
FOR SALE    SELF STORAGE  

Cypress Gardens Self Storage 
1505 Cypress Gardens Rd, Moncks Corner, SC 

New – Phase I Complete 

PROPERTY HIGHLIGHTS 

 New Facility, Opened January 2020
 Occupancy 37.5% after 4 Months
 145 Climate & Traditional Units, Phase I
 Keypad Code Access
 Security Cameras
 6.0+/‐ Acres
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Identification of the Parties,  
Disclaimer and Confidentiality 

 
Parties:   Midcoast Properties,  Inc.  is the agent of the Seller and  its associated South Carolina  licensees as subagents 
(together referred to as “Broker”) represent the seller.  Except as indicated herein, no other parties are or will become 
agent of or for the Seller in the contemplated transaction.  Broker will not employ any subagents unless such agents 
are employed by Broker’s real estate  firm.   Offers  to buy or sell  this property can only be made  through  the  listing 
agent identified herein.  
 
The Seller is the owner or the authorized agent of the owner, of the property offered for sale and the 
subject of the listing agreement between Broker and Seller. 
 
Disclaimer:  Neither the Seller, Owner or Broker represents, warrants, either by implication or express statement, the 
accuracy or  completeness  of  the  information  contained  in  this  property presentation.    The  information  contained 
herein has been prepared from sources believed to be reliable but has not been independently verified by the Broker 
as to accuracy or completeness.  No warranties or representations, express or implied, are made as to the information 
presented herein.   Warranties or  representations  can only be made by  the  Seller or Owner  in  a written  and  fully 
executed purchase and sales agreement between Seller and purchaser.  Projections in the presentation are based on 
assumptions  and  interpretations  based  on  future  events,  market  conditions,  managerial  operations  beyond  the 
control  of  Broker,  Seller  or Owner,  and,  therefore,  subject  to  error  and  change without  notice.    The  prospective 
purchaser  is encouraged  to perform  such  independent due diligence as he or  she  finds appropriate. Typically, due 
diligence activities provide a more comprehensive review and analysis of all aspects of the property (including, but not 
limited to, financial matters, market conditions, physical condition, regulatory issues and title status) than the material 
contained herein. This presentation is for information purposes only and is not a solicitation of any nature whatsoever.  
Seller and Owner reserve the right, at their sole and absolute discretion, to reject any offer. 
 
Confidentiality:  The information contained in this presentation is confidential and proprietary and is for the exclusive 
use of the party receiving the information (whether in printed, electronic, or facsimile format) for the sole purpose of 
determining  if  the  recipient  desires  to  acquire  more  information  regarding  the  Property.  By  acceptance  of  this 
information in any format or from any source, the recipient agrees to not distribute nor to disclose this information in 
any form to any other person or entity without the prior written consent of the Broker. 
 
License Numbers:   

  AL  GA  NC  SC 

Midcoast Properties, Inc.  #106364‐0  #H45199  #C12481  #7889 

Dale C. Eisenman  #106084‐0  #253682  #198276  #9207 

Michael C. Morrison  #106088‐0  #360061  #283465  #58247 

Robert (Bobby) Moss  #128426‐0  #396512  #312110  #106616 

Hal H. Tanner, III      #318611   

Jason “Kris” Knowles    #379664     
 
 
 
 
 

Midcoast Properties, Inc. 
7 Heyward Place, Hilton Head Island, SC 29928 

www.midcoastproperties.com 
843‐342‐7650 

843‐342‐7680 FAX 
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LOCATION DESCRIPTION 

The facility is located at 1505 Cypress Gardens Rd, Moncks Corner, SC, in Berkeley County.   It fronts Hwy 52 which 
sees over 21,000 vehicles per day (2015).  There are approximately 15,000 housing units within 5 miles.   

Three of  the nearby  communities with new homes  for  sale  include Foxbank Plantation, Cypress Grove, and Spring 
Grove  Plantation.    Foxbank  Plantation,  located  within  4/10  of  a mile  from  the  facility,  is  a  planned  community 
featuring  single  family homes and  shops, and a new  state of  the art elementary  school opening  in 2019.   Cypress 
Grove  is a wooded neighborhood  located  in Berkeley County’s growth corridor  featuring 1500‐3000 sf homes.    It  is 
located about 1 mile from the facility.   And Spring Grove Plantation,  located within 2 miles of the facility,  is another 
master‐planned community featuring large family homes. 

