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SUBJECT:  Self-Storage Feasibility Study 

  401 W. Golf Road 

  Cook County  

  Arlington Heights, IL 60514 

  Starr CRE File # 1200-39-22-RFS 

   

Dear Mr. Tomei,  

 

I have conducted a remote market analysis and feasibility study on the above referenced property. 

Attached are the facts and conclusions of this study provided in a market study format. The 

conclusions for this study are based upon the following special assumptions and limiting 

conditions: 

 

● The subject property is currently improved with structures that are assumed to have no 

contributory value and will be demolished prior to development. The subject is proposed for 

three-story, 100% climate controlled self-storage development. Per the Cook County 

Assessor’s Office, the subject consists of three recorded parcels of land with a total of 2.345 

acres of land. The subject parcels include Parcel ID’s, 08-16-200-077-0000, containing 0.674 

acres of land; Parcel ID 08-16-200-078-0000, containing 0.621 acres of land; and Parcel ID 

08-16-200-079-0000, containing 1.050 acres of land. The subject property has a physical 

address of 401 W. Golf Road.  

● A finalized development plan, construction plans, unit mix, gross building area, net rentable 

area, etc. have not been provide. Some preliminary conceptual plans, and other information 

has been provided for this feasibility study by the client. However, a final unit mix has not 

been provided. Site specific demand conclusions will be presented in this study. The client 

indicated the proposed building will have 110,678 square feet of gross building area and 81,175 

square feet of net rentable area with approximately 650 to 800 total units.  

● The subject property is located in Cook County and the Village of Arlington Heights. Per the 

Village of Arlington Heights Zoning maps, the site is zoned M-2, Limited Heavy 

Manufacturing District. Self-storage does not appear to be a permitted use as the subject 

property is located on a main or secondary arterial roadway. It appears that the client will need 

to obtain a land use variation to allow for a self-storage development in this district.  

● This study pertains to self-storage use; however, other similar land uses such boat/RV parking 

and contractor units may be a viable, complimentary land use to self-storage. Some trends 

pertaining to these unit types may be included or discussed herein; however, the development 

recommendation and proforma will pertain to self-storage use only.  
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● It is unknown if the subject will offer a moving truck service such as U-Haul or Budget, etc. 

This is generally considered as an additional source of income or separate business. Demand 

and rental rates or any other further info for this business type has not been included herein. 

● While it’s believed that all self-storage space currently planned or under construction has been 

identified, any unforeseen future self-storage development of substantial size may significantly 

affect the conclusions of this study. Any future planned developments that are unknown by 

local planning officials or that do not have publicly recorded development plans may have an 

impact on the conclusions of this study. It is impossible for the consultant to know or locate 

all proposed projects which have not been publicly recorded. Therefore, the conclusions of this 

study are subject to change should any unknown developments be revealed within the next 

eight to 10 months.  

● The primary and secondary market areas have been concluded and all known comparable self-

storage facilities have been surveyed. We have attempted to identify all comparable self-

storage facilities in the market area; however, it is possible that some smaller, inferior, Class 

C facilities or facilities with inadequate marketing have not been located. The results of this 

demand study are not anticipated to change based upon the exclusion of any significantly 

inferior Class C facilities containing less than 5,000 to 10,000 square feet. The proposed 

subject facility is assumed to be of Class A quality for the local market; therefore, Class B and 

C facilities are not considered to be direct competitors. All facilities located within the 

identified market areas have been included in the demand study analysis which results in a 

more conservative demand conclusion for the subject as some of the facilities are inferior and 

not equally competitive. 

● Drive-time and other area specific maps have been reviewed; however, the demand analysis is 

based upon radius derived market areas, as this appears to be the norm in the self-storage 

market. 

● This market study is valid for approximately eight to 10 months, at which time market 

conditions may vary, impacting the study conclusions. The market is constantly changing, and 

it is inherently difficult to forecast changes in the local or national marketplace or to estimate 

any future planned facilities in the subject’s market. Should the subject not be ready for 

development within eight to 10 months from the effective date of this study; a follow up or 

updated study is recommended. 

● Any future self-storage space to be built by the client at the subject location is assumed to 

include typical facility features or amenities, such as an onsite office and/or kiosk, effective 

management, surveillance cameras, secure site/buildings, gate/keypad entry, and any other 

typical amenities. The subject will have effective marketing and a good website in place prior 

to construction completion.  
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● Current local rental rates have been included based upon a survey of the market area and rental 

rates have been forecasted for the subject. It is noted that rents are based upon market supply 

and demand and are subject to change. 

● A flood map was obtained and is included in this study; however, a soil survey, wetlands 

survey, environmental assessment, etc. was not provided by the client or reviewed herein. It 

appears a portion of the subject site is not located in the 100-year floodplain. Mandatory flood 

insurance for the subject is assumed not to be required. For purposes of this study, it is assumed 

the subject site is not impacted by any unfavorable environmental factors.  It is recommended 

additional studies be obtained by the client prior to any future development. Further, any 

potential required environmental remediation costs have not been included herein. 

● Public utilities that are required for self-storage use in this market area are assumed to 

adequately serve the subject site and are assumed adequate for the subject’s development. It is 

unknown if public sewers currently serve the site or will upon development.  

● A general total construction cost estimate was provided by the client, which has been reviewed 

and considered. Additionally, a construction cost estimate has been provided by the consultant. 

A reconciled cost estimate will be utilized in the proforma. However, it is noted that the 

consultant is not a construction expert and costs can vary based upon location, timing of 

development, actual size and unit mix planned, office build out, required utilities, etc. The cost 

estimate utilized herein is based upon “typical” development and costs and do not include any 

unusual or extraordinary costs. The cost estimate should not be relied upon heavily by the 

clients. 

● This study does not include an appraisal of the property. Past sale terms have not been analyzed 

herein. This study cannot be relied upon as an appraisal and cannot be utilized by a financial 

institution as such. It is a consulting assignment completed for strict use and benefit by the 

client previously noted herein.  

SUMMARY OF FINDINGS AND RECOMMENDATIONS 

After researching the subject property, market area and local competition, it is my 

professional opinion as a real estate consultant that the subject property has a good location 

in a secondary to suburban market area that exhibits good growth patterns, good 

demographics, and overall, very good demand for self-storage use, especially climate-

controlled storage.  

The subject’s specific location is primary to secondary commercial in nature, along a 

primary commuter corridor in the market area. It offers good traffic counts, good visibility 

and good exposure. W. Golf Road is an east to west primary corridor, which is also referred 

to as IL Route 58.  
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The primary market area (PMA) is concluded to be a three-mile radius around the subject 

and the secondary market area (SMA) is concluded to be a four-mile radius. There are 12 

competitive self-storage facilities located within the PMA and 21 located within the SMA. 

