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CONFIDENTIALITY DISCLAIMER &
EXCLUSIVE AGENCY MEMORANDUM

This Exclusive Agency Memorandum(“Memorandum”) was prepared by Calvary Realty (“CR”) 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.

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 and their 
sources. Financial projections are provided as a reference and are based on assumptions made by 
Seller/CR 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 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 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. 

Neither Seller nor CR 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 in connection with the sale of the Property. No other party, including CR, is authorized to 
make any representation or agreement on behalf of the Seller. This Memorandum remains the property 
of the Seller and CR and may be used only by the parties approved by the Seller and CR. www.calvaryrealty.com
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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/D9RPZfG2vm8?si=jOXcuZ8fAseR0QHz


PROPERTY OVERVIEW

Calvary Realty is pleased to present the EZ Storage Portfolio, a unique opportunity to acquire a seven-property self-storage portfolio 
located throughout Marlin, TX. Situated within the Waco Metropolitan Statistical Area (population 307,123), this portfolio is being 
offered at $1,625,000, representing a compelling cap rate of 8.92% and an exceptionally low price per square foot of just $36.

The portfolio includes properties at 5006 TX-7, 401 Bridge St, 261 Coleman St, 217 Winter St, 216 Winter St, 201 Capps St, and 113 
Williams St—totaling 45,140 rentable square feet across 299 units. The facilities sit on a combined 3.17 acres with 138,028 gross square 
feet and consist of 10 single-story metal and steel buildings. Constructed between 1972 and 1994, the portfolio is currently operating at 
79% physical occupancy. Zoned for single-family residential use (APNs: 27495, 27731, 32376, 33979, 26191, 27735, 36438), the 
properties offer both stability and future upside.

Strategically located near State Highway 7 with an average daily traffic count of 8,524, EZ Storage Portfolio benefits from strong visibility 
and accessibility. As the only storage provider within a 10-mile radius, the portfolio enjoys a local monopoly, offering significant pricing 
power and economies of scale. The market itself has a low self-storage density of just 2.6 square feet per capita, further supporting 
strong ongoing demand.

The portfolio is professionally managed using Cubby Management Software and presents excellent in-place income with additional 
upside potential through rate increases and improved occupancy. 
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• Waco, TX (MSA)

• Low Supply at 2.6 sq. ft. per capita

• 7 Property Portfolio (45,140 sq. ft.) 

• Only Storage Provider Within 10 Mile Radius

• $100K+ In Cap Ex Completed by Seller

INVESTMENT HIGHLIGHTS
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• Monopoly and Economies of Scale

• Cubby Management Software

• Low Price Per Square Foot

• High Existing Cap Rate

• Upside Potential



Marlin, Texas—nicknamed “The Hot Mineral Water City of Texas”—is the county seat of 
Falls County, supporting a population of approximately 5,460 residents as of 2020. 
Situated alongside the Brazos River and positioned conveniently along State Highways 6 
and 7, Marlin offers small-town appeal with historic depth and natural amenities.

Once centered around mineral water, brick-making, poultry processing, and rail 
transport, Marlin’s economy has faced challenges. While several manufacturing plants 
and the VA hospital closed over the past decades, the city maintains stability through its 
local school district and healthcare services. Notable employers include Marlin 
Independent School District, Falls Community Hospital, and small local businesses in 
retail and public administration. Recent efforts in downtown revitalization, hospitality 
development, and modest job growth help bolster the local outlook.

Marlin’s demographics reflect a diversity of backgrounds—roughly 27% White, 41% 
Black, about 18% Asian, and over 30% Hispanic or Latino—with a median household 
income near $38,000 and median home values around $85,000. The unemployment 
rate is higher than the national average, but long-term job growth over the next decade 
is projected at 33%.Community life in Marlin is supported by local offerings such as the 
Falls Theater, Main Street Café, and the annual Marlin Music & Blues Festival. Marlin 
Municipal Airport (Stanford Field), located just northeast of the city, accommodates 
small aircraft and contributes to connectivity.

