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From Wall Street to Main Street - 
Self Storage Outlook for Independent Operators

by Ben Vestal and Tyler Trahant

The recent success of the self-storage industry 
has been well-documented by industry ana-
lysts and real estate professionals, but by and 

large, the information is derived from the perfor-
mance of the self-storage REITS.  While these large 
operators have been responsible for a tremendous 
amount of the growth in our industry, we wanted 
to gain a better understanding of how this market 
“boom” was affecting independent self-storage op-
erators throughout the U.S.  While we believe the 
self-storage industry is certainly deserving of its re-
cent accolades we also know that it takes more than 
just “riding the wave” for an operator to maximize 
their investment.    The Argus Brokers around the 
country recently surveyed their long-time self-stor-
age clients to get a better understanding of what these 
independent self-storage operators feel is happening 
in the market today.  The results give us a good pic-
ture of how the average self-storage owner is faring 
in today’s environment. 

First the good news!  The overwhelming majority 
of respondents indicated that their revenue and oc-
cupancies have improved over the last 12 months 
(75% and 70%, respectively). Not surprisingly, 75% 
of those surveyed also believe that their value will 
increase over the coming 12 months.  These results 
correlate with the overall self-storage market funda-
mentals which have greatly improved over the last 
12 months as the more sophisticated operators are 
pushing the envelope and values of their properties.    

However, the most interesting survey results came in 
the categories of cap rates, interest rates and value.   
The relationship between cap rates and interest rates 
has been well documented over the last several years 
(give your Argus broker a call if you would like a re-
fresher). Sixty percent of the owners surveyed indi-
cated that they believe that interest rates will increase 
over the next 12 months and contradictory to this, 
54% of the owners surveyed also expect that cap rates 
will remain unchanged. As we all know, this “tug of 

war” between values 
and interest rates can-
not go both ways for 
very long.   With 75% 
of the respondents in-
dicating that their val-
ue will increase over 
the next year and 60% 
believing that interest 
rates will also increase 
over the same time pe-
riod, let’s take a look at 
why this scenario might 
lead to some unexpect-
ed results for many 
operators.  As you can 
see by the chart below, 

Chart I:  2013 Self-Storage Survey Results
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an increase in interest rates typically results in an in-
crease in cap rates.  And, as a result, when cap rates go 
up...values come down.  Our example demonstrates 
the impact of a 1% increase in cap rates and its effect 
on the value of a storage facility.  The increase from a 
7% cap rate to an 8% cap rate results in a loss of val-
ue of $535,000 in our example.  An operator would 
need to increase revenue approximately 8% to make 
up the difference in sales price with the higher cap 
rate.   For most operators of stabilized properties, the 
ability to find an additional 8% in operating revenue 
is a very difficult thing to achieve.  

The reemergence of development of new sites along 
with the expansion of well-performing existing sites 
has left the survey responders split as to whether 
competition will increase over the next 12 months, 
and undoubtedly this will have a long term effect on 
values.  As we all know, as long as the self-storage 

market continues to perform, and there is no sign of 
it slowing down, we will see development, and there-
fore competition, continue to pick up momentum. 

The majority of the self-storage assets around the 
country are continuing to outperform other property 
types, resulting in a growing reputation as the most 
stable asset class in commercial real estate, which is 
the driving factor in the historically high values be-
ing paid today.  If you have a long term plan for a cur-
rently stabilized property, selling now may not be the 
best option for you as long as you are willing to ride 
the potential wave that may lower values again due to 

interest rate increases and fu-
ture competition.  If you can 
be patient and continue to 
work the revenue higher, you 
may be able to recover any 
decrease in value that may 
occur over time.  However, 
if you are considering selling 
your property in the next 18 
months now is a great time to 

sell to take advantage of the historically high values 
and relatively low interest rates. MM

Ben Vestal, President of Argus Self Storage Sales Network, can be reached at 
800-55-STORE or bvestal@argus-realestate.com. 
Tyler Trahant, of CASE Commercial Real Estate Partners, is the Argus Bro-
ker Affiliate representing the North Texas market. He can be reached at 817-
335-5600 or ttrahant@selfstorage.com.
 

Special Offer! 
Year End Market Review

Check up on your market with a free Competition Analysis Report!  This is a great way to 
see how your market is changing as we reach the end of the year. Your report will include:
		  a	 1, 3 and 5 mile demographic data
		  a	 Market competition map
		  a	 List of competitors within 5 miles
		  a	 Rental rates of your closest 5 competitors

To request a report, call your Argus Broker Affiliate listed on the back page of the Market 
Monitor!	

