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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.

Exclusively Presented by:     

Brandon Robinson

Brobinson@CalvaryRealty.com
(909) 719-0399

www.calvaryrealty.com
San Bernardino, CA

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 plumbing, no 

residential tenants, minimal turnover 

costs, and limited tenant improvements 

compared to other asset classes.

6) Ease of Eviction: Delinquent tenants can 

be evicted in 60 days or less and their 

belongings can be processed through lien 

sale procedures in accordance with state 

law. 

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 Image to Play Video

https://youtu.be/ole-42yrBpI?si=Q-S24jSGcYaXV1ox


INVESTMENT HIGHLIGHTS
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 Prime San Diego County Location
•Located in Desirable North San Diego County 
•Minutes from Escondido & Growing Valley Center 
•3.3 Million Population Throughout the San Diego MSA 
•Strong Long-Term Population & Housing Growth
•Institutional-quality investment market

 Value Creation
•82% Occupancy with Additional Lease-Up Potential
•Opportunity to Increase Below-Market Rates
•Revenue Management Upside on Discounted Unit Types
•Proven History of Approximately 95% Occupancy
•Immediate NOI Growth Through Improvements

 Operational Advantages
•Recently Converted to QuikStor Software
•Online Rentals & Modern Website Implemented
•After-Hours Call Center (Pending) 
•Full Roof Replacement in 2020
•Remote Management Ready
•On-Site Solar Panels Help Reduce Utility Costs

 Strong Market Drivers
•3.3M+ Population in San Diego MSA
•Steady Population Growth 
•Strong Regional Demand 
•Growing Regional Economy
•Traffic Exposure on Cole Grade & Valley Center Rd
•High Barriers to Entry



PROPERTY OVERVIEW

Valley Center Storage Units presents a rare opportunity to acquire a well-located Self-Storage facility in San Diego County, one of the most 
desirable and supply-constrained storage markets in the United States. Located at 28365 Cole Grade Road in Valley Center, California, the 
property benefits from strong regional demographics and proximity to Escondido and the greater San Diego metropolitan area, home to 
more than 3.3 million residents. 

Constructed in 1991, the facility sits on approximately 3.07 acres and consists of 5 buildings, various shipping containers, plus a 
management office. The property contains 36,600 enclosed square feet of self storage space divided into 190 units, 5,040 enclosed square 
feet of shipping containers divided into 32 units, and 4,045 square feet of parking storage divided into 12 spaces. This diversified unit mix 
allows the facility to serve a broad range of storage needs, including residential customers, small businesses, and vehicle owners.

Currently operating at 82% occupancy (Up 6% since Q4 of 2025), the property offers investors a clear opportunity to increase revenue 
through both occupancy growth and rental rate optimization. With improved marketing, management, and revenue management 
strategies, a new owner can capitalize on the existing demand within this highly desirable trade area. The property is also equipped with 
an on-site solar power system that helps reduce common area electrical expenses, providing additional operating efficiencies.

Offered at a reasonable price per rentable square foot, Valley Center Storage Units represents a compelling acquisition opportunity at an 
attractive basis relative to replacement cost and recent transactions throughout the San Diego County Self-Storage market!
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Valley Center, California—located in northern San Diego County—is home 
to approximately 10,000 residents and is known for its rural character, 
agricultural roots, and scenic rolling hills. Positioned about 15 miles north 
of Escondido and within commuting distance of San Diego, the 
community offers a quiet, country lifestyle while maintaining access to 
major regional employment hubs. Agriculture, gaming, education, and 
small-business enterprise form the foundation of the local economy.

The area is recognized for its avocado and citrus groves, equestrian 
properties, and expansive open space. Community life centers around 
local farmers markets, seasonal festivals, and gatherings at Valley Center 
Community Hall. Nearby attractions include Bates Nut Farm, Daley Ranch 
hiking trails, and golf courses that draw both residents and visitors. 
Continued residential growth and infrastructure improvements are 
gradually expanding retail and service offerings while preserving the 
area’s rural identity.

Major Employers in Valley Center, CA: Harrah’s Resort Southern California 
| Valley View Casino & Hotel | Valley Center-Pauma Unified School 
District | Pauma Band of Luiseño Indians (tribal government operations) | 
Local agricultural operations (avocado and citrus growers) | County of San 
Diego public services (regional employment)

Why Invest in Valley Center
Valley Center presents opportunities for long-term residential, 
agricultural, and hospitality investment. With steady demand for rural 
living near urban job centers, expanding tribal resort operations, and 
continued housing development, the community is positioned for 
measured growth. Its open land availability, scenic setting, and proximity 
to North County San Diego create strong potential for investors seeking 
lifestyle-driven and land-based opportunities in Southern California.