Major Employers in Marlin, TX: H-E-B Grocery Store | Walmart | Dollar General / Dollar 
Tree | Consolidated Biscuit Company (Marlin Works Inc.) | DISA Global Solutions | 
Moxie Pest Control | Falls Community Hospital & Clinic | Marlin Independent School 
District

Why Invest in Marlin
Marlin offers a rare combination of affordable real estate—homes under $90K—and 
long-term growth potential. Emerging hotel development, ongoing downtown 
improvements, and job projections in public administration and healthcare signal 
rebuilding momentum. Its central location between Waco, Bryan–College Station, and 
Interstate 45 access makes it appealing for logistics, hospitality, and residential 
investment. With a rich historic downtown and regional water-based recreation nearby, 
Marlin presents opportunities for revitalization and meaningful returns for investors 
and developers.
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LOCAL AREA

7



John 14:6

PROPERTY PROFILE
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Property Name: EZ Storage Portfolio

Address:

5006 TX-7, Marlin, TX 76661
401 Bridge St, Marlin, TX 76661
261 Coleman St, Marlin, TX 76661
217 Winter St, Marlin, TX 76661
216 Winter St, Marlin, TX 76661
201 Capps St, Marlin, TX 76661
113 Williams St, Marlin, TX 76661

MSA: Waco Metropolitan Statistical Area

MSA Population: 307,123

Pricing Guidance: $1,625,000

Existing Cap Rate: 8.92%

Price Per Square Foot: $36.00

Total Rentable Sq. Ft.: 45,140

Number of Units: 299

Current Physical Occupancy: 79%

Acreage: 3.17

Gross Square Feet: 138,028

Year Built: 1994/1990/1972 

APN / Zoning: 27495, 27731, 32376, 33979, 26191, 27735, 36438 | SFR

County: Falls County

Number of Buildings: 10

Number of Stories 1

Construction: Metal & Steel

Nearest Freeway: State Highway 7

Traffic Count: 8,524

Property Website: https://www.marlinezstorage.com/
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PORTFOLIO INFORMATION
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https://www.marlinezstorage.com/

Address APN Acreage Use Rentable Sq. Ft. Units Occupied Units Occupancy

5006 TX-7, Marlin, TX 76661 50391 0.70 Commercial 14,740 99 84 85%
4080 Rimes / 401 Bridge St., Marlin, TX 76661 27731 0.39 Commercial 6,400 48 38 79%

261 Coleman, Marlin, TX 76661 32376 0.98 Commercial 8,000 48 32 67%
217 Winter, Marlin, TX 76661 33979 0.27 Commercial 4,000 24 20 83%

216 Winter St, Marlin, TX 76661 26191 0.34 Commercial 4,800 28 24 86%
201 Capps, Marlin, TX 76661 27735 0.30 Commercial 4,000 28 21 75%

113 Williams Street, Marlin, TX 76661 36438 0.19 Commercial 3,200 24 17 71%

TOTAL 45,140 299 236 79%
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DEMOGRAPHIC AND INCOME (3 Mile Radius)
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DEMOGRAPHIC AND INCOME (5 Mile Radius)
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HOUSING PROFILE (5 Mile Radius)
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INFORGRAPHIC: LIFESTYLE / TAPESTRY (5 Mile Radius)
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TRAFFIC COUNT
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PROPERTY PHOTOS - 5006 TX-7 
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PROPERTY PHOTOS - 401 Bridge St
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PROPERTY PHOTOS - 261 Coleman St
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PROPERTY PHOTOS - 217 Winter St
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PROPERTY PHOTOS - 216 Winter St
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PROPERTY PHOTOS - 201 Capps St
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PROPERTY PHOTOS - 113 Williams St
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AERIAL PHOTOS LOCATION MAPS

22



John 14:6

PROXIMITY TO NEW DEVELOPMENT
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New multi-family development (blue dots) in Marlin will increase demand for storage space. 



