ION OF CO MPARABLE  SALES 
I	found	six	easement-constrained	sales	within	150	miles	of	the	subject.		Of	the	six	easement	sales,	two	were	
encumbered	with	FRPP	easements	identical	to	that	of	the	subject	property,	three	were	encumbered	with	sim-
ilar	agricultural	use	easements,	and	the	remaining	sale	was	encumbered	with	a	less	restrictive	land	trust	
easements	and	was	adjusted	accordingly.	
	

	
	
STATIST ICAL  ANALYSIS O F SALES TO PRODUCE COMPONENT LAND VALUES 
I	used	the	same	statistical	methodology	to	determine	the	relative	values	of	the	land	use	categories	as	in	the	
market	appraisal.	
	

 

	
These	data	indicate	that	when	the	bare	land	prices	of	all	sales	are	not	broken	down	into	component	land	cate-
gories,	the	standard	deviation	of	the	average	overall	price	per	acre	is	28.7%	of	the	mean.		When	the	land	of	
each	comparable	sale	is	broken	down	into	cropland,	general	open	land,	upland	woodland,	lowland	woodland,	
building	sites,	and	ponds	and	the	relative	values	are	adjusted	as	shown	in	the	table,	the	overall	standard	devi-
ation	of	the	sample	reduces	to	27.7%,	indicating	that	the	relative	component	values	have	slight	statistical	sig-
nificance	across	the	sample	of	the	sales	shown.		The	correlation	was	not	as	strong	as	in	the	market	sales	in	the	
previous	section	due	to	the	more	varied	sample	of	sales	and	locations.	
	
	

Sale County Sale	Date Sale	Price Acres
$/Acre	
(raw)

Est.	
Improv.	
Value

Est.	Timber	
value

$/Bare	
Land	
Acre

Cropland	
Acres

Pasture/	
Open	
acres

Upland	
Woodland	
acres

Lowland/	
wetland	
acres

E12 Horry 14-Apr-14 $64,500 36.12 $1,786 $0 $0 $1,786 20 0 0 16.12
E13 Marion 22-Mar-12 $112,000 56.5 $1,982 $0 $0 $1,982 55.5 0 0 1
E14 Sumter 14-Sep-12 $628,238 335.06 $1,875 $0 $159,250 $1,400 90 0 245.06 0
E15 Georgetown 16-May-14 $1,300,000 367.75 $3,535 $462,500 $350,000 $1,326 24 10 277 48.75
E16 Sumter 8-Jul-14 $2,700,000 898.2 $3,006 $288,611 $0 $2,685 773.4 9.1 36.7 76
E17 Beaufort 10-Aug-16 $867,000 231 $3,753 $0 $288,750 $2,503 0 0 225 6

Sale I II III IV V VI Overall Land Value Sale Date I II III IV V VI
E12 Henry B Lewis $2,515 $1,887 $1,887 $880 $0 $3,773 $1,786 $64,500 14-Apr-14 20.0 0.0 0.0 16.1 0.0 0.0
E13 Terry W. Strickland $2,005 $1,504 $1,504 $702 $0 $3,008 $1,982 $112,000 22-Mar-12 55.5 0.0 0.0 1.0 0.0 0.0
E14 Dale and Emmal Cannon $1,713 $1,285 $1,285 $600 $0 $2,569 $1,400 $468,988 14-Sep-12 90.0 0.0 245.1 0.0 0.0 0.0
E15 Arthur K Cates $1,817 $1,363 $1,363 $636 $0 $2,725 $1,326 $487,500 16-May-14 24.0 10.0 277.0 48.8 0.0 8.0
E16 FLO Fund Domestic, LLC $2,875 $2,156 $2,156 $1,006 $0 $4,312 $2,685 $2,411,389 08-Jul-14 773.4 9.1 36.7 76.0 0.0 3.0
E17 Coosaw Land, LLC $3,385 $2,538 $2,538 $1,185 $0 $5,077 $2,503 $578,250 10-Aug-16 0.0 0.0 225.0 6.0 0.0 0.0

Mean: $2,385 $1,789 $1,789 $835 $0 $3,577 $1,947 190 10 522 66 0 8
% STD: 27.7% 27.7% 27.7% 27.7% 27.7% 27.7% 28.7%

Relative Value: 100% 75% 75% 35% 0% 150%

I Cropland
II Grassland/Open
III Upland woodland
IV Lowland woodland
V Swamp/Marsh
VI Ponds

Land Type Category 
Definitions

Acres by Category in SaleWeighted Land Type Category Value
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SALES GRID—AFT ER EASEMENT 

	
	
QUANTITAT IVE  ADJUST MENT S 
Quantitative	adjustments	were	made	in	the	same	manner	as	in	the	market	appraisal.		The	specific	subjective	
adjustments	were	discussed	on	the	sales	grid.	
	
SUBJECT IVE  ADJUST MENT S 
Sale	E12	was	adjusted	upward	for	motivated	seller	(bank	sale).		Sale	E13	was	adjusted	upward	for	its	inferior	
location	in	Marion	County.		Sale	E14	was	adjusted	upward	for	its	inferior	location	and	upward	25%	for	its	

Analysis and Comparision of Easement Land Sales
Sale Subject E12 E13 E14 E15 E16 E17

Buyer Henry B Lewis
Terry W. 

Strickland
Dale and Emmal 

Cannon Arthur K Cates
FLO Fund 

Domestic, LLC
Coosaw Land, 

LLC

Seller
Horry County 

State Bank
Tolmand and 

Sandra Lennon Howle Q1 LLC
Edward W 

Hickson
Cameron 
Simpson

Lands End 
Plantation 

Holding Corp.

County Horry Marion Sumter Georgetown Sumter Beaufort
Sale Date 4/14/2014 3/22/2012 9/14/2012 5/16/2014 7/8/2014 8/10/2016
Price $64,500 $112,000 $628,238 $1,300,000 $2,700,000 $867,000

Type of Easement Ag use FRPP (Ag use) Ag use Ag use FRPP (Ag use) Land Trust
Land Acres 32.55 36.12 56.5 335.06 367.75 898.2 231
Timber Contribution* $0 $0 $0 $159,250 $350,000 $0 $288,750
Improvements Contribution $0 $0 $0 $0 $462,500 $288,611 $0
Land-only Contribution $64,500 $112,000 $468,988 $487,500 $2,411,389 $578,250

Cropland 0 20.0 55.5 90.0 24.0 773.4  
Grassland/Open 30.05    10.0 9.1  
Upland woodland 2.5   245.1 277.0 36.7 225.0
Lowland woodland 0 16.1 1.0  48.8 76.0 6.0
Swamp/Marsh 0       
Ponds 0    8.0 3.0  

Gross price per acre $1,786 $1,982 $1,875 $3,535 $3,006 $3,753

Quantitative Adjustments
Timber Adjustment $0 $0 -$475 -$952 $0 -$1,250
Land Quality/use adjustment: $101 -$478 -$115 $37 -$529 $35
Improvements adjustement $0 $0 $0 -$1,258 -$321 $0