Berkeley County is home to the Volvo Manufacturing Plant.  According to Volvo Car USA, it estimates that the factory 
will employ up to 2,000 people over the next decade and up to 4,000 people in the longer term. An economic impact 
analysis compiled by Dr. Frank Hefner at the College of Charleston estimates that, for an initial 2,000 direct jobs, more 
than 8,000 total jobs would be created as a result. The plant would contribute approximately $4.8 billion in total 
economic output on an annual basis. 

Berkeley County is also home to a Google Data Center,  located within a mile of the facility, which has created more 
than 400 jobs on site.   

Construction is complete for Phase 1 of Cypress Gardens Self Storage, located in Moncks Corner, South Carolina, which 
opened in January 2020.   Moncks Corner is about 20 miles north of Charleston, SC 

This  new  self  storage  facility  will  consist  of  21,650  +/‐  RSF  in  phase  1  and  will  have  both  standard  and  climate 
controlled  units.      Amenities  include,  cameras,  lighting,    keypad  code  entry,  and  an  office with moving  supplies.   
Situated on 6 acres, it offers plenty of room to grow. 

Property tours must   be arranged   at least 48 hours in advance and only with the prior approval of  the   Broker.     All 
inquiries  including  requests  for site visits   as well as other matters should be directed  to Michael Morrison at  (803) 
600‐0608, or email michael@midcoastproperties.com.  

ZONING 

Moncks Corner Zoning C‐2 

PROPERTY DESCRIPTION  
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PROPERTY OVERVIEW – CYPRESS GARDENS SELF STORAGE 
 

 
 
 

Property Name: Cypress Gardens  Self Storage Foundation: Concrete

Address: 1505 Cypress  Gardens  Rd Exterior Construction: Metal

City, State Moncks  Corner, SC   29461 Interior Construction: Metal

County: Berkeley Total  Units 145 (Phase 1)

Parcel  Numbers: 1970001024 Climate Units 69 (Phase 1)

Lot Size: 6 +/‐ Acres Occupancy 37.5% four months  after opening

Property Type: Self Storage Roof: Standing Seam

Year Built: Proposed for 2019 Doors: Roll  Up

Gross  Square Feet: 26,075 (Phase 1) Paving: Asphalt

Rentable Square Feet: 21,650 (Phase 1) Site Access Controls: Keypad Code Access

Land for Expansion: Yes Office: Yes

Land for Purchase: No Security: Lighting,  Surveil lance Cameras, Fencing

Accounting Software: Sitelink

On‐Site Apartment: No

Number of Buildings: 2 (phase 1)

Offering Price $2,750,000 EGI at Stabilization, Phase 1 $232,705

NOI at Stabilization, Phase 1 $133,869

Property Physical

Offering Price EGI, NOI at Stabilization
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UNIT MIX – PHASE I  
 

The lower rates in the unit mix are “promotional” during the early rent up period. 

 

Unit Size 
Unit 
Sq. Ft. 