John 14:6

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 18,504 18,504 18,504 Self Storage Only Facilities Net Rentable SQ FT 18,504 18,504 18,504
Hybrid Facility Self Storage Net Rentable SQ FT N/A N/A N/A Hybrid Facility Self Storage Net Rentable SQ FT N/A N/A N/A
Total Net Self Storage Rentable SQ FT 18,504.00 18,504.00 18,504.00 Total Net Self Storage Rentable SQ FT 18,504.00 18,504.00 18,504.00
Parking Net Rentable SQ FT N/A N/A N/A Parking Net Rentable SQ FT N/A N/A N/A
Sq Ft per Capita Sq Ft per Capita
2023 Sq Ft per Capita 2.64 4.55 3.18 2023 Sq Ft per Capita 2.64 4.55 3.18
2025 Sq Ft per Capita 2.65 4.57 3.19 2025 Sq Ft per Capita 2.65 4.57 3.19
2027 Sq Ft per Capita 3 5 3 2027 Sq Ft per Capita 3 5 3

Sq Ft per Household 8 12 9 Sq Ft per Household 8 12 9
Total Stores 1 1 1 Total Stores 1 1 1
REITS 0 0 0 REITS 0 0 0
Large Ops 0 0 0 Large Ops 0 0 0
Mid Ops 0 0 0 Mid Ops 0 0 0
Small Ops 0 0 0 Small Ops 0 0 0
Single Ops 1 1 1 Single Ops 1 1 1
New Developments 0 0 0 New Supply Ratio N/A N/A N/A
Estimated Net Rentable Sq Ft of Development 0 0 0
Stores opened within the last year 0 0 0
Demographics
2023 Population 7,004 4,064 5,826
2025 Population 6978 (-0.37% change) 4047 (-0.42% change) 5805 (-0.36% change)
2027 Population 6957 (-0.67% change) 4036 (-0.69% change) 5788 (-0.65% change)
Population Density(per sq mi) $ 84 $ 1,298 $ 155

Households $ 2,235.00 $ 1,594.00 $ 2,174.00
Rental Households $ 668.00 $ 456.00 $ 649.00
Rental Households Percentage 29.89% 28.61% 29.85%
Median Household Income $ 45,100.00 $ 45,321.00 $ 44,735.00
Average Rate Per Square Feet - Walk In Rate
All Units without Parking 0.6 0.6 0.6
All Units with Parking 0.6 0.6 0.6
Regular Units $ 0.60 $ 0.60 $ 0.60
Climate Controlled Units N/A N/A N/A
Only Parking N/A N/A N/A
Rate Trend (12 months) 36.81% 36.81% 36.81%
Average Rate Per Square Feet - Online Rates
All Units without Parking 0.6 0.6 0.6
All Units with Parking 0.6 0.6 0.6
Regular Units 0.6 0.6 0.6
Climate Controlled Units N/A N/A N/A
Only Parking N/A N/A N/A
Rate Trend (12 months) 36.81% 36.81% 36.81%

Units Not Advertised 0% 0% 0%

Region Type

Market
Coverage
Comparisons are made with

Market Summary

5 mile radius
Marlin, TX 76661

National Totals and Averages, Texas State Total and Averages

Market Snapshot Market including known developments



John 14:6

RENTAL SURVEY SUMMARY
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No rental survey as EZ is the only storage provider in Marlin, TX. 

Closest competitors are over 10 miles away in Chilton, TX and Bremond, TX
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UNIT MIX & INCOME SUMMARY
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Size Sq. Ft. # Of 
Units

Rentable 
Sq. Ft.

Rate Rate / Sq. 
Ft. 

Monthly 
Income

Annual 
Income

10x5 50 0 0 $45.00 $0.90 $0 $0
10x10 100 0 0 $65.00 $0.65 $0 $0
10x20 200 0 0 $85.00 $0.43 $0 $0
10x24 240 0 0 $90.00 $0.38 $0 $0

201 Capps St
10x5 50 8 400 $45.00 $0.90 $360 $4,320
10x10 100 4 400 $65.00 $0.65 $260 $3,120
10x20 200 16 3,200 $85.00 $0.43 $1,360 $16,320