Adjusted value/acre: $1,887 $1,504 $1,285 $1,363 $2,156 $2,538

Subjective (%) Adjustments
Time, conditions of sale 10.0% -10.0%
Location, access, frontage 20.0% 20.0% 10.0% -10.0%
Size 25.0% 25.0% 20.0%
Condition, Topography, flood
Easement restrictions
Amenities, river frontage -15.0%

Total % Adjustments: 10.0% 20.0% 45.0% 35.0% -10.0% -5.0%
Indicated Subject Land Value $2,065 $1,900 $1,915 $1,827 $1,888 $2,413

Subject Acreage: 32.55
Mean Value Indication: $2,001

Standard Deviation: $217 11%
Median Value: $1,908

Selected per-acre land value: $2,000

Estimated value of constrained subject land: $65,100
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much	larger	size.		Sale	E15	was	adjusted	upward	10%	for	its	inferior	location	and	25%	for	its	much	larger	
size.		Sale	E16	was	adjusted	downward	10%	for	a	motivated	buyer	that	is	known	for	paying	premium	prices	
for	cropland.		The	sale	was	not	adjusted	for	size,	as	commercial	cropland	tracts	tend	to	be	based	more	purely	
on	price	per	acre	with	little	regard	for	size.		Sale	E17	was	adjusted	downward	10%	for	its	superior	island	lo-
cation	in	Beaufort	County,	upward	20%	for	its	much	larger	size,	and	downward	15%	for	its	superior	marsh	
frontage	amenity.	
	
	

27.   VALUE ESTIMATE BY INCOME CAPITALIZATION APPROACH 
The	income	approach	was	not	used.	
	

 

28.   CORRELATI ON AND FINAL VALUE ESTIMATE (AFTER EASEMENT) 
As	the	sales	comparison	approach	was	the	only	viable	approach	to	value,	it	is	my	opinion	that	the	value	after	
the	easement	is	the	sales	comparison	approach	estimate	of	$56,963	rounded	to:	
	

Sixty-Five	Thousand	Dollars	
($65,000).	

	

PART VII–EASEMENT ANALYSIS 
29.   RECAPITULATION 
SUMMARY 
The	value	of	the	property	appraised	before	the	easement	was	estimated	to	be	$146,000.		The	hypothetical	
value	for	the	subject	land	after	the	easement	is	estimated	to	be	$65,000.	
	
	 Value	Before:	 	 	 $146,000	
	 Value	After:	 			 	 		$65,000	
	 Difference	(easement	value):	 		$81,000	
	 	
EXPOSURE AND MARKET ING TIME EST IMATES 
Exposure	Time	is	defined	as:	
	

"The	estimated	length	of	time	the	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;	a	retrospective	estimate	based	upon	an	analysis	of	past	events	assuming	a	competitive	and	
open	market.”6	

	
Paramount	to	the	estimate	of	exposure	time	is	the	presumption	to	have	occurred	prior	to	the	valuation	date.		
In	determining	an	exposure	time,	the	appraiser	may	utilize	statistical	information	of	comparable	sales	to	

																																																																				
6	Statement	on	Appraisal	Standards	No.	6,	"Reasonable	Exposure	Time	in	Market	Value	Estimates"	
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conclude	the	number	of	days	on	the	market	or	obtain	an	estimate	from	active	participants	or	brokers	in	the	
market	place.	
	
Marketing	Period	is	defined	as:	

	
"An	estimate	of	the	amount	of	time	it	might	take	to	sell	an	interest	in	real	property	at	its	estimated	mar-
ket	value	during	the	period	immediately	after	the	effective	date	of	the	appraisal;	the	anticipated	time	
required	to	expose	the	property	to	a	pool	of	prospective	time	for	negotiation,	the	exercise	of	due	dili-
gence,	and	the	consummation	of	a	sale	price	supportable	by	concurrent	market	conditions.		Marketing	
time	differs	from	exposure	time,	which	is	always	presumed	to	precede	the	effective	date	of	the	ap-
praisal.7	

	
Paramount	to	the	estimate	of	marketing	period	is	the	presumption	to	have	occurred	after	the	valuation	date.		
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	
market	place.	
	
In	the	case	of	the	subject	property	exposure	time	and	marketing	period	are	considered	to	be	equal.		It	is	my	
opinion	that	the	exposure	period	and	marketing	time	of	the	subject	property	is	12	months.			
	

30.   ALLOCATION AND EXPLANATION OF DAMAGES 
None.	
	

31.  EXPLANATION OF SPECIAL BENEFITS 
See	the	discussion	on	Pages	33-35.	
	

	  

																																																																				
7Advisory	Opinion	G-7	of	the	Appraisal	Standards	Board	of	The	Appraisal	Foundation	and	Statement	

on	Appraisal	Standards	No.	6,	"Reasonable	Exposure	Time	in	Market	Value	Estimates"	address	the	determina-
tion	of	reasonable	exposure	and	marketing	time.	
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PART VII–EXHIBITS AND ADDENDA 
32.   LOCATION MAPS 
REGIONAL MAP 	

	
FIGURE	3.		SUBJECT	IS	IN	DARK	BLUE	
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33.   COMPARABLE DATA MAPS 
Comparable	sales	data	maps	may	be	found	in	Section	17	and	Section	26.	
	

34.   DETAIL  OF COMPARATIVE SALES DA TA 
Sales	1	through	8	were	used	for	the	before	the	easement	analysis.		Sales	E12	through	E17	were	used	in	the	
after	the	easement	analysis.			
	

	  



Buyer: Powell, Amanda County: Oconee
Seller: Powell, James, etal. Sale Date: 5-Feb-18

Purchase Price: $240,000 Deed Ref: 2333-326
Acres: 47.71 Zoning: none

Tax Map: 3100-00-01-001 Gross price/ac: $5,030
Location: 4.8 miles north of Fair Play, SC Land price/ac: $5,030

Short Description: Pasture tract

Timber Value: $0
Leases, contracts: None

Est. Impr. Value: $0

Sale 1

A family member purchased the parcel from a family trust at market rates.



  
  
  
  
  
  
  

$0

Est. Value

$0

100% $5,182 $0
44.21 100% $5,182 $229,117

65% $3,369 $0
3 50% $2,591 $7,774

100% $5,182 $0
0.5 120% $6,219 $3,109

Total: 47.71 $240,000

From Description: 47.71

ID
Radius 

(ft) Arc (deg.) Acres $/ac

Total 
contrib. 
value

$0
$0
$0

0 $0

Center Pivot Irrigation Calculations

Sale 1 Detail

Timber Detail

Building Improvements Detail

Land Improvements Detail

Eff. Age
Rem. Eco. 