# of 
units 

Total 
RSF 

Monthly 
Rent 

Monthly 
Rent PSF 

Monthly 
Income 

Annual 
Rent PSF 

Annual 
Income 

Climate           
5x10  50  13  650  $65.00  1.30  $845  15.60  $10,140 

10x10  100  26  2,600  $90.00  0.90  $2,340  10.80  $28,080 

10x15  150  14  2,100  $130.00  0.87  $1,820  10.40  $21,840 

10x20  200  10  2,000  $175.00  0.88  $1,750  10.50  $21,000 

15x15  225  2  450  $180.00  0.80  $360  9.60  $4,320 

10x30  300  3  900  $200.00  0.67  $600  8.00  $7,200 

20x30  600  1  600  $550.00  0.92  $550  11.00  $6,600 

          
Standard                         

5x10  50  3  150  $55.00  1.10  $165  13.20  $1,980 

10x5  50  4  200  $55.00  1.10  $220  13.20  $2,640 

5x15  75  1  75  $65.00  0.87  $65  10.40  $780 

10x10  100  20  2,000  $80.00  0.80  $1,600  9.60  $19,200 

10x15  150  24  3,600  $120.00  0.80  $2,880  9.60  $34,560 

10x20  200  6  1,200  $150.00  0.75  $900  9.00  $10,800 

15x15  225  2  450  $135.00  0.60  $270  7.20  $3,240 

15x15  225  1  225  $145.00  0.64  $145  7.73  $1,740 

10x25  250  5  1,250  $160.00  0.64  $800  7.68  $9,600 

10x30  300  7  2,100  $175.00  0.58  $1,225  7.00  $14,700 

15x20  300  1  300  $200.00  0.67  $200  8.00  $2,400 

20x20  400  2  800  $400.00  1.00  $800  12.00  $9,600 

Total    145  21,650    0.81  $17,535  9.72  $210,420 

                          

Parking           
12x35     10     $100.00     $1,000     $12,000 

                          

TOTAL     155  21,650     0.86  $18,535  10.27  $222,420 
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EXPANSION ASSUMPTIONS: 
  
 
Cypress Gardens offers an expansion capability of approximately 65,000 RSF. The average rental price per square foot 
for phase 1  is $12.07.   Assuming  the same  rentals  rates,  the expansion would have  the capability of generating an 
additional $784,550 of gross potential income for a total GPI of $1,047,170 (phase 1 + expansion).  
 
 

  Assuming expenses are $3.25 per. RSF = $281,937 
  
 
   890,095 ‐ 85% economic occupancy 
 
 ‐ 281,937 ‐ expenses 
________________ 
 
   608,157 NOI 
 
  
 
   6.5 cap = $9,356,261 value at stabilization 
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FINANCIAL ANALYSIS 
 

 
 

ESTIMATED INCOME & EXPENSES – CYPRESS GARDENS SELF STORAGE 
 
 

   Proforma     Phase 1    

INCOME  2020     At Stabilization    

Gross Potential Income  222,420     255,783   

Vacancy & Credit Loss  100,089  45%  25,578  10% 

Rent   122,331  55%  230,205  90% 

Miscellaneous  1,500     2,500    

Effective Gross Income  123,831     232,705   

              

OPERATING EXPENSES             

Advertising  6,000     6,000   

Insurance  5,600     5,600    

Repairs and Maintenance    4,500     4,500   

General & Administrative  28,000     28,000    

Professional Fees   1,500     1,500 

Taxes and Licenses   31,700     31,700    

Miscellaneous  4,300     4,300   

Utilities   5,600     5,600    

Management Fee   6,192     11,635   

Total Operating Expenses  93,392     98,835  42% 

             

              

NET OPERATING INCOME  30,439  25%  133,869  58% 
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PHOTOS 
 
 

Phase I 
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AERIAL & PARCEL MAP 
 

1505 Cypress Gardens Rd  
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COMPETITION 

 
 
 

SAMPLING OF COMPETITORS 
 

 
 

Driving Distance, 
Miles 

CubeSmart  2560 Hwy 52, Moncks Corner, SC 29461  0.7 

Hwy 52 Office Storage Park  3049 Old US 52, Moncks Corner, SC 29461  2.4 

Storage King USA  3039 S Live Oak Dr, Moncks Corner, SC 29461  3.4 

Lock‐Tite Mini Storage  2728 S Live Oak Dr, Moncks Corner, SC 29461  4.0 

Live Oak Mini Storage  3520 S Live Oak Dr, Moncks Corner, SC 29461  4.6 
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COMPETITION 
 

 
 

SAMPLING OF RENTAL RATES 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 

Facility Rent

Annual 

PSF Rent

Annual 

PSF Rent

Annual 

PSF Rent

Annual 

PSF Rent

Annual 

PSF Rent

Annual 

PSF Rent

Annual 

PSF

Cypress Gardens Self Storage $55 $26.40 $75 $18.00 $140 $16.80 $175 $14.00 $215 $12.90 n/a $0.00 $290 $11.60