216 Winter St
10x10 100 8 800 $65.00 $0.65 $520 $6,240
10x20 200 20 4,000 $85.00 $0.43 $1,700 $20,400

217 Winter St
10x10 100 8 800 $65.00 $0.65 $520 $6,240
10x20 200 16 3,200 $85.00 $0.43 $1,360 $16,320

261 Coleman St
10x10 100 16 1,600 $65.00 $0.65 $1,040 $12,480
10x20 200 32 6,400 $85.00 $0.43 $2,720 $32,640

4080 Rimes St
10x5 50 16 800 $45.00 $0.90 $720 $8,640
10x10 100 8 800 $65.00 $0.65 $520 $6,240
10x20 200 24 4,800 $85.00 $0.43 $2,040 $24,480
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UNIT MIX & INCOME SUMMARY
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Size Sq. Ft. # Of 
Units

Rentable 
Sq. Ft.

Rate Rate / Sq. 
Ft. 

Monthly 
Income

Annual 
Income

113 Williams St
10x5 50 8 400 $45.00 $0.90 $360 $4,320
10x10 100 4 400 $65.00 $0.65 $260 $3,120
10x20 200 12 2,400 $85.00 $0.43 $1,020 $12,240

5006 State Hwy 7
10x5 50 4 200 $45.00 $0.90 $180 $2,160
10x10 100 45 4,500 $65.00 $0.65 $2,925 $35,100
10x20 200 49 9,800 $85.00 $0.43 $4,165 $49,980
10x24 240 1 240 $90.00 $0.38 $90 $1,080

299 45,140 $22,120 $265,440

Units Sq. Ft. $0.49
201 Capps St 28 4,000 150.97
216 Winter St 28 4,800
217 Winter St 24 4,000 Total Units 299
261 Coleman St 48 8,000 Units Rented 236
4080 Rimes St 48 6,400 Occupancy 79%
113 Williams St 24 3,200
5006 State Hwy 7 99 14,740
TOTAL 299 45,140

Average rate / sq. ft.
Average size
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INCOME & EXPENSES
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PRICING

2024 2025 Proforma

PRICE $1,625,000

GROSS REVENUE $223,724 $225,459 $274,211

EXPENSES $68,304 $80,572 $82,989

NET INCOME $155,420 $144,886 $191,222

CAP RATE 9.56% 8.92% 11.77%

GRM 7.26 7.21 5.93

ENCLOSED SQ. FT. 45,140 45,140 45,140

PRICE PER SQ. FT. $36.00 $36.00 $36.00

INCOME 2023 2024 *2025
(Annualized)

Proforma

Gross Potential Income: 265,440.00$ 265,440.00$ 265,440.00$ 265,440.00$ 
Vacancy: 45,664.92$    17% 41,716.21$    16% 39,981.23$    15% 13,272.00$    5%

Rental Income: 219,775.08$ 223,723.79$ 225,458.77$ 252,168.00$ 
Admin and Late Fees: -$                 -$                 -$                 5,000.00$      

Tenant Insurance: -$                 -$                 -$                 17,043.00$    
Total 219,775.08$ 223,723.79$ 225,458.77$ 274,211.00$ 

EXPENSES
Property Taxes: 24,349.67$    27,517.19$    27,517.19$    28,342.71$    
Office Supplies: 215.27$          618.01$          606.96$          625.17$          

 Property Insurance: 6,715.45$      4,294.00$      6,715.45$      6,916.91$      
Advertising: 471.30$          419.90$          1,039.33$      1,070.51$      

Contract Labor Storage: 8,380.00$      17,510.00$    12,945.00$    13,333.35$    
Postage: 247.47$          116.00$          181.74$          187.19$          

Professional Services: 19,735.45$    22,186.15$    20,960.80$    21,589.62$    
Repairs and Maintenance: 6,471.45$      1,865.96$      9,266.83$      9,544.83$      

Utilities: 1,717.45$      1,525.84$      1,339.03$      1,379.20$      
Total Expenses 68,303.51$    31% 76,053.05$    34% 80,572.33$    36% 82,989.50$    

NET INCOME 151,471.57$ 147,670.74$ 144,886.44$ 191,221.50$ 

Professional services consists of 3rd part management, ESS software, credit card processing, and call center fees. 
Contractor Labor consists of local boots on the ground manager and landscapers. 

