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2021 S-2 RENT CALCULATION WORKSHEET

# Units

Bedroom 

Type

Proposed 

Tenant 

Paid Rent

Net 

Proposed 

Tenant Rent 

by Bedroom 

Type

Gross 

HUD 

FMR

Gross HUD 

FMR Total

Tax Credit 

Gross Rent 

Advantage

0 BR $0 $0

0 BR $0 $0

0 BR $0 $0

3 1 BR $185 $555 $899 $2,697

3 1 BR $620 $1,860 $899 $2,697

6 1 BR $765 $4,590 $899 $5,394

3 2 BR $210 $630 $1,028 $3,084

6 2 BR $735 $4,410 $1,028 $6,168

26 2 BR $910 $23,660 $1,028 $26,728

1 2 BR $1,075 $1,075 $1,028 $1,028

3 3 BR $230 $690 $1,355 $4,065

7 3 BR $835 $5,845 $1,355 $9,485

26 3 BR $1,025 $26,650 $1,355 $35,230

4 BR $0 $0

4 BR $0 $0

4 BR $0 $0

Totals 84 $69,965 $96,576 27.55%

A-3
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B. Project Description           
 

Project Name: Pintail Pointe 
Location: 2233 Boundary Street, Beaufort, South Carolina 29902 (Beaufort County) 

Census Tract: 6.00 

Target Market: Family 

Construction Type: New Construction 

Funding Source: LIHTC 
 

The subject project involves the new construction of the 84-unit Pintail Point rental 

community at 2233 Boundary Street in Beaufort, South Carolina.  The project will 

target general-occupancy (family) households earning up to 20%, 50%, 60% and 70% 

of Area Median Household Income (AMHI) under the Low-Income Housing Tax 

Credit (LIHTC) program. None of the units within the subject development will 

receive project-based rental assistance. The proposed project is expected to be 

completed by June 2023. Additional details of the subject development are 

summarized as follows: 
 

Proposed Unit Configuration 

Total 

Units 

Bedroom 

Type Baths 

 

Style 

Square 

Feet 

% 

AMHI 

Program Rents 

Collected 

Rent 

Utility 

Allowance 

Gross 

Rent 

Max. Allowable 

LIHTC Gross Rent  

3 One-Br. 1.0 Garden 853 20% $185  $105  $290 $290 

3 One-Br. 1.0 Garden 853 50% $620 $105  $725 $726 

6 One-Br. 1.0 Garden 853 60% $765 $105  $870 $872 

3 Two-Br. 1.0 Garden 1,030 20% $210 $136  $346 $349 

6 Two-Br. 1.0 Garden 1,030 50% $735 $136  $871 $872 

26 Two-Br. 1.0 Garden 1,030 60% $910 $136  $1,046 $1,047 

1 Two-Br. 1.0 Garden 1,030 70% $1,075 $136 $1,211 $1,221 

3 Three-Br. 2.0 Garden 1,245 20% $230 $172  $402 $403 

7 Three-Br. 2.0 Garden 1,245 50% $835  $172  $1,007 $1,007 

26 Three-Br. 2.0 Garden 1,245 60% $1,025 $172  $1,197 $1,209 

84 Total         
Source: Connelly Development, LLC 

AMHI – Area Median Household Income (Beaufort County, SC HUD Metro FMR Area; 2021) 
 

Building/Site Information  Construction Timeline 

Residential Buildings: Three (3) three-story buildings  Original Year Built: Not Applicable 

Building Style: Walk-up  Construction Start: April 2022 

Community Space: Stand-alone building  Begin Preleasing: May 2023 

Acres: 4.3  Construction End: June 2023 

 

Unit Amenities 

• Electric Range • Microwave • Carpet & Composite Flooring 

• Refrigerator w/Icemaker • In-Unit Washer/Dryer Hookups • Window Blinds 

• Garbage Disposal • Central Air Conditioning • Walk-In Closet 

• Dishwasher • Patio/Balcony • Ceiling Fans 

  

Community Amenities 

• Computer Center • Copy/Print/Fax • Laundry Room 

• On-Site Management • Clubhouse • Community Room with Kitchen 

• Gazebo • Fitness Center • Picnic Tables/Area 

• Playground • CCTV/Cameras • Surface Parking Lot (147 Spaces) 
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Utility Responsibility 

Paid By 

Heat Hot Water Cooking General Electric Cold Water Sewer Trash 

Tenant Tenant Tenant 
Tenant Tenant Tenant Landlord 

Source Electric Electric Electric 

    

A state map and an area map are on the following pages.  
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 C.  Site Description and Evaluation           
 

1. SITE INSPECTION DATE 

 

Bowen National Research personally inspected the subject site during the week 

of April 5, 2021.  The following is a summary of our site evaluation, including an 

analysis of the site’s proximity to community services. 

 
2. SITE DESCRIPTION AND SURROUNDING LAND USES 

 

The subject site consists of approximately 4.3 acres of undeveloped and wooded 

land located at 2233 Boundary Street in Beaufort, South Carolina.  Located in the 

central portion of Beaufort, the subject site is located approximately 33.0 miles 

northeast of Hilton Head Island, South Carolina and approximately 68.0 miles 

southeast of Charleston, South Carolina. Following is a description of 

surrounding land uses: 

 

North - The northern site boundary is defined by undeveloped wooded land. 

Brickyard Creek and the Marine Corps Air Station Beaufort (Merritt 

Field) extend farther north of the site. 

East -  The eastern site boundary is defined by two hotels, Springhill Suites 

Hotel and Holiday Inn & Suites Hotel, which are currently under 

construction. Firehouse Subs, Riverview Baptist Church, a vacant 

gas station and the Carolina Cove Executive Center, structures in 

good condition, extend east of the site. Beaufort Town Center, 

which includes various community services including restaurants, 

banks, and fitness facilities, is located farther east of the site. 