Life % good DRCNRCNCond.AreaDescription

Land Component Detail

Description of Land Improvements

Tot. land 
componentLand Type

Value 
per acre

Cropland
Pasture/open
Upland woodland
Low woodland/wetland
Building sites
Ponds

Rel. ValueComponent Acres



Sales Price: $240,000

Quantitative Adjustments
Timber and Improvements Subject Sale Adjustment
Timber $0 $0 $0
Land improvements $0 $0 $0
Building improvements $0 $0 $0

Total: $0

Land Adjustments Subject Sale Difference value/acre Adjustment

Cropland 0.0 0.0 0.0 $5,182 $0
Pasture/open 30.1 44.2 -14.2 $5,182 -$73,384
Upland woodland 2.5 0.0 2.5 $3,369 $8,422
Low woodland/wetland 0.0 3.0 -3.0 $2,591 -$7,774
Building sites 0.0 0.0 0.0 $5,182 $0
Ponds 0.0 0.5 -0.5 $6,219 -$3,109

32.6 47.7 -15.2 Total: -$75,845

Subtotal after quantitative adjustments: $164,155

Subjective Adjustments
Adj. to 

subtotal Adjustment

Time, conditions of sale 0% $0
Location, access, frontage 0% $0
Size 0% $0
Condition, Topography 0% $0
Other 0% $0

Net subjective adjustments: 0% $0

Indicated Value of Subject: $164,155

Sale 1 Detailed Adjustment Sheet

See the sales grid for explanation of subjective adjustments.



Buyer: Burton, Phillip A County: Oconee
Seller: Wilson, Emily B Sale Date: 25-Feb-16

Purchase Price: $140,000 Deed Ref: 2164-114
Acres: 38.39 Zoning: none

Tax Map: 235-00-02-076 Gross price/ac: $3,647
Location: 1.6 miles NE of Westiminster Land price/ac: $3,647

Short Description: Pasture and cutover woodland

Timber Value: $0
Leases, contracts: $0

Est. Impr. Value: $0

Sale 2



  
  
  
  
  
  
  

$0

Est. Value

$0

100% $4,589 $0
16.3 100% $4,589 $74,799

21.09 65% $2,983 $62,907
1 50% $2,294 $2,294

100% $4,589 $0
120% $5,507 $0

Total: 38.39 $140,000

From Description: 38.39

ID Radius (ft) Arc (deg.) Acres $/ac

Total 
contrib. 
value

Tot. land 
component

Cropland
Acres

Upland woodland
Pasture/open

Low woodland/wetland

Rel. Value
Value per 

acre

Land Improvements Detail
Description of Land Improvements

Sale 2 Detail

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. Eco. 

Life % good DRCN

Center Pivot Irrigation Calculations

Timber Detail

Land Component Detail

Land Type Component

Building sites
Ponds



Sales Price: $140,000

Quantitative Adjustments
Timber and Improvements Subject Sale Adjustment
Timber $0 $0 $0
Land improvements $0 $0 $0
Building improvements $0 $0 $0

Total: $0

Land Adjustments Subject Sale Difference value/acre Adjustment

Cropland 0.0 0.0 0.0 $4,589 $0
Pasture/open 30.1 16.3 13.8 $4,589 $63,097
Upland woodland 2.5 21.1 -18.6 $2,983 -$55,450
Low woodland/wetland 0.0 1.0 -1.0 $2,294 -$2,294
Building sites 0.0 0.0 0.0 $4,589 $0
Ponds 0.0 0.0 0.0 $5,507 $0

32.6 38.4 -5.8 Total: $5,353

Subtotal after quantitative adjustments: $145,353

Subjective Adjustments Adj. to subtotal Adjustment

Time, conditions of sale 0% $0
Location, access, frontage 0% $0
Size 0% $0
Condition, Topography 0% $0
Other 0% $0

Net subjective adjustments: 0% $0

Indicated Value of Subject: $145,353

Sale 2 Detailed Adjustment Sheet

See the sales grid for explanation of subjective adjustments.

See the sales grid for explanation of subjective adjustments.



Buyer: Gambrell, Elijah County: Oconee
Seller: Treadaway, Michael Sale Date: 14-Jul-15

Purchase Price: $127,500 Deed Ref: 2117-19
Acres: 30 Zoning:

Tax Map: 301-00-03-007 Gross price/ac: $4,250
Location: 5.5 miles NNE of Fair Play, SC Land price/ac: $4,250

Short Description: Pasture tract

Timber Value: $0
Leases, contracts: None

Est. Impr. Value: $0

Sale 3



  
  
  
  
  
  
  

$0

Est. Value

$0

100% $4,431 $0
26.5 100% $4,431 $117,420

3.5 65% $2,880 $10,080
50% $2,215 $0

100% $4,431 $0
120% $5,317 $0

Total: 30 $127,500

From Description: 30

ID Radius (ft) Arc (deg.) Acres $/ac

Total 
contrib. 
value

Cropland
Pasture/open
Upland woodland

Sale 3 (cont.)

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. Eco. 

Life % good

Low woodland/wetland
Building sites

Timber Detail

Land Component Detail

Land Type Component Acres Rel. Value
Value per 

acre
Tot. land 

component

DRCN

Land Improvements Detail

Center Pivot Irrigation Calculations

Description of Land Improvements

Ponds



Sales Price: $127,500

Quantitative Adjustments
Timber and Improvements Subject Sale Adjustment
Timber $0 $0 $0
Land improvements $0 $0 $0
Building improvements $0 $0 $0

Total: $0

Land Adjustments Subject Sale Difference value/acre Adjustment

Cropland 0.0 0.0 0.0 $4,431 $0
Pasture/open 30.1 26.5 3.6 $4,431 $15,730
Upland woodland 2.5 3.5 -1.0 $2,880 -$2,880
Low woodland/wetland 0.0 0.0 0.0 $2,215 $0
Building sites 0.0 0.0 0.0 $4,431 $0
Ponds 0.0 0.0 0.0 $5,317 $0

32.6 30.0 2.6 Total: $12,850

Subtotal after quantitative adjustments: $140,350

Subjective Adjustments Adj. to subtotal Adjustment

Time, conditions of sale 0% $0
Location, access, frontage 0% $0
Size 0% $0
Condition, Topography 0% $0
Other 0% $0

Net subjective adjustments: 0% $0

Indicated Value of Subject: $140,350

% diff from subject:

Sale 3 Detailed Adjustment Sheet

See the sales grid for explanation of subjective adjustments.
See the sales grid for explanation of subjective adjustments.