2025 Contract Labor and Professional Services is the average of the previous 2 years. Seller recently fired 3rd party 
management company as of July 2025. 

Proforma are numbers at 95% occupancy with fees and tenant insurance income. 
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FINANCING & RETURNS

29

Purchase Price 1,625,000$     Year 2023 2024 *2025 Proforma
Enclosed Sq. Ft. 45,140
Price Per Sq. Ft. $36.00 Gross Potential Income: 265,440.00$ 265,440.00$ 265,440.00$ 265,440.00$ 
2024 Cap Rate 9.09% Vacancy: 45,664.92$    41,716.21$    39,981.23$    13,272.00$    
2025 Cap Rate 8.92% Rental Income: 219,775.08$ 223,723.79$ 225,458.77$ 252,168.00$ 

Proforma Cap Rate 11.77% Admin and Late Fees: -$                 -$                 -$                 5,000.00$      
Tenant Insurance: -$                 -$                 -$                 17,043.00$    
Total 219,775.08$ 223,723.79$ 225,458.77$ 274,211.00$ 

Operating Expenses
Property Taxes: 24,349.67$    27,517.19$    27,517.19$    28,342.71$    
Office Supplies: 215.27$          618.01$          606.96$          625.17$          

Bank Financing  Property Insurance: 6,715.45$      4,294.00$      6,715.45$      6,916.91$      
Down Payment 500,000$         Advertising: 471.30$          419.90$          1,039.33$      1,070.51$      
Loan Amount 1,125,000$      Contract Labor Storage: 8,380.00$      17,510.00$    12,945.00$    13,333.35$    
Loan to Value 69% Postage: 247.47$          116.00$          181.74$          187.19$          
Interest Rate 7.00% Professional Services: 19,735.45$    22,186.15$    20,960.80$    21,589.62$    
Amortization 25 Repairs and Maintenance: 6,471.45$      1,865.96$      9,266.83$      9,544.83$      

Monthly Payments 7,951.27$        Utilities: 1,717.45$      1,525.84$      1,339.03$      1,379.20$      
Annual Payments 95,415.19$      

Total Expenses $68,304 $76,053 $80,572 $82,989
Expense % of Revenue 31.08% 33.99% 35.74% 30.26%
Expense Per Sq. Ft. $1.51 $1.68 $1.78 $1.84
Net Income 151,472$         147,671$         144,886$         191,222$         

Loan Payments $95,415 $95,415 $95,415 $95,415
Debt Service Coverage Ratio 1.59 1.55 1.52 2.00
Cash Flow $56,056 $52,256 $49,471 $95,806
Capitalization Rate 9.32% 9.09% 8.92% 11.77%
Cash on Cash Return 11.21% 10.45% 9.89% 19.16%
Gross Revenue Multiple 7.39 7.26 7.21 5.93
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BROKER REMARKS
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• Seller fired the 3rd party property management company on July 16th due to several failures such as;
• Failure to make units available for rent online. Units were only available to rent via phone.
• Failure to input Da Vinci Lock codes into management system.
• Failure to overlock past due customers.
• Failure to charge late fees on past due rent.

• The former management company complicated the rental process by requiring customers to visit the location and read the 
Da Vinci lock serial number before receiving the unlock code.

• Seller has taken over management duties since firing the property management company.

• Owner transferred from Easy Storage Solutions to Cubby Management software.

• Extremely low supply at only 2.64 sq. ft. per capita in the city.

• Other than Marlin Self Storage, the closest competitors are over 10 miles away.

• Marlin is 30 minutes southeast of Waco, the 24th largest city in the state of Texas.

• As shown on the owner's profit and loss statement, $109K was spent in capital improvements since 2023.

• Opportunity to increase revenue through fee income and tenant insurance program.

• Actual 8.92% cap rate with upside.
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FOLLOW US ONLINE
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http://www.calvaryrealty.com/
https://www.youtube.com/channel/UCWYVrwgvbiTorngy53Q1lEQ/videos
https://www.youtube.com/channel/UCWYVrwgvbiTorngy53Q1lEQ/videos
https://twitter.com/calvaryrealty
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