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CONFIDENTIALITY DISCLAIMER &
EXCLUSIVE AGENCY MEMORANDUM

This Exclusive Agency Memorandum(“Memorandum”) was prepared by Calvary Realty (“CR”) and ParaSell Inc. 
(“PS) on behalf of (“Seller”) and is confidential and furnished to prospective buyers of the Property described 
herein subject to the terms of the Confidentiality Agreement previously provided to and executed by such 
prospective buyers. This Memorandum is intended solely to assist prospective buyers in their evaluation of the 
Property and their consideration of whether to purchase the Property. It is not to be used for any other purpose 
or made available to any other person without the prior written consent of CR/PS.

This Memorandum is subject to errors, omissions, changes, or withdrawal without notice and does not constitute 
a recommendation or endorsement as to the value of the Property by Seller/CR/PS and their sources. Financial 
projections are provided as a reference and are based on assumptions made by Seller/CR/PS and their sources.  
Prospective buyers should make their own projections and reach their own conclusions of value. Certain portions 
of this Memorandum merely summarize or outline property information and are not intended to be complete 
descriptions. 

This Memorandum was prepared based on information available to the Seller and CR/PS in connection with the 
sale of the Property. It contains pertinent information about the Property and the surrounding area but does not 
contain all the information necessary for a complete evaluation of the Property. The projected cash flow and 
other financial information contained herein is for general reference only. 

Although the information contained in this Memorandum is believed to be accurate and reliable, neither the 
Seller nor CR and PS guarantees its accuracy or completeness.  Because of the foregoing and because the 
Property will be sold on an “as-is'' basis, prospective buyers should make their own independent assessments, 
investigations, and projections regarding the Property. Although additional material, which may include 
engineering, environmental, or other reports, may be provided to certain prospective buyers as appropriate, 
such parties should confer with their own engineering and environmental experts, counsel, accountants, and 
other advisors and should not rely upon such material provided by Seller or CR and PS. 

Neither Seller nor CR and PS nor any of their respective officers, advisors, agents, shareholders, or principals has 
made or will make any representation or warranties, express or implied, as to the accuracy or completeness of 
the Memorandum or any of its contents, and no legal commitment or obligation shall arise by reason of the 
Memorandum or the contents. Analysis and verification of the information contained in the Memorandum is 
solely the responsibility of the prospective purchaser. The Seller expressly reserves the right, in its sole 
discretion, to reject any offer to purchase the Property or to terminate any negotiations with any party at any 
time, with or without notice. The Seller shall have no legal commitment or obligation to any prospective 
purchaser unless and until a written Purchase and Sale Agreement has been fully executed and delivered and any 
and all conditions to the Seller’s obligations thereunder have been fully satisfied or waived. The Seller is 
responsible for any commission due to CR/PS in connection with the sale of the Property. No other party, 
including CR and PS, is authorized to make any representation or agreement on behalf of the Seller. This 
Memorandum remains the property of the Seller and CR/PS and may be used only by the parties approved by the 

Seller and CR and PS.

mailto:brobinson@calvaryrealty.com
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CLIENT TESTIMONIALS

“
“

Michael Walker – USA Maxi Storage
Excellent job in marketing and selling USA 
Maxi Storage in Bakersfield. You were by far 
the best broker for the job as you produced 
an abundance of offers during the first week 
of marketing. 

“
“

Mark McGilvary – US Storage Centers
Your marketing material was very thorough 
and accurately reflected the value and true 
numbers of the property. This was a smooth 
transaction and we would be pleased to 
complete more with you in the future.

“
“

Jon Galiher – Storage Bin
Some people might frown on one agent 
representing both sides; Brandon represented 
both sides fairly and equitably. It was the 
easiest transaction I have experienced in my 
60 years of real estate dealings.

“

“

Chuck Moore – Big Stuff Storage
My experience with Brandon was and is 
nothing less than the best I have had as a 
Developer / Builder and Owner of Big Stuff RV 
& Mini Storage; here in Yucaipa, CA. He DOES 
his homework, he is articulate, and 
experienced in the Mini Storage sales field! He 
is honest and fair and I will continue to use 
him in the future for any of my endeavors

“
“

Brett Henry – Trojan Storage
I have worked with Calvary on several deals 
and they have always been great. Very 
knowledgeable and professionally managed 
the process. Highly recommend this group!

