OFFERING MEMORANDUM
CATAULA SELF-STORAGE & RENTAL HOUSE
33 & 77 MACON DR
CATAULA, GA  31804
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US HWY 27






MACON DR






SELLER:  THE SANDMAN INVESTMENT GROUP, LLC

BROKER:  JEFCOAT REAL ESTATE SERVICES LLC
PO BOX 411
MIDLAND, GA
31820

DOUG JEFCOAT – BSEE, CCIM – OWNER/BROKER 706 888-1614
DAN LOWERY – BBA, MBA – LICENSED AGENT 706 681-0026
JEANNE JEFCOAT – RN (RET) – ASSISTANT 706 392-5935

updated 12/17/24 w/ YTD Nov financials
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2

LIST PRICE:  $2,233,000
2024 PROJECTED NOI = $145,144
CAP RATE:  6.5
2024 PROJECTED REVENUE = $219,907
2024 PROJECTED EXPENSES = $70,712
SINCE 2019, PROJECTED NOI UP 47%
NEW STORAGE BLDGS ADDED IN 2021
CURRENT OCCUPANCY = 84.34% (11/1/24)
COUNTY:  HARRIS
DISTANCE TO COLUMBUS – 3 MILES
2024 REAL ESTATE TAXES = $17,393.16 *
TAX PARCELS: 048 033A & 048 036
SIZE:  5.78 + 0.47 = 6.25 ACRES **
BUILT: 2000-2021
ZONING:  HIGHWAY COMMERCIAL (C4)
3% COMMISSION TO BUYER’S BROKER
DEED REFERENCE:  DB 1056 PG 0366 ***
PLAT REFERENCE:  PB  033 174B ***


* Harris County Real Property Assessments for 2024 – see appendix
** FOR TAX PARCEL 048 033A, HARRIS COUNTY TAX RECORDS DIFFER FROM CALCULATED AREA OF THE PROPERTY. TAX RECORDS SHOW AN AREA OF 4.94 ACRES.  A RECENT SURVEY BY MOON MEEKS & ASSOCIATES SHOWS THE PARCEL HAS AN AREA OF 5.78 ACRES. – see appendix for updated survey (not yet recorded)
*** See appendix for copy of DB 1056 PG 366 & PB 033 174B
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MAIN ENTRANCE


WHERE IN THE WORLD IS CATAULA
HARRIS COUNTY, GEORGIA?

Cataula, Georgia is an unincorporated community in southern Harris County.  Cataula straddles US Hwy 27 which is a major north/south corridor connecting Harris County to Columbus, GA.  Harris County is part of the Columbus GA-AL MSA, which includes:
· Muscogee County (Columbus), GA
· Harris County, GA
· Chattahoochee County, GA
· Marion County, GA
· Russell County (Phenix City), AL

The Combined Statistical Area (CSA) also includes Lee County, AL (Auburn-Opelika) as well as Tallapoosa County, AL (Alexander City).
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COLUMBUS GA COMBINED CSA (TRADE AREA)
      CATAULA SELF-STORAGE

Ft. Moore, formerly known as Ft. Benning, includes land in Muscogee, Chattahoochee and Marion Counties in Georgia and part of Russell County in Alabama.  Ft. Moore is a significant economic engine for the region.  Based on information published on georgiaencyclopedia.org, about “35,000 military and civilian personnel work on the installation.  Ft. Moore is the largest single site employer in Georgia with an annual economic impact of $5.6 billion dollars.”

From Cataula Self-Storage it is about a 3-mile drive straight down US Hwy 27 to Columbus (Muscogee County).  Many who travel on Hwy 27 are commuting to Columbus to work at major employers like TSYS, Synovus, AFLAC, Pratt & Whitney, Columbus State University and Ft. Moore.  On average, over 8000 vehicles pass the Cataula Self-Storage site each day, based on GDOT data.
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GEORGIA IN THE SOUTHEASTERN UNITED STATES
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MAP OF GEORGIA
(HARRIS COUNTY IN RED)
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MAP OF WEST GEORGIA
(HARRIS COUNTY IN DARK GREEN)
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MAP OF HARRIS COUNTY GEORGIA
CATAULA, GA CIRCLED IN RED

On the map above, Cataula is shown just north of the Harris County- Muscogee County line.  In 1971, Muscogee County and the City of Columbus merged creating the Columbus Consolidated Government.  The Cataula Self-Storage property is about 4 minutes north of the county line, which is also the city limits for Columbus.