Buyer: Grant, Michael and Jimmy County: Oconee
Seller: Mize, Juanita L Sale Date: 6-Apr-15

Purchase Price: $191,500 Deed Ref: 2096-214
Acres: 47.88 Zoning: none

Tax Map: 301-00-04-009 Gross price/ac: $4,000
Location: 4.9 miles north of Fair Play, SC Land price/ac: $3,599

Short Description: Pasture and woodland

Timber Value: $19,200
Leases, contracts: None

Est. Impr. Value: $0

Sale 4



  
 
  
  
  
  
  

$0

Est. Value

$0

$19,200

100% $4,692 $0
16 100% $4,692 $75,072

31.88 65% $3,050 $97,228
50% $2,346 $0

100% $4,692 $0
120% $5,630 $0

Total: 47.88 $172,300

From Description: 47.88

ID Radius (ft) Arc (deg.) Acres $/ac

Total 
contrib. 
value

Sale 4 Detail

Land Improvements Detail
Description of Land Improvements
none

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. Eco. 

Life % good DRCN

Pasture/open

Land Type Component

Timber Detail

Natural hardwood timber

Land Component Detail
Tot. land 

componentAcres Rel. Value
Value per 

acre

Center Pivot Irrigation Calculations

Ponds

Upland woodland
Low woodland/wetland
Building sites

Cropland



Sales Price: $191,500

Quantitative Adjustments
Timber and Improvements Subject Sale Adjustment
Timber $0 $19,200 -$19,200
Land improvements $0 $0 $0
Building improvements $0 $0 $0

Total: -$19,200

Land Adjustments Subject Sale Difference value/acre Adjustment

Cropland 0.0 0.0 0.0 $4,692 $0
Pasture/open 30.1 16.0 14.1 $4,692 $65,923
Upland woodland 2.5 31.9 -29.4 $3,050 -$89,603
Low woodland/wetland 0.0 0.0 0.0 $2,346 $0
Building sites 0.0 0.0 0.0 $4,692 $0
Ponds 0.0 0.0 0.0 $5,630 $0

32.6 47.9 -15.3 Total: -$23,681

Subtotal after quantitative adjustments: $148,619

Subjective Adjustments Adj. to subtotal Adjustment

Time, conditions of sale 0% $0
Location, access, frontage 0% $0
Size 0% $0
Condition, Topography 0% $0
Other 0% $0

Net subjective adjustments: 0% $0

Indicated Value of Subject: $148,619

% diff from subject:

Sale 4 Detailed Adjustment Sheet

See the sales grid for explanation of subjective adjustments.See the sales grid for explanation of subjective adjustments.
See the sales grid for explanation of subjective adjustments.



Buyer: Hestir, William, etal. County: Oconee
Seller: Ridgeway, Lynn M etal. Sale Date: 7-Jun-17

Purchase Price: $199,500 Deed Ref: 2274-82
Acres: 49 Zoning: none

Tax Map: 312-00-04-003 Gross price/ac: $4,071
Location: 5.3 miles NE of Fair Play, SC Land price/ac: $4,071

Short Description: Grassland and woodland

Timber Value: $0
Leases, contracts: None

Est. Impr. Value: $0

Sale 5



$0
$0

  
  
  
  
  

$0

Est. Value

$0

100% $5,112 $0
20.5 100% $5,112 $104,798
28.5 65% $3,323 $94,702

50% $2,556 $0
100% $5,112 $0
120% $6,135 $0

Total: 49 $199,500

From Description: 49

ID Radius (ft) Arc (deg.) Acres $/ac

Total 
contrib. 
value

Land Improvements Detail
Description of Land Improvements

Sale 5 (cont.)

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. Eco. 

Life % good DRCN

Rel. Value
Value per 

acre

Timber Detail

Land Component Detail

Pasture/open

Land Type Component Acres

Center Pivot Irrigation Calculations

Ponds

Upland woodland
Low woodland/wetland
Building sites

Tot. land 
component

Cropland



Sales Price: $199,500

Quantitative Adjustments
Timber and Improvements Subject Sale Adjustment
Timber $0 $0 $0
Land improvements $0 $0 $0
Building improvements $0 $0 $0

Total: $0

Land Adjustments Subject Sale Difference value/acre Adjustment

Cropland 0.0 0.0 0.0 $5,112 $0
Pasture/open 30.1 20.5 9.6 $5,112 $48,821
Upland woodland 2.5 28.5 -26.0 $3,323 -$86,395
Low woodland/wetland 0.0 0.0 0.0 $2,556 $0
Building sites 0.0 0.0 0.0 $5,112 $0
Ponds 0.0 0.0 0.0 $6,135 $0

32.6 49.0 -16.5 Total: -$37,574

Subtotal after quantitative adjustments: $161,926

Subjective Adjustments Adj. to subtotal Adjustment

Time, conditions of sale 0% $0
Location, access, frontage 0% $0
Size 0% $0
Condition, Topography 0% $0
Other 0% $0

Net subjective adjustments: 0% $0

Indicated Value of Subject: $161,926

% diff from subject:

Sale 5 Detailed Adjustment Sheet

See the sales grid for explanation of subjective adjustments.See the sales grid for explanation of subjective adjustments.
See the sales grid for explanation of subjective adjustments.



Buyer: Stovall, Lindsay D County: Oconee
Seller: Lyles, Betty H Sale Date: 12-May-15

Purchase Price: $140,000 Deed Ref: 2104-93
Acres: 40.08 Zoning: none

Tax Map: 260-00-02-003 Gross price/ac: $3,493
Location: 6.2 miles WSW of Westminster, SC Land price/ac: $3,291

Short Description: Grassland and woodland

Timber Value: $8,100
Leases, contracts: None

Est. Impr. Value: $0

Sale 6



  
  
  
  
  
  

$0

Est. Value

$0

$8,100

100% $4,077 $0
18 100% $4,077 $73,386

22.08 65% $2,650 $58,514
50% $2,039 $0

100% $4,077 $0
120% $4,892 $0

Total: 40.08 $131,900

From Description: 40.08

ID Radius (ft) Arc (deg.) Acres $/ac

Total 
contrib. 
value

$0
0 $0
0 $0

Cropland
Pasture/open

Land Type Component

Center Pivot Irrigation Calculations

Ponds

Upland woodland
Low woodland/wetland
Building sites

Acres Rel. Value
Value per 

acre

Timber Detail

Unthinned pine timber, approx 11 y/o

Land Component Detail
Tot. land 

component

Sale 6 (cont.)

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. Eco. 

Life % good DRCN

Land Improvements Detail
Description of Land Improvements



Sales Price: $140,000

Quantitative Adjustments
Timber and Improvements Subject Sale Adjustment
Timber $0 $8,100 -$8,100
Land improvements $0 $0 $0
Building improvements $0 $0 $0

Total: -$8,100

Land Adjustments Subject Sale Difference value/acre Adjustment

Cropland 0.0 0.0 0.0 $4,077 $0
Pasture/open 30.1 18.0 12.1 $4,077 $49,128
Upland woodland 2.5 22.1 -19.6 $2,650 -$51,888
Low woodland/wetland 0.0 0.0 0.0 $2,039 $0
Building sites 0.0 0.0 0.0 $4,077 $0
Ponds 0.0 0.0 0.0 $4,892 $0

32.6 40.1 -7.5 Total: -$2,760

Subtotal after quantitative adjustments: $129,140

Subjective Adjustments Adj. to subtotal Adjustment

Time, conditions of sale 0% $0
Location, access, frontage 10% $12,914
Size 0% $0
Condition, Topography 0% $0
Other 0% $0

Net subjective adjustments: 10% $12,914

Indicated Value of Subject: $142,054

% diff from subject:

Sale 6 Detailed Adjustment Sheet

See the sales grid for explanation of subjective adjustments.See the sales grid for explanation of subjective adjustments.
See the sales grid for explanation of subjective adjustments.