South - The southern site boundary is defined by Boundary Street (U.S. 

Highway 21 Business), a four-lane divided roadway with moderate 

to heavy vehicular traffic. Extending south is Wendy’s and Battery 

Creek.   

West - The western site boundary is defined by undeveloped wooded land. 

Continuing west is the Oasis Inn, a motel considered to be in good 

condition and EnMarket, a convenience store and gas station. 

Extending beyond is a small business center and a predominantly 

residential neighborhood comprised mostly of single-family homes 

in good condition. 

 

The proposed development is within a mixed-use area within very close 

proximity to various businesses and shopping centers. Additionally, the 

surrounding multi-family and single-family homes in fair to good condition will 

contribute to the marketability of the site. The wooded land surrounding portions 

of the site will act as a natural buffer to the land uses to the east and south and 

create a serene living environment.  Overall, the subject property fits well with 

the surrounding land uses, which should contribute to the marketability of the 

site. 
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3.   PROXIMITY TO COMMUNITY SERVICES AND INFRASTRUCTURE 

  

The site is served by the community services detailed in the following table: 
 

Community Services Name 

Driving Distance 

From Site (Miles) 

Major Highways State Route 170 

U.S. Highway 21 Business 

0.5 West 

Adjacent South 

Public Bus Stop Palmetto Breeze 0.7 Southeast 

Major Employers/ Employment Centers Beaufort Memorial Hospital 

Walmart Supercenter 

Naval Hospital Beaufort 

2.2 South 

2.5 Southwest 

4.0 South 

Convenience Store EnMarket 

Shell Food Mart 

BP Food Shops 

0.1 West 

0.2 West 

0.7 West 

Grocery Walmart Supercenter 

Piggly Wiggly 

2.5 Southwest 

3.6 South 

Discount Department Store It’s Fashion 

Citi Trends 

Burkes Outlet 

Dollar General 

Walmart Supercenter 

0.3 East 

0.5 Southwest 

0.5 Southwest 

1.1 West 

2.5 Southwest 

Shopping Center/Mall Beaufort Town Center 

Beaufort Plaza Shopping Center 

0.3 East 

0.5 Southwest 

Schools:  

    Elementary 

    Middle/Junior High 

    High 

 

Beaufort Elementary School 

Beaufort Middle School 

Beaufort High School 

 

1.2 Southeast 

3.7 South 

3.5 Southeast 

Hospital/Medical Center American Family Urgent Care 

Beaufort Memorial Hospital 

Low Country Urgent Care 

Naval Hospital Beaufort 

2.0 Southwest 

2.2 South 

3.9 Southeast 

4.0 South 

Police Beaufort Police Department 0.7 East 

Fire Beaufort Fire Department 0.8 East 

Post Office U.S. Post Office 0.5 Southwest 

Library Beaufort Public Library 1.9 East 

Bank Bank of America 

Palmetto State Bank 

Ameris Bank 

0.3 East 

0.3 West 

0.4 West 

Gas Station EnMarket 

Shell 

BP 

0.1 West 

0.2 West 

0.7 West 

Pharmacy Walgreens 

Beaufort Pharmacy 

Walmart Pharmacy 

0.4 West 

2.2 South 

2.5 Southwest 

Restaurant Wendy’s 

Firehouse Subs 

Albergotti Grill 

Adjacent South 

0.1 East 

0.1 Northeast 

Day Care Smith Family Daycare 

Child Enrichment Center 

Toddle Town 

0.8 East 

1.7 East 

1.9 East 
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(Continued) 

Community Services Name 

Driving Distance 

From Site (Miles) 

Recreational/Fitness Center Omni Health & Fitness 

The Foundry 

Anytime Fitness 

YMCA of Beaufort County 

0.3 East 

0.3 East 

2.1 Southwest 

4.7 South 

Church Riverview Baptist Church 

Second Goodwill Baptist Church 

Church of Christ at King Street 

Adjacent East 

0.7 East 

1.0 Southeast 

Park Pigeon Point Park 1.8 East 

 

The subject site is situated near several major retail corridors and is subsequently 

within 2.5 miles of most essential community services. Notable services within 

2.5 miles include grocery stores, banks, restaurants, pharmacies, discount 

retailers, youth and adult day care providers, a park, a recreation center, a library, 

gas stations and convenience stores. Several of the area’s largest employers, 

including Beaufort Memorial Hospital and Walmart Supercenter, are located 

within 2.5 miles of the site. Further, the Beaufort Town Center and Beaufort Plaza 

shopping centers are located within 0.5 miles of the site and include It’s Fashion, 

Omni Health & Fitness Center, Burkes Outlet and Citi Trends, along with various 

other retailers. Many of the above noted services are accessible along the 

Palmetto Breeze bus line, which operates a stop 0.7 miles southeast of the site. 

 

Public safety services are provided by the Beaufort Police and Fire and Rescue 

Departments, each of which are situated within 0.8 miles east of the site. The 

nearest hospital, Beaufort Memorial Hospital, is located 2.2 miles from the site. 

Additionally, American Family Urgent Care is located within 2.0 miles. The site 

is served by the Beaufort County Public School System, with all attendance 

schools located within 3.7 miles of the site and school bus transportation is 

provided. Overall, the site’s proximity to numerous community services located 

along U.S. Highway 21 Business and State Route 170 is considered good and is 

expected to positively impact marketability. 

 

4.   SITE PHOTOGRAPHS 

 

Photographs of the subject site and surrounding land uses are on the following 

pages. 
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 5.  SITE AND COMMUNITY SERVICES MAPS 

 

Maps of the subject site and relevant community services follow. 
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6.   CRIME ISSUES  
 

The primary source for Crime Risk data is the FBI Uniform Crime Report (UCR).  