LOCAL AREA

10



PROPERTY PROFILE
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Offer Due Date: Monday August 10, 2026

Property Name: Valley Center Storage Units

Address: 28365 Cole Grade Rd, Valley Center, CA 92082

MSA: San Diego - Chula Vista - Carlsbad

MSA Population: 3,298,799

Pricing Guidance: $5,450,000

Existing Cap Rate: 6.08%

2025 Cap Rate

(With Property Tax Increase)
5.37%

Traditional Storage Sq. Ft.: 36,600

Shipping Container Sq. Ft. 5,040

Parking Space Sq. Ft.: 4,045

Enclosed Rentable Sq. Ft.: 41,640

Price Per Enclosed Sq. Ft.: $130.88

Number of Storage Units: 190

Container Units: 32

Number of Parking Spaces: 12

Current Physical Occupancy: 82%

Acreage: 3.07

Gross Square Feet: 133,729

Year Built: 1991

APN / Zoning: 189-013-17-00 | M52

County: San Diego

Number of Buildings: 5

Number of Stories Single Story

Construction: Wood Frame and Stucco with Metal Doors

Cross Streets: Sheila Lane

Nearest Freeway: Highway 135

Traffic Count: 20,200 Via Cole Road & Valley Center Road

Property Website: https://valleycenterstorageunits.com/



DEMOGRAPHIC AND INCOME (3 Mile Radius)
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DEMOGRAPHIC AND INCOME (5 Mile Radius)

13



HOUSING PROFILE (5 Mile Radius)
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INFOGRAPHIC: LIFESTYLE / TAPESTRY (5 Mile Radius)
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TRAFFIC COUNT
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AERIAL PHOTOS 
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PROPERTY PHOTOS 
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PROPERTY PHOTOS 
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AERIAL PHOTOS 
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PARCEL OUTLINE
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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 N/A N/A N/A Self Storage Only Facilities Net Rentable SQ FT N/A N/A N/A

Hybrid Facility Self Storage Net Rentable SQ FT 146,973 146,973 146,973 Hybrid Facility Self Storage Net Rentable SQ FT 146,973 146,973 146,973

Total Net Self Storage Rentable SQ FT 146,973 146,973 146,973 Total Net Self Storage Rentable SQ FT 146,973 146,973 146,973

Parking Net Rentable SQ FT 19,900 19,900 19,900 Parking Net Rentable SQ FT 19,900 19,900 19,900

Sq Ft per Capita Sq Ft per Capita

2023 Sq Ft per Capita 4.27 410.54 16.77 2023 Sq Ft per Capita 4.27 410.54 16.77

2025 Sq Ft per Capita 4.22 408.26 16.58 2025 Sq Ft per Capita 4.22 408.26 16.58

2027 Sq Ft per Capita 4.17 404.88 16.38 2027 Sq Ft per Capita 4.17 404.88 16.38

Sq Ft per Household 13.82 1235.07 57.19 Sq Ft Under Construction per Capita N/A N/A N/A

