
Perimeter Oaks 

PERIMETER OAKS SHOPPING CENTER 

3262 Inner Perimeter Road 
Valdosta, Lowndes County 
Georgia 

 
Sale Price: $5,500,000 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Exclusively Listed:      Contact: 
Brookside Properties, Inc.     Charlie Warfield 
2002 Richard Jones Road, Ste 200-C   615.330.9689 (cell) 
Nashville, TN 37215      615.467.3400 (office) 
         615.988.1547 (fax) 
 
 
 
 
All information is from sources deemed reliable.  No representation is made as to its accuracy and it is 
provided subject to errors, omissions, prior sale or lease, or withdrawal without notice.  



Perimeter Oaks 

Limiting Conditions 

 

This Confidential Offering Memorandum (“Memorandum”) has been prepared by Brookside 
Properties, Inc. (“Brookside”) in cooperation with the Owner for informational purposes only and 
does not purport to contain all information necessary to reach a purchase decision. The 
information contained herein has been carefully compiled from sources considered reliable and, 
while not guaranteed as to completeness or accuracy, is believed to be correct as of this date. 

This Memorandum is subject to prior placement, errors, omissions, changes, withdrawal or 
cancellation without notice and does not constitute a recommendation, endorsement or advice 
as to the value of the Property by Brookside or Owner.  Each prospective purchaser is to rely 
upon its own investigation, evaluation and judgment as to the advisability of purchasing an 
interest in the Property described herein.   

The projections set forth in this Memorandum do not constitute a representation, warranty or a 
guaranty by Brookside or the Owner of any of the numbers set forth herein or of any economic 
value attributable to the Property or income that may be derived there from.  Prospective 
purchasers should develop their own independent estimates of pro forma income and expenses 
before making any decision on whether to acquire the Property.  Neither Brookside nor the 
Owner makes any representation herein regarding the non-existence or existence of hazardous 
substances including asbestos.  Prospective purchasers should make their own investigation. 

Summaries or schedules of legal documents contained within this Memorandum are not 
intended to be comprehensive statements of the terms of such documents, but rather outlines 
of some of the major provisions therein. 

This Memorandum is the property of Brookside and the Owner and may be used only by parties 
to whom Brookside delivers the memorandum or to whom Brookside has approved such 
delivery.  By accepting a copy of this Memorandum, the party who has possession thereof agrees 
to return it to Brookside immediately upon request.  No copies of this Memorandum may be 
made without Brookside’s prior written consent and no such excerpts or summaries thereof may 
be distributed, reproduced, or included in any document without such consent.   

Brokers or finders shall not be entitled to any fee, commission or other compensation from 
Brookside or the Owner in connection with the sale of the Property described in this 
Memorandum in the absence of a specific written agreement, fully executed by all parties. 
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General Overview 

 

Perimeter Oaks Shopping Center is located at 3262 Inner Perimeter Drive in Valdosta, Georgia.  

The property being sold includes the shop spaces to the right side of Wal-Mart.  The Landlord 

does not own nor are we selling the Wal-Mart or any out-parcels.  The property is located near 

the intersection of North Oak Street Extension and Inner Perimeter Road.  Valdosta is located in 

southern Georgia and is the county seat of Lowndes County.   Traffic count on Inner Perimeter 

Road is 24,900 and 15,400 on North Oak Street Extension. 

 

 

 

 

 

 

 

 

Perimeter Oaks Shopping Center was constructed in 1990 and the property being sold contains 

34,700 square feet.  Tenants in the center include Sally Beauty Supply A-Nails, Hibbett Sporting 

Goods, Royal Buffet, Rainbow, GameStop, Loya Insurance Company and more.  The property is 

90% occupied and has one available space (3,500 sf).   

Valdosta is located in Lowndes County and is the county seat.  The population of Lowndes County 

is currently estimated at 121,047.  From 2010 to 2020, the population increased by 8.26%.  The 

projected growth for the county from 2024 to 2029 is 2.84%.  The population of Valdosta is 

55,759 and Valdosta’s largest employers include Moody Air Force Base, Valdosta State University, 

South Georgia Medical Center, Lowndes County School System and Valdosta City School System.   
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Summary 

  

 Location:      3262 Inner Perimeter Road 
        Valdosta, GA 31602 
 
 Type of Center: Neighborhood Center 

 Site Size: 34,700 SF  

 Leased Space:     90% 
 
 Year Built: 1990 

 Traffic Count:     24,600 
 

 Offering Price: $5,500,000 cash at closing 

 Roof:       Firestone Roof installed 2014. 
15 year warranty.  

