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Self-Storage Performance Index®

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Rent Per Available Square Foot 
vs. Historical Average
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Nationwide Quarterly
2Q11 vs. 1Q11

Seasonal
2Q11 vs. 2Q10

Annual
Current Four 

Qtrs.
vs. Preceding 

Four Qtrs.

Asking Rental 
Rates

No 
Change

0.0%

Down
-2.2%

Down
-0.6%

Physical 
Occupancy

No 
Change

0.0%

Down
-3.5%

Down
-0.9%

Rental Income Up
1.0%

Down
-2.0

Down
-0.5%
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Performance-At-A-Glance

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Nationwide
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Concession Cost Index
(Based Year = 3rd Quarter 2003)

Performance Trends

South Region
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

South Division
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Sample Size
2nd Quarter 2011

Total Facilities Sample Size % 
Sample

14,525 2,570 17.7%

South Division
(Eight States)

2Q10 2Q11 % Change

Asking
Rental Rate $0.8107 $0.8141 +0.4%

Physical Occupancy 80.6% 80.2% -0.4%

Rental Income $0.5620 $0.5873 +4.5%
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Move-Ins vs. Move-Outs
August 2010 vs. August 2011

Sample Size: 1,031,00± Storage Units
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East 
Region

Midwest 
Region

South 
Region

West
Region

Move–Ins -0.1% +2.2% -3.3% +2.1%

Move–
Outs -1.7% -3.3% -2.5% +2.9%

Geographical Demand

Performance Trends

Southwest 
Division
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Southwest Davison

15

Sample Size
2nd Quarter 2011

Total Facilities Sample Size % 
Sample

7,912 1,377 17.4%

Southwest 
Division 2Q10 2Q11 % Change

Asking
Rental Rate $0.7783 $0.7803 +0.3%

Physical Occupancy 83.1% 81.2% -1.9%

Rental Income $0.5662 $0.5781 +2.1%
Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Rental Income Change
2nd Quarter Current Year vs. 2nd Quarter Previous Year
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Performance Trends

Texas Markets
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Strongly 
Agree Agree No 

Opinion Disagree Strongly 
Disagree

Past 12 
Months 

Performed 
as 

Expected

2011 19% 43% 12% 23% 2%

2010 17% 52% 15% 11% 5%

I Anticipate 
Will Meet 

My 
Expected 

ROI

2011 21% 53% 15% 11% 1%

2010 16% 52% 9% 17% 8%
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Texas Owner’s Opinion Survey

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Change 2Q 2010 vs. 2Q 2011

Austin Dallas Houston San 
Antonio

Asking Rental Rates 0.0% -5.1% 0.0% +5.7%
Physical Occupancy -1.1% -5.0% -3.0% +6.0%

2Q11 82% 80% 80% 89%

Facilities Offering 
Concessions +24% -14.0% -16.1% +14.5%

Rental Income -4.1% -3.5% +0.9% +15.8%

Sample Size: 132 
Facilities

500 
Facilities

453 
Facilities

150 
Facilities
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MSA Performances Comparisons

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services
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Austin, MSA
2Q10 vs. 2Q11 

Key Demographics
2010 2015 % Chg.

Population 1,746,746 2,060,409 18.0%

Households 629,619 729,688 15.9%

Median Disposal Income $48,587 $51,001 5.0%

Rental Income
Down -4.1%

Physical Occupancy
Down -1.1%

Asking Rental Rates
No Change 0.0%
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services
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Self-Storage Performance Index
Austin vs. National

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services
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Austin – Round Rock, TX MSA
3Q 2007 VS.  3Q 2011

Asking Rent         +0.8%
($0.70 psf)

Occupancy     -19.5%

Effective Rental Income:
NCCG -20% Asking Rent -1.1%

($0.88 psf)

Occupancy -5%

Effective Rental Income:
NCCG -11%

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services
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Dallas-Fort Worth-Arlington MSA
2Q10 vs. 2Q11 

Rental Income
Down -3.5%

Physical Occupancy
Down -5.0%

Asking Rental Rates
Down -5.1%

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services
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Self-Storage Performance Index
Dallas vs. National
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services
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Houston-Baytown-Sugar Land, MSA
2Q10  vs. 2Q11 