Demographic information on Cataula (Harris County) can be found in the appendix.

SELF STORAGE LAYOUT (12 BLDGS) + RV/TRAILER STORAGE
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SELF STORAGE UNITS ONLY (RV PARKING NOT SHOWN IN THIS IMAGE)
SOURCES OF REVENUE

· 54 Self-Storage Rental Units – Climate Controlled
· 115 Self-Storage Rental Units – Not Climate Controlled
· 5 Small Offices – The 4 offices in Bldg #11 are leased.  The office in Bldg #10 is vacant.
· 23 RV/Trailer Parking spaces - with planning, more parking spaces can be created.
· Rental House – leased continually since 2018, 2-year renewal signed @ $800/mo.
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FRONT PARKING LEASED BY TENANT
[image: Aerial view of a storage facility  Description automatically generated]
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· BUILDINGS 6, 9 & 12 OFFER CLIMATE CONTROLLED STORAGE - EXPERIENCING VERY LITTLE TURNOVER
· CARS TO GO (TENANT) LEASES TWO OFFICE SUITES IN BLDG #10 AS WELL AS THE PARKING AREA THAT FRONTS ON US HWY 27
· ALL BUILDINGS EXCEPT 10 & 11 ARE BEHIND A FENCE WITH RESTRICTED ACCESS VIA KEYPAD CONTROLLED GATES WITH AUTO OPENERS FOR EXITING VEHICLES
· SECURITY LIGHTING BY GEORGIA POWER COMPANY LED FLOOD LIGHTS – MONTHLY FEE INCLUDES MAINTENANCE IF A LIGHT GOES OUT
· RV AND TRAILER PARKING AREA COULD BE CONVERTED TO ADDITIONAL SELF STORAGE BUILDINGS IF THE MARKET CALLS FOR MORE UNITS
· OTHER THAN SAFETY LIGHTING, INTERIOR LIGHTING IN THE CLIMATE CONTROLLED BLDGS ARE ON DIAL MECHANICAL TIMERS THAT SHUT OFF ONCE THE TIME EXPIRES
· OWNERS UTILIZE THE “EASY STORAGE SOLUTIONS” PROGRAM TO MANAGE SELF STORAGE CUSTOMERS AND AVAILABLE INVENTORY
· YTD NOV EASY STORAGE SOLUTIONS REPORTS CAN BE FOUND IN THE APPENDIX
US HWY 27 IMPROVEMENT PROJECT

The Georgia Department of Transportation (GDOT) is currently improving US Hwy 27 beginning at the Hancock Rd intersection in Columbus continuing through a new roundabout currently under construction at the intersection of US Hwy 27 and GA Hwy 315 on the northern end of Cataula.  Hwy 27 is a main arterial road that connects Harris County to Columbus.  Hwy 27 becomes Veterans Parkway as you cross over from Harris County into Muscogee County (Columbus).
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NORTHERN END OF GDOT PROJECT



SOUTHERN END OF GDOT PROJECT
US HWY 27
CATAULA SELF STORAGE


The US Hwy 27 improvement project is expected to be completed by April of 2026.  GDOT traffic count data from 2023 shows on average 8080 vehicles per day travel past the Cataula Self Storage business.  Many of these vehicles are commuters who travel into Columbus or Ft. Moore to their jobs.  Traffic counts are expected to increase as a result of the road improvements.
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GDOT TRAFFIC COUNT MAP