The subject’s market has high demand for climate-controlled storage with rents that appear 

to be high and increasing. The subject will be positioned as an above average facility in the 

local market and will command rents at the upper end of the market range.  

The subject is envisioned to be of Class A quality for the local market and Class A to B 

quality on a national basis. The inferior, Class B to C quality competitors are not concluded 

to be true, direct competitors, they have been included in this analysis to determine total 

demand based upon total market area supply. The demand conclusions are somewhat 

conservative, given the inferior nature of many of the facilities in the market.  

The concluded current and future demand for the market areas is summarized below.  The 

Site to Do Business projects increasing population and households. Based upon the supply 

and demand analyses completed herein, both market areas are concluded to be 

undersupplied. Demand is expected to increase in the next five years. Current demand for 

the subject can be supported for development of up to 317,000 square feet of net rentable 

area and future demand of approximately 225,000 square feet of net rentable area, based 

upon market demand only.  

 

However, specific subject site demand has been reconciled at 251,000 square feet of current 

net rentable area and future demand of 197,000 square feet of net rentable area, as shown 

below. All of the demand conclusions are supportive of the proposed subject development. 

 

Method 3-Miles (PMA) 4-Miles (SMA) 3-Miles (PMA) 4-Miles (SMA)

1 - SF/Person 208,683 202,656 195,923 143,931

2 - SF/Household 287,627 317,021 224,573 172,018

Demand Range (SF) 209,000 to 288,000 203,000 to 317,000 196,000 to 225,000 144,000 to 172,000

Average: 248,155 259,839 210,248 157,974 

CONCLUDED 248,000 260,000 210,000 158,000 

Demand Conclusions

Future - 2027Current - 2022

Market Area 3-Miles (PMA) 4-Miles (SMA)

Total Current 

Demand

Concluded Demand (SF) 248,000 260,000

Weight (%) 75% 25%

Total Current Demand 186,000 65,000 251,000

Market Area 3-Miles (PMA) 4-Miles (SMA)

Total Future 

Demand

Concluded Demand (SF) 210,000 158,000

Weight (%) 75% 25%

Total Future Demand 157,500 39,500 197,000

Estimated Future Demand

Estimated Current Demand
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The demand conclusions are supported by good growth trends in the market and also by 

high reported occupancy rates for the existing competitive facilities. The demographic 

reports analyzed reveal some decrease in population and households in five years. This 

appears unsupported based upon historical increases as well as the noted growth patterns. 

Overall, the average occupancy rate in the PMA and SMA is 94%. A concluded annual, 

stabilized occupancy rate for this market area is 90%. However, occupancy may continue 

to increase above this stabilized occupancy level for the subject. Based upon the recent 

growth trends, current occupancy rates and demand conclusions, there could be increased 

competitive space in the market over the next few years. Barriers to entry are concluded to 

be average to high however, indicating that further development of competitive space is 

difficult to achieve. The demand indications for this location are strong enough to support 

even further storage development near the proposed subject location and development is 

possible, despite the level of difficulty. 

Based upon market development norms, the subject site can accommodate a self-storage 

facility size that is within the demand conclusions supported herein. Based upon physical 

feasibility of the site as well as current and future demand conclusions, the subject has been 

estimated for development of 81,175 square feet of net rentable area and 110,678 square 

feet of gross building area in a three-story, 100% climate-controlled facility. The indicated 

building efficient ratio is 73%. The subject is assumed to be of typical three-story storage 

design with good access/ loading areas, two elevators, a typical sized onsite office of 500 

to 1,000 square feet, secure building with keypad entry, security cameras, adequate interior 

common corridors, good website and management, onsite restrooms etc. The estimated 

absorption rate for the subject is 2,500 square feet per month. Should the subject facility 

contain 81,175 square feet of net rentable area, it would likely reach a stabilized occupancy 

rate of 90% in Month 30, or within Year 3. It is noted the test of physical feasibility resulted 

in a facility size that is larger than what the client intends to build; however, the usable land 

may be reduced given the irregular to triangular shape. Therefore, the proposed building 

size is concluded to be reasonable. However, it may be possible for the client to achieve 

more net rentable area of approximately 94,000 to 113,000 square feet of net rentable area. 

The subject is not recommended to be larger than 100,000 square feet of net rentable area 

based upon market norms. 

A sample unit mix has been tailored for the subject, with a total of 799 self-storage units 

and an average unit size of 102 square feet. Based upon the sample unit mix utilized, with 

the forecasted subject rents, absorption rate, income, expenses, and other financial 

indicators for the subject, which have been estimated and utilized in a 7-year proforma 

herein, the subject is concluded to be financially feasible for development with an 

estimated ROI in Year 4 of 20.78% and IRR indication of 28.72%, assuming conventional 

financing terms that were provided by the client. Additionally, the net present value of the 

subject is estimated to be higher than the total development costs, supporting financial 

feasibility of the project. With positive demand conclusions that are greater than the 

proposed subject development size, and physical and financial feasibility indications 
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concluded for the subject, the subject is concluded to support overall project feasibility and 

is recommended for development at this time. 

If you have any questions or comments, please contact the undersigned. Thank you for this 

opportunity. Please let me know if I provide further assistance in this project or any others. 

Respectfully submitted, 

 

 
Amanda S. Helfrich, MAI 

Real Estate Consultant 

Starr Commercial Real Estate, LLC 

502.807.7319 
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OBJECTIVES OF THE STUDY AND SCOPE OF WORK 

The scope describes the extent of the data collection process. For this assignment, the 

information considered includes a thorough investigation of the subject property, research 

of competing self-storage facilities and analysis of the market area. Starr Commercial’s 

competency to conduct a remote feasibility study on self-storage facilities is based upon 

prior experience, as well as the data, analyses and conclusions that have been developed 

during the course of completion of this study. The data used in this analysis was obtained 

from interviews of managers/owners of competing self-storage facilities, online research, 

and interviews with local planning and economic development professionals in various 

government offices of Cook County and the Village of Arlington Heights. The concluded 

competitive facility sizes, number of units, occupancy rates, etc. are based solely upon 

public information, online research, my calculations, or estimates, and/or management 

interviews and is assumed to be the most accurate, available data. Some of the competitive 

building sizes have been estimated based upon aerial measurements from Google maps or 

online GIS Maps, which were taken by the consultant as some building information was 

unavailable through other direct sources. 

The client provided subject property information including the subject location/parcel 

information, planned development type, civil/site plans, traffic study, unit layout, sale price 

of the land, and preliminary development costs. All information provided by the client is 

assumed to be true and accurate. 

 

Starr Commercial has researched a total of 22 potential self-storage facility for use in this 

study, which are located within four miles of the subject. Only the properties concluded to 

be actual competitors within the primary and secondary market areas will be considered in 

the demand analysis herein. The comparable survey included an onsite inspection and/or 

management interview when possible and supplemental online research. 