2010 2015 % Chg
   Population 5,910,027  6,516,001 10.3%
   Households 2,044,541  2,321,955 13.6%
   Median Disposal Household Income $45,457 $48,086 5.8%

Key Demographics

Rental Income
Up +0.9%

Physical Occupancy
Down -3.0%

Asking Rental Rates
No Change 0.0%

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services
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Self-Storage Performance Index
Houston vs. National

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services
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San Antonio, MSA
2Q10 vs. 2Q11

Key Demographics

2010 2015 % Chg

Population 2,106,000 2,354,334 11.8%

Households 708,010 775,756 9.6%

Median Disposal Income $41,584 $44,725 7.6%

Rental Income
Up +15.8%

Physical Occupancy
Up +6.0%

Asking Rental Rates
Up +5.7%

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services
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Self-Storage Performance Index
San Antonio vs. National
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Performance Conclusions

Self-Storage Is In Recovery and Most Markets Are 
Operating Near Their Historical Levels of 
Performance

Texas Has Outperformed the Nation During the 
Recent Recession (Self Storage Performance Index)

The Trend in Rental Income After Accounting for 
Changes in Rental Rates, Occupancy and the Cost 
of Concessions Has Been Increasing Steadily Since 
the 2Q 2009
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Current 
Investment 

Market Trends

30

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Key Indicators
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Key Indicators
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Cap Rate Calamity:
Impact Of Rising Interest Rates On Cap Rates & Values

33

Equity returns often decline as capital declines and in part of the concomitant herd mentality 
of investors.  Additionally, leverage ratios may increase and debt coverage ratios decrease, 
causing upward pressure on asset pricing.

MORTGAGE COMPONENT
TYPICAL LOAN TERMS
Mortgage Rate 5.50%
Amortization Term (Years) 30
Num of Payments 360
Loan-to-Value Ratio (M) 65.00%
Equity Ratio (E) 35.00%
Mortgage Constant (RM) 6.81%
Compiled by Cushman & Wakefield Western, 
Inc.

EQUITY COMPONENT
Equity Dividend Rate (RE) 8.00%
Compiled by Cushman & Wakefield Western, 
Inc.

RO BY BAND OF INVESTMENT
Mortgage Ratio 65.00%
Annual Mortgage Constant 6.81%

Mortgage Component 4.43%

Equity Ratio 35.00%
Equity Dividend Rate 8.00%

Equity Component 2.80%

Indicated Overall Rate (RO) 7.23%
Compiled by Cushman & Wakefield Western, Inc.

MORTGAGE COMPONENT
TYPICAL LOAN TERMS
Mortgage Rate 7.25%
Amortization Term (Years) 30
Num of Payments 360
Loan-to-Value Ratio (M) 65.00%
Equity Ratio (E) 35.00%
Mortgage Constant (RM) 8.19%
Compiled by Cushman & Wakefield Western, 
Inc.

EQUITY COMPONENT
Equity Dividend Rate (RE) 8.00%
Compiled by Cushman & Wakefield Western, 
Inc.

RO BY BAND OF INVESTMENT
Mortgage Ratio 65.00%
Annual Mortgage Constant 8.19%

Mortgage Component 5.32%

Equity Ratio 35.00%
Equity Dividend Rate 8.00%

Equity Component 2.80%

Indicated Overall Rate (RO) 8.12%
Compiled by Cushman & Wakefield Western, Inc.

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Size
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2011 Sale Characteristics
Nationwide Sample 

Min Median Max

Sale Price $199,500 $4,000,000 $23,000,000

Price per Net 
Rentable Area $15.67 $65.03 $261.36

Net Rentable 
Area 9,530 61,800 114,160

Cap Rate 6.10% 7.87% 10.50%

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Type of Facility
Median 
Number 
of Units

Population 
Density

(People per 
Square Mile)

Median 
Number of 

Competitors

Less than 100 Units 77 223 2

100 – 299 Units 185 707 5

300 Unit or More 446 997 6

Portfolios 549 2,545 6

35

Facility Listing Characteristics

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Alex

36
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Discounted Cash Flow
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Stabilized Annual
Year Growth

