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Key Takeaways
>> Mixed-use development has succeeded in Greenville.
>> Downtown Greenville office development is growing past Main
Street.

Mixed-Use Buildings Transform CBD
Mixed-use projects have seen more success on Greenville’s
Main Street than any other Main Street in the state. These have
succeeded because the City of Greenville has encouraged good
urban design and has been fortunate to have a developer, Hughes
Development Corporation, who is both an advocate and builder of
several key projects following these principles. This success has
led Greenville to receive several accolades for its Main Street. Most
recently, Greenville was named one of America’s Greatest Main
Streets by Travel and Leisure magazine and made number three on
Livability magazine’s list of Top Ten Downtowns in the nation.
Greenville encouraged good urban design with targeted public
investments, protective design ordinances to maintain a cohesive
look and atmosphere for Main Street and strategic public-private
partnerships. The remaking of Main Street started in 1979 with the
completion of a Main Street streetscaping project. The project was
aimed to cohesively combine pedestrian and vehicular traffic along
the corridor stretching from Beattie Place to Broad Street. The
streetscaping widened sidewalks for pedestrians, slowed vehicular
traffic by reducing Main Street from four to two lanes and provided
on-street parking. This was followed by the redevelopment of the
Hyatt Regency, the first mixed-use project in Greenville, which is
now called NOMA Square. Built in 1982 and renovated in 1999, the
project includes the 350-room Hyatt Regency Hotel, 43,000 square
feet of event space, 92,000 square feet of office space, retail space
and an 832-parking spot garage. In 1995, the city redeveloped
a few historic buildings into the 45,000-square-foot West End
Market. Nearly a decade later, Falls Park and the Liberty Bridge
were developed as a public-private partnership. The project was
so successful, the park is now known as the heart of Greenville.

Market Indicators

Q4 2016

Relative to prior period

Q1 2017*

VACANCY
NET ABSORPTION
CONSTRUCTION
RENTAL RATE**
Note: Construction is the change in Under Construction.
*Projected
**Rental rates for current quarter are for CBD. Rent forecast is for metro-wide rents.

Summary Statistics

Q4 2016 Greenville Office Market

Market

CBD

Suburban

Vacancy Rate

16.0%

11.5%

18.5%

170

340

100

-17.5

-22.0

4.5

New Construction*

125

125

-

Under Construction

68

68

-

Change From Q4 2015
(basis points)

Absorption

(Thousand Square Feet)
(Million Square Feet)

(Thousand Square Feet)
*New construction is buildings delivered

Asking Rents

Per Square Foot Per Year

Market

$19.33

Market Class A

$23.27

Downtown Class A

$25.80

Suburban Class A

$17.81

Through these efforts, development has filled vacant land and
buildings on Main Street with new office buildings, restaurants,
street level retail and residential units.
The other ingredient of success was Hughes Development
Corporation. They have played an important role in creating a
walkable, livable downtown with their extensive understanding of
good urban design and a passion for mixed-use developments.
Their mixed-use projects started with River Place, developed
between 2005 and 2016. The land for the project was acquired
through a complicated public-private partnership. The development
was built with the protection of the Reedy River in mind and
includes 513,000 square feet of retail, residential and office space
and two hotels, a 115-room Hampton Inn & Suites and a 156room Embassy Suites built in 2016. The company then developed
the ONE buildings. The ONE buildings contain 381,000 square
feet of office space, 25,000 square feet of retail space and a
recently completed, 144-room Aloft hotel. Hughes Development
also partnered with the City to transform the 196,000-square-foot
Bank of America Plaza building into a mixed-use project. Hughes
Development purchased the building while the City redeveloped
Piazza Bergamo plaza, now called One City Plaza. The success
of the work of the City and Hughes Development Corporation has
encouraged other developers to follow suit.
>> McBee Station was built in 2007. Located at the corner of McBee
Avenue and Church Street, McBee Station has 197 market rate
apartment units on top of a shopping center anchored by a
29,000-square-foot Publix Super Market.
>> Poinsett Plaza was developed by Hughes Investment
Incorporated in 1998. The 220,000-square-foot, office building
was then integrated with the existing 204-room, Westin Poinsett
Hotel built in 1925 with a common area that includes 20,000
square feet of retail space and an 826-spot parking structure.
>> The Wells Fargo Center was built in 1974 and redeveloped into
mixed-use in 2013. The property includes 20,000 square feet
of retail space on the bottom floor, 156,000 square feet of office
space and 22 market rate apartment units.
>> Hughes Investment Incorporated is nearly finished with Falls
Park Place, a 40,000-square-foot building on the corner of South
Main Street and Falls Park Drive. The building will have two
floors of retail, office and residential units, respectively.
>> Construction has begun at the Camperdown project, which
will include 150,000 square feet of office space, a 140-room
Marriott-branded AC Hotel, 170 market-rate apartment units and
80,000 square feet of retail space. It will be anchored by the
28,000-square-foot office building for Greenville News.
The success of public investments like the West End Market and
Falls Park, as well as the cohesive design of the new mixed-use
buildings into the existing environment, anchors the string of office
buildings and vibrant store fronts along Main Street, creating a
walkable and livable downtown. These developments have created
an environment that is a template for future successful mixed-use
developments.
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Market Average Asking Rental Rates By Class
$21.56