The FBI collects data from each of roughly 16,000 separate law enforcement 

jurisdictions across the country and compiles this data into the UCR.  The most 

recent update showed an overall coverage rate of 95% of all jurisdictions 

nationwide with a coverage rate of 97% of all jurisdictions in metropolitan areas.   
 

Applied Geographic Solutions uses the UCR at the jurisdictional level to model 

each of the seven crime types at other levels of geography.  Risk indexes are 

standardized based on the national average. A Risk Index value of 100 for a 

particular risk indicates that, for the area, the relative probability of the risk is 

consistent with the average probability of that risk across the United States. 
 

It should be noted that aggregate indexes for total crime, personal crime and 

property crime are not weighted, and murder is no more significant statistically 

in these indexes than petty theft.  Thus, caution should be exercised when using 

them.   
 

Total crime risk (158) for the Site ZIP Code is above the national average with 

an overall personal crime index of 146 and a property crime index of 160. Total 

crime risk (145) for Beaufort County is above the national average with indexes 

for personal and property crime of 132 and 146, respectively. 

 

 Crime Risk Index 

 Site ZIP Code Beaufort County 

Total Crime 158 145 
     Personal Crime 146 132 
          Murder 146 128 
          Rape 79 162 
          Robbery 138 66 
          Assault 160 155 
     Property Crime 160 146 
          Burglary 135 145 
          Larceny 179 154 
          Motor Vehicle Theft 66 91 

Source:  Applied Geographic Solutions 

 

The crime risk index within the site’s ZIP Code (158) is above both those of 

Beaufort County (145) and the nation (100). Based on our experience, high crime 

indices are typical for areas of this size.  Additionally, many of the rental 

communities identified and surveyed within the market are maintaining strong 

occupancy rates, indicating that these projects have not been impacted by any 

perception of crime.  Further, the subject project will include CCTV/security 

cameras and on-site management, which will likely help mitigate potential 

perceptions of crime.  Therefore, it is unlikely that the perception of crime will 

have any tangible impact on the marketability of the subject development.  
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A map illustrating crime risk is on the following page. 
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7.   ACCESS AND VISIBILITY 

 

The subject site is located on the north side of and derives primary access from 

Boundary Street (U.S. Highway 21 Business), a moderate to heavily traveled 

four-lane divided roadway.  Motorists traveling westbound on Boundary Street 

(U.S. Highway 21 Business) will have convenient ingress to the subject site.  Due 

to the moderate to heavy traffic patterns and divided roadway, motorist traveling 

eastbound may experience slight delays upon entering or exiting the subject site, 

however; the inclusion of a center turn lane located less than 0.1 mile east of the 

site should help mitigate any potential delays. Boundary Street (U.S. Highway 21 

Business) provides direct access to State Route 170.  Proximity to these arterial 

roadways enhances accessibility of the site, as these arterial roadways provide 

access throughout the Beaufort area to many community services. Palmetto 

Breeze provides transportation service throughout the Beaufort area, with the 

nearest bus stop being located within 0.7 miles east of the subject site. This 

service provides access throughout Beaufort County and is considered beneficial 

to the targeted site population of low-income residents. 

 

Visibility of the proposed subject site is considered excellent as passing motorists 

will have a clear view in both directions of travel.  Site signage is recommended 

at the intersection of Boundary Street (U.S. Highway 21 Business) and State 

Route 170 during construction and lease-up to increase awareness of the subject 

site. Overall, due to the generally clear lines of vision, ease of ingress and egress, 

and access to arterial roadways, both visibility and access are considered to be 

good and are expected to positively impact marketability. 

 

 8.   VISIBLE OR ENVIRONMENTAL ISSUES 

 

The subject site is adjacent to a currently under construction hotel. This structure 

is not expected to impact marketability of the site development, as it should be 

completed within the near future. Overall, the presence of the nearby hotel 

construction is not expected to impact marketability of the site. 

 

 9.   OVERALL SITE CONCLUSIONS 

 

The subject site consists of a former car lot, with undeveloped wooded land 

located at 2233 Boundary Street in Beaufort, South Carolina. Surrounding land 

uses are mixed, with nearby homes and rental communities in good condition. 

Visibility and access are considered good, though visibility can be improved by 

placing temporary signage along U.S. Highway 21 Business at State Route 170 

during lease-up. The site is within 2.5 miles of most shopping, employment, 

recreation, entertainment and education opportunities. Notable services within 

2.5 miles include grocery stores, banks, restaurants, pharmacies, discount 

retailers, youth and adult day care providers, a park, a recreation center, a library, 

gas stations and convenience stores. Services and accessibility are further 

enhanced by the presence of a Palmetto Breeze bus stop within 0.7 miles of the 
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site at the Beaufort Government facilities. Overall, we consider the site’s location 

and proximity to community services to have a positive impact on its 

marketability. 
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 D.  Primary Market Area Delineation          
 

The Primary Market Area (PMA) is the geographical area from which most of the 

support for the subject development is expected to originate.  The Beaufort Site PMA 

was determined through interviews with area leasing and real estate agents, 

government officials, economic development representatives and the personal 

observations of our analysts.  The personal observations of our analysts include 

physical and/or socioeconomic differences in the market and a demographic analysis 

of the area households and population.  

 

The Beaufort Site PMA includes portions of Beaufort, Laurel Bay, Habersham, White 

Oaks, Shell Point, Burton, Port Royal and some surrounding unincorporated portions 

of Beaufort County. The boundaries of the Site PMA consist of Laurel Bay Road, 

Mroz Road, Bay Pines Road, Shanklin Road, the Marine Corps Air Station Beaufort 

(Merritt Field) and Beaufort River to the north; Beaufort River to the east; Marine 

Corps Recruit Depot Parris Island boundaries to the south; and Broad River to the 

west. All boundaries of the Site PMA are within 6.7 miles of the site.  