 
NNN Recovery: All tenants pay their prorata 

share.  CAM is capped at 5% 
above the previous year for 
Fred Loya Insurance, Sally 
Beauty Supplies and 
GameStop.  Hibbett’s CAM is 
capped at no more than 4% 
increase from the previous 
year.  
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SITE PLAN/SURVEY 
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H. Rainbow 
F/G. Royal Buffett 
E.  Hibbett Sports 
D2. Fred Loya Insurance 
D1. GameStop 
C. Tobacco & Vape 
B. 3,500 SF Available 
A. Petland 
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Landlord owns the highlighted 
area and does not own the other 

property on this plan. 
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RENT ROLL 

♦ 

LEASE INFORMATION 
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Existing Leases 

 

1. Rapheal Williams and Shekendra Williams 
 

Size: 3,300 SF 

Use: Restaurant 

Existing Rent: $4,191.75 

Rent Increases: 2/1/26 – 1/31/27   $4,345.81 
2/1/27 – 1/31/28   $4,426.33 
2/1/28 – 1/31/29   $4,509.26 

Lease Expiration: 1/31/29 

Additional Options: One 5-year option with 365 days’ notice. 
2/1/29 – 1/31/30   $4,509.26 
2/1/30 – 1/31/31   $4,608.50 
2/1/31 – 1/31/32   $4,608.50 
2/1/32 – 1/31/33   $4,746.75 
2/1/33 – 1/31/34   $4,746.75 

Security Deposit: $3,500.00 

Exclusive: None 

Tenant pays prorata share of real estate taxes, insurance and common area 
maintenance. 

  
2.  Sally Beauty Supply, LLC 

 

Size: 1,800 SF 

Use: Sale of beauty supplies and related items 

Existing Rent: $2,362.50 

Lease Expiration: 5/1/27 – 4/30/28   $2,433.38 
5/1/28 – 4/30/29   $2,506.38 

Lease Expiration: 4/30/29 

Additional Options: One 5-year option with 180 days’ notice. 
5/1/29 – 4/30/30   $2,581.57 
5/1/30 – 4/30/31   $2,659.01 
5/1/31 – 4/30/32   $2,738.79 
5/1/32 – 4/30/33   $2,820.95 
5/1/33 – 4/30/34   $2,905.58 

Security Deposit: None 

Exclusive: Landlord shall not enter into any leases for space or 
allow to operate in the Shopping Center with tenants 
engaged in the same or substantially the same business 
as Tenant.  

Tenant pays prorata share of real estate taxes, insurance and common area 
maintenance. 
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3.  Hong T. Hoang (A-Nails) 
 

Size: 2,100 SF 

Use: Full-service beauty salon including manicure and 
pedicure services and tanning. 

Existing Rent: $3,427.44 

Rent Increases: 12/1/25 – 11/30/26   $3,475.00 
12/1/26 – 11/30/27   $3,525.00 
12/1/27 – 11/30/28   $3,575.00 

Lease Expiration: 11/30/28 

Additional Options: None 

Security Deposit: $1,200.00 

Exclusive: With the exception of Wal-Mart, Tenant shall have the 
exclusive right in the shopping center to operate a nail 
salon. 

Tenant pays prorata share of real estate taxes, insurance and common area 
maintenance. 

 
4.  All God’s Creatures (Petland) 

  

Size: 3,500 SF 

Use: Sale of pets and pet-related merchandise and services. 

