
Making Self-Storage 
Investment A Success 



Today’s Discussion
• Today’s Self Storage Industry 

• Demand Drivers 

• Analyzing a Market and Site 

• Financial Analysis 



How Big is the Self-Storage Industry?

Source: therealdeal.com 

• $44.3 Billion Industry

• 52,301 stores or over    
2 Billion square feet 

• 11.1% of households 
rent

• Gen-X use more than 
any other group
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Market Share… 

…Opportunity!



Recent Trends of the Storage Industry



Self-Storage vs Other CRE Assets 

• Poised for strong returns

• Property values and NOI are 
improving 



What is driving storage need?

Demand

Moving

Marriage, 
Death, 
Divorce

Seasonal 
Influences 

(i.e. 
Colleges)

Decluttering



Market Analysis

1. Population
• Growth supports demand 

2. Renters v Home Owners
• Drives unit size decisions 

3. Average Household Income
• Renter Expectations
• Affordability 



Radius and Drive-Time Study

• 3-mile ring is foundation
• Static view of submarket 

• 10-minute drive-time is key
• Fluid view of submarket 



The Measuring Stick 
SF/Capita 

*From 2022 MSM Self-Storage Almanac 

• Used to Determine Baseline of Space in a 
Market (Square Footage Divided by 
Population) 

• “Equilibrium” keeps changing 

• Demand is not created equally!

• One-dimensional analysis  



Calculating Unmet Demand 
Using SF/Capita 

(Population x SF per capita figure) 
─

Square footage of Storage Supply 
Unmet Demand

Example: 
50,000 people 
200,000 NRSF 
8 sf/capita

(50,000 x 8)─ 200,000 = 200,000 sf

What’s Next? 
• Size decision
• Site Selection



Site Analysis 
Location
• Consumer Drivers
• Accessibility 

Visibility 
• Identifiable
• Presence

Vehicles Per Day
• Well-traveled  

Crime 
• Security 
• Operational Affect



Financial Analysis
From Exit Viewpoint

Typically 70-75% efficiencyNRSF
At stabilization – 88-92% avg of NRSF Occupancy
36 month avg. Lease-up
Discounted, promotion-friendlyStarting Rate
Burn off concessions, ECRIs Stabilized Rate
Income if rented at today’s rate; 3-5% growth avg. per 
year  

Gross Potential

Varies Vacancy
Income after vacancy applied Occupied Rent
2-4% avg; decrease with maturityDiscounts and Bad Debt
Income after discounts and bad debtNet Rental Income 
Merchandise, Insurance, Late Fees, Admin Fees; 4-7% of 
NRI

Ancillary Income

NRI + AncillaryGross Operating Income
30-35% of GOI Operating Expense (excluding RE tax and ins)

GOI – OpEXNOI
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