Chart II: Revenue and Value Calculations



Property Showcase
Moore, OK			   $1,573,000Loveland, CO		  $2,400,000

•	 Self-Storage Development Site
•	 7.992 Acres
•	 125,000 Proposed RSF
•	 786 Proposed Units
•	 Tremendous opportunity in 
the Centerra master planned 
community

•	 This is the only self-storage 
project that will be approved 
by the master developer

•	 Price includes all plans and 
specifications

•	 172 Units
•	 28,375 RSF
•	 2.92 Acres
•	 Located in a rapidly growing 
community just south of 
Oklahoma City

•	 On-site manager’s office
•	 Additional room for 
expansion

•	 Good traffic counts

New Port Richey, FL	 $425,000

•	 Development Site
•	 2.83 Acres
•	 32,000 Proposed RSF
•	 Site has C-2/C-1 
Commercial zoning and is 
the perfect location for a 
self-storage facility

•	 Includes blueprints for a 
pre-approved site

•	 Owner financing available

Charles Grey & Jeff Grey
727-849-2424
jeff@figrey.com

Petersburg, VA		  $450,000

•	 Self-Storage Development 
Site

•	 3.73 Acres
•	 51,500 Proposed RSF
•	 Excellent location on Route 
460, just outside the Ft. Lee 
Army Base

•	 All entitlements, plans and 
permits included

Republic, MO		  $850,000

•	 234 Units
•	 33,625 GSF
•	 4.72 Acres
•	 Excellent location in a 
dynamic suburb of Springfield, 
MO

•	 Expandable with currently 
untapped potential

•	 On-site apartment and leasing 
office

•	 Low operating expenses

Selma, OR			   $649,000

•	 106 Units
•	 14,626 RSF
•	 5.26 Acres
•	 Upside potential with 
aggressive marketing

•	 Excellent opportunity for 
owner/operator

•	 Pride of ownership
•	 Good tenant occupancy
•	 Rural southern Oregon 
location

Larry Goldman, CCIM
913-339-0641

lgoldman@selfstorage.com

Steve Boldish, CCIM
541-776-1031

steve@mcpre.com

Joan Lucas
720-855-6587

jlucas@selfstorage.com

Jared Jones, CCIM
918-583-3483

jjones@porthavenpartners.com

Stuart Wade
757-618-3597

swade@thenicholsoncompanies.com

NEW!
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Sells Self Storage Nationwide!

Alabama	
	 Foley	 $999,500	 Bill Barnhill/Shannon Barnes	251-432-1287
			   Stuart LaGroue	 251-432-1287
	 Pinson	 $1,385,000	 Bill Barnhill/Shannon Barnes	251-432-1287
			   Stuart LaGroue	 251-432-1287		
	 Theodore	 $300,000	 Bill Barnhill/Stuart LaGroue	 251-432-1287
Arizona
	 Bullhead City	 $403,750	 Jeffery A. Gorden	 480-331-8880
	 Bullhead City	 $357,000	 Jeffery A. Gorden	 480-331-8880
	 Kingman	 $3,875,000	 Jeffery A. Gorden	 480-331-8880	
Arkansas
	 Hiwasse	 $599,000 	 Larry Goldman	 913-339-0641
California	
	 Orland	 $1,875,000	 Tom de Jong	 408-282-3829	
	 Vallejo	 In Contract	 Tom de Jong	 408-282-3829
	 Yreka	 $750,000	 Tom de Jong	 408-282-3829
Colorado
	 Loveland	 $2,400,000	 Joan Lucas	 720-855-6587	
Florida
	 Jacksonville	 $3,675,000	 W. Frost Weaver	 904-265-2001
	 Lake City	 $1,535,000	 W. Frost Weaver	 904-265-2001
	 Lake City	 $325,000	 John W. Hill	 386-362-3300		
	 Macclenny	 $1,725,000	 W. Frost Weaver	 904-265-2001
	 New Port Richey	 $425,000	 Chuck Grey/Jeff Grey	 727-849-2424
	 St. Augustine	 $2,450,000	 W. Frost Weaver	 904-265-2001	
Georgia
	 Carrollton	 $270,000	 Mike Patterson	 770-241-9070
	 Oakwood	 $1,499,000	 Mike Patterson	 770-241-9070
	 Villa Rica	 $880,000	 Mike Patterson	 770-241-9070
	 Villa Rica	 $1,200,000	 Mike Patterson	 770-241-9070
Illinois
	 Byron	 $300,000	 Bruce Bahrmasel	 312-518-3550		
	 Dupo	 $807,000	 Larry Goldman	 913-339-0641
	 Freeport	 $1,050,000	 Bruce Bahrmasel	 312-518-3550	
Kansas
	 Iola	 $530,000	 Larry Goldman	 913-339-0641
	 Junction City	 $1,895,000	 Larry Goldman	 913-339-0641
	 Topeka	 $1,795,000	 Larry Goldman	 913-339-0641
Louisiana
	 Bossier City	 $1,250,000	 Tyler Trahant/	 817-840-0055
			   Stuart LaGroue/Shannon Barnes	251-432-1287
Michigan
	 Lapeer	 $785,000	 Jim Soltis	 810-494-2062
	 Mason	 SOLD!	 Jim Soltis	 810-494-2062
Missouri
	 Branson West	 $895,000	 Larry Goldman	 913-339-0641
	 Marshfield	 $2,550,000	 Larry Goldman	 913-339-0641
	 Republic	 $850,000	 Larry Goldman	 913-339-0641
	 St. Joseph	 SOLD!	 Larry Goldman	 913-339-0641
	 Sunrise Beach	 $1,870,000	 Larry Goldman	 913-339-0641
Mississippi
	 Brandon	 $650,000	 Bill Barnhill/Stuart LaGroue	 251-432-1287
			   Shannon Barnes