 

The Site PMA includes all of, or portions of, the following Census Tracts:   

 
2.00 3.00 5.01 5.02 

5.03 6.00* 7.00 8.00 
*Subject site location 

 

Brittany Middleton, Property Manager at Ashley Pointe (Map ID 3) and Shell Pointe 

(Map ID 22), comparable Tax Credit properties located in the Site PMA., confirmed 

the boundaries of the Site PMA, noting that residents of Beaufort tend to stay in the 

area due to Beaufort’s quieter residential makeup as opposed to the more tourist-

heavy regions of Bluffton and Hilton Head Island. Ms. Middleton added that Beaufort 

residents tend to stay in the area due to its convenient access to entertainment options 

and major employers in Bluffton and Hilton Head Island. 

 

Nachella Smalls, Property Manager at Marsh Pointe (Map ID 12), a general-

occupancy Tax Credit property located in the Site PMA, confirmed the boundaries of 

the Site PMA, stating most of her residents at the property are from Port Royal, 

Beaufort, and nearby surrounding towns in the Site PMA. Additionally, Ms. Smalls 

stated that her residents have lived in and around the Beaufort and Port Royal areas 

for the majority of their lives. 

 

A map delineating the boundaries of the Site PMA is included on the following page. 
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 E.  Market Area Economy              

 
1.   EMPLOYMENT BY INDUSTRY 

 

The labor force within the Beaufort Site PMA is based primarily in four sectors. 

Health Care & Social Assistance (which comprises 24.3%), Retail Trade, Public 

Administration and Accommodation & Food Services comprise nearly 66% of 

the Site PMA labor force. Employment in the Beaufort Site PMA, as of 2020, 

was distributed as follows: 

 
NAICS Group Establishments Percent Employees Percent E.P.E. 

Agriculture, Forestry, Fishing & Hunting 1 0.1% 8 0.0% 8.0 

Mining 1 0.1% 2 0.0% 2.0 

Utilities 0 0.0% 0 0.0% 0.0 

Construction 90 5.7% 522 3.1% 5.8 

Manufacturing 27 1.7% 145 0.9% 5.4 

Wholesale Trade 26 1.6% 151 0.9% 5.8 

Retail Trade 241 15.2% 2,468 14.8% 10.2 

Transportation & Warehousing 19 1.2% 108 0.6% 5.7 

Information 26 1.6% 177 1.1% 6.8 

Finance & Insurance 65 4.1% 281 1.7% 4.3 

Real Estate & Rental & Leasing 97 6.1% 542 3.3% 5.6 

Professional, Scientific & Technical Services 141 8.9% 781 4.7% 5.5 

Management of Companies & Enterprises 0 0.0% 0 0.0% 0.0 

Administrative, Support, Waste Management & Remediation Services 51 3.2% 409 2.5% 8.0 

Educational Services 37 2.3% 1,136 6.8% 30.7 

Health Care & Social Assistance 172 10.8% 4,047 24.3% 23.5 

Arts, Entertainment & Recreation 28 1.8% 318 1.9% 11.4 

Accommodation & Food Services 134 8.4% 2,207 13.2% 16.5 

Other Services (Except Public Administration) 233 14.7% 1,051 6.3% 4.5 

Public Administration 120 7.6% 2,255 13.5% 18.8 

Nonclassifiable 80 5.0% 56 0.3% 0.7 

Total 1,589 100.0% 16,664 100.0% 10.5 

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

E.P.E. - Average Employees Per Establishment 

Note: Since this survey is conducted of establishments and not of residents, some employees may not live within the Site PMA. These employees, however, 

are included in our labor force calculations because their places of employment are located within the Site PMA. 
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2.   LOW-INCOME EMPLOYMENT OPPORTUNITIES 

 

Typical wages by job category for the Hilton Head Island-Bluffton-Beaufort 

Metropolitan Statistical Area (MSA) are compared with those of South Carolina 

in the following table: 

 
Typical Wage by Occupation Type 

Occupation Type 

Hilton Head Island-Bluffton-

Beaufort MSA South Carolina 
Management Occupations $106,270 $109,500 
Business and Financial Occupations $76,640 $70,470 
Computer and Mathematical Occupations $83,760 $77,080 
Architecture and Engineering Occupations $64,220 $80,470 
Community and Social Service Occupations $46,810 $44,530 
Art, Design, Entertainment and Sports Medicine Occupations $47,150 $50,930 
Healthcare Practitioners and Technical Occupations $76,600 $76,850 
Healthcare Support Occupations $30,520 $29,220 
Protective Service Occupations $43,760 $39,760 
Food Preparation and Serving Related Occupations $24,770 $23,250 
Building and Grounds Cleaning and Maintenance Occupations $33,820 $27,650 
Personal Care and Service Occupations $30,740 $28,850 
Sales and Related Occupations $38,290 $37,680 
Office and Administrative Support Occupations $36,800 $37,870 
Construction and Extraction Occupations $43,390 $44,550 
Installation, Maintenance and Repair Occupations $44,990 $46,990 
Production Occupations $36,170 $40,730 
Transportation and Moving Occupations $32,400 $34,010 

Source: U.S. Department of Labor, Bureau of Statistics 

 

 

24.3%

14.8%
13.5%

13.2%

6.8%
6.3%4.7%

3.3%

3.1%

2.5%

7.5%

Employment by Industry

Health Care & Social Assistance-24.3%

Retail Trade-14.8%

Public Administration-13.5%

Accommodation & Food Services-13.2%

Educational Services-6.8%

Other Services (Except Public Administration)-6.3%

Professional, Scientific & Technical Services-4.7%

Real Estate & Rental & Leasing-3.3%

Construction-3.1%

Administrative, Support, Waste Management & Remediation

Services-2.5%

Other Industry Groups-7.5%
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Most annual blue-collar salaries range from $24,770 to $47,150 within the Hilton 

Head Island-Bluffton-Beaufort MSA. White-collar jobs, such as those related to 

professional positions, management and medicine, have an average salary of 

$81,498. It is important to note that most occupational types within the Hilton 

Head Island-Bluffton-Beaufort MSA have generally similar typical wages than 

South Carolina's typical wages. The area employment base has a significant 

number of income-appropriate households from which the proposed subject 

project will be able to draw renter support. 