A
B
C

$16.39
$13.55

Development is Expanding Beyond Main
Increasing demand for an address in downtown Greenville has led
to record low vacancy rates in downtown office buildings. Thus,
new development has taken off on Main Street and has used most
of the remaining developable sites. Subsequently, development
is moving off Main to the adjacent areas east of Main Street and
further into the West End. Driving this demand are employers
who are increasingly focused on locating their operations in areas
desirable to their workforce with a “live, work, play” atmosphere.
The current vacancy rate for Class A office space in the CBD
is 10.6%, down from 15.5% a year ago, and the average asking
rental rate is $26.92 per square foot per year (PSF/YR), a 7.7%
increase in one year. The tightening office market has achieved
conditions feasible to support new office development. The next
and last significant site for development is Camperdown, a mixeduse project under construction at the former site of the Greenville
News. Once that site is developed, new office development will
have to be built beyond the segment of Main Street between the
River and Beattie Place. This development will be concentrated in
two areas: east of Main and in the West End.
Development east of Main has been largely concentrated between
Church, Main and Washington Streets and the Reedy River.
This area has been the most active, with several large projects.
The 125,000-square-foot Erwin Penland building was recently
completed, joining the Elliott Davis building on Broad Street and the
NBSC building on McBee Street. This area has seen some smaller
residential complexes, parking structures and has two hotels under
construction and another planned.
Development has been actively spreading in the West End along
the South Main Street corridor, although largely residential and
retail-driven. Office developments include the Field House, a
54,200-square-foot building adjacent to Flour Field (the home
of the Minor League Greenville Drive), the 101,000-square-foot
River Place office building and Falls Park Place, a 40,000-squarefoot building currently under construction. The most significant
development site in this area is the 32-acre County Square site.
The tentative plan is for the County to make the site available to a
developer with a commitment to anchor an office building within
the completed complex.
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The other underlying reason development is spreading beyond
Main Street is the changing workforce. Millennials, or those
between 21 and 40 years of age, are quickly replacing the Baby
Boomers in the workforce. Employers are competing for talent
and the millennials value a live, work, play environment like the one
found in Greenville’s resurgent and rapidly urbanizing downtown.
Since 2014, 930 market-rate apartment units have been built
in downtown Greenville. Additionally, there are 1,180 under
construction and another 1,140 proposed to begin construction over
the next eighteen months. The growing residential population in and
around downtown has already led to a boom of new restaurants
and retailers over the last two years, building an eclectic, walkable
and desirable downtown district. Office development is expected to
follow in these areas east of Main Street and into the West End.
The tightening office market, a larger population of young
professionals and an increased demand for office space downtown
will continue to promote development of office space off Main
Street. The area east of Main and the West End are most likely to
see this development over the next few years.

Market Vacancy Rates By Class
A 10.5%

>> The 196,000-square-foot Bank of America building at 101 N Main
Street sold in November to RealOp Investments for $22.4 million,
or $114.32 PSF. The last time the building sold was in January of
2013 for $9.8 million, or $49.96 PSF.
>> The Wells Fargo Center, a mixed-use property located at 15
South Main Street, sold in December to Caprocq Greenville, LLC
for $33.3 million. The property includes 156,000 square feet of
office space, 20,000 square feet of retail space and 22 market
rate apartment units.
>> The Park East and Park Central office parks in the I-385/I-85
submarket sold in December to the Atlanta based, TWO Capital
Partners, LLC for $39.7 million. TWO Capital Partners plans to
make significant upgrades and add several amenities to Park
East, totaling 409,300 square feet and Park Central, totaling
160,500 square feet.
>> The two Class A Liberty Square buildings, located at 55
and 75 Beattie Place in Greenville’s CBD, sold to Lingerfelt
Commonwealth Partners in December. The One Liberty Square
and Two Liberty Square buildings are 258,000 square feet and
187,600 square feet, respectively.