“

“

Josh Paterson – A-American Self Storage
“The Palmdale escrow had many twists and 
turns; however, you managed to keep 
everyone focused and used your creativity to 
get the deal done. I doubt the deal would've 
closed if not for your efforts. Great job and we 
would love to close more business with you in 
the future.”

“

“

Janet Gassaway – Anacapa Storage
I know we are a smaller facility, but you 
made us feel like we were the most 
important deal you were working on. You 
are extremely personable and go above and 
beyond to ensure your clients are 
comfortable with a deal!

“
“

Cheri Crepeau – Pacific Coast Commercial
Calvary Realty assisted us with the purchase 
of our Self-Storage project. The transaction 
was smooth and closed on time. We 
recommend Brandon Robinson and Calvary 
Realty.  We will use them again in the future.
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W H Y  S E L F  
S T O R A G E ?

1) High Returns: Storage REITs generated 

the highest returns of all REITs over the 

last 30 years! 

• Article: Self Storage REITs 

Outperform All Others

2) Recession Resistant: Self Storage 

outperformed all other REITs during the 

last recession!

3) No Rent Control or Caps: Storage rents 

are not controlled by government entities 

or long-term lease agreements with caps 

on increases. No other real estate sector 

allows for rent changes so quickly. 

4) Ease of Management: The average 

facility is run by 1-2 people, and many can 

be unmanned using technology. 

5) Low Maintenance: No Toilets, tenants, 

high dollar turnover work, tenant 

improvements, or other costly 

maintenance items associated with 

tenants living or working on-site.  

6) Ease of Eviction: Delinquent tenants can 

be evicted in 60 days or less and their 

belongings can be repossessed and sold 

at a profit. 

Data below obtained from NAREIT “National Association of Real Estate Investment Trusts” www.reit.com 
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https://property-investment.net/2019/11/11/self-storage-reits-highest-return-and-risk-return-trade-off/
https://property-investment.net/2019/11/11/self-storage-reits-highest-return-and-risk-return-trade-off/
https://property-investment.net/2019/11/11/self-storage-reits-highest-return-and-risk-return-trade-off/
http://www.reit.com/
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PROPERTY VIDEO

Click the image to watch the listing video

https://youtu.be/CV0uC3_0K18


PROPERTY OVERVIEW

S&S Rental and Leasing offers a high-performing, newer construction Self-Storage asset in Cassville, Missouri, with diversified income from storage units, 
enclosed RV/boat storage, commercial lease revenue, and U-Haul operations. Positioned at a signalized intersection with over 7,900 vehicles per day, the 
property benefits from strong visibility and consistent demand.

The facility maintains strong occupancy between 90% and 100% with minimal marketing, demonstrating solid in-place performance and organic demand. A 
new owner can further increase revenue through professional marketing and improved online presence. Built between 2020 and 2024, the property offers 
a modern, low-maintenance asset with below-market rents, providing immediate upside through rate increases and operational improvements such as 
tenant insurance and utility bill-backs.

The site also offers significant expansion potential, allowing for future growth in rentable square footage and additional income opportunities, including RV 
amenities and expanded ancillary services.

Seller financing at 2.5% interest enhances returns and lowers the cost of capital, making this a strong opportunity to acquire a stabilized asset with clear 
upside in both income and long-term value.

Opportunities like this don’t come around often—a high-occupancy, newer construction storage asset with seller financing at just 2.5% and clear upside 
through rent growth and expansion. With strong in-place cash flow and multiple value-add levers, this is the type of deal investors wait for—but rarely find.

If you’re looking to secure a cash-flowing asset with immediate upside and long-term scalability, now is the time to act!

• Seller Financing at 2.5% Interest 

• Expansion Potential

• High Historical Occupancy

• Newer Asset

• Low Competition

• Year over Year Revenue Increase

INVESTMENT HIGHLIGHTS
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• Commercial Lease Income

• U-Haul Income

• Low Delinquency

• High Traffic Count

• Room for Expansion

• Motivated Seller



Cassville, Missouri—located in Barry County in the scenic Ozarks 
region—is home to roughly 3,300 residents and serves as the county 
seat. Positioned along Highway 37 and near the Arkansas border, 
Cassville offers a small-town atmosphere with strong ties to 
agriculture, manufacturing, and regional tourism. Surrounded by 
rolling hills, forests, and nearby lakes, the community combines rural 
charm with steady local economic activity.