 

3.   AREA’S LARGEST EMPLOYERS 

 

The ten largest employers within the Beaufort County area are summarized in the 

following table: 

 
Employer Name Business Type 

Atlantic Personnel, Inc. Employment Agency 

Beaufort County School District Education 

Beaufort Memorial Hospital Health Care 

Carecore National, LLC Health Care Consultant 

County of Beaufort Government 

Cypress Club, Inc. Housing/Health 

Department of Defense Government 

Hargray Communications Group, Inc. Technology 

Lowes Home Centers, Inc. Home Improvement 

Marine Corps Community Services Education 
Source: Beaufort, SC Regional Chamber of Commerce, April 2021   

 

Despite multiple attempts, we were unable to receive a response from area 

economic development representatives regarding the current status of the local 

economy. However, based on extensive online research, the COVID-19 

pandemic has adversely impacted the Beaufort area, similar to the rest of the 

nation. Area workers have been furloughed and businesses have been closed. 

New business development has also declined. The area is largely dependent on 

recreation, hospitality, and entertainment industries which were greatly impacted 

by the pandemic. The following are summaries of some recent and notable 

economic development activity within the Beaufort area based on our research at 

the time of this analysis.  

 

• Beaufort Inn Hotel, located at 812 Port Republic Street in the historic area of 

downtown Beaufort, is a boutique-style hotel with 12 to 15 rooms and leased 

space on the ground floor that opened in September 2020. The owners plan to 

build an additional hotel at the former Bampfield Building on West Street. 

 

• Tabby Place Annex located at 905 Port Republic Street in Beaufort, is an 

event space with indoor and outdoor options for events with 320+ people. The 

facility is part of the Beaufort Inn Hotel and planning to expand its facilities. 
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• Cannon Building to be located at 211 Charles Street in Beaufort is a planned 

three-story mixed-use building with apartments on the upper levels and retail 

space on the ground floor. The plan received conceptual approval in February 

2021. 

 

• Whitehall development on Lady’s Island in Beaufort, is a planned mixed-use 

development with single family homes and mixed-use buildings. The 

development will consist of for sale housing that will be adjacent to Whitehall 

Park, a planned preserve in Beaufort County 

 

• E Suda Motorcycle Club opened a new facility at 230 Shanklin Road in 

Beaufort in April 2021.  

 

• Southern Palette Wine and Paint Studio will open a new studio at 1211 

Boundary Street in Beaufort in May 2021. 

 

• Widgeon Point Preserve, located at 43 Okatie Highway in Beaufort, is a 

nature preserve of 170-acres of forested land, salt marshes, and islands on the 

Broad River in Port Royal Sound. The preserve opened in January 2021. 

 

• Arthur Home Office Building in Beaufort, is a planned $6.7 million project. 

The project will provide office space at the Beaufort County Government 

Complex.  

 

Infrastructure: 

 

Infrastructure Projects  

Project Name Scope of Work Status Investment 

Fremont Roadway 

Improvements 

Beaufort 

Improvements to the Fremont Preserve 

Roadway 

Completed 

February 2021 $152,173 

EMS Station 

Shanklin Road 

Beaufort 

New standalone emergency medical 

services station 

Completed March 

2021 $1,646,917 

EMS Station 31  

Riverside Drive 

Bluffton 

Construction of a joint EMS and Fire 

Station Under Construction $3,588,813 

Dirt Road Paving 

Beaufort County Pave various county roads Under Construction $2,096,162 

Battery Creek Bridge 

Beaufort County 

Repairs to the bridge along the Spanish 

Moss Trail Pending Funding NA 

Harbor River Bridge 

Beaufort 

A new bridge along US 21 over the 

Harbor River Under Construction NA 

U.S. 278 Improvements 

US 278 at Buck Island Road; US 278 at 

SC 46 Bluffton Road; US 278 Hilton 

Head National Drive; and US 278 at 

Salt March Drive safety improvements Under Construction NA 
N/A – Not available 
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WARN (layoff notices): 

 

WARN Notices of large-scale layoffs/closures were reviewed on April 15, 2021, 

and according to South Carolina Works there have been no WARN notices 

reported for Beaufort over the past 12 months.  

 

4.   EMPLOYMENT TRENDS 

 

The following tables were generated from the U.S. Department of Labor, Bureau 

of Labor Statistics and reflect employment trends of the county in which the site 

is located. 

 

Excluding 2020, the employment base has increased by 11.7% over the past five 

years in Beaufort County, more than the South Carolina state increase of 7.9%.  

Total employment reflects the number of employed persons who live within the 

county. 

 

The following illustrates the total employment base for Beaufort County, the state 

of South Carolina and the United States. 