Existing Rent: $0.00 until 1/15/26 

Rent Increases: 1/15/26 – 1/31/26    $959.65 
2/1/26 – 7/31/27   $1,750.00 
8/1/27 – 7/31/28   $3,500.00 
8/1/28 – 7/31/29   $3,587.50 
8/1/29 – 7/31/30   $3,677.19 
8/1/30 – 7/31/31   $3,769.12 

Lease Expiration: 7/31/31 

Additional Options: Three 5-year options with 180 days’ notice 
8/1/31 – 7/31/32   $3,865.35 
8/1/32 – 7/31/33   $3,959.93 
8/1/33 – 7/31/34   $4,058.93 
8/1/34 – 7/31/35   $4,160.40 
8/1/35 – 7/31/36   $4,264.41 
 
8/1/36 – 7/31/37   $4,371.02 
8/1/37 – 7/31/38   $4,480.30 
8/1/38 – 7/31/39   $4,592.30 
8/1/39 – 7/31/40   $4,707.10 
8/1/40 – 7/31/41   $4,824.79 
 
8/1/41 – 7/31/42   $4,945.40 
8/1/42 – 7/31/43   $5,069.04 
8/1/43 – 7/31/44   $5,195.77 
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8/1/44 – 7/31/45   $5,325.66 
8/1/45 – 7/31/46   $5,458.80 

Security Deposit: $3,500.00 

Exclusive: Landlord shall not lease space in this shopping center, 
or any affiliate of Landlord in Valdosta, GA, to another 
tenant whose primary business is the operate of a pet 
supply store or sales of pets or pet-related products 
and/or services. 

Tenant pays prorata share of real estate taxes, insurance and common area 
maintenance. 

 
5. Nabil Eissa 

 

Size: 5,450 SF 

Use: Store selling tobacco, vape and related accrssories. 

Existing Rent: $2,583.33 

Rent Increases: 11/1/27 – 10/31/29   $2,666.67 
11/1/29 – 10/30/30   $2,750.00 

Lease Expiration: 10/31/30 

Additional Options: None 

Security Deposit: $2,333.00 

Exclusive: None 

Tenant pays prorata share of real estate taxes, insurance and common area 
maintenance. 

 
6.  GameStop, Inc. 

 

Size: 2,467 SF 

Use: Sale and exchange of videogame software, hardware 
and related accessories for use with home videogame 
systems as well as any items which are the 
technological evolution of the foregoing, and related 
merchandise.  Sale, purchase and display of new and 
pre-owned cell phones, tablets or the technological 
evolutions thereof upon which video games maybe be 
purchased or played.  Tenant will have the right to use 
a reasonable portion of the Premises for clerical and 
office purposes and for storage of merchandise which 
Tenant intends to offer for sale from the Leased 
Premises.   

Existing Rent: $3,700.00 

Lease Expiration: 10/31/27 

Additional Options: None 

Security Deposit: $2,000.00 
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Exclusive: Landlord shall not enter into any lease for space in the 
shopping center with a tenant engaged in the same or 
substantially the same business as Tenant.  Tenant shall 
be granted the exclusive right to engage in the activities 
of trading with customers and buying from customers 
the items listed in Tenant’s Use Clause.  This clause 
excludes Wal-Mart.  Landlord may lease space to other 
tenants whose business is similar provided the sales are 
for the competing use does not exceed 100 square feet. 

Tenant pays prorata share of real estate taxes, insurance and common area 
maintenance. 

 
7.  Fred Loya Insurance Agency, Inc. 

 

Size: 1,533 SF 

Use: Market and sell physical damage and liability insurance 
policies for vehicles including trucks and cars and 
related insurance services; and ancillary office use. 

Existing Rent: $1,980.00 

Lease Expiration: 3/31/27 

Additional Options: Two 5-year options with 180 days’ notice 
4/1/27 – 3/31/32   $2,171.75 
4/1/32 – 3/31/37   $2,388.93 

Security Deposit: None 

Exclusive: Tenant has the exclusive right in the Shopping Center 
to conduct the Primary Use.   

Tenant pays prorata share of real estate taxes, insurance and common area 
maintenance. 

 
8.  Hibbett Sporting Goods, Inc.  

 

Size: 5,050 SF 

Use: Retail sale of sporting goods and apparel, athletic shoes 
and sports fan licensed products. 

Existing Rent: $6,215.71 

Lease Expiration: 2/28/27 

Additional Options: None 

Security Deposit: None 

Exclusive: No other tenant in the Center shall conduct the 
Exclusive Use either as its principal use or within an area 
exceeding the lesser of 1,000 SF or more than 20% of 
such other tenant’s respective premises.  Exclusive Use 
is defined as the retail sale of sporting goods, athletic 
shoes or sports fan-licensed products. 