Buyer: Wilbanks, Phillip L County: Oconee
Seller: Bennett, Billy G Sale Date: 20-May-15

Purchase Price: $68,000 Deed Ref: 2106-93
Acres: 20.33 Zoning: none

Tax Map: 289-00-01-090 Gross price/ac: $3,345
Location: 4 miles SE of Westminster, SC Land price/ac: $3,345

Short Description: Grassland and woodland

Timber Value: $0
Leases, contracts: None

Est. Impr. Value: $0

Sale 7



 
  
  
  
  
  
  

$0

Est. Value

$0

100% $3,952 $0
11.4 100% $3,952 $45,058
8.93 65% $2,569 $22,942

50% $1,976 $0
100% $3,952 $0
120% $4,743 $0

Total: 20.33 $68,000

From Description: 20.33

ID Radius (ft) Arc (deg.) Acres $/ac

Total 
contrib. 
value

Sale 7 (cont.)

Low woodland/wetland

Land Component Detail

Land Type Component Acres Rel. Value
Value per 

acre
Tot. land 

component

Pasture/open
Upland woodland

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. Eco. 

Life % good DRCN

Center Pivot Irrigation Calculations

Land Improvements Detail
Description of Land Improvements

Ponds
Building sites

Cropland

Timber Detail



Sales Price: $68,000

Quantitative Adjustments
Timber and Improvements Subject Sale Adjustment
Timber $0 $0 $0
Land improvements $0 $0 $0
Building improvements $0 $0 $0

Total: $0

Land Adjustments Subject Sale Difference value/acre Adjustment

Cropland 0.0 0.0 0.0 $3,952 $0
Pasture/open 30.1 11.4 18.7 $3,952 $73,713
Upland woodland 2.5 8.9 -6.4 $2,569 -$16,519
Low woodland/wetland 0.0 0.0 0.0 $1,976 $0
Building sites 0.0 0.0 0.0 $3,952 $0
Ponds 0.0 0.0 0.0 $4,743 $0

32.6 20.3 12.2 Total: $57,194

Subtotal after quantitative adjustments: $125,194

Subjective Adjustments Adj. to subtotal Adjustment

Time, conditions of sale 0% $0
Location, access, frontage 0% $0
Size 0% $0
Condition, Topography 0% $0
Other 0% $0

Net subjective adjustments: 0% $0

Indicated Value of Subject: $125,194

% diff from subject:

Sale 7 Detailed Adjustment Sheet

See the sales grid for explanation of subjective adjustments.



Buyer: Hubbard, David G County: Oconee
Seller: England, B M Jr. (estate) Sale Date: 1-Nov-17

Purchase Price: $252,100 Deed Ref: 2311-217
Acres: 67.54 Zoning: none

Tax Map: 219-00-03-007 Gross price/ac: $3,733
Location: 0.8 miles north of Westminster Land price/ac: $3,733

Short Description: Woodland and grassland

Timber Value: $0
Leases, contracts: None

Est. Impr. Value: $0

Sale 8



  

  
  
  
  
  

$0

Est. Value

$0

100% $4,688 $0
28.2 100% $4,688 $132,213

39.34 65% $3,047 $119,887
50% $2,344 $0

100% $4,688 $0
120% $5,626 $0

Total: 67.54 $252,100

From Description: 67.54

ID Radius (ft) Arc (deg.) Acres $/ac

Total 
contrib. 
value

Building sites
Ponds

Pasture/open
Upland woodland
Low woodland/wetland

Sale 8 (cont.)

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. Eco. 

Life % good DRCN

Description of Land Improvements

Center Pivot Irrigation Calculations

Cropland

Timber Detail

Mostly cutover land, no timber value

Land Component Detail

Land Type Component Acres Rel. Value
Value per 

acre
Tot. land 

component

Land Improvements Detail



Sales Price: $252,100

Quantitative Adjustments
Timber and Improvements Subject Sale Adjustment
Timber $0 $0 $0
Land improvements $0 $0 $0
Building improvements $0 $0 $0

Total: $0

Land Adjustments Subject Sale Difference value/acre Adjustment

Cropland 0.0 0.0 0.0 $4,688 $0
Pasture/open 30.1 28.2 1.9 $4,688 $8,674
Upland woodland 2.5 39.3 -36.8 $3,047 -$112,268
Low woodland/wetland 0.0 0.0 0.0 $2,344 $0
Building sites 0.0 0.0 0.0 $4,688 $0
Ponds 0.0 0.0 0.0 $5,626 $0

32.6 67.5 -35.0 Total: -$103,595

Subtotal after quantitative adjustments: $148,505

Subjective Adjustments Adj. to subtotal Adjustment

Time, conditions of sale 0% $0
Location, access, frontage 0% $0
Size 0% $0
Condition, Topography 0% $0
Other 0% $0

Net subjective adjustments: 0% $0

Indicated Value of Subject: $148,505

% diff from subject:

Sale 8 Detailed Adjustment Sheet



Buyer: Henry B Lewis County: Horry
Seller: Horry County State Bank Sale Date: 14-Apr-14

Purchase Price: $64,500 Deed Ref: 3726/3195
Acres: 36.12 Easement: Ag Use

Tax Map: 009-00-01-065 Gross Price/acre: $1,786
Location: 13.7 miles NW of Loris on Pickney Road Land Price/acre: $1,786

Short Description: Samll farm tract with ag use easement

Timber Value: $0
Leases, contracts: None

Est. Impr. Value: $0

Sale E12

Buyer was a local farmer looking to increase his acreage. Easement precludes all development and
subdivision. This farm cannot be used for any development of any type. No houses can be placed on the
property, no commercial building or farm buildings can be erected. Farms in this area range in value
from $2800 per acre to $4000 per acre. This sale shows a significant reduction from these per acre
values.



 
  
  
  
  
  
  

$0

Est. Value

$0

20 100% $2,515 $50,308
75% $1,887 $0
75% $1,887 $0

16.12 35% $880 $14,192
0% $0 $0

150% $3,773 $0
Total: 36.12 $64,500

From Description: 36.12

Lowland woodland
Swamp/Marsh
Ponds

Cropland
Grassland/Open
Upland woodland

Timber Detail

Land Component Detail

Land Type Component Acres
Rel. 

Value
Value per 

acre
Tot. land 

component

Sale E12

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. 