1 2 3 4 5 6 7 8 9 10 11 12 13 Year  3  - 
For the Years Beginning Feb-10 Feb-11 Feb-12 Feb-13 Feb-14 Feb-15 Feb-16 Feb-17 Feb-18 Feb-19 Feb-20 Feb-21 Feb-22
For the Years Ending Feb-11 Feb-12 Feb-13 Feb-14 Feb-15 Feb-16 Feb-17 Feb-18 Feb-19 Feb-20 Feb-21 Feb-22 Feb-23 Year  12

POTENTIAL GROSS REVENUE
Actual Rent (Occupied Storage Units) $322,758 $335,668 $349,095 $363,059 $377,581 $392,684 $408,392 $424,728 $441,717 $459,385 $477,761 $496,871 $516,746 4.00%
Plus Market Rent (Vacant Storage Units) $263,016 $263,016 $270,906 $279,034 $287,405 $296,027 $304,908 $314,055 $323,477 $333,181 $343,176 $353,472 $364,076 3.00%
Less Rent Loss (Non-Revenue Units) $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Base Rental Revenue - Storage Units $585,774 $598,684 $620,002 $642,093 $664,986 $688,711 $713,299 $738,782 $765,193 $792,566 $820,937 $850,343 $880,822 3.57%
Self Storage Rental Rate/SF $7.83 $8.00 $8.28 $8.58 $8.88 $9.20 $9.53 $9.87 $10.22 $10.59 $10.97 $11.36 $11.77 3.57%

Base Rental Revenue - Parking $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Base Rental Revenue - Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Base Rental Revenue - Total $585,774 $598,684 $620,002 $642,093 $664,986 $688,711 $713,299 $738,782 $765,193 $792,566 $820,937 $850,343 $880,822 3.57%
Expense Reimbursement Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Miscellaneous Revenue $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Other Revenue $29,289 $30,167 $31,072 $32,005 $32,965 $33,954 $34,972 $36,021 $37,102 $38,215 $39,362 $40,542 $41,759 3.00%
TOTAL POTENTIAL GROSS REVENUE $615,063 $628,852 $651,074 $674,097 $697,951 $722,665 $748,272 $774,804 $802,295 $830,781 $860,298 $890,885 $922,580 3.55%

Vacancy and Collection Loss -$246,025 -$188,656 -$130,215 -$134,819 -$139,590 -$144,533 -$149,654 -$154,961 -$160,459 -$166,156 -$172,060 -$178,177 -$184,516 3.55%
EFFECTIVE GROSS REVENUE $369,038 $440,196 $520,859 $539,278 $558,360 $578,132 $598,617 $619,843 $641,836 $664,625 $688,239 $712,708 $738,064 3.55%

OPERATING EXPENSES
Taxes $42,185 $43,028 $43,889 $44,767 $45,662 $46,575 $47,507 $48,457 $49,426 $50,415 $51,423 $52,451 $53,501 2.00%
Insurance $11,000 $11,330 $11,670 $12,020 $12,381 $12,752 $13,135 $13,529 $13,934 $14,353 $14,783 $15,227 $15,683 3.00%
Repairs & Maintenance $18,500 $19,055 $19,627 $20,215 $20,822 $21,447 $22,090 $22,753 $23,435 $24,138 $24,862 $25,608 $26,377 3.00%
Administration $18,500 $19,055 $19,627 $20,215 $20,822 $21,447 $22,090 $22,753 $23,435 $24,138 $24,862 $25,608 $26,377 3.00%
On-Site Management $55,000 $56,650 $58,350 $60,100 $61,903 $63,760 $65,673 $67,643 $69,672 $71,763 $73,915 $76,133 $78,417 3.00%
Off-Site Management $26,043 $26,043 $26,043 $26,964 $27,918 $28,907 $29,931 $30,992 $32,092 $33,231 $34,412 $35,635 $36,903 3.55%
Utilities $11,000 $11,330 $11,670 $12,020 $12,381 $12,752 $13,135 $13,529 $13,934 $14,353 $14,783 $15,227 $15,683 3.00%
Advertising $27,000 $27,810 $28,644 $29,504 $30,389 $31,300 $32,239 $33,207 $34,203 $35,229 $36,286 $37,374 $38,496 3.00%
Miscellaneous $714 $735 $757 $780 $804 $828 $853 $878 $904 $932 $960 $988 $1,018 3.00%
Total Operating Expenses $209,942 $215,037 $220,276 $226,585 $233,081 $239,767 $246,652 $253,740 $261,037 $268,551 $276,287 $284,252 $292,454 2.87%

