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Don’t Overlook this Threat to Your Value!
by Ben Vestal

oday’s real estate climate offers real opportunities for

experienced self-storage owners to pick up some nice-

ly priced, quality built, well-occupied properties, earn a
handsome cash on cash return, and yet have significant upside
potential as the market continues to enjoy strong supply and
demand fundamentals. However, it is not a time for amateurs.
For those of you that are not sellers today, you might be sur-
prised at what may be affecting your value.

The good news is that your competitor sold for a very high
price, but the bad news is that you have to pay for it in high-
er property taxes and reduced value for your own self storage
property. Unfortunately, those still in the business are faced
with the after-shock of increased property assessments. Just as
your cash flow is impaired by a new competitor, an increase in
real estate taxes has the same effect. Higher real estate taxes
reduce the value of your project by about $10 for each $1 of
tax increase.

Many owners believe that they can’t fight City Hall and will
just accept the assessor’s valuation. While this is certainly the
easiest approach, it can have a significant impact on your in-
come and the value of your property. Tax assessors, as a gen-
eral rule, now have a better understanding of how to value dif-
ferent property types including self-storage. However, many
of them are still buried in a bureaucratic and political world
without a connection to reality. There are three ways to ap-
praise the value of real estate: the sales comparison approach,
the cost approach, and the income approach. In the REAL mar-
ket, buyers and sellers tend to focus on the income approach,
while assessors tend to look at the sale comparison approach.

Approach Definition Considerations
Sales Compares subject property to similar | Location, size, condition,
Comparison | properties that have recently sold. quality, time of sale.
Approach
Income Determines how much income the Current market rents, vacancy,
Approach property would produce if it were rent- | operating expenses, mainte-

ed and capitalizes the rent to a value. | nance costs, taxes, insurance,
expected rate of return.
Cost Estimates how much money it would | Value of land, depreciation.
Approach cost to replace the property with a
similar one.

Here are a few steps to find out if your property taxes are in
line with other self-storage properties. Your Argus broker is
available to help you through this process and provide you with
comparable sales and answer your questions.

1. Review recent comparable sales in your market! Your Ar-
gus broker can provide you with this information and compare
them with your current assessed value. If there is a major dis-
connect you should start preparing.

2. Compare your property’s taxes to the assessment of other
properties in your market. You can locate this information from
the county tax records. A review of this material on a square
footage basis will give you a good idea of how, or if, your prop-
erty is out of line with other self-storage facilities. Combined
with knowing what your property is really worth and the rela-
tive value to other assessed properties, you can determine the
proper strategy in protesting the tax assessment.

3. You should know the best way to prosecute an appeal. This
generally depends on how prepared you are in your argument
and unless you have lots of facts and a very clear presentation,
the appeal is not going to be very successful. You may want to
hire a tax consultant to help you at this stage. Local appraisers
also provide this service on a routine basis and have useful re-
lationships at the assessor’s office.

It is also worth noting that the high prices being paid for
self-storage properties will inevitably drive your real estate
taxes higher and will also create a greater likelihood of a new
competitor. This “double whammy” is created when there are
high prices being paid, solid yields and strong fundamentals as
there are always developers anxious to break ground on a new
development. Financial institutions that finance new develop-
ments rely heavily on sales comps to make new construction
loans and are not always focused on the supply and demand
in the market. This can lead to a situation where your real es-
tate taxes are increasing all while you’re competing for tenants
against a new, state of the art property. My advice is to take
the necessary steps to protect your investment and understand
that your success is directly related to the actions you take to
maximize your investment’s profitability.

In closing, I leave you with two other points about prop-
erty taxes. While it is always good to have a low property
tax (relative to other similar properties), a potential buy-
er may want to adjust the income (lower the price) to reflect
a more realistic real estate tax level. Also remember that it
is always easier to argue against a tax increase than to ar-
gue a reduction for the existing tax levels. Therefore, you
must act quickly as soon as the assessment is made. MM

Ben Vestal, President of Argus Self Storage Sales Network, can be reached at 800-
557-8673 or bvestal@argus-realestate.com



Fort Mohave, AZ $500,000

e 132 Units N EW!

* 26,817 RSF

3.744 Acres

Excellent visibility from Hwy 95

Stable community demographics
Significant upside and tremendous ROI
potential

Shawnee, KS $5,600,000

e 494 Units N EW!