Eco. Life % good DRCN

Land Improvements Detail
Description of Land Improvements



Buyer: Terry W. Strickland County: Marion
Seller: Tolmand and Sandra Lennon Sale Date: 22-Mar-12

Purchase Price: $112,000 Deed Ref: 194/170
Acres: 56.5 Easement: FRPP

Tax Map: 044-030 Gross Price/acre: $1,982
Location: 4.0 miles NE of Marion on Gurley Road Land Price/acre: $1,982

Short Description: Farmland tract with FRPP easement

Timber Value: $0
Leases, contracts: None

Est. Impr. Value: $0

Sale E13

The parcel is well located near US 501 Bypass and SC41-A. The sale is predominately open land that has
was used as pasture prior to sale. The buyer placed the sale into row crop production.



 
  
  
  
  
  
  

$0

Est. Value

$0

55.5 100% $2,005 $111,298
75% $1,504 $0
75% $1,504 $0

1 35% $702 $702
0% $0 $0

150% $3,008 $0
Total: 56.5 $112,000

From Description: 56.5

Sale E13

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. 

Eco. Life % good DRCN

Land Improvements Detail
Description of Land Improvements

Timber Detail

Land Component Detail

Land Type Component Acres
Rel. 

Value
Value per 

acre
Tot. land 

component
Cropland
Grassland/Open
Upland woodland
Lowland woodland
Swamp/Marsh
Ponds



Buyer: Dale and Emmal Cannon County: Sumter
Seller: Howle Q1 LLC Sale Date: 14-Sep-12

Purchase Price: $628,238 Deed Ref: 1176/2911
Acres: 335.06 Easement: Ag Use

Tax Map: 157-00-02-022/042, 183-00-01-014 Gross Price/acre: $1,875
Location: 6.7 miles west of Sumter on N St Paul Rd Land Price/acre: $1,400

Short Description: Farm tract with a farm use conservation easement

Timber Value: $159,250
Leases, contracts: None

Est. Impr. Value: $0

Sale E14

Seven acres of the sale parcel were not encumbered by the easement. The buyer cut much of the
timber on the western portion of the tract and converted it to farmland after purchase.



 
  
  
  
  
  
  

$0

Est. Value

$0

$159,250

90 100% $1,713 $154,162
75% $1,285 $0

245.06 75% $1,285 $314,826
35% $600 $0

0% $0 $0
150% $2,569 $0

Total: 335.06 $468,988

From Description: 335.06

Sale E14

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. 

Eco. Life % good DRCN

Land Improvements Detail
Description of Land Improvements

Timber Detail

Thinned pine timber, based on aerial photography

Land Component Detail

Land Type Component Acres
Rel. 

Value
Value per 

acre
Tot. land 

component
Cropland
Grassland/Open
Upland woodland
Lowland woodland
Swamp/Marsh
Ponds



Buyer: Arthur K Cates County: Georgetown
Seller: Edward W Hickson Sale Date: 16-May-14

Purchase Price: $1,300,000 Deed Ref: 2365/132
Acres: 367.75 Easement: Ag use

Tax Map: 03-0428-027, -028, -029 Gross Price/acre: $3,535
Location: 16.95 miles NE of Georgetown, SC on Rose Hill Rd Land Price/acre: $1,326

Short Description: Improved farmland with conservation easement

Timber Value: $350,000
Leases, contracts: None

Est. Impr. Value: $462,500

Sale E15

Sale was encumbered with an ag use conservation easement. Sale is improved with a large dwelling and
horse barn and also had significant timber value. Part of the sales price is a lot that is located in the
Pawley's Island area that was valued at $200,000 by both the buyer and seller. The sale shows a deed
price of $1,100,000 but an appraiser involved in the sale indicated the contract called for $1.3M. The
seller received $665,000 for the conservation easement.



All buildings (based on buyer) $750,000 25 35 58% $437,500
  
  
  
  
  
  

$437,500

Est. Value
$25,000

$25,000

$350,000

24 100% $1,817 $43,606
10 75% $1,363 $13,627

277 75% $1,363 $377,463
48.75 35% $636 $31,001

0% $0 $0
8 150% $2,725 $21,803

Total: 367.75 $487,500

From Description: 367.75

Sale E15

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. 

Eco. Life % good DRCN

Land Improvements Detail
Description of Land Improvements
Site improvements

Timber Detail

Pine plantations

Land Component Detail

Land Type Component Acres
Rel. 

Value
Value per 

acre
Tot. land 

component
Cropland
Grassland/Open
Upland woodland
Lowland woodland
Swamp/Marsh
Ponds



Buyer: FLO Fund Domestic, LLC County: Sumter
Seller: Cameron Simpson Sale Date: 8-Jul-14

Purchase Price: $2,700,000 Deed Ref: 1203/4635
Acres: 898.2 Easement: FRPP/WRP

Tax Map: Several Gross Price/acre: $3,006
Location: 7.6 miles NW of downtown Sumter, SC Land Price/acre: $2,685

Short Description: Agricultural tract with FRPP and WRP easements

Timber Value: $0
Leases, contracts: None

Est. Impr. Value: $288,611

ID
202
206
218
222
209
214

Sale E16

Tract has a federal FRPP easement on 733.6 acres and a federal wetlands easement (WRP) on 47.8 acres
in the far eastern corner of the tract. approximately 116 acres on the west side of Black River Road are
not constrained by either easement. Buyer is an agricultural Investment Management Organzation that
buys and leases large tracts of farmland in the region. Sale included several center pivot irrigation
systems, some of which have since been replaced and upgraded by the buyer.



  
  
  
  
  
  

$0

Est. Value
$288,611

$288,611

773.4 100% $2,875 $2,223,244
9.1 75% $2,156 $19,619

36.7 75% $2,156 $79,124
76 35% $1,006 $76,465

0% $0 $0
3 150% $4,312 $12,936

Total: 898.2 $2,411,389

From Description: 898.2

ID
Radius 

(ft) Arc (deg.) Acres $/ac

Total 
contrib. 
value

202 835 360 50 $650 $32,685
206 975 360 69 $650 $44,564
218 1275 360 117 $650 $76,207
222 1375 210 80 $650 $51,701
209 900 360 58 $650 $37,972
214 985 360 70 $650 $45,483

444 $288,611

Sale E16

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. 

Eco. Life % good DRCN

Land Improvements Detail
Description of Land Improvements
See center pivot details below

Timber Detail

None

Land Component Detail

Land Type Component Acres
Rel. 