 
 Total Employment 

 Beaufort County South Carolina United States 

Year 

Total  

Number 

Percent 

Change 

Total  

Number 

Percent 

Change 

Total  

Number 

Percent 

Change 

2010 59,684 - 1,928,442 - 140,469,139 - 
2011 59,777 0.2% 1,957,493 1.5% 141,791,255 0.9% 
2012 60,939 1.9% 1,992,957 1.8% 143,621,634 1.3% 
2013 62,946 3.3% 2,034,404 2.1% 145,017,562 1.0% 
2014 65,463 4.0% 2,082,941 2.4% 147,313,048 1.6% 
2015 67,841 3.6% 2,134,087 2.5% 149,500,941 1.5% 
2016 69,147 1.9% 2,174,301 1.9% 151,887,366 1.6% 
2017 71,349 3.2% 2,200,602 1.2% 154,160,937 1.5% 
2018 73,726 3.3% 2,242,438 1.9% 156,081,212 1.2% 
2019 75,797 2.8% 2,302,573 2.7% 158,102,439 1.3% 
2020 74,979 -1.1% 2,237,407 -2.8% 148,739,082 -5.9% 

Source: Department of Labor; Bureau of Labor Statistics 
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As the preceding illustrates, the Beaufort County employment base experienced 

continued growth between 2010 and 2019. However, in 2020, the county’s 

employment base declined by 1.1% as a result of the COVID-19 pandemic.  

 

Unemployment rates for Beaufort County, the state of South Carolina and the 

United States are illustrated as follows: 

 
 Unemployment 

 Beaufort County South Carolina United States 

Year Total Number Percent Total Number Percent Total Number Percent 

2010 5,652 8.7% 246,093 11.3% 15,070,017 9.7% 
2011 5,692 8.7% 227,678 10.4% 14,035,049 9.0% 
2012 4,980 7.6% 197,246 9.0% 12,691,553 8.1% 
2013 4,293 6.4% 163,472 7.4% 11,634,201 7.4% 
2014 3,949 5.7% 139,485 6.3% 9,776,089 6.2% 
2015 3,931 5.5% 133,750 5.9% 8,417,793 5.3% 
2016 3,483 4.8% 111,753 4.9% 7,854,801 4.9% 
2017 3,033 4.1% 96,477 4.2% 7,093,912 4.4% 
2018 2,480 3.3% 78,442 3.4% 6,385,787 3.9% 
2019 2,061 2.6% 65,112 2.8% 6,073,924 3.7% 
2020 4,287 5.4% 147,183 6.2% 13,039,335 8.1% 

Source: Department of Labor; Bureau of Labor Statistics 
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Between 2010 and 2019, the unemployment rate within Beaufort County declined 

by over six percentage points, then increased by nearly three percentage points in 

2020 as a result of the COVID-19 pandemic.  

 

The following table illustrates the monthly unemployment rate in Beaufort 

County for the most recent 18-month period for which data is currently available. 

 

 
  
Note that the county’s monthly unemployment rate within the preceding 18-

month period was generally stable, which then spiked by more than nine 

percentage points between March and April 2020. On a positive note, the monthly 

unemployment rate in the county has generally been declining since and is at 

3.7% as of December.  
 

In-place employment reflects the total number of jobs within the county 

regardless of the employee's county of residence. The following illustrates the 

total in-place employment base for Beaufort County. 

 
 In-Place Employment Beaufort County 

Year Employment Change Percent Change 

2010 56,511 - - 
2011 56,453 -58 -0.1% 
2012 57,581 1,128 2.0% 
2013 58,183 602 1.0% 
2014 60,345 2,162 3.7% 
2015 62,352 2,007 3.3% 
2016 63,198 846 1.4% 
2017 65,016 1,818 2.9% 
2018 67,390 2,374 3.7% 
2019 68,843 1,453 2.2% 
2020* 64,359 -4,484 -6.5% 

Source: Department of Labor, Bureau of Labor Statistics 

*Through September 
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Data for 2019, the most recent year that year-end figures are available, indicates 

in-place employment in Beaufort County to be 90.8% of the total Beaufort 

County employment. This means that Beaufort County has more employed 

persons leaving the county for daytime employment than those who work in the 

county.  

 

5.   EMPLOYMENT CENTERS MAP 

 

A map illustrating the location of the area’s largest employers is included on the 

following page. 
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6.   COMMUTING PATTERNS  

 

Based on the American Community Survey (2015-2019), the following is a 

distribution of commuting patterns for Site PMA workers age 16 and over: 

 

Mode of Transportation 

Workers Age 16+ 

Number Percent 

Drove Alone 14,722 83.3% 
Carpooled 1,527 8.6% 
Public Transit 67 0.4% 
Walked 378 2.1% 
Other Means 358 2.0% 
Worked at Home 611 3.5% 

Total 17,663 100.0% 
Source: American Community Survey (2015-2019); ESRI; Urban Decision Group; Bowen National Research 

 

Over 83% of all workers drove alone, 8.6% carpooled and only 0.4% used public 

transportation.  

 

Typical travel times to work for the Site PMA residents are illustrated as follows: 

 

Travel Time 

Workers Age 16+ 

Number Percent 

Less Than 15 Minutes 6,085 34.5% 
15 to 29 Minutes 6,487 36.7% 
30 to 44 Minutes 2,610 14.8% 
45 to 59 Minutes 837 4.7% 
60 or More Minutes 1,032 5.8% 
Worked at Home 611 3.5% 

Total 17,662 100.0% 
Source: American Community Survey (2015-2019); ESRI; Urban Decision Group; Bowen National Research 

 

The largest share of area commuters has typical travel times to work ranging from 

15 to 29 minutes. The subject site is within a 15-minute drive to most of the area's 

largest employers, which should contribute to the project's marketability. A drive-

time map for the subject site is on the following page. 
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7.   ECONOMIC FORECAST AND HOUSING IMPACT 

 

Based on data provided by the State of South Carolina Department of Labor and 

the U.S. Department of Labor, the area was negatively impacted by the COVID-

19 pandemic, which caused many local businesses to shut down in an attempt to 

mitigate the spread of the coronavirus. In 2020, the Beaufort County employment 

base declined by 818 jobs, or 1.1%, and its unemployment rate increased by 

nearly three percentage points. Specifically, between March and April 2020, the 

monthly unemployment rate within the county spiked by over nine percentage 

points; however, the county’s monthly unemployment rate has been trending 

downward since. Nonetheless, while the short-term economic impacts of the 

COVID-19 pandemic on Beaufort County appear to be notable, it is anticipated 

that the local economy will once again experience growth by the time the project 

is completed in 2023, given historic trends. Additionally, per our survey of rental 

communities identified within the market, nearly all properties indicated that their 

occupancy levels have not been severely impacted by the COVID-19 pandemic. 