CubeSmart* n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00

Hwy 52 Office Storage Park n/a $0.00 n/a $0.00 n/a $0.00 $129 $10.32 $169 $10.14 n/a $0.00 n/a $0.00

Storage King USA $44 $21.12 n/a $0.00 $109 $13.08 $159 $12.72 n/a $0.00 n/a $0.00 $136 $5.44

Lock‐Tite Mini Storage n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00

Live Oak Mini Storage n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00

Facility Rent

Annual 

PSF Rent

Annual 

PSF Rent

Annual 

PSF Rent

Annual 

PSF Rent

Annual 

PSF Rent

Annual 

PSF Rent

Annual 

PSF

Cypress Gardens Self Storage n/a $0.00 $60 $14.40 $90 $10.80 $135 $10.80 $175 $10.50 $200 $9.60 $225 $9.00

CubeSmart* n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00 n/a $0.00

Hwy 52 Office Storage Park n/a $0.00 n/a $0.00 n/a $0.00 $109 $8.72 $129 $7.74 n/a $0.00 n/a $0.00

Storage King USA $41 $19.68 $69 $16.56 $99 $11.88 $144 $11.52 $158 $9.48 n/a $0.00 $272 $10.88

Lock‐Tite Mini Storage n/a $0.00 $41 $9.84 $70 $8.40 $99 $7.92 $104 $6.24 $110 $5.28 $135 $5.40

Live Oak Mini Storage n/a $0.00 $50 $12.00 $75 $9.00 $95 $7.60 $115 $6.90 n/a $0.00 $145 $5.80

*CubeSmart ‐ under construction

10 x 30

10 x 30

COMPARABLE RENTS ‐ NONCLIMATE UNITS

5 x 5 5 x 10 10 x 10 10 x 15 10 x 20 10 x 25

COMPARABLE RENTS ‐ CLIMATE CONTROLLED UNITS

5 x 5 5 x 10 10 x 10 10 x 15 10 x 20 10 x 25
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NC# 318611 

MIDCOAST PROPERTIES, INC  
AL #106364‐0; GA# H45199; NC# C12481; SC# 7889 

 

BROKERAGE TEAM 

Dale C. Eisenman is President and Broker in Charge of Midcoast  Properties, Inc., and is 
a licensed real estate broker in North Carolina, South Carolina, Alabama and Georgia. In 
addition to being a professional pilot early in his career, Dale has practiced law, owned 
and operated several small businesses and has been an active commercial real estate 
investor for over 20 years. He now specializes in the self‐storage industry both as a self 
storage  investor  and  as  a  self‐storage  broker  since  2000.  As  a  Certified  Commercial 
Investment  Member  (CCIM),  Dale  brings  a  unique  level  of  real  world  experience, 
knowledge and negotiation skills to each client relationship.                               

  

 

Michael Morrison joined Midcoast Properties, Inc., in 2014, and is a licensed real estate 
broker  in North Carolina, South Carolina, Alabama   and Georgia, and has been selling 
real estate since 2006.   Prior to joining Midcoast Properties, he worked with Re/Max in 
both  residential  and  commercial  real  estate,  receiving  Rookie  of  the  Year  for  all  of 
South Carolina Agents in 2010, and was top three in the nation first year sales for 2010. 
Michael  is a native of South Carolina, growing up  in Blythewood, South Carolina.  He 
holds  a  Bachelor’s  Degree  in  Economics  from  the  University  of  South  Carolina.   He 
currently  owns  two  self  storage  facilities  which  enhances  his  knowledge  and 
understanding of our industry. 

 

 

Bobby Moss  joined Midcoast Properties  in 2019 as an Associate.   Bobby  is a  licensed 
real estate professional in North Carolina, South Carolina, Alabama and Georgia.  After 
25  years of delivering optimized  solutions  to his  clients  as  an  IT professional, Bobby 
transitioned  to  commercial  real  estate  investing  and  sales where  he  could  apply his 
consulting, sales, and management skills.   Bobby’s commercial  real estate experience 
includes a focus on both self storage facilities and manufactured housing communities.  
Bobby  is  a  native  of western North  Carolina  and  currently  resides  in  upstate  South 
Carolina.  He holds a Bachelor’s Degree from Furman University. 