Additional data used in this report was found on the websites of national self-storage 

facilities, REITs established in the market area, national publications, and other 

professionals in the region. To forecast population and housing for the area, 2022 estimates 

and 2027 projections made by the Site to Do Business website were obtained and utilized 

herein.  Additional publications reviewed and referenced herein include the 2014, 2016, 

2017, 2018, 2019, 2020, 2021 and 2022 Self-Storage Almanacs, self-storage reports 

published by Cushman & Wakefield, the 2015-2016 Self-Storage Fact Sheet, an article 

titled “Domestic Self-Storage Market” by Christian Sonne, MAI, MRICS; a reported titled 

“Self-Storage Research” by Marcus and Millichap, dated 1st Quarter 2014; a report titled 

“Self-Storage Market Report” by Cushman Wakefield, dated January 2014 and January 

2015; the 2014 and 2017, 2019 and 2020 Self-Storage Demand Studies; and a book titled 

“Market Analysis and Valuation of Self-Storage Facilities” written by Richard R. Correll. 

Additional resources include the ISS website, SSA website and Radius websites for market 

data. These publications helped to determine characteristics related specifically to self-

storage development and supply and demand trends, typical self-storage facility design, 

consumer trends, etc. It is assumed the information from these sources are accurate. 
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The analyses and conclusions included herein are personal opinions and recommendations 

and are based upon our knowledge and background in the self-storage industry as a real 

estate consultant for this assignment. The study is not considered an appraisal and cannot 

be relied upon as such. It is considered a consulting assignment providing market supply 

and demand conclusions relative to the subject’s specific market. Any future vale 

conclusions or rents utilized herein are hypothetical and are opinions based upon my 

knowledge as a real estate consultant in the self-storage industry. This study is not an 

appraisal and cannot be relied upon by any party as such. 

The report type for this assignment is a remote Feasibility Study. The specific objectives, 

or scope of work, as previously outlined in the proposal for this assignment include the 

following. 

● Determine the subject’s primary and secondary market area. Radius and drive-time maps 

will be analyzed, and concluded market areas will be presented with adequate maps. 

Demographics for each concluded market area will be included.  

● A Starr Commercial representative will conduct a remote inspection of the existing subject 

property. Photographs of the subject property will be included. Other subject information 

will be provided including a review of zoning, traffic counts, flood map, PVA/Assessor tax 

map, aerial photographs, and other information. Any available subject information such as 

site size/survey, proposed development plans, proposed unit mix, financing terms, 

development timeline, entitlements, purchase contract, etc. is to be provided by the client 

and will be reviewed and analyzed.  

● Neighborhood trends will be included which will include a review of employment, 

accessibility, new or planned development, demographics, etc. 

● A Starr Commercial representative will remotely survey the local market to identify the 

existing competitive supply located within the primary and secondary market areas. This 

includes an online inspection of all existing competing properties with follow up phone 

call interviews. The survey will include a photograph of each competitive facility, gross 

building area, estimated net rentable area, current rental rates, occupancy rate, and year 

built, as available. Also, a review of market norms including typical development size, 

popular unit sizes, typical business operations, typical amenities, etc. will be included. 

● Utilize the survey to conclude a stabilized occupancy rate and typical/current rents in the 

market. Subject rents will be estimated/forecasted for use in the proforma. 

● Interview planning and zoning officials and local market participants and complete online 

market research to determine if there are any proposed self-storage developments in the 

market area.  

● The future market area supply will be forecasted using historical development trends.  Any 

known planned developments will be analyzed and included in the future supply estimate 

for each market area. 

● Conduct demand analyses to estimate the residual unfulfilled existing and future self-

storage demand within the market areas, which is available for the proposed subject 

development to capture. Two or more techniques will be utilized to determine if demand 
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exists. The various techniques utilize current and forecasted demographics including 

population and households within the primary and secondary market areas. Current and 

forecasted demand conclusions will be provided for each market area with a conclusion 

presented pertaining specifically to proposed and/or recommended subject development 

size. 

● Research local market development trends and determine absorption trends in the market, 

if available. Estimate an absorption timeframe for the proposed development. 

● Investigate and report on the barriers to entry for the market area. 

● Rents will be provided for boat/RV parking units as available.   

● Competitors offering moving truck services (U-Haul or similar) will be noted. However, 

truck rental rates and other trends will not be considered herein as this is considered as a 

separate business or ancillary income for self-storage facilities. 

● Include a recommended subject development size and sample unit mix for use in the 

proforma. Should a preliminary plan or unit mix exist, then it will be analyzed and can be 

utilized further in the proforma. Other factors and considered include a feasibility rent 

calculation, estimated/reviewed construction costs, forecasted income and expenses and 

absorption/lease-up analysis, all presented in a 7-year proforma with monthly cash flow 

analysis. The client can provide specific financing terms for the project, if available. 

Otherwise, conventional market terms will be utilized. Further, all proposed plans, unit 

mix, construction costs, etc. that are available should be provided to the consultant for 

review. Any subsequent change requests to the unit mix, construction costs, financing 

terms, proforma, etc. will result in a new assignment as an Attachment to the initial study 

with an additional fee incurred. This proposal includes the potential development to be 

completed in one phase or as one total project. Completing a Phase 1 analysis at a later 

date, or in addition to a total development analysis, or additional changes required to the 

plan may result in an additional fee as a change order to this assignment. 

● An overall recommendation will be presented to the client regarding the feasibility of the 

proposed subject development. 

● Provide a full written report including all analyses and conclusions derived herein.  

● At any time should the demand models indicate an oversupplied market or insufficient 

demand, physical restrictions for the proposed development or unfavorable financial 

feasibility conclusions, the client will be immediately contacted, and the study placed on 

hold. Should the client decide to cancel this study for one of these reasons, the client agrees 

to pay Starr Commercial Real Estate for the work completed to date. The study cannot be 

cancelled for any other reason or at any other time. 

● The final report will be submitted to the client by email in PDF format. One bound copy of 

each study will be mailed to the client upon request, at completion of the study. Additional 

hard-bound copies can be mailed to the client upon request at an additional cost of $30 per 

copy.  
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EFFECTIVE DATE OF THE STUDY 

The effective date of this market study is July 12, 2022, which is the date the subject site 

was inspected in-person. The date of this report is August 1, 2022, which is the date of 

transmittal to the client. The study period utilized for the demand analysis is Years 2022 

and 2027. The demand conclusions derived herein are valid for approximately eight to 10 

months from the effective date, as changes in the market may alter the conclusions.  