Total Stores 3 3 3 Sq Ft per Household 13.82 1235.07 57.19

REITS 0 0 0 Total Stores 3 3 3

Large Ops 0 0 0 REITS 0 0 0

Mid Ops 2 2 2 Large Ops 0 0 0

Small Ops 0 0 0 Mid Ops 2 2 2

Single Ops 1 1 1 Small Ops 0 0 0

New Developments 0 0 0 Single Ops 1 1 1

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 34,422 358 8,765

2025 Population 34816 (+1.14% change) 360 (+0.56% change) 8865 (+1.14% change)

2027 Population 35233 (+2.36% change) 363 (+1.40% change) 8972 (+2.36% change)

Population Density(per sq mi) 439 216 308

Region Type Rural Rural Rural

Households 10,635 119 2,570

Rental Households 1,626 17 335

Rental Households Percentage 15.29% 14.29% 13.04%

Median Household Income $127,598 $110,026 $116,446

Walk In Average Rate Per Square Feet

All Units without Parking $1.60 $1.60 $1.60

All Units with Parking $1.60 $1.60 $1.60

Regular Units $1.60 $1.60 $1.60

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

Only Parking N/A N/A N/A

Rate Trend (12 months) -6.73% -6.73% -6.73%

Online Average Rate Per Square Feet

All Units without Parking $1.52 $1.52 $1.52

All Units with Parking $1.52 $1.52 $1.52

Regular Units $1.52 $1.52 $1.52

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

Only Parking N/A N/A N/A

Rate Trend (12 months) -6.98% -6.98% -6.98%

Units Not Advertised 33% 33% 33%

Demographics

Market
Coverage
Comparisons are made with

Market Summary

5 mile radius
28365 Cole Grade Rd, Valley Center, CA 92082

San Diego-Chula Vista-Carlsbad, CA - (MSA), National Totals and Averages

Market Snapshot Market including known developments



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

Year 

Built 5x10 10x10 10x15 10x20 10x30

SUBJECT PROPERTY
28365 S. Cole Grade Road, Valley 

Center
133,729 45,685 1991 $60 $89 $180 $235 $440 

Greens Storage
28407 Lizard Rocks Road,

Valley Center
250,034 70,362 2012 $90 $200 $220 $250 N/A

Valley Center Mini Storage
28434 Cole Grade Rd,

Valley Center, CA 92082
147,668 39,832 1986 $90 $135 N/A $250 $350

Averages 55,097 1999 $90 $167 $220 $250 $350



UNIT MIX & INCOME SUMMARY (Previous 2025 Rates)
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Size Sq. Ft. # Of 

Units

Rentable 

Sq. Ft.

Rate Rate / Sq. 

Ft. 

Monthly 

Income

Annual 

Income

Office 1

Storage Units

5x10 50 12 600 $123.00 $2.46 $1,476 $17,712

5x15 75 4 300 $171.00 $2.28 $684 $8,208

10x20 200 169 33,800 $235.00 $1.18 $39,715 $476,580

15x20 300 1 300 $440.00 $1.47 $440 $5,280

20x20 400 4 1,600 $545.00 $1.36 $2,180 $26,160

Container Units

10x8 80 15 1,200 $171.00 $2.14 $2,565 $30,780

8x20 160 10 1,600 $180.00 $1.13 $1,800 $21,600

8x40 320 7 2,240 $449.00 $1.40 $3,143 $37,716

Parking Spaces

10x25 250 2 500 $192.00 $0.77 $384 $4,608

10x30 300 5 1,500 $281.00 $0.94 $1,405 $16,860

8x40 320 1 320 $298.00 $0.93 $298 $3,576

13x25 325 1 325 $210.00 $0.65 $210 $2,520

10x35 350 1 350 $263.00 $0.75 $263 $3,156

10x40 400 1 400 $286.00 $0.72 $286 $3,432

13x50 650 1 650 $315.00 $0.48 $315 $3,780

234 45,685 $55,164 $661,968

Units Sq. Ft. $1.21

Storage Units 190 36,600 195.24

Shipping Containers 32 5,040

Parking Spaces 12 4,045

Total 234 45,685 Total Units 234

Units Rented 191

Occupancy 82%

Management Office

Average rate / sq. ft.

Average size



UNIT MIX & INCOME SUMMARY (Rates as of April 2026)
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Size Sq. Ft. # Of 

Units

Rentable 

Sq. Ft.

Rate Rate / Sq. 

Ft. 

Monthly 

Income

Annual 

Income

Office 1

Storage Units

5x10 50 12 600 $60.00 $1.20 $720 $8,640

5x15 75 4 300 $95.00 $1.27 $380 $4,560

10x20 200 169 33,800 $235.00 $1.18 $39,715 $476,580

15x20 300 1 300 $440.00 $1.47 $440 $5,280

20x20 400 4 1,600 $545.00 $1.36 $2,180 $26,160

Containers

10x8 80 15 1,200 $89.00 $1.11 $1,335 $16,020

8x20 160 10 1,600 $180.00 $1.13 $1,800 $21,600

8x40 320 7 2,240 $449.00 $1.40 $3,143 $37,716

Parking Spaces

10x25 250 2 500 $192.00 $0.77 $384 $4,608

10x30 300 5 1,500 $281.00 $0.94 $1,405 $16,860

8x40 320 1 320 $298.00 $0.93 $298 $3,576

13x25 325 1 325 $210.00 $0.65 $210 $2,520

10x35 350 1 350 $263.00 $0.75 $263 $3,156

10x40 400 1 400 $286.00 $0.72 $286 $3,432

13x50 650 1 650 $315.00 $0.48 $315 $3,780

234 45,685 $52,874 $634,488

Units Sq. Ft. $1.16

Storage Units 190 36,600 195.24

Shipping Containers 32 5,040

Parking Spaces 12 4,045

Total 234 45,685 Total Units 234

Units Rented 191

Occupancy Rate 82%

Average rate / sq. ft.

Average size

Management Office



UNIT MIX & INCOME SUMMARY (Explanation)
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Management reduced rents on multiple units in fall 2025 to test the market.

The following unit types were discounted and may support rate increases. Only one current vacancy among units 
below.