¢ 90,115 RSF

e 6.33 Acres

* State of the Art facility

e Newest development in the Kansas
City metro area

¢ Located in a high growth western
suburb of Kansas Ci

Sheffield Vig.,, OH $1,050,000

e 166 Units N EW!

e 37,220 RSF

3.76 Acres

High quality, well built facility

Low maintenance requirements
7,600 SF office warehouse building
can be rented or converted to CC
storage

* Michael Venesky
216-455-0886
mvenesky@naidaus.com

Larry Goldman, CCIM
913-339-0641
Igoldman@selfstorage.com

Jeff Gorden, CCIM
480-331-8880
jgorden@selfstorage.com

Grand Junction, CO $1,650,000 Sturgis, MI $369,000 Klamath Falls, OR $1,494,000

¢ 150 Units ] ¢ 186 Units ] e 142 Units ]
e 31,650 RSF N Ew' ¢ 25,500 RSF N Ew' ¢ 33,480 RSF N Ew'
e 2.88 Acres e 2.62 Acres e 1.95 Acres
e Priced at replacement cost ¢ Great accessibility and visibility * Well maintained facility
¢ Embedded value in current rent roll ¢ Substantial upside available « Nice mix of storage, retail mailing &
¢ Retail lease through September 30, ¢ Renovation required packaging business

2015 ¢ Long term national tenant in retail

space

B . —— /‘j"%\
Jim Soltis
810-494-2062

jolts@previewpropertes.com Steve Boldish, CCIM

312-518-3550 541-776-1031
bruce@selfstorage.com

Joan Lucas

720-855-6587

jlucas@selfstorage.com steve@mcpre.com

Danville, IL $990,000

274 Units N EW!

29,800 RSF

4.01 Acres

Consistently high historical occupancy
Room for expansion

Upside potential in expansion and rate
increase

Arnold, MO $1,330,000

263 Units N EW!

35,900 RSF
3.91 Acres
Great visibility and access via I-55
High growth location

Rare acquisition opportunity in the St.
Louis metro area

Williamsburg, VA $6,650,000

¢ 45,000 +/- RSF N EW!

e 6+ Acres

o Currently operates as the
Williamsburg Antique Mall

¢ Additional 2+ acres for expansion

¢ Great opportunity to purchase income
producing real property at 9.25 Cap
on actual earnings

e i~

Stuart Wade, Jr.
757-618-3597
swade@thenicholsoncompanies.com

Larry Goldman, CCIM
913-339-0641
Igoldman@selfstorage.com

Larry Goldman, CCIM
913-339-0641
Igoldman@selfstorage.com




million to meet the needs of every buyer.

contact your local Argus Broker Affiliate listed on the back of the Market Monitor!

Sells Self Storage Nationwide!

Over $113 million in self storage properties currently for sale, with prices ranging from $290,000 to over $6

For property details, broker information and helpful industry articles, visit www.argus-selfstorage.com or