 

 

Hal H. Tanner, III, joined Midcoast Properties in 2020 as an Associate.  He is a licensed 
real  estate  professional  in North  Carolina.    After more  than  30  years  in  the media 
business holding  key  executive  leadership  roles  including Chief  Executive Officer  for 
the  last 10 years, Hal transitioned to commercial real estate.   He  is eager to apply his 
experience in finance, revenue improvements and controlling costs in ways that serve 
clients  best.   His working  knowledge  of  client‐based  solutions  that  provide  positive 
financial returns make him an excellent fit for Midcoast Properties, Inc.   Hal currently 
resides  in  eastern  North  Carolina.    He  holds  an  undergraduate  degree  from Wake 
Forest and an MBA from Clemson University.  

Page 14



SOUTH CAROLINA DISCLOSURE OF REAL ESTATE BROKERAGE RELATIONSHIPS

South Carolina Real Estate Commission
PO BOX 11847, Columbia, S.C. 29211-1847
Telephone: (803) 896-4400 Fax: (803) 896-4427
http://llr.sc.gov/POL/REC/

Pursuant to South Carolina Real Estate License Law in S.C. Code of Laws Section 40-57-370, a real estate licensee is required to
provide you a meaningful explanation of agency relationships offered by the licensee's brokerage firm. This must be done at the first
practical opportunity when you and the licensee have substantive contact.

Before you begin to work with a real estate licensee, it is important for you to know the difference between a broker-in-charge and
associated licensees. The broker-in-charge is the person in charge of a real estate brokerage firm. Associated licensees may work only
through a broker-in-charge. In other words, when you choose to work with any real estate licensee, your business relationship
is legally with the brokerage firm and not with the associated licensee.

A real estate brokerage firm and its associated licensees can provide buyers and sellers valuable real estate services, whether in the
form of basic customer services, or through client-level agency representation. The services you can expect will depend upon the
legal relationship you establish with the brokerage firm. It is important for you to discuss the following information with the real estate
licensee and agree on whether in your business relationship you will be a customer or a client.

You Are a Customer of the Brokerage Firm
South Carolina license law defines customers as buyers or sellers who choose NOT to establish an agency relationship. The law
requires real estate licensees to perform the following basic duties when dealing with any real estate buyer or seller as customers:
present all offers in a timely manner, account for money or other property received on your behalf, provide an explanation of
the scope of services to be provided, be fair and honest and provide accurate information, provide limited confidentiality, and
disclose “material adverse facts” about the property or the transaction which are within the licensee's knowledge.

Unless or until you enter into a written agreement with the brokerage firm for agency representation, you are considered a
“customer” of the brokerage firm, and the brokerage firm will not act as your agent. As a customer, you should not expect the
brokerage firm or its licensees to promote your best interest.

Customer service does not require a written agreement; therefore, you are not committed to the brokerage firm in any way unless a
transaction broker agreement or compensation agreement obligates you otherwise.

Transaction Brokerage

A real estate brokerage firm may offer transaction brokerage in accordance with S.C. Code of Laws Section 40-57-350. Transaction
broker means a real estate brokerage firm that provides customer service to a buyer, a seller, or both in a real estate transaction. A
transaction broker may be a single agent of a party in a transaction giving the other party customer service. A transaction broker also
may facilitate a transaction without representing either party. The duties of a brokerage firm offering transaction brokerage relationship
to a customer can be found in S.C. Code of Laws Section 40-57-350(L)(2).

You Can Become a Client of the Brokerage Firm
Clients receive more services than customers. If client status is offered by the real estate brokerage firm, you can become a client by
entering into a written agency agreement requiring the brokerage firm and its associated licensees to act as an agent on your behalf
and promote your best interests. If you choose to become a client, you will be asked to confirm in your written representation agreement
that you received this agency relationships disclosure document in a timely manner.

A seller becomes a client of a real estate brokerage firm by signing a formal listing agreement with the brokerage firm. For a seller to
become a client, this agreement must be in writing and must clearly establish the terms of the agreement and the obligations of both the
seller and the brokerage firm which becomes the agent for the seller.