ROOM TO EXPAND OR SELL OFF A PARCEL


The northeast corner of the property is undeveloped. A house once sat in this area, so there is already driveway access to Hwy 27.  This site has great frontage, approximately 300 LF, and could be sold off as an outparcel or additional storage units could be constructed and incorporated into the self-storage campus.  This area is identified as FUTURE in the image below and ranges in size from 1 – 1.5 acres depending on how the lot is subdivided from the 5.78-acre parcel. A conceptual drawing depicting a 1.4 ac lot as well as an aerial overlay survey can be found in the appendix.
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POTENTIAL TO EXPAND THE SELF STORAGE CAMPUS
APPROX 1-1.5 +/- AC OUTPARCEL
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RENTAL HOUSE

Rental house sits on a ½ acre lot. Potential storage demand may justify demolishing this house and replacing it with storage units.  Facts about the structure based on tax records:


· Heated SF = 1080
· Lot size = .47 acres
· Year Built – 1961
· 3 Bedrooms / 1 Bath
· 2023 Valuation = $68,229
· Condition – Average
· Interior Walls – Sheetrock
· Exterior Walls – Aluminum/Vinyl siding
· Foundation - Masonry   
· Roof – Asphalt shingles
· Heating – Floor/wall furnace
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77 MACON DRIVE, CATAULA, GA 31804 – TAX PARCEL 048 036

CATAULA SELF-STORAGE
PERFORMANCE STATISTICS AND OPERATION NOTES


· OCCUPANCY AS OF 10/31/24 IS AT 84.34%
· YTD GROSS PROFIT THROUGH NOV = $195,323 WITH A 
PROJECTED GROSS PROFIT FOR YEAR END 2024 AT $215,857
· 2024 YEAR END GROSS PROFIT PROJECTION REPRESENTS A 3% INCREASE OVER 2023
· 2024 YEAR END NOI PROJECTION IS $145,144, WHICH REPRESENTS ABOUT A 4% INCREASE OVER 2023 NOI PERFORMANCE.
· “EASY STORAGE SOLUTIONS” SYSTEM, SIMPLIFIES THE SIGN UP/TERMINATION PROCESSES TO HELP THINGS GO SMOOTHLY
· BECAUSE OF THE “EASY STORAGE SOLUTIONS” SYSTEM, THIS PROPERTY OPERATES WITHOUT AN ONSITE EMPLOYEE
· THE 1-1.5 AC OUT PARCEL CAN BE DEVELOPED WITH MORE STORAGE UNITS, DEVELOPED WITH A DIFFERENT PRODUCT OR SOLD OFF.
· BASED ON A MAY 2022 APPRAISAL BY CBRE, THE STORAGE RATES ARE BELOW MARKET
· OWNERS HAVE GRADUALLY INCREASED RATES AS TURNOVER OCCURS
· OWNERS INVESTED IN MULTPLE SECURITY CAMERAS AROUND THE CAMPUS, WHICH CAN BE MONITORED REMOTELY
· ALTHOUGH IT’S NOT CURRENTLY STAFFED, THERE IS A LEASING OFFICE ON SITE IN BUILDING #12
· THERE ARE SOME “PRO BONO” UNITS THAT WILL BE EMPTY SOON AND ADDED INTO THE POOL OF RENTABLE UNITS RAISING THE TOTAL NUMBER TO 197 UNITS (STORAGE + OFFICE + PARKING)
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CAMPUS PHOTOS
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CAMPUS PHOTOS
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CAMPUS PHOTOS
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APPENDIX

· Harris County 2024 Real Assessment for 048 033A & 048 036
· Warranty deed - DB 1056 PGS 0366-0368
· PB 33 PG 174B
· Demographic Summary
· Easy Storage Solutions Mgmt Summary Report – 11/1/24
· Easy Storage Solutions Occupancy History Report – 11/1/24
· Moon Meeks unrecorded survey dated 10/30/2024
· Moon Meeks conceptual layout showing 1.4 ac out parcel
· Moon Meeks survey with aerial overlay
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Bldg # Cond? Y/N # Storage Units # Offices Parking Spaces TOTALS