Wells Fargo Center | 15 South Main Street

B
C

Significant Transactions

23.6%
17.1%

Construction Pipeline
Construction remains visible along the downtown Greenville skyline
as another project begins construction. New construction will add a
significant amount of large, Class A, downtown office space for new
and existing employers in the Greenville market.

Source: Caprocq Greenville, LLC

Recently Delivered

Liberty Square | 55 and 75 Beattie Place

>> The 125,000-square-foot, Erwin Penland building, at 110 E Court
Street, delivered this quarter. Erwin Penland occupies two floors
in the building.

Under Construction
>> Falls Park Place, a 40,000 square-foot mixed-use project
overlooking Falls Park, is set to deliver in January of 2017. The
building will include 12,000 square feet of Class A office space
which is fully preleased.
>> Construction of the new, 28,000 square-foot, Greenville News
office building at the Camperdown redevelopment site has begun.
The mixed-use development will include 150,000 square feet of
office space, a 140-room, Marriott-branded AC Hotel, 170 marketrate apartment units and 80,000 square feet of retail space.
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Source: 2017 Pictometry via Colliers International
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Q4 2016 Office Market Summary Statistics
Greenville, SC
MARKET

BUILDINGS

INVENTORY
(SF)

DIRECT VACANT SUBLEASE VACANT TOTAL VACANT
(SF)
(SF)
(SF)

TOTAL VACANCY
RATE (%)

NET ABSORPTION
(SF)

AVERAGE ASKING
RENTAL RATE
(SF/YR)

CENTRAL BUSINESS DISTRICT
Class A

23

2,310,167

225,528

18,692

244,220

10.6%

-12,276

$26.92

Class B

14

1,084,658

128,303

-

128,303

11.8%

-3,727

$22.96

Class C

6

187,306

39,301

-

39,301

21.0%

-6,011

$11.29

43

3,582,131

393,132

18,692

411,824

11.5%

-22,014

$24.12

Class A

32

2,606,280

299,547

-

299,512

11.5%

-26,323

$21.71

Class B

34

2,057,553

489,432

53,200

542,632

26.4%

-27,958

$16.68

CBD Total
I-385/I-85

Class C

11

344,242

35,904

-

35,904

10.4%

42,228

$14.73

I-385/85 Total

77

5,008,075

824,883

53,200

878,048

17.5%

-12,053

$18.40

Class A

8

500,681

17,720

4,922

22,642

4.5%

-19,698

$19.65

Class B

12

692,327

233,747

-

233,747

33.8%

-14,307

$15.02

SPARTANBURG

Class C

7

227,692

54,836

-

54,836

24.1%

50,551

$12.55

27

1,420,700

306,303

4,922

311,225

21.9%

16,546

$15.01

Class A

40

3,106,961

317,267

4,922

322,154

10.4%

-46,021

$21.56

Class B

46

2,749,880

723,179

53,200

776,379

28.2%

-42,265

$16.39

Spartanburg Total
SUBURBAN TOTAL

Class C

18

571,934

90,740

-

90,740

15.9%

92,779

$13.55

104

6,428,775

1,131,186

58,122

1,189,273

18.5%

4,493

$17.81

Class A

63

5,417,128

542,795

23,614

566,374

10.5%

-58,297

$23.72

Class B

60

3,834,538

851,482

53,200

904,682

23.6%

-45,992

$17.16

Suburban Total
MARKET

Class C
Market Total

24

759,240

130,041

-

130,041

17.1%

86,768

$12.80

147

10,010,906

1,524,318

76,814

1,601,097

16.0%

-17,521

$19.40

Market Conditions

Suburban Conditions

The annual absorption for 2016 was 307,000 square feet, bringing
the market vacancy rate to 16.0%. At the start of 2016, the market
vacancy rate was 17.3%. The strengthening office market has led to
increased asking rental rates. The full-service average asking rental
rate was $19.40 PSF/YR at the end of the fourth quarter, a 4.6%
increase from $18.54 PSF/YR a year ago.