A buyer becomes a client of a real estate brokerage firm by signing a formal buyer agency agreement with the brokerage firm. For a
buyer to become a client, this agreement must be in writing and must clearly establish the terms of the agreement and the obligations of
both the buyer and the brokerage firm which becomes the agent for the buyer.

(Rev 1/17) Page 1 of 2

  Phone:   Fax:    
     Produced with zipForm® by zipLogix  18070 Fifteen Mile Road, Fraser, Michigan 48026    www.zipLogix.com

Midcoast Properties, Inc., 7 Heyward Hilton Head Island, SC 29928 (843)342-7650 (843)342-7680
Dale C. Eisenman

Page 15
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If you enter into a written agency agreement, as a client, the real estate brokerage has the following client-level duties: obedience,
loyalty, disclosure, confidentiality, accounting, and reasonable skill and care. Client-level services also include advice, counsel
and assistance in negotiations.

Single Agency
When the brokerage firm represents only one client in the same transaction (the seller or the buyer), it is called single agency.

Dual Agency
Dual agency exists when the real estate brokerage firm has two clients in one transaction - a seller client and a buyer client. At the time
you sign an agency agreement, you may be asked to acknowledge whether you would consider giving written consent allowing the
brokerage firm to represent both you and the other client in a disclosed dual agency relationship.

Disclosed Dual Agency
In a disclosed dual agency, the brokerage firm's representation duties are limited because the buyer and seller have recognized
conflicts of interest. Both clients' interests are represented by the brokerage firm. As a disclosed dual agent, the brokerage firm and its
associated licensees cannot advocate on behalf of one client over the other, and cannot disclose confidential client information
concerning the price negotiations, terms, or factors motivating the buyer/client to buy or the seller/client to sell. Each Dual Agency
Agreement contains the names of both the seller client(s) and the buyer client(s) and identifies the property.

Designated Agency
In designated agency, a broker-in-charge may designate individual associated licensees to act solely on behalf of each client.
Designated agents are not limited by the brokerage firm's agency relationship with the other client, but instead have a duty to promote
the best interest of their clients, including negotiating a price. The broker-in-charge remains a disclosed dual agent for both clients, and
ensures the assigned agents fulfill their duties to their respective clients. At the time you sign an agency agreement, you may be asked
to acknowledge whether you would consider giving written consent allowing the brokerage firm to designate a representative for you
and one for the other client in a designated agency. Each Designated Agency Agreement contains the names of both the seller client(s)
and the buyer client(s) and identifies the property.

It's Your Choice
As a real estate consumer in South Carolina, it is your choice as to the type and nature of services you receive.

● You can choose to remain a customer and represent yourself, with or without a transaction broker agreement.
● You can choose to hire the brokerage firm for representation through a written agency agreement.
● If represented by the brokerage firm, you can decide whether to go forward under the shared services of dual agency or

designated agency or to remain in single agency.

If you plan to become a client of a brokerage firm, the licensee will explain the agreement to you fully and answer questions you may
have about the agreement. Remember, however that until you enter into a representation agreement with the brokerage firm, you are
considered a customer and the brokerage firm cannot be your advocate, cannot advise you on price or terms, and only provides limited
confidentiality unless a transaction broker agreement obligates the brokerage firm otherwise.

The choice of services belongs to you - the South Carolina real estate consumer.

Acknowledgement of Receipt by Consumer:

Signature  Date
  

Signature  Date
  

THIS DOCUMENT IS NOT A CONTRACT.
This brochure has been approved by South
Carolina Real Estate Commission for use in
explaining representation issues in real estate
transactions and consumer rights as a buyer
or seller. Reprinting without permission is
permitted provided no changes or
modifications are made.
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Neither the Seller, Owner nor Broker represents, warrants, either by implication or express statement, the accuracy or completeness of the information contained 
in this property presentation.  The information contained herein has been prepared from sources believed to be reliable but has not been independently verified by 
the Broker as to accuracy or completeness.  No warranties or representations, express or implied, are made as to the information presented herein.  
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