1 N 21 0 0 22

2 N 10 0 0 12

3 N 12 0 0 15

4 N 11 0 0 15

5 N 22 0 0 27

6 Y 14 0 0 20

7 N 9 0 0 16

8 N 14 0 0 22

9 Y 22 0 0 31

10 N 16 1 0 27

11 N 0 4 0 15

12 Y 18 0 0 30

RV/TRAILER NA 0 0 23 23

Totals 169 5 23 197


Microsoft_Excel_Worksheet.xlsx
Sheet1

		Bldg #		Cond? Y/N		# Storage Units		# Offices		Parking Spaces		TOTALS

		1		N		21		0		0		22

		2		N		10		0		0		12

		3		N		12		0		0		15

		4		N		11		0		0		15

		5		N		22		0		0		27

		6		Y		14		0		0		20

		7		N		9		0		0		16

		8		N		14		0		0		22

		9		Y		22		0		0		31

		10		N		16		1		0		27

		11		N		0		4		0		15

		12		Y		18		0		0		30

		RV/TRAILER		NA		0		0		23		23



		Totals				169		5		23		197
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Address Tenant Monthly Rent End Date Note

39 Macon Dr Cars to Go 400.00 $           5/31/2029$25/mo annual esc

37 Macon Dr & front parking Cars to Go 750.00 $           5/31/2029$25/mo annual esc

35 Macon Dr Hwy 27 Hemp 400.00 $           5/31/2025

33 Macon Dr On Par Golf 600.00 $           5/31/2025

77 Macon Dr Carroll & Wertz 800.00 $           8/31/2026

Total Monthly 2,950.00 $      

Rent Roll for Offices and Rental House


Microsoft_Excel_Worksheet1.xlsx
Sheet1

		Rent Roll for Offices and Rental House

		Address		Tenant		Monthly Rent		End Date		Note

		39 Macon Dr		Cars to Go		$   400.00		5/31/29		$25/mo annual esc

		37 Macon Dr & front parking		Cars to Go		$   750.00		5/31/29		$25/mo annual esc

		35 Macon Dr		Hwy 27 Hemp		$   400.00		5/31/25

		33 Macon Dr		On Par Golf		$   600.00		5/31/25

		77 Macon Dr		Carroll & Wertz		$   800.00		8/31/26



		Total Monthly				$   2,950.00
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Income

Category 2019 2020 2021 2022 2023 2024 (YTD-JNov)2024 Projection

Rental - Mini Stor/Off 134,894.55 $   135,762.14 $   149,591.60 $   178,002.00 $   199,637.00 $   185,267.00 $        205,148.00 $      

Rental - house - $                         - $                         - $                         9,600.00 $          9,600.00 $          8,800.00 $               9,600.00 $             

Insurance - $                         - $                         613.77 $               3,141.00 $          3,964.00 $          5,626.00 $               5,700.00 $             

Late Fees 81.00 $                  735.90 $               944.00 $               3,493.00 $          2,935.00 $          3,038.00 $               3,150.00 $             

Merch Sales 65.50 $                  69.00 $                  23.00 $                  9.00 $                           9.00 $                         

Rental Discounts (2,690.55) $        (3,442.50) $        (3,127.50) $        (3,453.00) $        (3,423.00) $        (3,524.00) $             (3,700.00) $           

Total Rev 132,350.50 $   133,124.54 $   148,044.87 $   190,783.00 $   212,713.00 $   199,216.00 $        219,907.00 $      

Cost of Sales

Insurance - $                         - $                         (146.85) $             1,495.00 $          2,854.00 $          3,893.00 $               4,050.00 $             

Total Cost of Sales - $                         - $                         (146.85) $             1,495.00 $          2,854.00 $          3,893.00 $               4,050.00 $             

Gross Profit 132,350.50 $   133,124.54 $   148,191.72 $   189,288.00 $   209,859.00 $   195,323.00 $        215,857.00 $      

Expenses

Advertising 170.00 $               120.00 $               80.00 $                 

Bank Svc Charges 3,033.52 $          1,979.24 $          4,048.85 $          4,154.00 $          4,786.00 $          3,409.19 $               3,500.00 $             

Commissions 587.78 $               521.86 $               419.52 $               346.00 $               294.00 $               171.53 $                    187.12 $                  