Tenant pays prorata share of real estate taxes, insurance and common area 
maintenance. 
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9. Xing Cai Zhao (Royal Buffet) 

 

Size: 5,450 SF 

Use: Operation of a Chinese restaurant 

Existing Rent: $6,585.43 

Rent Increases: 2/1/27 – 1/31/30   $6,782.98 

Lease Expiration: 1/31/30 

Additional Options: None 

Security Deposit: $5,450.00 

Exclusive: Tenant shall have the exclusive right to operate an 
Asian restaurant in this Shopping Center.  

Tenant pays prorata share of real estate taxes, insurance and common area 
maintenance. 

  
10. Rainbow USA Inc. 

 

Size: 4,000 SF 

Use: Tenant shall use the Demised Premises for the purpose 
of conducting the business of the sale, at retail, of 
women’s, men’s, children’s, infants’ and junior clothing 
of every kind, nature and description, including, but not 
limited to, dresses, pants, jeans, sportswear, tops, suits, 
blouses, lingerie, plus size apparel, skirts, coats, 
sweaters and the like and incidental thereto, the retail 
sale of related accessories to the foregoing of every 
kind, nature and description including, but not limited 
to, handbags, hosiery, cosmetics, health and beauty 
aids, home goods, footwear and jewelry, as well as such 
other accessories sold and/or services provided from 
time to time in other stores operated by Tenant and/or 
Tenant’s affiliates, or for any other legal retail use 
(provided that such other legal retail use does not 
conflict with the exclusive use granted to another 
tenant occupying space in the Shopping Center 
pursuant to a written lease agreement on the date 
hereof).   Landlord represents and warrants to Tenant 
that the Demised Premises may be used for the use set 
forth in this Section and does not violate any exclusives 
granted to either Hibbett or Walmart shown on Exhibit 
G. 

Rent Commencement: We delivered possession on 11/3/25 and Rent begins 
the earlier of 90 days after delivery or the date Tenant 
opens for business.  Tenant receives a construction 
allowance of free rent in the amount of $28,000. 
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Beginning Rent: $4,000.00/month 

Rent Increases: None 

Lease Expiration: 1/31/31 

Additional Options: Three 5-year options with notice dates of 7/1/30, 
7/1/35, 7/1/40. 
First option Rent Amount:  $4,333.33/month 
Second option Rent Amount:  $4,666.67/month 
Third option Rent Amount:  $5,000.00/month 

Security Deposit: None 

Exclusive: Landlord shall not lease or permit any portion of the 
Shopping Center to be used by Mad Rag, 10 Spot, Citi 
Trends, Rue 21, Its Fashion or any related or affiliates or 
assigns.   

Tenant pays prorata share of real estate taxes, insurance and common area 
maintenance. 
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Proforma Comments 

1. Raphael Williams rent assumes rent effective 2/1/26. 
  

2. Hong T. Hoang rent increase 12/1/25. 
 

3. Petland gets reduced rent until 8/1/27 rather than tenant improvement allowance. 
 

4. Proforma assumes Petland ($42,000 + $16,660) and Rainbow ($48,000 + $19,040) pay 
full Rent and NNN. 
 

5. Rainbow – premises was delivered 11/3/25.  The Rent Commencement Date is the earlier 
of 90 days after delivery or the date they open for business.  Rainbow will receive $28,000 
in reduced rent and additional rent rather than a tenant improvement allowance. 
 

6.  We do not expect any water expense in 2026. 
 

7. Real estate taxes are $34,302.04 and a copy of the check is attached. 
 

8. General repairs – we do not expect any significant repairs in 2025. 
 

9. Reconciliation – this is the amount collected from NNN after reconciliation for 2024 and 
we expect to collect approximately the same amount in 2025. 
 

10. Additional rent – we anticipate collecting $16,660 from Petland and $19,040 from 
Rainbow.  
 

11. Grounds/landscaping – we believe the amounts in the proforma are accurate.  Previous 
years some items in Landscaping have been applied to Grounds.   
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2023 & 2024 INCOME & EXPENSES  

2025 YEAR TO DATE 
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Last payment by OrangeTheory was September 2024. 
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AERIAL PHOTOGRAPHS 
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TRAFFIC DATA  

24,800 cars per day 
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DEMOGRAPHICS 
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