• 5x10 | Reduced from $123 -> $60 (No Vacancy as of April 19, 2026)

• 5x15 | Reduced from $171 -> $95 (One Vacancy as of April 19, 2026)

• 10x8 | Reduced from $171 -> $89 (No Vacancy as of April 19, 2026) 



INCOME & EXPENSES
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INCOME 2024 2025 *2026 *Proforma

Gross Potential Rent: 661,968.00$   661,968.00$   634,488.00$   661,968.00$   
Vacancy Factor: 100,689.83$   15% 135,528.51$   20% 101,877.68$   16% 66,196.80$     10%

Storage Rent: 561,278.17$   526,439.49$   532,610.32$   595,771.20$   
Admin Fees: 2,366.86$       1,133.31$       1,189.98$       2,485.20$       

Inventory: 224.84$          56.46$            59.28$            236.08$          
Late Charges: 3,121.30$       2,542.00$       2,669.10$       3,277.37$       

Lien Reimbursements: 1,160.00$       1,050.00$       1,102.50$       1,218.00$       
Protection Insurance: 23,042.17$     15,735.14$     16,521.90$     24,194.28$     

Other: -$               -$               -$               -$               
Total 591,193.34$   546,956.40$   554,153.08$   627,182.13$   

EXPENSES
*New Property Taxes: 36,100.65$     57,770.00$     57,770.00$     57,770.00$     1.06%

Advertising: 782.46$          3,846.38$       3,581.50$       3,581.50$       
Bank Charges: 907.88$          180.08$          2,403.52$       2,403.52$       

Credit Card Processing: 18,551.88$     11,847.08$     13,358.52$     13,358.52$     
Liability Insurance: 4,197.36$       5,104.31$       5,618.02$       5,618.02$       

Pollution Liability Policy: 436.54$          450.47$          462.34$          462.34$          
Protection Insurance: 4,230.72$       3,914.56$       3,419.52$       3,419.52$       

Off-Site Management: 35,471.60$     32,677.04$     32,552.36$     32,552.36$     
On-Site Management: 74,729.62$     84,100.52$     65,992.68$     65,992.68$     

Office Expenses: 10,969.41$     2,153.77$       1,521.16$       1,521.16$       
Accountant: 2,950.00$       2,980.00$       2,980.00$       2,980.00$       

Repair and Maintenance: 18,072.13$     31,437.71$     15,000.00$     15,000.00$     
Pest Control: 1,544.00$       1,596.00$       736.00$          736.00$          

Portable Restroom: 3,629.42$       3,360.00$       4,114.04$       4,114.04$       
Support: 6,475.40$       3,401.95$       3,401.38$       3,401.38$       

State Tax: 3,300.00$       3,300.00$       3,300.00$       3,300.00$       
Utilities: 5,054.17$       5,899.54$       6,656.16$       6,656.16$       

Other: -$               -$               -$               -$               
Total Expenses 227,403.24$   38% 254,019.41$   46% 222,867.20$   40% 222,867.20$   36%

NET INCOME 363,790.10$   292,936.99$   331,285.88$   404,314.93$   

2024 and 2025 Income and expenses are actuals from sellers. P&L and Tax Returns. Certain expenses were adjusted to 

account for capital expenditures or one time occurences. 

2026 income is annualized from Q1 & Q2 P&L. Repair and maintenance is adjusted to exclude 



PRICING
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2025 *2026 *Proforma

PRICE $5,450,000

GROSS REVENUE $546,956 $554,153 $627,182

EXPENSES $254,019 $222,867 $222,867

NET INCOME $292,937 $331,286 $404,315

CAP RATE 5.37% 6.08% 7.42%

GRM 9.96 9.83 8.69

ENCLOSED SQ. FT. 41,640 41,640 41,640

RV PARKING 4,045 4,045 4,045

PRICE PER SQ. FT.

(Enclosed Only)
$130.88 $130.88 $130.88



PROPOSED FINANCING
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Purchase Price 5,450,000$        Year 2024 2025 2026 *Proforma

Enclosed Sq. Ft. 41,640

Price Per Sq. Ft. $130.88 Gross Potential Rent: 661,968.00$        661,968.00$         634,488.00$         661,968.00$            

2026 Cap Rate 6.08% Vacancy Factor: 100,689.83$        135,528.51$         101,877.68$         66,196.80$              
Proforma 7.42% Storage Rent: 561,278.17$        526,439.49$         532,610.32$         595,771.20$            

Admin Fees: 2,366.86$            1,133.31$             1,189.98$             2,485.20$                