Contract Labor - $                         - $                         1,020.60 $         

Contributions 1,000.00 $          1,200.00 $          1,300.00 $         

Interest Expense 9,237.68 $          5,649.29 $          4,568.00 $          33,659.00 $      50,424.00 $     

Insurance Cat Prop - $                         - $                         589.32 $               6,622.00 $          8,503.00 $          10,027.47 $            10,200.00 $         

Insurance Exp Reim - $                         400.00 $               - $                        

Late Fees 751.36 $               446.14 $               98.01 $                  (125.00) $                  (125.00) $                

Licenses - $                         - $                         125.00 $               50.00 $                  50.00 $                  - $                             

Loan Fees 700.00 $               - $                         - $                        

Office computer exp 341.19 $               198.00 $               1,083.68 $          2,712.40 $               2,850.00 $             

Office expense 353.10 $               19.44 $                  - $                         1,510.00 $          2,340.00 $         

Pest Control 1,748.99 $          1,712.99 $          1,997.17 $          2,417.00 $          2,647.00 $          2,947.27 $               3,215.20 $             

Postage & Delivery 109.95 $               - $                         109.95 $               719.00 $               108.00 $               225.34 $                    245.83 $                  

Professional Svcs - $                         - $                         5,025.00 $         

Repair & Maint 5,655.09 $          5,311.61 $          29,396.68 $      28,909.00 $      9,325.00 $          8,207.28 $               8,400.00 $             

Lawn Maint 1,902.73 $          2,318.08 $          4,000.00 $          5,000.00 $          5,000.00 $          4,600.00 $               5,000.00 $             

Salary Allocation - $                         - $                         - $                         5,400.00 $          5,400.00 $          4,950.00 $               5,400.00 $             

Taxes, Property 7,449.57 $          7,667.39 $          12,640.33 $      14,598.00 $      17,394.00 $      17,393.15 $            17,394.00 $         

Taxes, Other 50.00 $                  - $                         1,918.00 $         

Telephone - $                         - $                         1,105.06 $          150.00 $               1,009.00 $          173.98 $                    190.00 $                  

Utilities 10,024.56 $      9,982.39 $          10,967.49 $      12,004.00 $      13,612.00 $      13,067.38 $            14,255.32 $         

Total Exp 43,115.52 $      37,526.43 $      80,492.66 $      115,538.00 $   120,892.00 $   67,759.99 $            70,712.47 $         

Less Int Exp (9,237.68) $        (5,649.29) $        (4,568.00) $        (33,659.00) $    (50,424.00) $    - $                             

Adj Exp 33,877.84 $      31,877.14 $      75,924.66 $      81,879.00 $      70,468.00 $      67,759.99 $            70,712.47 $         

NOI 98,472.66 $      101,247.40 $   72,267.06 $      107,409.00 $   139,391.00 $   127,563.01 $        145,144.53 $      

Cataula Self Storage P&L Summary - 2019-2024 Projection


Microsoft_Excel_Worksheet2.xlsx
Sheet1

		Cataula Self Storage P&L Summary - 2019-2024 Projection

		Income

				Category		2019		2020		2021		2022		2023		2024 (YTD-JNov)		2024 Projection

				Rental - Mini Stor/Off		$   134,894.55		$   135,762.14		$   149,591.60		$   178,002.00		$   199,637.00		$   185,267.00		$   205,148.00

				Rental - house		$   - 0		$   - 0		$   - 0		$   9,600.00		$   9,600.00		$   8,800.00		$   9,600.00

				Insurance		$   - 0		$   - 0		$   613.77		$   3,141.00		$   3,964.00		$   5,626.00		$   5,700.00

				Late Fees		$   81.00		$   735.90		$   944.00		$   3,493.00		$   2,935.00		$   3,038.00		$   3,150.00

				Merch Sales		$   65.50		$   69.00		$   23.00						$   9.00		$   9.00

				Rental Discounts		$   (2,690.55)		$   (3,442.50)		$   (3,127.50)		$   (3,453.00)		$   (3,423.00)		$   (3,524.00)		$   (3,700.00)

