LOCK STOCK
& BARREL

CHARLES HART SELF STORAGE GROUP
OFFERING MEMORANDUM




RYAN MITCHELL
Senior Associate

(C) 614.745.6754
rmitchell@charleshartre.com
www.selfstoragech.com

JORDAN MARSHALL
Broker of Record

(C) 330-685-4145
jmarshall@charleshartre.com
www.selfstoragech.com

LOCK STOCK & BARREL- 2

TABLE OF

CONTENTS

LOCK STOCK & BARREL- 3

PROPERTY DESCRIPTION

« Executive Summary

+ Property Detail

+ Features & Amenities

« Property Photos

+ Location Map & Aerial Image
FINANCIAL ANALYSIS

« Unit Mix Analysis

« Comparison of Operating History

« Notes and Assumptions
RENT COMPARABLES

- Rent Comparables Map

+ Rent Comparables Details




PROPERTY

DESCRIPTION

PROPERTY DESCRIPTION
+ Executive Summary
+ Property Detail
+ Features & Amenities
+ Property Photos

+ Location Map & Aerial Image

LOCK STOCK & BARREL- 4

— EXECUTIVE SUMMARY

Charles Hart Self Storage Group is pleased to present Lock Stock and Barrel, a 279-unit facility in Hillsboro, OH. Totaling approximately 30,300
rentable square feet, the property offers a well-balanced unit mix ranging from 5x10 to 10x20 sizes, providing an ideal foundation to serve
both residential and commercial demand. Situated on 3.7 acres, the lot provides clear upside potential for physical building development,
outdoor boat and RV parking, or other revenue-generating additions. Lock Stock and Barrel presents an excellent value-add opportunity to
acquire an asset with operational upside, strong highway visibility, and expansion potential.

The facility currently operates without any active marketing, presenting an immediate opportunity for a new owner to drive occupancy and
capture market share. By implementing a modern web presence with online leasing capabilities, adding high-visibility signage, and bringing
existing rates in line with current market levels, a buyer can quickly optimize cash flow. Combined with the capacity for physical expansion
on the remaining land, Lock Stock & Barrel delivers a distinct value-add opportunity with significant operational flexibility.

Located in Southwest Ohio, Hillsboro serves as the county seat and primary commercial hub of Highland County. The facility benefits from
exceptional regional accessibility via major transportation corridors including U.S. 50 and U.S. 62, seamlessly connecting the property to
surrounding population and employment centers. With approximately 6,800 residents in the city and more than 44,000 residents throughout
Highland County, Hillsboro serves a broader regional trade area beyond its immediate population base.

The local economy is supported by government, healthcare, retail, education, and service-oriented employment, while the city’s role as the
county seat drives consistent commercial activity and daily traffic. Continued investment in infrastructure, downtown revitalization, and

economic development—including an $11 million infrastructure investment in the Harry Sauner Road business district—is positioning
Hillsboro for continued growth and strengthening its role as the county’s primary retail and service center.

$1,062,000 279 + 0.50 ACRES 92.40% 1981
PURCHASEPRICE NO. OF UNITS EXPANSION OPPORTUNITY  OCCUPANCY YEAR BUILT
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—— PROPERTY DETAIL

Address
«  Number of Units
Parking
« Year of Construction
+ Lot Size
« Rentable SF

Occupancy

« Parcel Number(s)
Region

« County

SITE DETAIL

Number of Buildings
+  Roof

Parking
«  Security
- Entry
.« Office

Management Software

— FEATURES & AMENITIES

6330 US-50 Hillsboro, OH 45133

279

0 Spaces

1981

3.70 Acres
30,300

92.40%
23-10-100-009.00
Southern Ohio
Highland

10

Metal

Gravel

Cameras & Fencing
Gated with Keypad
N/A

N/A
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PROPERTY HIGHLIGHTS

+ Below Market Rents and Occupancy

+ High Visibility Corridor

«  Opportunity to Increase In-Place Rents

« Gated with Keypad

+ Building/Parking Expansion
Opportunity (£ 0.5 Acres)




LOCK STOCK & BARREL- 8 LOCK STOCK & BARREL- 9




— LOCATION MAP & AERIAL IMAGE
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— UNIT MIX ANALYSIS

Total Occupied  Current Marketed Gross Potential Monthly Gross Potential Yearly
Units Rate Rent Rent

Unit Type Total Units

F | N A N C I A L 5x10 114 102 $35 $3,990 $47,880
10x10 46 45 $45 $2.070 $24 840
A N A LYS | S 10x15 76 73 $55 $4,180 $50,160
10x20 43 38 $65 $2795 $33,540

Total Indoor Units 279 258

$13,035 $156,420

FINANCIAL ANALYSIS
« Unit Mix Analysis
« Comparison of Operating History

+ Notes and Assumption
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—— COMPARISON OF OPERATING HISTORY