Mississippi, cont.
	 Canton	 $850,000	 Bill Barnhill/Stuart LaGroue	 251-432-1287
	 3-Prop. Portfolio	$4,500,000	 Bill Barnhill/Stuart LaGroue	 251-432-1287
New Hampshire
	 Claremont	 $290,000	 Joe Mendola	 603-668-7000
	 Fitzwilliam	 $675,000	 Joe Mendola	 603-668-7000
	 Loudon	 $650,000	 Joe Mendola	 603-668-7000 
New Jersey
	 Branchville	 $1,950,000	 Linda Cinelli	 908-722-5661 
	 Hackettstown	 $4,500,000	 Linda Cinelli	 908-722-5661 
	 Haledon	 $725,000	 Linda Cinelli	 908-722-5661
	 Montague	 $1,600,000	 Linda Cinelli	 908-722-5661		
	 Pemberton	 $975,000	 Linda Cinelli	 908-722-5661
	 Pennsauken	 $1,300,000	 Linda Cinelli	 908-722-5661
New Mexico
	 Mesilla Park	 $625,000	 David Etzold/Noel Woodwell	 915-491-9610
New York	
	 Hicksville	 $4,200,000	 Linda Cinelli	 908-722-5661
	 Middletown	 $450,000	 Linda Cinelli	 908-722-5661
	 Modena	 $1,200,000	 Linda Cinelli	 908-722-5661	
	 Peekskill	 $3,500,000 	 Linda Cinelli	 908-722-5661
	 Port Jervis	 $1,600,000	 Linda Cinelli	 908-722-5661	
North Carolina
	 Whiteville	 $3,750,000	 Joey Godbold	 704-632-1027	
North Dakota
	 Watford City	 $1,200,000	 Bruce Bahrmasel	 312-518-3550
Ohio
	 Cleveland	 $2,300,000	 Alec Pacella/Michael Venesky	 216-455-0886		
	 Copley	 $1,425,000	 Alec Pacella/Michael Venesky	 216-455-0886		
	 Elyria	 $2,699,000	 Alec Pacella/Michael Venesky	 216-455-0886
	 Painesville	 $315,000	 Alec Pacella/Michael Venesky	 216-455-0886
	 Zanesville	 $585,000	 Alec Pacella/Michael Venesky	 216-455-0886
Oklahoma
	 Hugo	 SOLD!	 Jared Jones	 918-583-3483
	 Moore	 $1,573,000	 Jared Jones	 918-583-3483
Oregon
	 Klamath Falls	 $1,595,000	 Steve Boldish	 541-776-1031
	 Selma	 $649,000	 Steve Boldish	 541-776-1031
Pennsylvania
	 Bechtelsville	 $1,350,000	 Chuck Shields	 610-828-0100
	 Matamoras	 $1,100,000	 Linda Cinelli	 908-722-5661
	 Olyphant	 $850,000	 Chuck Shields	 610-828-0100	
South Carolina
	 Aiken	 $1,100,000	 Joey Godbold	 704-632-1027
Texas
 	 Gonzales	 $3,200,000	 Bill Brownfield	 713-907-6497	
Virginia
	 Petersburg	 $450,000	 Stuart Wade	 757-618-3597
Washington
	 Friday Harbor	 $1,890,000	 Jason Wilcox	 206-919-7643
	 Morton	 $697,000	 Jason Wilcox	 206-919-7643	

•	 Over $102 million in self storage properties currently for sale, with prices ranging from $150,000 to over $4 
million to meet the needs of every buyer.