This is further evidenced by the strong occupancy levels maintained at most rental 

developments surveyed, as illustrated later in Section H of this report. 
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 F.   Community Demographic Data            
 

The following demographic data relates to the Site PMA.  It is important to note that 

not all 2023 projections quoted in this section agree because of the variety of sources 

and rounding methods used.  In most cases, the differences in the 2023 projections 

do not vary more than 1.0%.  

 
1.   POPULATION TRENDS 

 

a.  Total Population  

 

The Site PMA population bases for 2000, 2010, 2020 (estimated) and 2023 

(projected) are summarized as follows: 

 

 Year 

2000 

(Census) 
2010 

(Census) 
2020 

(Estimated) 
2023 

(Projected) 
Population 27,501 30,454 34,903 36,687 
Population Change - 2,953 4,449 1,784 
Percent Change - 10.7% 14.6% 5.1% 

Source:  2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

The Beaufort Site PMA population base increased by 2,953 between 2000 

and 2010. This represents a 10.7% increase over the 2000 population, or an 

annual rate of 1.0%. Between 2010 and 2020, the population increased by 

4,449, or 14.6%. It is projected that the population will increase by 1,784, or 

5.1%, between 2020 and 2023. 

 

Based on the 2010 Census, the population residing in group-quarters is 

represented by 2.0% of the Site PMA population, as demonstrated in the 

following table: 

 

 Number Percent 

Population in Group Quarters 604 2.0% 
Population not in Group Quarters 29,850 98.0% 

Total Population 30,454 100.0% 
Source:  2010 Census 
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b. Population by Age Group 

 

The Site PMA population bases by age are summarized as follows: 

 
Population 

by Age 

2010 (Census) 2020 (Estimated) 2023 (Projected) Change 2020-2023 
Number Percent Number Percent Number Percent Number Percent 

19 & Under 8,244 27.1% 9,475 27.1% 10,127 27.6% 652 6.9% 
20 to 24 2,773 9.1% 2,229 6.4% 2,362 6.4% 133 5.9% 
25 to 34 4,759 15.6% 5,583 16.0% 5,281 14.4% -302 -5.4% 
35 to 44 3,421 11.2% 4,535 13.0% 5,208 14.2% 673 14.8% 
45 to 54 3,874 12.7% 3,543 10.2% 3,728 10.2% 185 5.2% 
55 to 64 3,589 11.8% 3,946 11.3% 3,831 10.4% -115 -2.9% 
65 to 74 2,088 6.9% 3,354 9.6% 3,562 9.7% 208 6.2% 

75 & Over 1,706 5.6% 2,238 6.4% 2,588 7.1% 350 15.6% 
Total 30,454 100.0% 34,903 100.0% 36,687 100.0% 1,784 5.1% 

 Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

As the preceding table illustrates, over 50% of the population is expected to be 

between 25 and 64 years old in 2020. This age group is the primary group of 

potential support for the subject site and will likely represent a significant 

number of the tenants. 

 

 c.  Elderly and Non-Elderly Population  

 

The subject project is not age-restricted; therefore, all persons with appropriate 

incomes will be eligible to live at the subject development.  As a result, we have 

not included an analysis of the PMA’s senior and non-senior population.   

 

 d.  Special Needs Population 

 

The subject project will not offer special needs units.  Therefore, we have not 

provided any population data regarding special needs populations.  

 

e. Minority Concentrations 
 

The following table compares the concentration of minorities in the state of 

South Carolina to the site Census Tract. 
 

Minority Group 

Statewide 

Share 

Equal To or  

Greater Than 

Site Census Tract  

Share 

Total Minority Population 33.8% 33.8% + 20.0% = 53.8% 30.9% 

Black or African American 27.9% 27.9% + 20.0% = 47.9% 26.9% 

American Indian  0.4% 0.4% + 20.0% = 20.4% 0.0% 

Asian/Hawaiian/Pacific Islander 1.4% 1.4% + 20.0% = 21.4% 0.0% 

Hispanic or Latino 5.1% 5.1% + 20.0% = 25.1% 1.7% 

Source: SC Housing and FFIEC Census Report 
 

 

 

 



BOWEN NATIONAL RESEARCH  F-3 

2. HOUSEHOLD TRENDS 

 

a.   Total Households  

 

Household trends within the Beaufort Site PMA are summarized as follows: 

 

 Year 

2000 

(Census) 
2010 

(Census) 
2020 

(Estimated) 
2023 

(Projected) 
Households 10,608 12,415 14,496 15,296 
Household Change - 1,807 2,081 800 
Percent Change - 17.0% 16.8% 5.5% 
Household Size 2.59 2.45 2.37 2.36 

Source: 2000, 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

Within the Beaufort Site PMA, households increased by 1,807 (17.0%) 

between 2000 and 2010. Between 2010 and 2020, households increased by 

2,081 or 16.8%. By 2023, there will be 15,296 households, an increase of 800 

households, or 5.5% over 2020 levels. This is an increase of approximately 

267 households annually over the next three years. 