Alabama Mississippi
Foley $999,500  Bill Barnhill/Shannon Barnes 251-432-1287 Canton $850,000  Bill Barnhill/Stuart LaGroue 251-432-1287
Stuart LaGroue 251-432-1287 Leland $220,000 Bill Barnhill/Stuart LaGroue 251-432-1287
Pinson $1,270,000 Bill Barnhill/Shannon Barnes 251-432-1287 3-Prop. Portfolio$4,500,000 Bill Barnhill/Stuart LaGroue 251-432-1287
Stuart LaGroue 251-432-1287 New Hampshire
Theodore $300,000 Bill Barnhill/Stuart LaGroue 251-432-1287 Claremont $290,000 Joe Mendola 603-668-7000
Arizona Fitzwilliam $625,000 Joe Mendola 603-668-7000
Bullhead City ~ $403,750  Jeffery A. Gorden 480-331-8880 Loudon SOLD!  Joe Mendola 603-668-7000
Bullhead City ~ $357,000 Jeffery A. Gorden 480-331-8880 New Jersey
Kingman SOLD!  Jeffery A. Gorden 480-331-8880 Branchville  $1,950,000 Linda Cinell 908-722-5661
Fort Mohave ~ $500,000 Jeffery A. Gorden 480-331-8880 Hackettstown ~ $4,400,000 Linda Cinelli 908-722-5661
Tucson $1,300,000 Jeffery A. Gorden 480-331-8880 Montague $1,600,000 Linda Cinelli 908-722-5661
Arkansas Pemberton $975,000  Linda Cinelli 908-722-5661
Hiwasse $599,000 Larry Goldman 913-339-0641 New Mexico
California Mesilla Park ~ $625,000  David Etzold/Noel Woodwell ~ 915-491-9610
Orland SOLD! Tom de Jong 408-282-3829 New York
Vallejo In Contract Tom de Jong 408-282-3829 Hicksville $4,200,000 Linda Cinell 908-722-5661
Vallejo $1,850,000 Tom de Jong 408-282-3829 Islip $3,995,000 Linda Cinell 908-722-5661
Woodland ~ $6.50 PSF Tom de Jong 408-282-3829 Middietown ~ $450,000 Linda Cinel 908-722-5661
Yreka $590,000  Tom de Jong 408-282-3829 Modena $995,000  Linda Cinell 908-722-5661
Colorado Monticello $4,500,000 Linda Cinelli 908-722-5661
Grand Junction $1,650,000 Joan Lucas 720-855-6587 Peekskill $3,500,000 Linda Cinelli 908-722-5661
Loveland $2,400,000 Joan Lucas 720-855-6587 PortJervis  $1,600,000 Linda Cinell 908-722-5661
Florida . North Dakota
Jacksonville $3,675,000 W. Frost Weaver 904-265-2001 Watford City ~ $1,200,000 Bruce Bahrmasel 312-518-3550
Lake C!ty SOLD! W. Frost Weaver 904-265-2001 Ohio
hitvepgﬁymchey giggggg Jcml\(’VGzS/ Joff Grey S Canton $1,150,000 Alec PacellalMichael Venesky 216-455-0886
St. Augustine ~ $2,200,000 W. Frost Weaver 904-265-2001 Cleveland $2,300,000 Alec Pacella/M?chaeI Venesky 216-455-0886
O, SR Pl 26458
. ainesville all Broker Alec Pacella/Michael Venesky 216-455-
gﬁggl'::cme 2?7602?00000 mz E:ﬁggg; ;;83:138;8 Sheffield Vil $1,050,000 Alec PacelalMichael Venesky 216-455-0886
Villa Rica 5 1:2001000 Mike Patterson 770-241-9070 Washmgton CH $355,000  Alec Pacella/M!chaeI Venesky 216-455-0886
Villa Rica $880.000 Mike Patterson 770-241-9070 o Eﬁ:ﬁzvrl:—l,z $585,000  Alec Pacella/Michael Venesky 216-455-0886
"“Vr\"ﬁ?:)” $202000  Mike Patterson 770-241-9070 oMoore $1,450,000 Jared Jones 918-583-3483
. regon
Bﬁg‘é‘”e 2283888 tg:z Solman evspeol Kamath Falls  $697.000  Steve Boldish 541-776-1031
Kansas ' Klamath Falls  $1,494,000 Steve Boldish 541-776-1031
lola $530,000  Larry Goldman 913-339-0641 Pennsylvania
Junction City ~ $1,895,000 Larry Goldman 913-339-0641 Bechtelsville  $1,350,000 Chuck Shields 610-828-0100
Shawnee $5,600,000 Larry Goldman 913-339-0641 Matamoras $1,100,000 Linda Cinelli 908-722-5661
Topeka $1,795,000 Larry Goldman 913-339-0641 Olyphant $850,000  Chuck Shields 610-828-0100
Louisiana South Carolina
Bossier City ~ $1,098,000 Tyler Trahant/ 817-840-0055 Aiken $1,100,000 Joey Godbold 704-632-1027
o Stuart LaGroue/Shannon Bames 251-432-1287 Texas
M'Lc;;'e%f“ §765.000  Jim Sols 6104942062 FortWorth ~ $4,600,000 Tyler Trahant/Richard Minker 817-840-0055
Sturgis $369,000  Jim Soltis 810-494-2062 Virginia
Missouri Petersburg SOLD! Stuart Wade 757-618-3597
Armold $1,330,000 Larry Goldman 913-339-0641 Portsmouth $2,100,000 Stuart Wade 757-618-3597
Branson West $895,000  Larry Goldman 913-339-0641 Williamsburg ~ $6,650,000 Stuart Wade 757-618-3597
Lee’s Summit  $2,650,000 Larry Goldman 913-339-0641 Wisconsin
Mount Vernon  $1,100,000 Larry Goldman 913-339-0641 Milwaukee $2,262,000 Matson Holbrook 414-270-4108
Sunrise Beach $1,870,000 Larry Goldman 913-339-0641


http://www.argus-selfstorage.com/properties.php
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Congratulations to Stuart Wade, of The Nicholson
Companies who sold AAAA Big Bethel in Hampton,
VA and a self-storage development site in Petersburg,
VA! Contact Stuart at 757-618-3597 for more infor-