•	 For property details, broker information and helpful industry articles, visit www.argus-selfstorage.com or 
contact your local Argus  Broker Affiliate listed on the back of the Market Monitor!

http://www.argus-selfstorage.com/properties.php


Contact an Argus Broker Affiliate
NORTHEAST			   Company				    Phone		 Territory
Guy Blake, CCIM				    Pyramid Brokerage Company			  845-522-5900	 Upstate NY, Western CT
Linda Cinelli, CCIM, CEA			   LC Realty				    908-722-5661	 Northern NJ, NY (NYC, Long Island)
Joseph Mendola				    NAI Norwood Group			   603-668-7000	 MA, ME, NH VT, Eastern CT
Chuck Shields				    Beacon Commercial Real Estate		  610-862-1645	 Eastern PA, Southern NJ, DE

SOUTHEAST	
Bill Barnhill, CCIM			   Omega Properties, Inc.			   888-801-4534	 FL Panhandle
N.J. “Joey” Godbold			   Percival McGuire Commercial Real Estate	 704-632-1027	 NC, SC
Mike Patterson, CCIM			   Commercial Realty Services of West Georgia	 770-241-9070	 GA
Stuart Wade				    The Nicholson Companies			   757-618-3597	 MD, VA		
Frost Weaver (FL Commercial Brokers Network)	Weaver Realty Group, Inc.			   904-733-0039	 North, Central & South FL

NORTH CENTRAL
Bruce Bahrmasel				    Landstar Realty Group			   312-518-3550	 Northern IL, Northern IN
Alec Pacella, CCIM & Michael Venesky	 NAI Daus				    216-831-3310	 OH, Western PA
Larry Goldman, CCIM			   RE/MAX Best Associates			   913-339-0641	 KS, MO, Southern IL
Mike Helline & Paul Grisanti, CCIM		  Grisanti Group Commercial Real Estate	 502-253-1811	 KY, Southern IN
Matson Holbrook, CCIM & Max Schultz	 Siegel-Gallagher, Inc.			   414-270-4108	 WI
Jim Soltis					    Preview Properties.com			   810-494-2062	 MI

SOUTH CENTRAL
Bill Barnhill, CCIM			   Omega Properties, Inc.			   888-801-4534	 AL, MS, LA
Bill Brownfield, CRE, CCIM		 	 MKP Self Storage LLC	 	 	 713-907-6497	 South & Central TX
David Etzold & Noel Woodwell		  Etzold & Co.				    915-845-6006	 West TX
Larry Goldman, CCIM			   RE/MAX Best Associates			   913-339-0641	 AR
Mike Helline & Paul Grisanti, CCIM		  Grisanti Group Commercial Real Estate	 502-253-1811	 TN
Jared Jones, CCIM				    Porthaven Partners				    918-583-3483	 OK
Richard D. Minker, CCIM & Tyler Trahant	 CASE Commercial Real Estate Partners	 817-335-5600	 North TX

WEST
Steve Boldish, CCIM			   Oregon Self Storage Brokers			   541-776-1031	 OR
Tyler Clay, Bob Southern & Nicholas Maerz	 Coldwell Banker Commercial Clay & Associates	775-829-5900	 NV 
Alan Davidson, CCIM			   Orion Investment Real Estate			  480-797-0100	 Southern CA
Tom de Jong				    Colliers International			   408-282-3829	 Northern CA
David Etzold & Noel Woodwell		  Etzold & Co.				    915-845-6006	 NM
Jeffery A. Gorden, CCIM			   Eagle Commercial Realty Services		  480-331-8880	 AZ	
Larry Hayes				    Hayes & Associates			   406-728-0088	 ID, MT
Joan Lucas				    Joan Lucas Real Estate Services, LLC		  720-855-6587	 CO
Jason Wilcox, CCIM			   RAVEN Commercial Real Estate		  206-919-7643	 WA

Congratulations to the following Argus Broker Affiliates on their recent sales!

Joan Lucas of Joan Lucas Real Estate Ser-
vices sold Chelton Self Storage in Colorado 
Springs, CO and represented the buyer of 
Mason-Lansing Safe Storage in Mason, MI! 
Contact Joan at 720-855-6587 for more in-
formation.

Jared Jones, CCIM of Porthaven Partners, 
sold All About Storage in Verden, OK and 
Jackson Storage in Hugo, OK! Contact Jared 
at 918-583-3483 for more information.

Larry Goldman, CCIM of RE/MAX Commer-
cial sold Mini Warehouse of St. Joseph in St. 
Joseph, MO! Contact Larry at 913-339-0641 
for more information.

Jim Soltis of Preview Properties.com, and 
Bruce Bahrmasel, of Land Star Realty Group, 
sold Mason-Lansing Safe Storage in Mason, 
MI! Contact Jim at 810-494-2062 or Bruce at 
312-518-3550 for more information.