Downtown Cassville features historic buildings, local shops, and 
restaurants that reflect the town’s close-knit character. The area is well 
known for its proximity to Roaring River State Park, a popular 
destination for trout fishing, hiking, and camping that draws visitors 
throughout the year. Community events such as the Barry County Fair, 
local festivals, and seasonal markets bring residents together while 
supporting small businesses and tourism.

Major Employers in Cassville, MO: Barry County Memorial Hospital | 
Cassville R-IV School District | Justin Boots Manufacturing | George’s 
Prepared Foods | Barry County Government | City of Cassville

Why Invest in Cassville
Cassville offers investors an affordable entry point with steady 
economic foundations in healthcare, manufacturing, and tourism. Its 
location near Roaring River State Park supports hospitality and 
recreation-related businesses, while stable employers help maintain 
consistent local demand for housing and services. With its low cost of 
living, outdoor appeal, and strong community environment, Cassville 
presents promising opportunities for residential, retail, and small 
business investment.

LOCAL AREA
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PROPERTY PROFILE
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Property Name: S&S Rental and Leasing

Address: 9110 Farm Road 2140, Cassville, MO 65625

MSA: N/A

Population: 3,186

Pricing Guidance: $1,600,000

T12 Cap Rate: 5.32%

Proforma Cap Rate: 6.08%

Price Per Square Foot: $154.59

Enclosed Self Storage Sq. Ft.: 10,350

Enclosed Vehicle Storage: 3,360

Commercial Warehouse: 4,000

Total Rentable Sq. Ft.: 17,710

Number of Units: 91

Current Physical Occupancy: 93%

Acreage: 5.20

Gross Square Feet: 226,512

Year Built: 2020, 2023, 2024

APN / Zoning: 17-1.0-01-000-000-0023.002 | Commercial (nec)

County: Barry

Number of Buildings: 6

Number of Stories 1

Construction: Steel & Metal

Cross Streets: Farm Road 2140

Nearest Freeway: Highway 27

Traffic Count: 7,913

Property Website: http://ssrentalandleasing.com/



DEMOGRAPHIC AND INCOME (3 Mile Radius)
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DEMOGRAPHIC AND INCOME (5 Mile Radius)
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HOUSING PROFILE (1 Mile Radius)
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INFORGRAPHIC: LIFESTYLE / TAPESTRY (5 Mile Radius)
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TRAFFIC COUNT
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PROPERTY PHOTOS 
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PROPERTY PHOTOS 
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AERIAL PHOTOS LOCATION MAPS
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MARKET SNAPSHOT (1-, 3- and 5-Mile Radius)
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This Market 1 Mile  3 Miles This Market 1 Mile  3 Miles 

Self Storage Only Facilities Net Rentable SQ FT 36,750 N/A 14,818 Self Storage Only Facilities Net Rentable SQ FT 36,750 N/A 14,818

Hybrid Facility Self Storage Net Rentable SQ FT 17020 17020 17020 Hybrid Facility Self Storage Net Rentable SQ FT 17020 17020 17020

Total Net Self Storage Rentable SQ FT 53,770.00 17,020.00 31,838.00 Total Net Self Storage Rentable SQ FT 53,770.00 17,020.00 31,838.00

Parking Net Rentable SQ FT 6,300.00 6,300.00 6,300.00 Parking Net Rentable SQ FT 6,300.00 6,300.00 6,300.00