 

b.   Households by Tenure 

 

Households by tenure are distributed as follows: 

 

Tenure 

2010 (Census) 2020 (Estimated) 2023 (Projected) 
Number Percent Number Percent Number Percent 

Owner-Occupied 6,770 54.5% 8,700 60.0% 9,083 59.4% 
Renter-Occupied 5,645 45.5% 5,796 40.0% 6,214 40.6% 

Total 12,415 100.0% 14,496 100.0% 15,297 100.0% 
Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

As the preceding table illustrates, renter households within the market are 

projected to increase by 418, or 7.2%, between 2020 and 2023. This projected 

growth illustrates that there will likely be an increasing need for rental 

housing within the Beaufort Site PMA.  
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c.   Households by Income  
 

The distribution of households by income within the Beaufort Site PMA is 

summarized as follows: 
 

Household 

Income 

2010 (Census) 2020 (Estimated) 2023 (Projected) 
Households Percent Households Percent Households Percent 

Less Than $10,000 1,168 9.4% 1,041 7.2% 996 6.5% 
$10,000 to $19,999 1,633 13.2% 1,100 7.6% 1,042 6.8% 
$20,000 to $29,999 1,844 14.9% 1,271 8.8% 1,225 8.0% 
$30,000 to $39,999 1,584 12.8% 1,769 12.2% 1,741 11.4% 
$40,000 to $49,999 1,535 12.4% 1,538 10.6% 1,522 9.9% 
$50,000 to $59,999 1,060 8.5% 1,098 7.6% 1,111 7.3% 
$60,000 to $74,999 1,319 10.6% 1,773 12.2% 1,955 12.8% 
$75,000 to $99,999 985 7.9% 1,776 12.3% 2,041 13.3% 

$100,000 to $124,999 594 4.8% 1,210 8.3% 1,424 9.3% 
$125,000 to $149,999 345 2.8% 648 4.5% 733 4.8% 
$150,000 to $199,999 208 1.7% 663 4.6% 789 5.2% 

$200,000 & Over 140 1.1% 609 4.2% 719 4.7% 
Total 12,415 100.0% 14,496 100.0% 15,297 100.0% 

Median Income $39,864 $54,818 $60,084 
Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

In 2010, the median household income was $39,864. This increased by 37.5% 

to $54,818 in 2020. By 2023, it is projected that the median household income 

will be $60,084, an increase of 9.6% over 2020. 
 

 d.  Average Household Size  

 

Information regarding average household size is considered in 2. a. Total 

Households of this section. 
 

 e.  Households by Income by Tenure  
 
The following tables illustrate renter household income by household size for 

2010, 2020 and 2023 for the Beaufort Site PMA: 

 
Renter 

Households 

2010 (Census) 

1-Person 2-Person 3-Person 4-Person 5-Person+ Total 

Less Than $10,000 207 196 104 86 79 672 
$10,000 to $19,999 280 271 143 119 110 922 
$20,000 to $29,999 290 292 154 128 118 983 
$30,000 to $39,999 237 256 135 112 104 845 
$40,000 to $49,999 202 219 115 96 89 720 
$50,000 to $59,999 119 128 68 56 52 423 
$60,000 to $74,999 156 156 82 68 63 526 
$75,000 to $99,999 107 100 53 44 41 345 

$100,000 to $124,999 33 28 15 12 11 99 
$125,000 to $149,999 21 17 9 7 7 60 
$150,000 to $199,999 11 8 4 3 3 30 

$200,000 & Over 8 5 3 2 2 20 
Total 1,670 1,677 885 733 679 5,645 

Source: ESRI; Urban Decision Group 
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Renter 

Households 

2020 (Estimated) 

1-Person 2-Person 3-Person 4-Person 5-Person+ Total 

Less Than $10,000 198 164 110 69 61 602 
$10,000 to $19,999 231 151 101 64 56 604 
$20,000 to $29,999 230 177 119 75 66 667 
$30,000 to $39,999 291 238 160 100 88 877 
$40,000 to $49,999 232 198 133 84 74 720 
$50,000 to $59,999 146 119 80 50 44 439 
$60,000 to $74,999 231 193 129 81 72 707 
$75,000 to $99,999 156 139 93 58 51 497 

$100,000 to $124,999 99 86 57 36 32 311 
$125,000 to $149,999 56 46 31 19 17 168 
$150,000 to $199,999 37 28 19 12 11 107 

$200,000 & Over 34 26 17 11 10 98 
Total 1,941 1,565 1,049 660 581 5,796 

Source: ESRI; Urban Decision Group 

 
Renter 

Households 

2023 (Projected) 

1-Person 2-Person 3-Person 4-Person 5-Person+ Total 

Less Than $10,000 199 162 110 67 60 598 
$10,000 to $19,999 231 144 98 59 53 586 
$20,000 to $29,999 230 174 118 72 64 658 
$30,000 to $39,999 305 242 165 100 89 901 
$40,000 to $49,999 238 201 136 82 74 731 
$50,000 to $59,999 155 125 85 51 46 461 
$60,000 to $74,999 269 219 149 90 81 808 
$75,000 to $99,999 178 154 104 63 56 556 

$100,000 to $124,999 141 121 82 49 44 438 
$125,000 to $149,999 77 61 41 25 22 226 
$150,000 to $199,999 47 34 23 14 13 132 

$200,000 & Over 43 31 21 13 11 120 
Total 2,114 1,668 1,134 685 613 6,214 

Source: ESRI; Urban Decision Group 

 

Data from the preceding tables is used in our demand estimates. 

 

Demographic Summary 

 

Overall, population and household trends have been positive since 2000 and 

are projected to remain positive through 2023, increasing by 1,784 (5.1%) and 

800 (5.5%) from 2020, respectively.  Additionally, renter households are 

projected to increase by 418 (7.2%) during the same time frame. As discussed 

later in Section H of this report, all affordable rental communities surveyed in 

the market are operating at high occupancy levels, nearly all of which 

maintain a waiting list for the next available unit. This indicates that high 

demand exists for such housing and the continuing need for additional 

affordable housing options within the Site PMA, particularly when factoring 

in rent overburdened households or those living in substandard housing. 
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