Inventory: 224.84$               56.46$                  59.28$                  236.08$                   
Late Charges: 3,121.30$            2,542.00$             2,669.10$             3,277.37$                

Bank Financing Lien Reimbursements: 1,160.00$            1,050.00$             1,102.50$             1,218.00$                
Down Payment 1,950,000$         Protection Insurance: 23,042.17$          15,735.14$           16,521.90$           24,194.28$              

Loan Amount 3,500,000$         Other: -$                     -$                      -$                      -$                         

Loan to Value 64% Total 591,193.34$        546,956.40$         554,153.08$         627,182.13$            

Interest Rate 6.50%

Amortization 25

Loan Term 10 Years Operating Expenses

Monthly Payments 23,632.25$         *New Property Taxes: 36,100.65$          57,770.00$           57,770.00$           57,770.00$              

Annual Payments 283,587.01$      Advertising: 782.46$               3,846.38$             3,581.50$             3,581.50$                

Bank Charges: 907.88$               180.08$                2,403.52$             2,403.52$                

Credit Card Processing: 18,551.88$          11,847.08$           13,358.52$           13,358.52$              

Liability Insurance: 4,197.36$            5,104.31$             5,618.02$             5,618.02$                

Pollution Liability Policy: 436.54$               450.47$                462.34$                462.34$                   

Protection Insurance: 4,230.72$            3,914.56$             3,419.52$             3,419.52$                

Off-Site Management: 35,471.60$          32,677.04$           32,552.36$           32,552.36$              

On-Site Management: 74,729.62$          84,100.52$           65,992.68$           65,992.68$              

Office Expenses: 10,969.41$          2,153.77$             1,521.16$             1,521.16$                

Accountant: 2,950.00$            2,980.00$             2,980.00$             2,980.00$                

Repair and Maintenance: 18,072.13$          31,437.71$           15,000.00$           15,000.00$              

Pest Control: 1,544.00$            1,596.00$             736.00$                736.00$                   

Portable Restroom: 3,629.42$            3,360.00$             4,114.04$             4,114.04$                

Support: 6,475.40$            3,401.95$             3,401.38$             3,401.38$                

State Tax: 3,300.00$            3,300.00$             3,300.00$             3,300.00$                

Utilities: 5,054.17$            5,899.54$             6,656.16$             6,656.16$                

Other: -$                     -$                      -$                      -$                         

Total Expenses $227,403 $254,019 $222,867 $222,867

Expense % of Revenue 38.47% 46.44% 40.22% 35.53%

Expense Per Sq. Ft. $5.46 $6.10 $5.35 $5.35

Net Income 363,790$                  292,937$                   331,286$                   404,315$                       

Loan Payments $283,587 $283,587 $283,587 $283,587

Debt Service Coverage Ratio 1.28 1.03 1.17 1.43

Cash Flow $80,203 $9,350 $47,699 $120,728

Capitalization Rate 6.68% 5.37% 6.08% 7.42%

Cash on Cash Return 4.11% 0.48% 2.45% 6.19%

Gross Revenue Multiple 9.22 9.96 9.83 8.69
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• Major Capital Improvement Completed – Full TPO roof replacement completed in 2020, reducing near-term capital expenditure risk. 

• Historically High Occupancy – The facility has historically operated at approximately 95% occupancy, with waiting lists for certain unit 
types and minimal advertising, demonstrating strong market demand. 

• Occupancy Recovery Underway – Occupancy declined during the broader market slowdown but has already increased by 6% during 
Q1 & Q2 2026 following recent operational improvements. 

• Modernized Operations – Recently implemented QuikStor management software, a new mobile-friendly website with online rentals, 
enhanced Google marketing, and digital leasing capabilities. 

• Additional Operational Upside – Ownership has plans to implement Storage Pilot to provide after-hours phone and web support, 
improving lead capture and customer service. 

• Revenue Growth Opportunity – Significant opportunity remains to increase occupancy, improve conversion rates, optimize rental 
pricing, and enhance overall operating performance. 

• Located in a High-Barrier-to-Entry Market – Comparable Self-Storage properties throughout Escondido and North County San Diego 
have been trading for well above $200 per square foot at sub-5% capitalization rates, highlighting strong investor demand. 

• Strong Market Fundamentals – Valley Center continues to benefit from population growth and residential expansion as development 
spreads east from Escondido. 

• Below Replacement Cost – Acquire an established Self-Storage facility in the desirable San Diego market at pricing below the 
estimated cost of developing a comparable property today. 

• Compelling Value-Add Investment – Offers investors the opportunity to acquire a stabilized asset with meaningful upside through 
occupancy growth, revenue management, and operational efficiencies while benefiting from long-term market appreciation.
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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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