Sq Ft per Capita Sq Ft per Capita

2023 Sq Ft per Capita 7.64 96.16 19.79 2023 Sq Ft per Capita 7.64 96.16 19.79

2025 Sq Ft per Capita 7.67 97.26 19.89 2025 Sq Ft per Capita 7.67 97.26 19.89

2027 Sq Ft per Capita 8 97 20 2027 Sq Ft per Capita 8 97 20

Sq Ft per Household 21 309 59 Sq Ft Under Construction per Capita N/A N/A N/A

Total Stores 4 1 2 Sq Ft per Household 21 309 59

REITS 0 0 0 Total Stores 4 1 2

Large Ops 0 0 0 REITS 0 0 0

Mid Ops 0 0 0 Large Ops 0 0 0

Small Ops 0 0 0 Mid Ops 0 0 0

Single Ops 4 1 2 Small Ops 0 0 0

Single Ops 4 1 2

Estimated Net Rentable Sq Ft of Development 0 0 0 New Supply Ratio N/A N/A N/A

Stores opened within the last year 0 0 0

CC Facilities in Market N/A N/A N/A

2023 Population 7,035 177 1,609

2025 Population 7012 (-0.33% change) 175 (-1.13% change) 1601 (-0.50% change)

2027 Population 6994 (-0.58% change) 175 (-1.13% change) 1597 (-0.75% change)

Population Density(per sq mi) $ 88 $ 51 $ 54

Households $ 2,555.00 $ 55.00 $ 540.00

Rental Households $ 748.00 $ 9.00 $ 107.00

Rental Households Percentage 29.28% 16.36% 19.81%

Median Household Income $ 59,931.00 $ 72,152.00 $ 74,512.00

Walk In Average Rate Per Square Feet

All Units without Parking 0.44 0.44 0.44

Regular Units $ 0.44 $ 0.44 $ 0.44

Climate Controlled Units N/A N/A N/A

Only Parking $ 0.30 $ 0.30 $ 0.30

Rate Trend (12 months) -1.55% -1.55% -1.55%

Online Average Rate Per Square Feet

All Units without Parking 0.44 0.44 0.44

All Units with Parking 0.41 0.41 0.41

Regular Units 0.44 0.44 0.44

Climate Controlled Units N/A N/A N/A

Only Parking 0.3 0.3 0.3

Rate Trend (12 months) -1.55% -1.55% -1.55%

Units Not Advertised 0% 0% 0%

Market Summary

5 mile radius
9110 Farm Road 2140, Cassville, MO 65625

National Totals and Averages, 1 Mile  Radius

Market Snapshot Market including known developments

Region Type

All Units with Parking

Market
Coverage
Comparisons are made with

New Developments

Demographics



RENTAL SURVEY SUMMARY
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Property Name Address Lot Size Sq. Ft.

Year 

Built 5x5 5x10 10x10

SUBJECT PROPERTY
9110 Farm Road 2140, Cassville, MO 

65625
226,512 13,710 N/A N/A $28 $43 

Sanctum Self Storage
3274 Pepper Ferry Road, 

Radford, VA 24141
N/A N/A N/A N/A $80.00 $110.00

Reed Storage
3397 Radford Rd, 

Christiansburg, VA 24073
82,023 10,584 2000 N/A $65.00 $85.00

Tuckit instorage
3950 South Main Street, 

Blacksburg, VA 24060
126,760 18,000 1999 $70.00 $80.00 $115.00

Choice Storage - First Security Self 

Storage Christiansburg

5 Midway Plaza Drive, 

Christiansburg, VA 24073
N/A N/A N/A $80.00 $100.00 $145.00

Pack It In Storage
502 East Main Street, 

Radford, VA 24141
39,183 13,786 N/A N/A $50.00 $70.00

Peppers Ferry Storage
710 Peppers Ferry Rd NW, Christiansburg, 

VA 24073
192,100 9,180 1999 N/A $65.00 $110.00

B & B Storage - VA
915 Peppers Ferry Rd, 

Christiansburg, VA 24073
43,124 23,746 1962 N/A $100.00 $140.00

Averages 15,059 $75 $77 $111



UNIT MIX & INCOME SUMMARY
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Size Sq. Ft. # Of 

Units

Rentable 

Sq. Ft.

Rate Rate / Sq. 

Ft. 

Monthly 

Income

Annual 

Income

5x10 50 25 1,250 $28.00 $0.56 $700 $8,400

10x10 100 15 1,500 $43.00 $0.43 $645 $7,740

10x15 150 16 2,400 $60.00 $0.40 $960 $11,520

10x20 200 26 5,200 $75.00 $0.38 $1,950 $23,400

35x12 420 8 3,360 $140.00 $0.33 $1,120 $13,440

Warehouse & Office

US Venture Lease 50x80 1 4,000 $3,570.00 $0.89

91 17,710 $5,375 $64,500

Units Sq. Ft. $0.30

Enclosed Storage 82 10,350 194.62

Commercial Warehouse 1 4,000

RV & Boat Storage 8 3,360 Total Units 91

Units Rented 85

Occupancy 93%

Average rate / sq. ft.