TOTAL EXPENSES $209,942 $215,037 $220,276 $226,585 $233,081 $239,767 $246,652 $253,740 $261,037 $268,551 $276,287 $284,252 $292,454 2.87%
Operating Expense Ratio 56.9% 48.9% 42.3% 42.0% 41.7% 41.5% 41.2% 40.9% 40.7% 40.4% 40.1% 39.9% 39.6% -0.65%

NET OPERATING INCOME $159,096 $225,159 $300,583 $312,692 $325,280 $338,365 $351,966 $366,103 $380,799 $396,074 $411,952 $428,456 $445,610 4.02%

Capital Reserves $14,970 $15,419 $15,882 $16,358 $16,849 $17,354 $17,875 $18,411 $18,964 $19,532 $20,118 $20,722 $21,344 3.00%
Capital Deductions $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
CAPITAL RESERVES $14,970 $15,419 $15,882 $16,358 $16,849 $17,354 $17,875 $18,411 $18,964 $19,532 $20,118 $20,722 $21,344 3.00%

CASH FLOW BEFORE DEBT SERVICE $144,126 $209,740 $284,701 $296,334 $308,431 $321,010 $334,091 $347,692 $361,836 $376,542 $391,834 $407,734 $424,267 4.07%

Implied Overall Rate 5.20% 7.35% 9.82% 10.21% 10.62% 11.05% 11.49% 11.95% 12.43% 12.93% 13.45% 13.99% 14.55%
Cash on Cash Return 4.71% 6.85% 9.30% 9.68% 10.07% 10.48% 10.91% 11.35% 11.82% 12.30% 12.79% 13.31% 13.85%

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Discounted Cash Flow
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Assumptions Year  1 Year  2 Year  3 Year  4 Year  5 Year  6 Year  7 Year  8 Year  9 Year  10 Year  11 Year  12 Year  13
Self Storage Rental Rate/SF $8.03 $8.03 $8.27 $8.51 $8.77 $9.03 $9.30 $9.58 $9.87 $10.17 $10.47 $10.79 $11.11
Rent Growth (Market) - 0.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Rent Growth (Income in place) - 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00% 4.00%
Other Income Growth - 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Vacancy & Collection Loss 40.00% 30.00% 20.00% 20.00% 20.00% 20.00% 20.00% 20.00% 20.00% 20.00% 20.00% 20.00% 20.00%
Expense Growth - 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%
Tax Growth - 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Management % EGI (1) N/A N/A 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
Capital Reserves $/SF $0.20 $0.21 $0.21 $0.22 $0.23 $0.23 $0.24 $0.25 $0.25 $0.26 $0.27 $0.28 $0.29
(1) Management fee in unstabilized years is set to equate with management fee of first stabilized year.

Terminal
Cap Rates 11.50% 11.75% 12.00% 12.25% 12.50%

7.50% 3,830,101$    3,766,612$       3,704,508$        3,643,754$         3,584,317$       

8.25% 3,655,510$    3,595,887$       3,537,556$        3,480,483$         3,424,638$       

9.00% 3,510,017$    3,453,616$       3,398,429$        3,344,424$         3,291,572$       

9.75% 3,386,907$    3,333,233$       3,280,706$        3,229,297$         3,178,978$       

10.50% 3,281,384$    3,230,048$       3,179,801$        3,130,617$         3,082,469$       

Cost of Sale at Reversion: 4.00%

Percent Residual: 50.44%

$3,400,000Rounded to nearest  $100,000

Discount Rate

PRICING MATRIX - Prospective Value Upon Stabilization

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Pricing Elasticity

39

All-Cash
IRR

$ Amount $ PSF Year 1 Year 2 Year 3 Year 4 Year 5 Year 3 Year 5 Year 7 Year 10 Year 10