INTENDED USE AND USERS 

This study has been completed for Mr. Don Tomei, Holladay Properties. Other intended 

users are Store Space. The study has been completed for internal review to aid in decision 

making pertaining to development of the subject property for self-storage use. This study 

is not an appraisal and all conclusions derived herein are based upon assumptions and a 

hypothetical proposed development, which is subject to change. All conclusions have been 

made by Amanda S. Helfrich, MAI, as a real estate consultant. This study has not been 

completed for any other use or users and cannot be relied upon by any financial institution 

as use as an appraisal or for any other use without consent by the consultant. 

SUBJECT DESCRIPTION 

The subject is located in the northern portion of Cook County, Illinois, in the Village of 

Arlington Heights. The subject property is proposed for development of a self-storage 

facility. The property is currently improved with various structures which are assumed to 

be demolished prior to storage development. The current improvements have not been 

considered herein. The subject has a physical address of 401 W. Golf Road.  

The subject property consists of three parcels containing a total of 2.345 acres according 

to the Cook County Property Assessor’s office. The client intends to develop a three-story, 

100% climate-controlled storage facility. Some preliminary conceptual plans, and other 

information has been provided for this feasibility study. However, a final unit mix as not 

been provided. The client indicated the building is proposed for 110,678 square feet of 

gross building area and 81,175 square feet of net rentable area with a range of 

approximately 650 to 800 total units. Upon development the facility is assumed to be of 

Class A quality for the local market. 

The subject site is irregular to triangular in shape, has a relatively level topography and sits 

at road grade on 401 W. Golf Road. The parcel offers very good road frontage, access, and 

exposure along W. Golf Road, which is a commuter and primary to secondary roadway in 

the market area. All required utilities for use as a self-storage facility are assumed available 

to the site. A copy of the subject’s aerial map is below, and the subject is identified with a 

red star.  
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SUBJECT AERIAL MAP/ PARCEL MAP 
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PRELIMINARY CONCEPT PLANS – PROVIDED BY THE CLIENT  
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ZONING  

Per the Village of Arlington’s Planning and Zoning Administration, the site is zoned 

M-2, Limited Heavy Manufacturing District. Self-storage does not appear to be a 

permitted use as the subject property is located on a main or secondary arterial roadway 

as stated in the Village of Arlington Heights zoning ordinances. It appears that the client 

will need to obtain a land use variation to allow for a self-storage development in this 

district. A copy of the subject’s current zoning map, zoning determination letter from 

Cook County Planning Administrator, and further zoning information is below.  



SELF-STORAGE FEASIBILITY STUDY – 401 W. GOLF ROAD, ARLINGTON HEIGHTS, IL 

 

 

     18 

 



SELF-STORAGE FEASIBILITY STUDY – 401 W. GOLF ROAD, ARLINGTON HEIGHTS, IL 

 

 

     19 

 



SELF-STORAGE FEASIBILITY STUDY – 401 W. GOLF ROAD, ARLINGTON HEIGHTS, IL 

 

 

     20 

 

 

 



SELF-STORAGE FEASIBILITY STUDY – 401 W. GOLF ROAD, ARLINGTON HEIGHTS, IL 

 

 

     21 

FLOOD MAP  

Based upon flood maps obtained, the subject property is located in Zone X, outside of 

the 100-year floodplain. Additional flood insurance is not anticipated for the subject 

property. The Flood map below was obtained from the Site to Do Business and is 

included below for reference.  
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SUBJECT PHOTOGRAPHS (TAKEN REMOTELY FROM GOOGLE EARTH) 

 

 

 
View of the Subject Property from W. Golf Road 

 

 View East Along W. Golf Road 

 

 

 

 
View of the Subject Property from W. Golf Road  

 

 View West Along W. Golf Road 

 

 

 
View of the Subject Property Adjacent to the Subject 

Property on W. Golf Road 

 

 

 View of the Property Across from the Subject 

Property on W. Golf Road 
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TRAFFIC COUNTS 

The subject property is located in Cook County on W. Golf Road. It provides overall good 

frontage, access, and exposure. Traffic count maps obtained by the Illinois Department of 

Transportation (IDOT) is included below.  

The map highlights the immediate area traffic counts. The subject is shown as a red star on 

the map below. Per IDOT, the reported average daily traffic count along W. Golf Road 

directly in front of the subject property, was 26,000 cars per, day as of 2021. The subject 

property is estimated to capture all of these traffic counts given its location and exposure 

on W. Golf Road. Since the subject property does not have exposure from any other 

roadways in the market area, the total traffic count conclusion for the subject site is 

estimated to be approximately 26,000 cars per day. This traffic count is concluded to be 

good and supportive of self-storage development at the subject location. 

  

Source: IDOT, as of 2021 

.
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AREA OVERVIEW – ARLINGTON HEIGHTS, ILLINOIS  

The subject property is located within the northern portion of Cook County, Illinois, in the 

Village of Arlington Heights, which is a suburb of Chicago. Arlington Heights is located 

approximately 25.0 miles to the northwest of Downtown Chicago. Arlington Heights is the 

most populous community in the United States that is incorporated as a village. It is most 

known as home to the former Arlington Park Racetrack, which is now called Arlington 

International Racecourse, located just 3.2 miles northwest from the subject property. The 

U.S. Army Reserve is located 3.2 miles from the subject property and Harper College is 

located nearby in Palatine, just 5.0 miles northwest of the subject property. The O’Hare 

International Airport is the closest major airport to the subject, which is located 

approximately 6.3 miles away. The map below highlights the Cook County and Village of 

Arlington boundaries. The subject is identified with the red star. 

VILLAGE OF ARLINGTON HEIGHTS MAP 
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COOK COUNTY MAP 

 

ACCESS/TRANSPORTATION 

Primary access to the area is via Interstates 90, 294, 290 and U.S. Routes 20, 12 and 

45. Secondary access in the immediate area is via State Highways 58 which is also 

known as Gold Road, E. Higgins Road, Busse Road, and South Arlington Heights 

Road. Access throughout the neighborhood is considered good.  

LOCAL EMPLOYMENT CENTERS 

Some of the noted major employers in the Village of Arlington Heights are summarized 

below. The information was provided by Arlington Heights Economic Development 

website. 
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NEW DEVELOPMENT AND RECENT TRENDS 

Recent or planned development in the Village of Arlington Heights and Cook County 

were researched to support growth within the market area. There appears to be a high 

level of growth taking place in the area. Some of these recent completions or proposed 

developments are summarized below. 
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● The largest development project in 20 years was approved in May 2022 by the 

Arlington Heights Village board. The Arlington 425 project is located in downtown 

Arlington Heights and will consist of three buildings with 361 units of both 

apartments and residential units, and over 44,000 square feet of commercial space. 

The full project is estimated to cost $150-million.  