Average size

Enclosed Boat & RV Storage

Enclosed Self-Storage



YEARLY STORAGE REVENUES (2024)
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YEARLY STORAGE REVENUES (2025)
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YEARLY STORAGE REVENUES (2026)
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Year over Year Revenue Increase from January and February 2025



SITE MAP (Self Storage & Enclosed RV Storage)
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COMMERCIAL LEASE AGREEMENT
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PROPERTY TAX BILL
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INCOME & EXPENSES
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PRICING

INCOME 2025
T12

(Mar 25' to Feb 26')
Proforma

Gross Potential Income: 64,500.00$    64,500.00$               70,950.00$    
Vacancy: 645.00$          1% 645.00$                     1% 1,419.00$      2%

Storage Rental & Fee Income: 63,481.00$    63,855.00$               69,531.00$    
US Venture Building Lease: 43,769.63$    44,645.02$               44,645.02$    
Uhaul Income (Drop Off): 777.26$          777.26$                     777.26$          

Insurance: -$                 -$                             7,140.00$      
Fees & Other Income: -$                 1,850.00$                  2,000.00$      

Total 108,027.89$ 111,127.28$             124,093.28$ 

EXPENSES
Property Taxes: 4,300.00$      4,300.00$                  4,429.00$      

Insurance: 1,950.00$      1,950.00$                  2,008.50$      
Phone: 600.00$          600.00$                     618.00$          

*Management: -$                 4,800.00$                  4,944.00$      
*Marketing: -$                 1,800.00$                  1,854.00$      

Mowing and Landscaping: 1,440.00$      1,440.00$                  1,483.20$      
Easy Storage Software: 1,200.00$      1,200.00$                  1,236.00$      

*Admin Expense: -$                 1,500.00$                  1,545.00$      
Eletricity (Liberty): 3,000.00$      3,000.00$                  3,090.00$      

Credit Card Processing Fees: 1,587.03$      1,596.38$                  1,644.27$      
*Maintenance & Repairs: 1,200.00$      2,400.00$                  2,472.00$      

Pest Control: 600.00$          600.00$                     618.00$          
Total Expenses 15,877.03$    15% 25,186.38$               23% 25,941.97$    21%

NET INCOME 92,150.87$    85,940.91$               98,151.32$    

Owners manages the roperty themselves. Broker added $400 per month for weekly boots on the 
ground on-call manager. Since buildings are new (2020, 2023, 2024), there is not much maintenance 
and repair. 

Eletrical is public, water is on well, sewer is on septic. 

2025 T12 Proforma

PRICE $1,600,000

GROSS REVENUE $108,028 $111,127 124,093.28$   

EXPENSES $15,877 $25,186 $25,942

NET INCOME $92,151 $85,941 98,151.32$     

CAP RATE 5.76% 5.37% 6.13%

GRM 14.81 14.40 12.89

ENCLOSED SQ. FT. 17,710 17,710 17,710

PRICE PER SQ. FT. $90.34 $90.34 $90.34



FINANCING & RETURNS
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Purchase Price 1,600,000$    Year 2025 T12 Proforma

Enclosed Sq. Ft. 17,710

Price Per Sq. Ft. $90.34 Gross Potential Income: 64,500.00$    64,500.00$    70,950.00$      

2025 Cap Rate 5.82% Vacancy: 645.00$          645.00$          1,419.00$         

2026 Cap Rate 5.37% Storage Rental & Fee Income: 63,855.00$    63,855.00$    69,531.00$      

Proforma 6.19% US Venture Building Lease: 43,769.63$    44,645.02$    45,537.92$      

Uhaul Income (Drop Off): 777.26$          777.26$          777.26$            

Insurance: -$                 -$                 7,140.00$         

Fees & Other Income: -$                 1,850.00$      2,000.00$         

Total 108,401.89$ 111,127.28$ 124,986.18$    

Operating Expenses

Seller Financing Property Taxes: 4,300.00$      4,300.00$      4,429.00$         

Down Payment 400,000$        Insurance: 1,950.00$      1,950.00$      2,008.50$         

Loan Amount 1,200,000$     Phone: 600.00$          600.00$          618.00$            

Loan to Value 75% *Management: -$                 4,800.00$      4,944.00$         

Interest Only Rate 2.50% *Marketing: -$                 1,800.00$      1,854.00$         

Amortization 30 Mowing and Landscaping: 1,440.00$      1,440.00$      1,483.20$         

Loan Term 15 Years Easy Storage Software: 1,200.00$      1,200.00$      1,236.00$         