9,600,000     137.61       7.73% 8.88% 9.15% 9.43% 9.71% 8.99% 9.55% 10.13% 11.08% 10.61%
9,500,000     136.18       7.81% 8.97% 9.25% 9.53% 9.81% 9.09% 9.65% 10.24% 11.20% 10.77%
9,400,000     134.75       7.90% 9.07% 9.34% 9.63% 9.92% 9.19% 9.75% 10.35% 11.32% 10.93%
9,300,000     133.31       7.98% 9.17% 9.44% 9.73% 10.02% 9.29% 9.86% 10.46% 11.44% 11.10%
9,200,000     131.88       8.07% 9.27% 9.55% 9.84% 10.13% 9.39% 9.96% 10.58% 11.57% 11.27%
9,100,000     130.45       8.16% 9.37% 9.65% 9.94% 10.25% 9.49% 10.07% 10.69% 11.69% 11.44%
9,000,000     129.01       8.25% 9.47% 9.76% 10.05% 10.36% 9.59% 10.18% 10.81% 11.82% 11.61%
8,900,000     127.58       8.34% 9.58% 9.87% 10.17% 10.48% 9.70% 10.30% 10.93% 11.96% 11.79%
8,800,000     126.15       8.44% 9.69% 9.98% 10.28% 10.59% 9.81% 10.42% 11.06% 12.09% 11.97%
8,700,000     124.71       8.53% 9.80% 10.10% 10.40% 10.72% 9.93% 10.54% 11.18% 12.23% 12.15%
8,600,000     123.28       8.63% 9.91% 10.21% 10.52% 10.84% 10.04% 10.66% 11.31% 12.37% 12.34%

Leveraged (1)
Loan Fees & IRR (Hold)

$ Amount $ PSF Year 1 Year 2 Year 3 Year 4 Year 5 Amount Costs Equity Year 10

9,600,000     137.61       8.85% 12.05% 12.80% 13.56% 14.35% 6,240,000 62,400      3,422,400 16.62%
9,500,000     136.18       8.94% 12.18% 12.93% 13.70% 14.50% 6,175,000 61,750      3,386,750 16.97%
9,400,000     134.75       9.04% 12.31% 13.07% 13.85% 14.65% 6,110,000 61,100      3,351,100 17.31%
9,300,000     133.31       9.14% 12.44% 13.21% 14.00% 14.81% 6,045,000 60,450      3,315,450 17.66%
9,200,000     131.88       9.23% 12.58% 13.35% 14.15% 14.97% 5,980,000 59,800      3,279,800 18.02%
9,100,000     130.45       9.34% 12.72% 13.50% 14.31% 15.14% 5,915,000 59,150      3,244,150 18.38%
9,000,000     129.01       9.44% 12.86% 13.65% 14.46% 15.30% 5,850,000 58,500      3,208,500 18.74%
8,900,000     127.58       9.55% 13.00% 13.80% 14.63% 15.48% 5,785,000 57,850      3,172,850 19.11%
8,800,000     126.15       9.65% 13.15% 13.96% 14.79% 15.65% 5,720,000 57,200      3,137,200 19.48%
8,700,000     124.71       9.77% 13.30% 14.12% 14.96% 15.83% 5,655,000 56,550      3,101,550 19.86%
8,600,000     123.28       9.88% 13.46% 14.28% 15.14% 16.02% 5,590,000 55,900      3,065,900 20.24%

of 1.00%(1) Assumes 65% debt financing at an annual interest rate of 6.00% , amortized over 30 years with loan fees and points

Acquisition Cost Cash-on-Cash Return

All-Cash and Leveraged Pricing Matrices

Purchase Price Capitalization Rate Cash-on-Cash Return

Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services

Conclusions

The Investment Market Is Strong and the Demand for 
Product Proceeds the Full Recovery in Performance

Cap Rates Have Declined From Their Recessionary Highs, 
But Appear to Have Stabilized Temporarily 

There Is Strong Demand for Class A Stabilized Facilities in 
the Major Markets
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Source: Cushman & Wakefield Self Storage Industry Group & Self Storage Data Services
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R. CHRISTIAN SONNE, MAI, MRICS
Cushman & Wakefield Western, Inc.

2020 Main Street, Suite 1000
Irvine, CA 92614

chris.sonne@cushwake.com

RAY WILSON, MAI, CRE
Self Storage Data Services / Cushman & Wakefield

122 West Sierra Madre Boulevard, Suite A
Sierra Madre, CA 91024

ray.wilson@cushwake.com

Thank You