● Housing Trust Group (HTG), a leading affordable housing developer, has broken 

ground on its first property in Illinois. Located in Arlington Heights, Crescent Place 

will have 40 apartments and is estimated to be complete in the Spring of 2023. 

● Crescent Place apartments are a new affordable housing project located at 310 W. 

Rand Road. The development includes new construction of a four-story, 

multifamily building with approximately 45,000 square feet, containing 40 units, 

and 80 surface parking spaces. 

● The Sigwalt 16 project is located in Downtown, between Highland Avenue and 

Chestnut Avenue. It is a 16-unit luxury townhome development located 

immediately south of the Arlington 425 development. Current plans include 3, 4-

story buildings. 

● Cook County recently has a list of infrastructure improvements worth $6.2 -million 

and 37 grants to support a wide range of projects and improvements in different 

municipalities. The projects include sewers, roads, sidewalks, and community 

facilities.  

LOCATION CONCLUSION 

In conclusion, the subject is located in a growing suburban market within the Village 

of Arlington Heights. The immediate area shows high residential and commercial 

growth patterns and demographic factors that support high household income. The 

market appears to be experiencing very good levels of new development. The 

immediate area has good accessibility and characteristics that are considered supportive 

for continued growth, supporting the need for self-storage development. 
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TRADE AREA - PRIMARY AND SECONDARY MARKET AREAS  

The subject property is located in Cook County, in the Village of Arlington Heights. It is 

located in a primary market area that supports a high level of residential and commercial 

development throughout. Additionally, the market is densely populated and the median 

household income levels are high which further supports sustained climate-controlled 

storage development. 

The traditional industry method for defining the self-storage market area is to draw a circle, 

typically with a three- to five-mile Radius (more or less depending on area) around the 

subject property with the subject property being in the middle of the circle. This method is 

called the concentric circle approach. Generally, the more rural the location, the larger the 

market area as compared to a more urban or larger metropolitan market area which would 

have a much smaller market area. The subject is located in a general area that is categorized 

as a growing residential market. The radius approach for the subject is concluded reliable 

and utilized herein. A couple of different techniques have been utilized to determine an 

appropriate primary and secondary market area for the subject. 

Per the Market Analysis and Valuation of Self-Storage Facilities book, users in suburban 

markets will travel a maximum of 15 minutes. The 2016 Self-Storage Demand Study 

reveals that 75% of a facility’s customer base is located within three miles. The 2017 Self-

Storage Demand Study indicated that 36% of tenants drive less than 10-minutes to their 

storage unit and an additional 34% drive 19-minutes or less. Other studies indicate that the 

typical textbook “primary market area” will have a population of around 50,000 to 

100,000+ and is noted to have 10 to 12 competitors. Various market area demographics 

and number of competitors are summarized below: 

Area Reviewed         Population     # Competitors 

2-Miles            49,635     9 

3-Miles           108,713     12 

4-Miles           183,267         21 

5-Miles           269,341      N/A 

6-Miles           292,203     N/A 

7.5-Minute Drivetime           101,537                N/A 

10-Minute Drivetime           181,217                N/A 

All of the market areas, with the exception of the 2-mile market area, studied above have 

a population that is in-line with the “typical” indication of 100,000 people. The 3-mile 

radius population is most in line with the reported 7.5-minute drivetime population, and 

the 4-mile radius population is most in line with the reported 10-minute drivetime. A map 

of the various studied market areas is shown below.  
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Considering the area demographics, a three-mile primary market area (PMA) has been 

concluded for the subject and a four-mile secondary market area (SMA) has been 

concluded for the subject.  

A map of the PMA and SMA is included below. 
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DEMOGRAPHIC FACTORS 

Self-storage demand derived from the surrounding residential households accounts for 

the majority of occupancy in most self-storage facilities.  In analyzing the propensity 

for self-storage space use from among market area residents, they have been classified 

in a number of ways.  Demand has been studied on a per capita basis, making good 

estimates of the market area population important to the demand study.  

The demographics for the subject’s concluded primary market area (three-mile radius) 

and secondary market area (four-mile radius) are shown below. For both the primary 

and secondary market area, both population and number of households slightly 

increased from 2010 to 2022 but are expected to decrease from 2022 to 2027. However, 

median, and average household income is expected to significantly increase from 2022 

to 2027. Given the past trends and considering the noted recent and planned 

developments in the area, these projected decreases tend to be unsupported. However, 
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no other demographic trends/projections are available and therefore, they will be 

utilized in the supply/demand analysis herein. The increasing demographic indications 

are all positive signs for future growth and demand within the SMA.  

PRIMARY MARKET AREA (PMA) – THREE-MILE RADIUS 

 

 

 
 

Source: Site to Do Business website, as of July 2022
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SECONDARY MARKET AREA (SMA) – FOUR-MILE RADIUS  

 

 

 
 

Source: Site to Do Business website, as of July 2022  
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TAPESTRY SEGMENTATION AREA PROFILE 

The Site to Do Business provides Tapestry Segmentation, which classifies U.S. 

neighborhoods into 14 unique LifeMode groups. These groups are then further 

classified as 67 different consumer-segments with commonly shared traits. Tapestry 

Segmentation provides a variety of demographic and behavioral characteristics for each 

segment. The data can provide insight on consumer variables, such as age, education 

level, the likeliness of home ownership, a consumer’s willingness to buy or purchase 

certain goods and products, and their overall economic purchasing power. It also 

provides how consumers like to receive information, through online ads, print 

mediums, or in person events. It also provides fundamental differences within 

communities, depending on where consumers are located within an area. The subject’s 

tapestry segmentation follows, with further details provided on the three segments that 

are most prevalent in the subject’s market areas. 

 

https://www.esri.com/en-us/arcgis/products/data/data-portfolio/tapestry-segmentation
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PMA TAPESTRY SEGMENTS 

 

PLEASANTVILLE (2B) 

This tapestry segmentation is mainly composed in the suburban periphery of 

large metropolitan areas and has one of the lowest percentages of vacant 

housing units, at 4.5%. Most households own three or more cars and commute 

to work, while most homes are owned and are older, single-family homes with 

the majority being built before the 1970’s. 
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GOLDEN YEARS (9B) 

Golden Years residents are primarily active seniors who retired or are close to 

retirement, living alone or empty-nesters. Approximately 43% of residents live 

in single-family homes and another 43% live in multi-unit dwellings. This is a 

smaller but growing market that is financially secure.  
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SAVVY SUBURBANITES (1D) 

Savvy Suburbanites residents are well educated and well capitalized. The 

majority of this segmentation are empty nesters, or those that want to be empty 

nesters, but still have adult children at home. Most residents are located in 

neighborhoods outside the urban core, who enjoy home remodeling, gardening, 

good food and wine. This segmentation also has a low vacancy rate at 3.8%. 
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SUPPLY ANALYSIS 

FACILITY CLASS 

Self-storage facilities are generally categorized under three broad class categories. A 

brief description of each Class, per the 2021 Self-Storage Almanac, is included below. 