Monthly Payments $4,741.45 *Admin Expense: -$                 1,500.00$      1,545.00$         

Annual Payments $56,897.41 Eletricity (Liberty): 3,000.00$      3,000.00$      3,090.00$         

Credit Card Processing Fees: 1,587.03$      1,596.38$      1,644.27$         

*Maintenance & Repairs: 1,200.00$      2,400.00$      2,472.00$         

Pest Control: 600.00$          600.00$          618.00$            

Total Expenses $15,277 $25,186 $25,942

Expense % of Revenue 14.09% 22.66% 20.76%

Expense Per Sq. Ft. $0.86 $1.42 $1.46

Net Income 93,125$            85,941$            99,044$              

Loan Payments $56,897 $56,897 $56,897

Debt Service Coverage Ratio 1.64 1.51 1.74

Cash Flow $36,227 $29,043 $42,147

Capitalization Rate 5.82% 5.37% 6.19%

Cash on Cash Return 9.06% 7.26% 10.54%

Gross Revenue Multiple 14.76 14.40 12.80



BROKER REMARKS
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• Owner manages the property themselves and is selling to retire. 

• Willing to take a lower price for a cash or third party financed deal structure. 

• Warehouse building was built in 2020. Three storage buildings were built in 2023. Final two storage buildings were built in 2024. 

• Utilities: Electricity is Public. Water is through a well that is 640ft deep. Sewer is through 1,000 septic tank.

• The Enclosed RV and Boat storage units have 120-amp electrical outlets and lights inside of each unit. 

• No dump station at site. Potential for additional revenue by connecting dump station to septic tank. 

• Per owner, expansion can be completed without any additional permits from County (County Jurisdiction). 

• Owners do not require tenants to have insurance. 

• Easy Storage Solutions software is utilized by ownership. 

• Commercial building and lease income are not included on the Easy Storage Solution reports. 

• Owner does not advertise, obtains tenants from word of mouth and drive by traffic (7,000+ vehicles daily). 

• Property consistently operates between 90% - 100% occupancy without advertising. 



BROKER REMARKS
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• Warehouse building is 50x80 with 14-foot-high ceilings, four loading docks, an office, bathroom, and a mini-split ac unit.  

• Room to double rentable square footage. 

• Water drains through middle of subject property and runs to the property north of the subject. 

• Majority of storage customers pay via credit card or ach through management software. 

• Commercial tenant pays via direct deposit to owner's bank account. 

• Commercial lease is with U.S. Venture Inc. based out of Appleton, WI. 

• 1 year lease with optional extension at 2% annual increase. 

• U-Haul is drop off location only. No rentals. 

• 5-mile square foot per capita of 7.67. 

• Site has rents that are below comparables.
 
• Very low delinquency rate at property. 

• Owner pays for utilities at property. Commercial tenant and storage tenants are not charged for utility usage. 

• Visibility from signalized intersection of Highway 37 and FR 2140. 

• Opportunity to increase revenue through tenant insurance program. 



BROKER DISCLOSURE FORM
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John 14:6

CalvaryRealty.com

@CalvaryRealty

@CalvaryRealty @CalvaryRealty

@CalvaryRealty

FOLLOW US ONLINE
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Google 5 Stars transparent PNG - StickPNG

http://www.calvaryrealty.com/
https://www.youtube.com/channel/UCWYVrwgvbiTorngy53Q1lEQ/videos
https://www.youtube.com/channel/UCWYVrwgvbiTorngy53Q1lEQ/videos
https://twitter.com/calvaryrealty
http://www.facebook.com/calvaryrealty
http://www.facebook.com/calvaryrealty
https://www.instagram.com/calvaryrealty/
https://www.instagram.com/calvaryrealty/
https://maps.app.goo.gl/raMEqMCf7Ff1rraq5
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