The suburban market has recently seen an increase in building
sales as well. The overall vacancy in the suburbs was 18.5% at
the end of the fourth quarter, down from 19.5% a year ago. The
full-service average asking rental rate was $17.81. At the start of
the year, the average asking rental rate was $17.09 PSF/YR, a 4.2%
increase.

Downtown Conditions

The vacancy rate in the I-385/I-85 submarket was 17.5% at the end
of the fourth quarter. At the same time a year ago, the vacancy in
the submarket was 18.4%. The tightening market in the I-385/I-85
submarket has lifted the average asking rental rate to $18.40 PSF/
YR, an increase of 5.5% from the start of the year and 10.6% from
two years ago.

The full-service average asking rental rate for office space in the
Central Business District was $24.12 per square foot per year
(PSF/YR) at the end of the fourth quarter, a 5.9% increase from a
year ago. Class A space has increased 7.7% in the same time frame
to an average of $26.92 PSF/YR at the end of the fourth quarter.
The vacancy rate was 11.5% at the end of the fourth quarter, down
from 14.4% a year ago. Several large leases occurred over the year
leading to a net absorption of 120,600 square feet in the CBD this
year. High occupancy and asking rents has spurred activity from
investors purchasing office buildings in the CBD.
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In the Spartanburg market, the vacancy rate decreased to 21.9%
from 23.1% at the end of the third quarter. The average asking
rental rate was $15.01 PSF/YR increasing from $14.21 PSF/YR
last quarter. The average asking rental rate for Class A space has
increased to $19.65 PSF/YR, a 2.9% increase in one year.
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Rising asking rental rates and occupancy rates in the Greenville
market are expected to promote further investment sale activity from
out-of-market investors over the coming quarters. The delivery of
the three office buildings currently under construction will impact
the tenant mix of downtown office buildings as new tenants move
to the market and existing tenants continue to search for higher
quality spaces. With few remaining developable sites on Main Street,
development will continue to push towards the outer edges of
downtown, particularly towards the West End and east of Main. The
I-385/I-85 market is beginning to tighten. To remain competitive with
other available spaces in the market, landlords of suburban office
buildings will need to update entryways and amenities within their
buildings. Spartanburg will be the area to watch over the next two
years as several new developments are moving through the pipeline
and employers and residents start taking notice.
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>> Charleston has become a burgeoning technology economy in four
sectors: defense and security, aerospace, front-facing software
for customer interfaces and back-facing software for corporate
operations.
>> The first phase of Blackbaud’s new campus is under construction
and expected to deliver in 2018.
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Blackbaud Campus Rendering | Berkeley County

>> Rising operational and construction costs are raising the asking
rental rates for downtown office space.
>> Columbia’s Main Street District, the Vista and the central location
of the Central Business District are attracting employers to locate
to the CBD over the suburban office markets.
Source: ASD | SKY via Holder Properties
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Nov-15

Commercial Real Estate Growth Cycle:
Where the market stands and where it is going

Columbia, South Carolina
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Jul-15

Total Employment

>> Rising costs for office space is encouraging companies to
increase employee density with creative floorplans.

For more statewide commercial real estate news check out our
market reports at: www.colliers.com/southcarolina/insights
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Jobs Added

Source: Bureau of Labor Statistics, Colliers International

Around South Carolina
Charleston, South Carolina
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Market Forecast

5,500

Total Non-Farm Employment (Thousands)

Office-using employment, those jobs related to the professional and
business services, financial activities and information sectors are
growing within the Greenville-Spartanburg Metropolitan Statistical
Area (MSA). According to the most recent November 2016 data from
the Bureau of Labor Statistics, there has been an increase of 100
office-using jobs over the last 12 months. Employment in the financial
activities sector has shown an uptick in jobs, increasing by 300
employees whereas the information sector and the Professional and
business services sectors have both decreased by 100 jobs, over the
same time. Although office using employment has seen only a slight
increase, non-farm employment in Greenville has increased by 7,100
jobs over the last year, a 1.8% increase.

Office-Using Employment | Greenville and
Spartanburg, MSAs
Office-Using Jobs Added Over 12 Months

Office-Using Employment
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