Class A - For the most part, major operators and investors set their focus on Class-A 

facilities because of the operational value that comes from being in a prime location 

with good drive-by traffic and great visibility. In addition, these properties boast 

outstanding management professionals who may or may not live on site but who have 

excellent management and organizational skills including sales, customer service, and 

marketing. More often than not, these are newer facilities built with state-of-the-art 

construction materials and high-tech security, access control, and, in some cases, 

climate control. 

Class B - Class-B facilities, while not as desirable as Class-A facilities, are in good to 

average locations, often with modest visibility. Although they may be in good 

condition, they may not be as new or have the excellent curb appeal that a Class-A site 

typically has, and they usually lack the “bells and whistles” seen at newer facilities. 

Even with adequate security and management in place, these facilities do not command 

the high rents garnered at Class-A sites. 

Class C – Least attractive to most investors are the Class-C facilities, many of which 

are first-generation sites in need of rehabbing. Built in single-story rows, they evoke 

the stereotypical image of self-storage. With less desirable locations and low visibility, 

they typically command lower rents. While not targeted by major operators or 

institutional investors, Class-C facilities can be a good investment for smaller 

entrepreneurs, especially given that they have lower operational costs. Moreover, these 

facilities do serve as a viable option for those who prefer a less expensive means of 

storing goods. 

The subject is envisioned to be of Class A quality for the local market and likely a Class 

A to B quality facility in the national market. 

COMPETITIVE PROPERTIES 

Potential competing self-storage facilities were identified that will have influence over 

the identified market areas. As previously determined, the primary market area is 

concluded to be a three-mile radius and the secondary market is concluded to be a four-

mile radius. A Starr Commercial representative remotely researched all competitive 

facilities and interviewed facility managers. All facilities located within the PMA and 

SMA have been included in the demand analysis. A competitive map follows the 

summary of facilities below. 
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COMPETITIVE SUPPLY MAPS 

 

SIZE SITE SIZE YEAR

(GBA) (SF) BUILT

1 Safeguard Self Storage 523 W. Algonquin Rd. 88,200 66,150 635 1.660 96% 2007 Yes, 100% 0.3 miles

2 Public Storage 903 E. Algonquin Rd. 73,650 73,650 574 4.400 95% <1998 No 1.0 miles

3 Public Storage 2401 Lois Dr. 43,400 43,400 320 2.700 91% <1990 No 1.2 miles

4 Cubesmart 1750 W. Central Ave. 55,960 41,970 384 1.400 90% 2016 Yes, 100% 1.6 miles

5 Noffs Self Storage 627 S. Arthur St. 54,150 52,500 436 3.100 93% 1979 Yes, 20% 1.8 miles

6 Cubesmart 1551 W. Algonquin Rd. 72,000 64,800 500 3.670 N/A <1998 Yes, 33% 2.0 miles

7

Uhaul Moving and Storage 

of Woodfield 5201 Tollview Dr. 83,760 62,820 670 1.870 N/A 2018 Yes, 100% 2.0 miles

8 Public Storage 1600 E. Davis St. 76,900 57,675 498 2.420 89% <1998 Yes, 90% 2.0 miles

9 Public Storage 1430 E. Davis St. 136,650 102,500 948 1.700 94% 2019 Yes, 100% 2.0 miles

10 Padlock Limited 1600 W. Kenneth Dr. 24,650 23,910 190 1.500 90% 1982 No 2.1 miles

11 Public Storage 708 W. Central Rd. 51,960 38,970 315 2.660 86% <2007 Yes, 100% 2.2 miles

12 Rite Storage 2501 E. Oakton St. 65,400 65,400 550 3.200 N/A <1998 No 3.0 miles

13 SmartStop Self Storage 1600 Busse Rd. 121,500 82,000 760 5.200 99% 2016 Yes, 100% 3.6 miles

14 Cubesmart 1750 Busse Rd. 70,000 66,500 530 3.590 N/A <1998 Yes, 20% 3.7 miles

15 Life Storage 1414 N. Rand Rd. 93,600 70,200 660 1.100 99% 2017 Yes,100% 3.7 miles

16 Safegaurd Self Storage 1136 E. Northwest Hwy. 70,500 52,875 490 0.900 95% 2000 Yes, 100% 3.8 miles

17 Life Storage 1401 N. Plum Grove Rd. 98,425 83,660 750 5.200 98% 1999 Yes, 75% 3.8 miles

18

Uhaul Moving and Storage 

of Ohare 1731 S. Mount Prospect Rd. 128,900 96,675 995 3.160 90% 2019 Yes, 100% 3.9 miles

19 Public Storage 2901 Touhy Ave. 48,650 48,650 449 2.580 96% <1998 No 3.9 miles

20 Cubesmart 1950 S. Mount Prospect Rd. 68,000 67,250 519 4.310 92% <1998 No 4.0 miles

21 Public Storage 945 Rohlwing Rd. 74,860 71,100 575 3.960 98% <1998 Yes, 19% 4.0 miles

1,601,115 1,332,655 11,748

76,244 63,460 559 2.870 94%

OFFERS CLIMATE-

CONTROLLED

SELF-STORAGE PROPERTIES WITHIN 4-MILES

# FACILITY NAME ADDRESS

SIZE 

(NRA)

# 

UNITS

CURRENT 

OCCUPANCY

DISTANCE 

FROM SUBJECT

TOTAL PMA and SMA:

AVERAGE PMA and SMA:

Notes: Gross building area is determined per County Assessor records and/or from online aerial measurements taken by the consultant and are assumed accurate; however, cannot be guaranteed. The net rentable area of 

each facility is has been estimated by the consultant using typical building efficiency ratios Average occupancy rate includes stabilized faciltiies only.
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CURRENT SUPPLY – PMA AND SMA  

Within the PMA there are 12 competitive facilities with a total of 693,745 square feet 

of net rentable area, which has been adjusted to 661,045 to account for facilities located 

on the market area border, adjusting for market leakage. Likewise, in the SMA, there 

are 21 competitive facilities with a total of 1,332,655 square feet of net rentable area, 

which has been adjusted to 1,263,480 square feet of net rentable area to account for 

market leakage. The overall average current occupancy rate in the PMA and SMA is 

94%.  A summary of current supply in each market area is shown below. 