Value
Value per 

acre
Tot. land 

component
Cropland
Grassland/Open
Upland woodland

Center Pivot Irrigation Calculations

Lowland woodland
Swamp/Marsh
Ponds



Buyer: Coosaw Land, LLC County: Beaufort
Seller: Lands End Plantation Holding Corp. Sale Date: 10-Aug-16

Purchase Price: $867,000 Deed Ref: 3506-1569
Acres: 231 Easement: Land Trust

Tax Map: R300 041 000 0001 Gross Price/acre: $3,753
Location: St Helena Island, southwest corner Land Price/acre: $2,503

Short Description: Marshfront property with conservation easement

Timber Value: $288,750
Leases, contracts: None

Est. Impr. Value: $0

ID
202
206
218
222
209
214

Sale E17

Tract sold with a Beaufort County Open Land Trust conservation easement in place that allows for 7
subdivisions between and 13 acres in a specified area. The owner was paid $471,500 for this easement.
The property is marshfront but does not have navigable water access. The buyer cut over the timber
soon after sale. Tract has private dirt road access only.



  
  
  
  
  
  

$0

Est. Value

$0

$288,750

100% $3,385 $0
75% $2,538 $0

225 75% $2,538 $571,142
6 35% $1,185 $7,108

0% $0 $0
150% $5,077 $0

Total: 231 $578,250

From Description: 231

ID
Radius 

(ft) Arc (deg.) Acres $/ac

Total 
contrib. 
value

202 835 360 50 $650 $32,685
206 975 360 69 $650 $44,564
218 1275 360 117 $650 $76,207
222 1375 210 80 $650 $51,701
209 900 360 58 $650 $37,972
214 985 360 70 $650 $45,483

444 $288,611

Sale E17

Building Improvements Detail

Description Area Cond. RCN Eff. Age
Rem. 

Eco. Life % good DRCN

Land Improvements Detail
Description of Land Improvements

Timber Detail

Mixed pines and hardwoods, primarily planted pines

Land Component Detail

Land Type Component Acres
Rel. 

Value
Value per 

acre
Tot. land 

component
Cropland
Grassland/Open
Upland woodland

Center Pivot Irrigation Calculations

Lowland woodland
Swamp/Marsh
Ponds
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35.   PLOT PLAN 
The	plat	follows.		The	delineation	of	the	easement	has	not	yet	been	formally	surveyed	and	is	included	in	the	
property	description	section	of	this	report.	
	

	

36.   FLOOR PLANS 
Not	required	for	this	report.	
	

37.   TITLE EVIDENCE REPORT 
A	title	evidence	report	was	not	supplied.	
	

38.   OTHER PERTINENT EXHIBITS 
PHOTOGRAPHS 
All	photographs	were	taken	by	the	appraiser	on	the	date	of	the	inspection.	
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FIGURE	4.	FACING	SOUTH	IN 	THE	EASTERN	PORTION	OF	THE	TRACT	
	

	
FIGURE	5.	ROLLING	PASTURE	TYPICAL	OF	THE	PROPERTY	
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FIGURE	6.	FENCELINE,	CENTRAL	PORTION	OF	THE	PROPERTY	
	

	
FIGURE	7.	NORTHERN	PORTION	OF	THE	TRACT.		TREE	LINE	TO	THE	RIGHT	IS	THE	NE	PROPERTY	BOUNDARY	
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FIGURE	8.	VIEW	OF	SMALLER	RESIDENCE	FROM	THE	WEST	OAK	HIGHWAY	(NOT	IN	EASEMENT	AREA)	
	

	
FIGURE	9.	VIEW	OF	LARGER	RESIDENCE	FROM	THE	CENTER	OF	THE	TRACT	(NOT	IN	THE	EASEMENT	AREA)	
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APPRAISER QUALIFICAT IO NS 
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RICHARD H. HOLSTEIN IV, P.E. 
 

M.S. CIVIL ENGINEERING, 
North Carolina State 
University, Environmental 
Engineering concentration, 
1994 
 
 
B.S. MECHANICAL 
ENGINEERING, Clemson 
University, 1984 

	

EDUCATION: APPRAISAL EXPERIENCE: 
I started in the appraisal business in 2005 after careers in the military and engineering.  I 
moved back home to South Carolina and joined my father at Holstein Appraisals, where he 
had spent the previous 20 years developing a specialized appraisal business focusing on 
agricultural properties, agri-business, rural estates, conservation easements, and other 
non-standard rural properties across South Carolina, North Carolina, and Georgia.  I cut 
my teeth in this business appraising everything from broiler farms to feed mills to rural 
commercial properties.  I have appraised some of the largest farming operations in South 
Carolina and Georgia, including the nation’s largest peach farm and largest onion farm.  I 
have appraised wildlife refuges in excess of 150,000 acres for the federal government; but 
I have also appraised plenty of small 5-acre rural tracts for individuals.  I truly enjoy the 
variety and the challenge of the appraisal business. 

CAREER HIGHLIGHTS: 
HOLSTEIN APPRAISALS.  Certified General Real Estate Appraiser 
specializing in complex income-producing agricultural properties, 
conservation easements, rural estate properties, and general agri-
business.  2005 – Present 
 
TETRA TECH.  Louisville, KY Operations Manager in charge of a 30-
person engineering office specializing in water/wastewater system 
design, structural engineering, and environmental engineering.  1997 – 
2008. 
 
RADIAN INTERNATIONAL LLC. Staff Environmental Engineer, 
Raleigh, NC and Louisville, KY, specializing in air quality, air pollution 
control technologies, and water quality projects.  1994 – 1997. 
 
U.S. ARMY.  Military Intelligence Officer in the airborne forces, 
serving in a variety of command and staff positions in the 519th Military 
Intelligence Battalion, including command of a POW interrogation 
company and other operational intelligence units in a variety of theaters 
of operation in peacetime and combat.  1985 - 1994 
 

CLIENTS: 
GOVERNMENT 
USDA Farm Service Agency 
USDA NRCS 
US Department of the Interior 
US Fish and Wildlife Service 
South Carolina Forestry Commission 
 
CORPORATE/PRIVATE 
We work for a variety of commercial 
lenders, agricultural lenders, agricultural 
real estate investment trusts (REITs), farm 
management operations, capital 
investment groups, and land trusts. 

CERTIFICATIONS: 
EDUCATION BEYOND GENERAL CERTIFICATION COURSES 
U.S. Brownfield Association, Valuation of Environmentally Damaged Properties, Chicago, IL, 
2006 
Conservation Easements Seminar, Columbia, SC, 2007 
FHA Appraisal Certification, Charleston, SC, 2007 
Timberland Valuation Seminar, Columbia, SC, 2008 
Valuation of Historic Properties, Charleston, SC, 2009 
Foreclosure and REO Properties, Columbia, SC, 2010 
Environmental Considerations for Appraisers, Columbia, SC, 2010 
Environmentally Damaged Income Properties, Columbia, SC, 2010 
Uniform Appraisal Standards for Federal Land Acquisition (Yellow Book), Denver, CO, 2012 
Conservation Easements—Tax Implications, IRS, Columbia, SC 2013 
Appraisal of Poultry Facilities, Greensboro, NC, 2017 
 

REGISTRATIONS 
 
Certified General Appraiser  
   SC 5509 | NC A7477 | GA 345673 
 
Registered Professional Engineer 
   SC #25438 (inactive) 
   KY #21325 (inactive) 