January-August 2026

Year 1 Pro Forma

Stabilized Pro Forma

Annualized
Income
Rental Income $74,124 $71,834 $145,560 $156,420
Economic Vacancy $0 $0 ($21,834) ($7,821)
Effective Gross Income $74,124 $71,834 $123,726 $148,599
Utilities $3,983 $3,473 $3,983 $3,983
Repairs & Maintenance $3,123 $2,240 $3,123 $3,123
Management $0 $0 $6,186 $7,430
Marketing & Advertising $0 $0 $900 $900
Sales Tax $5,186 $5,208 $8,970 $10,773
Modem / Pay Phone $936 $1,170 $936 $936
Professional Services $4,801 $5,259 $4,801 $4,801
Bank Fees $3,828 $3,957 $3,828 $3,828
Trash $4,909 $4,975 $4,909 $4,909
Software/Website $0 $0 $1,800 $1,800
Property Taxes $4,795 $5,266 $4,413 $4,682
Insurance $10,122 $11,207 $5,151 $5,151
Total Operating Expenses $41,683 $42,755 $49,000 $52,316

Net Operating Income
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$32,441

$29,079

$74,726

$96,283

—— NOTES AND ASSUMPTIONS

YEAR 1 PRO FORMA NOTES

Rental Income

Vacancy

Management

Marketing & Advertising
Sales Tax
Software/Website
Property Taxes
Insurance

NV A WN =

Based on all occupied units at Market Rent.

Based on a 15.00% loss.

Based on 5.00% of Effective Gross Income.

Based on $75 per month.

Based on Year 1 Pro Forma Income at the current Highland County sales tax rate of 7.25%.

Based on $150 per month.

Based on the current Highland County Auditor’s valuation and effective tax rate.

Based on $0.17 per square foot.



RENT

COMPARABLES

RENT COMPARABLES
+ Rent Comparables Map

+ Rent Comparables Details
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— RENT COMPARABLES MAP — RENT COMPARABLES DETAILS

Facility Distance (mi) 5x10NCC  10x10NCC 10x12NCC 10x15NCC 10x20NCC

Lock Stock & Barrel 6330 US-50 0.0 $35.00 $45.00 N/A $55.00 $65.00
ik A&LE Mini Storage 100 Belfast Rd. 3.2 N/A N/A N/A $69.55 N/A
73 Self Storage 7757 OH-73 34 $35.00 $45.00 N/A $55.00 $65.00

A-Space Storage LTD 4486 US-62 6.3 $35.00 $50.00 N/A N/A $70.00

Sorg Road Storage 5375 Sorg Rd. 9.8 N/A N/A $67.59 N/A N/A

U-Store It Center 6077 McCoppin Mill Rd. 13.5 $40.00 N/A N/A $75.00 N/A

n Average Market Rent $36 $47 $68 $64 $67

% LOCK STOCK & BARREL
A&E MINI STORAGE SORG ROAD STORAGE
73 SELF STORAGE U-STORE IT CENTER

A-SPACE STORAGE LTD
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—— CHARLES HART SELF STORAGE GROUP DISCLAIMER

Prospective purchasers are hereby advised that the Owner ( “Owner” ) of Lock Stock & Barrel ( “Property” ) is soliciting offers through Charles Hart Real
Estate, which may be accepted or rejected by the Owner at the Owner’ s sole discretion.

Any solicitation of an offer for the Property offered hereunder will be governed by this Offering, as it may be modified or supplemented. Prospective
purchasers are advised that as part of the offer process, the Owner will be evaluating several factors including the experience and financial qualifications of
the purchasing entity.

The Owner shall have no obligation to accept any offer from any prospective purchaser. The Owner reserves the right to withdraw the Property from
consideration at any time prior to final execution of a Purchase Agreement.

This Offering document is furnished to prospective purchasers for the purpose of determining whether to invest in the Property offered hereby. The
information contained herein, or any other related information provided by the Owner, may not be reproduced, redistributed or used in whole or in part
without the prior written consent of the Owner.

No person has been authorized to give any information or make any representation or warranty, either expressed or implied and, if given or made, such
information or representation must not be relied upon.

While the Owner and Charles Hart Real Estate have no reason to believe that the information provided herein or in subsequent information updates delivered
to potential purchasers hereunder contains any material inaccuracies, neither the Owner nor Charles Hart Real Estate nor any of the Owner” s or Charles
Hart Real Estate’ s respective subsidiaries, affiliates, companies, or the officers, directors, employees, agents and representatives of any such entities, etc.,
make any representations or warranties, expressed or implied, as to the validity, accuracy or completeness of the information provided or to be provided,
and nothing herein shall be deemed to constitute a representation, warranty or promise by any such parties as to the future performance of the Property or
any other matters set forth herein.

Any obligations to prospective purchasers that the Owner may have with respect to the Property are limited to those expressly set forth in a fully executed
Purchase Agreement between the parties. Prospective purchasers sole and exclusive rights against the Owner, with respect to this prospective transaction, the
Property, or information provided herein or subsequently, shall be limited to those remedies expressly provided in an executed Purchase Agreement. Further,
in no event shall prospective purchasers have any claims against the Owner, Charles Hart Real Estate, or any of their respective affiliates for any damages,
liability, or causes of action relating to the Purchase Agreement.

Prospective purchasers are not to construe the contents of this Offering or any prior or subsequent information communications from the Owner or any of
their respective officers, employees or agents as legal, tax or other advice. Prior to purchasing, prospective purchasers should consult with their own legal
counsel and personal and tax advisors to determine the consequences of an investment in the Property and arrive at an independent evaluation of such
investment.

No commission or finder" s fee shall be payable to any party by the Owner nor any affiliate or agent thereof in connection with the sale of the Property unless
otherwise agreed to by the Owner in writing.

Licensed as Charles Hart Real Estate LLC in Ohio.
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