 

 

COMPARABLE OCCUPANCY RATES 

As previously shown, there are a total of twenty-one competitors in the subject’s SMA 

market area, which reveals a stabilized occupancy rate of 94%. A concluded stabilized 

occupancy rate for the subject’s PMA and SMA is 90%. Occupancy rates fluctuate 

through the year and per conversations with management, the estimated variance 

between the seasons is concluded to be around 5% to 10%, or less. Therefore, it is 

concluded that peak market times may see occupancy rates in the mid- to upper-90% 

range and in low market times, may see a decrease to the mid- to upper-80% range. Per 

conversations with facility managers rent rates have also recently escalated along with 

storage demand. Many managers reported climate-controlled units of varying sizes are 

in high demand. A summary of occupancy rates for the competitive facilities is 

included below with a review of unit size and type demand as reported by onsite 

managers. It is likely the subject could maintain a year-round average occupancy rate 

that is higher than 90%; however, once the facility reaches this rate, it is considered 

“stable”. 

MARKET AREA

# 

COMPETITORS

CURRENT SUPPLY - 

NRA

ADJUSTED SUPPLY - 

NRA

PMA (3-Miles) 12 693,745 661,045

SMA (4-Miles) 21 1,332,655 1,263,480
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COMPETITIVE PROPERTY PHOTOGRAPHS- (FROM GOOGLE MAPS) 

A photograph of each competitive facility located within the primary and secondary 

market areas is included below.  

CURRENT UNIT OFFERS MANAGEMENT

OCCUPANCY CLIMATE COMMENTS

1

Safeguard Self 

Storage 523 W. Algonquin Rd. 96% Yes, 100%

Current vacancies include: (6) 5x5, (4) 5x10, (5) 10x10, (4) 

7.5 x 10, (3) 10x15, (1) 10x20, (3) 10x25, and (1) 10x30. 

Most vacancies are on second and third floors.

2 Public Storage 903 E. Algonquin Rd. 95% No

Current vacancies include: (5) 3x4, (7) 5x5, (5) 5x10, (3) 

10x10, (2) 10x20, and (4) 10x30.

3 Public Storage 2401 Lois Dr. 91% No

The manager stated they have approximately 30 current 

vacancies in varying sizes. However, currently only (1) 

10x30 available.

4 Cubesmart 1750 W. Central Ave. 90% Yes, 100% The manager provided the current occupancy rate. 

5 Noffs Self Storage 627 S. Arthur St. 93% Yes, 20%

Current vacancies in larger units only include (2) 10x30, and 

(1) 10x40. Other vacancies per the manager are in size 

5x10 or smaller.

6 Cubesmart 1551 W. Algonquin Rd. N/A Yes, 33%

Most vacancies appear to be on the second floor. Current 

vacancies include: (3) 5x5, (1) 5x4, (7) 10x5, (3) 10x8, (14) 

10x10, (11) 10x15, (5) 10x20, (7) 10x30, (3) 10x40.

7

Uhaul Moving and 

Storage of Woodfield 5201 Tollview Dr. N/A Yes, 100%

This facility appears to have a handful of units in varying 

sizes available. However, we could not narrow down the 

occupancy based on the lack of information disclosed from 

the call center.

8 Public Storage 1600 E. Davis St. 89% Yes, 90% The manager provided the occupancy rate. 

9 Public Storage 1430 E. Davis St. 94% Yes, 100% The manager provided the occupancy rate. 

10 Padlock Limited 1600 W. Kenneth Dr. 90% No The manager provided the occupancy rate.

11 Public Storage 708 W. Central Rd. 86% Yes, 100%

This facility has many sizes available and it is estimated hat 

a total of 40 to 50 units are currently vacant.

12 Rite Storage 2501 E. Oakton St. N/A No N/A

13

SmartStop Self 

Storage 1600 Busse Rd. 99% Yes, 100%

Current vacancies include: (1) 5x10, (3) 10x10, (2) 10x12, 

(1) 10x15, (1) 10x20, and (3) 10x25.

14 Cubesmart 1750 Busse Rd. N/A Yes, 20% N/A

15 Life Storage 1414 N. Rand Rd. 99% Yes,100%

Current vacancies include: (2) 5x5, (3) 10x15, (3) 10x20, 

and and (1) 10x25.

16

Safegaurd Self 

Storage 1136 E. Northwest Hwy. 95% Yes, 100%

The manager stated they have approximately 25 vacant units 

currently.

17 Life Storage 1401 N. Plum Grove Rd. 98% Yes, 75%

Current vacancies in climate include: (1) 7x10, (1) 10x15, 

(3) 10x20, and (1) 10x30. Current vacancies in regular 

include: (1) 10x10, (1) 10x15, (4) 10x25, and (1) 10x30.

18

Uhaul Moving and 

Storage of Ohare

1731 S. Mount Prospect 

Rd. 90% Yes, 100%

Most vacancies appear to be on the second floor. They are 

limited on large units, only (8) total ranging in sizes 10x10, 

10x15, and 10x20. Based on conversation with facility 

manager they are around 90% occupied. 

19 Public Storage 2901 Touhy Ave. 96% No

Current vacancies include: (5) 5x5, (7) 5x10, (3) 7.5 x10, (1) 

10x10, and (1) 10x15.

20 Cubesmart 

1950 S. Mount Prospect 

Rd. 92% No

The manager provided the occupancy rate, stating most 

vacancies are in smaller units.

21 Public Storage 945 Rohlwing Rd. 98% Yes, 19%

Current vacancies in regular include: (6) 5x5, (5) 5x10, (1) 

7.5x10, (1) 10x10, and (1) 10x15.

FACILITY NAME ADDRESS#
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Comparable 1 – Safeguard Self Storage 

 

 Comparable 1 (Aerial) – Safeguard Self Storage 

 

 

 
Comparable 2 – Public Storage  Comparable 2 (Aerial) – Public Storage  

 

 

 

 
Comparable 3 – Public Storage  Comparable 3 (Aerial) – Public Storage 
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Comparable 4 – Cubesmart 

 

 Comparable 4 (Aerial)– Cubesmart 

 

 

 

 
Comparable 5 – Noffs Self Storage 

 

 Comparable 5 (Aerial) – Noffs Self Storage 

 

 

 

 
Comparable 6 – Cubesmart 

 

 Comparable 6 (Aerial)– Cubesmart 
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Comparable 7 – U-Haul Moving and Storage of Woodfield  Comparable 7 (Aerial) – U-Haul Moving and Storage of 

Woodfield 

 

 

 

 
Comparable 8 – Public Storage 

 

 Comparable 8 (Aerial) – Public Storage 

   

 

 

 
Comparable 9  – Public Storage  Comparable 9 (Aerial) – Public Storage 
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Comparable 10 – Padlock Limited 

 

 Comparable 10 (Aerial) – Padlock Limited 

   

 

 

 
Comparable 11– Public Storage  Comparable 11 (Aerial) – Public Storage 

   

 

 

 