District 1 Representative, Batesburg-Leesville SC Planning Commission 
Member, South Carolina Professional Appraisers Coalition 
Associate Member, The Appraisal Institute 
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DEED INFORMAT IO N 
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PROPERTY  CARD 
	
	

	 	



5/11/18, 2(49 PMOconee County Assessor's Office

Page 1 of 1http://qpublic5.qpublic.net/ga_display_dw.php?county=sc_oconee&KEY=290-00-04-010

Recent Sales in Neighborhood 
Recent Sales in Area Previous Parcel Next Parcel Field Definitions Return to Main Search Oconee Home

Owner and Parcel Information
Owner Name  MOORE PEGGY ELIZABETH B Today's Date  May 11, 2018 

Mailing Address   199 TWIN OAKS LANE Parcel Number  290-00-04-010  Tax ID: 38877

  WESTMINSTER, SC 296930000 Tax District   (District 001) 

Location Address   2015 Millage Rate   

Legal Description  (34.318 AC) Acres  34.318 

Property Class / Property Type   / Farm with Living Unit  Parcel Map  

Neighborhood  CENTER TWP   

 

2016 Tax Year Value Information
Land Taxable Market Value Improvement Taxable Market Value Total Taxable Market Value

  $ 109,200   $ 57,790   $ 166,990

Land Information
Land Type Frontage Effective Frontage Effective Depth Acres Square Footage

 75  0  0  0  33.318  1,451,332

 90  0  0  0  1  43,560

Residential Building Information

Occupancy Style Base Area
Sq Ft

Finished Living Area
Sq Ft Stories Interior

Walls
Exterior

Walls
Year
Built

Effective
Year Built

11 11 Ranch 1,102 1,102 1.0 Normal for Class MASONRY VENEER 1962 1962 

Roof
Material

Roof
Type

Roof
Frame

Roof
Pitch

Heating
Type Rooms/Bedrooms/Bathrooms Grade Sketch

Asphalt Shingles Gable Std for class  Wall units 5/3/1.5 Fair Show Building Sketch

Commercial and Miscellaneous Improvement Information
Building Type Year Built Eff Year Built Length/Width/Height Size Grade Sketch

 ICP  0  0  22 / 12 / 0  264   Show Sketch

 UTILROOM  1995  1995  10 / 10 / 1  100 SF  Avg  Show Sketch

 UTLSHED  1987  1987  8 / 8 / 10  64 SF  Avg  Show Sketch

Sale Information
Sale Date Sale Price Deed Book / Page Qualification Reason Grantor Grantee

No Sales Information available for this parcel

Recent Sales in Neighborhood
Recent Sales in Area Previous Parcel Next Parcel Field Definitions Return to Main Search Page Oconee Home

The Oconee County Assessor's Office makes every effort to produce the most accurate information possible. No warranties, expressed or implied, are provided for the data herein,
its use or interpretation. Website Updated: May 10, 2018

© 2012 by the County of Oconee, SC | Website design by qpublic.net

http://qpublic5.qpublic.net/ga_subdivison_dw.php?county=sc_oconee&searchType=nbhd&numberValue=110010&nameValue=&sectionValue=&townshipValue=&rangeValue=&startDate=01-1998&endDate=&startPrice=&endPrice=&startArea=&endArea=&startAcreage=&endAcreage=&saleQualification=All&saleVacant=All&propertyType=All&reasonType=All&start=0
http://qpublic5.qpublic.net/ga_subdivison_dw.php?county=sc_oconee&searchType=map&numberValue=290&nameValue=&sectionValue=&townshipValue=&rangeValue=&startDate=01-1998&endDate=&startPrice=&endPrice=&startArea=&endArea=&startAcreage=&endAcreage=&saleQualification=All&saleVacant=&propertyType=All&reasonType=All&start=0
http://qpublic5.qpublic.net/ga_display_dw.php?county=sc_oconee&KEY=290-00-04-009&
http://qpublic5.qpublic.net/ga_display_dw.php?county=sc_oconee&KEY=290-00-04-013&
http://qpublic5.qpublic.net/field_def.html
http://qpublic5.qpublic.net/ga_search_dw.php?county=sc_oconee
http://www.qpublic.net/sc/oconee
http://qpublic5.qpublic.net/qpmap4/map.php?county=sc_oconee&parcel=290-00-04-010&extent=-9242817+4108467+-9239947+4111652&layers=parcels+parcel_sales+roads+blank
http://qpublic5.qpublic.net/radius2.php?county=sc_oconee&parcel=290-00-04-010
http://qpublic5.qpublic.net/manatron_sketch.php?county=sc_oconee&parcel=290-00-04-010&building=R01&lrsn=38877
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Richard Holstein
House has 1 full bath and 3 bedrooms
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Owner and Parcel Information
Owner Name  MOORE PEGGY ELIZABETH B Today's Date  May 30, 2018 

Mailing Address   199 TWIN OAKS LANE Parcel Number  290-00-04-080  Tax ID: 1068932

  WESTMINSTER, SC 296930000 Tax District   (District 001) 

Location Address   2015 Millage Rate   

Legal Description  (2.481 AC) Acres  2.481 

Property Class / Property Type   / Residential 1 Family  Parcel Map  

Neighborhood  CENTER TWP   

 

2016 Tax Year Value Information
Land Taxable Market Value Improvement Taxable Market Value Total Taxable Market Value

  $ 13,690   $ 52,180   $ 65,870

Land Information
Land Type Frontage Effective Frontage Effective Depth Acres Square Footage

 90  0  0  0  1  43,560

 93  0  0  0  1.481  0

Residential Building Information

Occupancy Style Base Area
Sq Ft

Finished Living Area
Sq Ft Stories Interior

Walls
Exterior

Walls
Year
Built

Effective
Year Built

Single family 32 Traditional 3,472 2,315 1.0 Normal for Class FRAME SIDING 1909 1909 

Roof
Material

Roof
Type

Roof
Frame

Roof
Pitch

Heating
Type Rooms/Bedrooms/Bathrooms Grade Sketch

Metal Hip Std for class  Forced hot air 6/3/4.5 Low Show Building Sketch

Commercial and Miscellaneous Improvement Information
Building Type Year Built Eff Year Built Length/Width/Height Size Grade Sketch

No miscellaneous information available for this parcel.

Sale Information
Sale Date Sale Price Deed Book / Page Qualification Reason Grantor Grantee

No Sales Information available for this parcel

Recent Sales in Neighborhood
Recent Sales in Area Previous Parcel Next Parcel Field Definitions Return to Main Search Page Oconee Home

The Oconee County Assessor's Office makes every effort to produce the most accurate information possible. No warranties, expressed or implied, are provided for the data herein,
its use or interpretation. Website Updated: May 23, 2018

© 2012 by the County of Oconee, SC | Website design by qpublic.net
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