‘ Congratulations to Frost Weaver, of Weaver Realty
Group who sold Gateway Mini Warehouses in Lake
- City, FL! Contact Frost at 904-265-2001 for more in-

Congratulations to Joe Mendola, of NAI Norwood
Group who sold Speedway Self Storage in Loudon,
NH! Contact Joe at 603-668-7000 for more informa-

ARGUS SALES

Congratulations to Joan Lucas, of Joan Lucas Real
Estate Services who sold a self-storage development
site in Colorado Springs, CO! Contact Joan at 720-
855-6587 for more information.

Congratulations to Tom de Jong, of Colliers Inter-
national who sold American National Mini Storage
in Orland, CA! Contact Tom at 408-282-3829 for
more information.

Congratulations to Bill Barnhill,
CCIM, Stuart LaGroue and Shannon
Barnes, CCIM, of Omega Properties,
Inc. who sold Main Street Self Storage

in Daphne, AL' Contact them at 251-432-1287 for more infor-

mation.

NORTHEAST

Guy Blake, CCIM

Linda Cinelli, CCIM, CEA
Joseph Mendola

Chuck Shields

SOUTHEAST
Bill Barnhill, CCIM
N.J. “Joey” Godbold
Mike Patterson, CCIM
Stuart Wade

Contact an Argus Broker Affiliate

Company
Pyramid Brokerage Company

LC Realty
NAI Norwood Group
Beacon Commercial Real Estate

Omega Properties, Inc.

Percival McGuire Commercial Real Estate
Commercial Realty Services of West Georgia
The Nicholson Companies

Frost Weaver (FL Commercial Brokers Network) Weaver Realty Group, Inc.

NORTH CENTRAL

Bruce Bahrmasel

Alec Pacella, CCIM & Michael Venesky
Larry Goldman, CCIM

Mike Helline & Paul Grisanti, CCIM
Matson Holbrook, CCIM & Max Schultz
Jim Soltis

SOUTH CENTRAL

Bill Barnhill, CCIM

Bill Brownfield, CRE, CCIM

David Etzold & Noel Woodwell

Larry Goldman, CCIM

Mike Helline & Paul Grisanti, CCIM
Jared Jones, CCIM

Richard D. Minker, CCIM & Tyler Trahant

WEST

Steve Boldish, CCIM

Tyler Clay, Bob Southern & Nicholas Maerz
Tom de Jong

David Etzold & Noel Woodwell

Jeffery A. Gorden, CCIM

Larry Hayes

Joan Lucas

Jason Wilcox, CCIM

Landstar Realty Group

NAI Daus

RE/MAX Best Associates

Grisanti Group Commercial Real Estate
Siegel-Gallagher, Inc.

Preview Properties.com

Omega Properties, Inc.

MKP Self Storage LLC

Etzold & Co.

RE/MAX Best Associates

Grisanti Group Commercial Real Estate
Porthaven Partners

CASE Commercial Real Estate Partners

Oregon Self Storage Brokers

Coldwell Banker Commercial Clay & Associates

Colliers International

Etzold & Co.

Eagle Commercial Realty Services
Hayes & Associates

Joan Lucas Real Estate Services, LLC
RAVEN Commercial Real Estate

Phone

845-522-5900
908-722-5661
603-668-7000
610-862-1645

888-801-4534
704-632-1027
770-241-9070
757-618-3597
904-733-0039

312-518-3550
216-831-3310
913-339-0641
502-253-1811
414-270-4108
810-494-2062

888-801-4534
713-907-6497
915-845-6006
913-339-0641
502-253-1811
918-583-3483
817-335-5600

541-776-1031
775-829-5900
408-282-3829
915-845-6006
480-331-8880
406-728-0088
720-855-6587
206-919-7643

Territory
Upstate NY, Western CT

Northem NJ,NY (NYC, Long Island)
MA, ME, NH VT, Eastern CT
Eastern PA, Southern NJ, DE

FL Panhandle

NC, SC

GA

MD, VA

North, Central & South FL

Northern IL, Northern IN
OH, Western PA

KS, MO, Southern IL
KY, Southern IN

WI

MI

AL, MS, LA

South & Central TX
West TX

AR

TN

OK

North TX

OR
NV
Northern CA