		Total Rev				$   132,350.50		$   133,124.54		$   148,044.87		$   190,783.00		$   212,713.00		$   199,216.00		$   219,907.00

		Cost of Sales

				Insurance		$   - 0		$   - 0		$   (146.85)		$   1,495.00		$   2,854.00		$   3,893.00		$   4,050.00

		Total Cost of Sales				$   - 0		$   - 0		$   (146.85)		$   1,495.00		$   2,854.00		$   3,893.00		$   4,050.00

		Gross Profit				$   132,350.50		$   133,124.54		$   148,191.72		$   189,288.00		$   209,859.00		$   195,323.00		$   215,857.00

		Expenses

				Advertising		$   170.00		$   120.00		$   80.00

				Bank Svc Charges		$   3,033.52		$   1,979.24		$   4,048.85		$   4,154.00		$   4,786.00		$   3,409.19		$   3,500.00

				Commissions		$   587.78		$   521.86		$   419.52		$   346.00		$   294.00		$   171.53		$   187.12

				Contract Labor		$   - 0		$   - 0		$   1,020.60

				Contributions		$   1,000.00		$   1,200.00		$   1,300.00

				Interest Expense		$   9,237.68		$   5,649.29		$   4,568.00		$   33,659.00		$   50,424.00

				Insurance Cat Prop		$   - 0		$   - 0		$   589.32		$   6,622.00		$   8,503.00		$   10,027.47		$   10,200.00

				Insurance Exp Reim		$   - 0		$   400.00		$   - 0

				Late Fees		$   751.36		$   446.14		$   98.01						$   (125.00)		$   (125.00)

				Licenses		$   - 0		$   - 0		$   125.00		$   50.00		$   50.00		$   - 0

				Loan Fees		$   700.00		$   - 0		$   - 0

				Office computer exp		$   341.19		$   198.00		$   1,083.68						$   2,712.40		$   2,850.00

				Office expense		$   353.10		$   19.44		$   - 0		$   1,510.00		$   2,340.00

				Pest Control		$   1,748.99		$   1,712.99		$   1,997.17		$   2,417.00		$   2,647.00		$   2,947.27		$   3,215.20

				Postage & Delivery		$   109.95		$   - 0		$   109.95		$   719.00		$   108.00		$   225.34		$   245.83

				Professional Svcs		$   - 0		$   - 0		$   5,025.00

				Repair & Maint		$   5,655.09		$   5,311.61		$   29,396.68		$   28,909.00		$   9,325.00		$   8,207.28		$   8,400.00

				Lawn Maint		$   1,902.73		$   2,318.08		$   4,000.00		$   5,000.00		$   5,000.00		$   4,600.00		$   5,000.00

				Salary Allocation		$   - 0		$   - 0		$   - 0		$   5,400.00		$   5,400.00		$   4,950.00		$   5,400.00

				Taxes, Property		$   7,449.57		$   7,667.39		$   12,640.33		$   14,598.00		$   17,394.00		$   17,393.15		$   17,394.00

				Taxes, Other		$   50.00		$   - 0		$   1,918.00

				Telephone		$   - 0		$   - 0		$   1,105.06		$   150.00		$   1,009.00		$   173.98		$   190.00

				Utilities		$   10,024.56		$   9,982.39		$   10,967.49		$   12,004.00		$   13,612.00		$   13,067.38		$   14,255.32

		Total Exp				$   43,115.52		$   37,526.43		$   80,492.66		$   115,538.00		$   120,892.00		$   67,759.99		$   70,712.47

		Less Int Exp				$   (9,237.68)		$   (5,649.29)		$   (4,568.00)		$   (33,659.00)		$   (50,424.00)		$   - 0

		Adj Exp				$   33,877.84		$   31,877.14		$   75,924.66		$   81,879.00		$   70,468.00		$   67,759.99		$   70,712.47



		NOI				$   98,472.66		$   101,247.40		$   72,267.06		$   107,409.00		$   139,391.00		$   127,563.01		$   145,144.53
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