 
Comparable 12 – Rite Storage  Comparable 12 (Aerial) – Rite Storage 
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Comparable 13 – SmartStop Self Storage  Comparable 13 (Aerial) – SmartStop Self Storage 

   

 

 

 

 
Comparable 14 - Cubesmart  Comparable 14 (Aerial) – Cubesmart 

 

   

 

 

 
Comparable 15 – Life Storage  Comparable 15 (Aerial) – Life Storage 
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Comparable 16 – Safeguard Self Storage 

 

 Comparable 16 (Aerial) – Safeguard Self Storage 

   

 

 

 
Comparable 17 – Life Storage 

 

 Comparable 17 (Aerial) Life Storage 

   

 

 

 
Comparable 18 – U-Haul Storage of Ohare  Comparable 18 (Aerial) – U-Haul Storage of Ohare 
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Comparable 19 – Public Storage 

 

 Comparable 19 (Aerial) – Public Storage 

   

 

 

 
Comparable 20 – Cubesmart 

 

 Comparable 20 (Aerial) - Cubesmart 

   

 

 

 
Comparable 21 – Public Storage  Comparable 21 (Aerial) – Public Storage 

 

TYPICAL FACILITY AMENITIES 

Following is a grid outlining typical facility amenities or features for facilities located 

in the subject’s 4-mile market area. In this market, 71% of the facilities offer climate-

controlled units. Most facilities are of Class A market, or 38%, while 29% are of Class 

B quality and 33% are of Class C quality. More than half of the area facilities, or 52%, 
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are one-story design, while 48% have at least one multi-story building. Nine of the 21 

facilities, or 43% are similar to the subject in offering 100% climate-controlled units. 

The subject is envisioned to be of Class A quality for the local market and would be 

positioned as an above average competitor in the market. There appears to be average 

to good demand for climate-controlled units in the market area. All competitors offer 

an onsite office and 38% of them offer an onsite manager’s apartment, while none of 

them offer a 24-hour rental kiosk.  All of the facilities, offer some type of perimeter 

fencing, and an electronic gate/ keypad. Most of the facilities, or 95%, have security 

cameras. While only 14% of the facilities offer 24-hour access, some offer extended 

access hours for an additional fee. Only a few facilities, 14% offer a moving truck 

service such as U-Haul.  Generally, 24-hour access is not typical nor recommended for 

Class B or better facilities and is not recommended for the subject. Tenants exhibiting 

a need for 24-hours could be granted 24-hour access with an additional fee. Most of the 

facilities require an administration fee or deposit ranging from $24 to $29 for a one-

time administration fee or $14 to $220 as a refundable deposit. An administrative fee 

is suggested for the subject, approximately $25 to $29 as a one-time admin fee.  

 

RENT STUDY 

To analyze current rental rates in the market, we collected online rental rates, and 

interviewed leasing managers located within 4.0-miles of the subject. They are included 

below, as available.  

Office 

Onsite Kiosk

24 Hour 

Access

1 Safeguard Self Storage Yes, 100% Yes No No 3 $25 Admin Yes Yes Yes No Yes A

2 Public Storage No Yes Yes No 1 $29 Admin Yes Yes No No Yes C

3 Public Storage No Yes Yes No 1 $29 Admin Yes Yes No No Yes C

4 Cubesmart Yes, 100% Yes No No 2 $29 Admin Yes Yes No No Yes A

5 Noffs Self Storage Yes, 20% Yes Yes No 2 $14 to $220 Deposit Yes Yes No Yes Yes B-

6 Cubesmart Yes, 33% Yes Yes No 1 $29 Admin Yes Yes No No Yes B-

7

Uhaul Moving and 

Storage of Woodfield Yes, 100% Yes No No 3 No Yes Yes No Yes Yes A

8 Public Storage Yes, 90% Yes No No 1 & 2 $29 Admin Yes Yes No No Yes B

9 Public Storage Yes, 100% Yes No No 3 $29 Admin Yes Yes No No Yes A

10 Padlock Limited No Yes Yes No 1 No Yes Yes No No Yes B

11 Public Storage Yes, 100% Yes Yes No 1 & 2 $29 Admin Yes Yes No No Yes A

12 Rite Storage No Yes No No 1 N/A No Yes Yes No Yes C

13 SmartStop Self Storage Yes, 100% Yes No No 1 29 Admin Yes Yes No No Yes A

14 Cubesmart Yes, 20% Yes No No 1 $29 Admin Yes Yes No No Yes B

15 Life Storage Yes,100% Yes No No 3 $29 Admin Yes Yes No No Yes A

16 Safegaurd Self Storage Yes, 100% Yes No No 4 $25 Admin Yes Yes Yes No Yes A-

17 Life Storage Yes, 75% Yes No No 1 $29 Admin Yes Yes No No Yes B+

18

Uhaul Moving and 

Storage of Ohare Yes, 100% Yes No No 2 No Yes Yes No Yes Yes A-

19 Public Storage No Yes Yes No 1 $29 Admin Yes Yes No No Yes C

20 Cubesmart No Yes No No 1 $29 Admin Yes Yes No No Yes C

21 Public Storage Yes, 19% Yes Yes No 1 $29 Admin Yes Yes No No Yes C+

71% 100% 38% 0%

52%- 1-S        

48%-Multi-S

85% Require - $25 - 

$29 Admin Fee or 

$14 - $220 Deposit 95% 100% 14% 14% 100%

33%-Class C  

29%-Class B  

38%-Class A% Have/ Offer

Moving 

Truck 

Rental

Fencing/ 

Secure 

Building Overall Class

COMPETITIVE SELF-STORAGE PROPERTIES - FACILITY FEATURES/ AMENITIES

# Facility Name

Climate-

Controlled

Resident 

Manager # Stories Fees or Deposit

Security 

Cameras

Electronic 

Gate or 

Keypad
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1 2 3 4 5 6

Safeguard Self 

Storage
Public Storage Public Storage Cubesmart Noffs Self Storage Cubesmart 

523 W. Algonquin 

Rd.

903 E. Algonquin 

Rd.
2401 Lois Dr.

1750 W. Central 

Ave.
627 S. Arthur St.

1551 W. Algonquin 

Rd.

847-403-3680 244-366-0976 244-366-0902 224-240-3051 847-870-3230 847-981-0770

1 mo. free rent
$1 first mo. rent on 

select units

$1 first mo. rent 

on select units
1 mo. free rent N/A 1 mo. free rent

4x4 16

5x5 25

$77 - DU            

$69 - Inside $55 - Inside $28 - Upper $51

5x10 50 $89 $133 - Inside $52 - Upper $76

7.5x10 75

8x10 80

10x10 100 $145 $172 - Inside

$155 - 1st           

$94 - Upper

10x12 120 $179

10x15 150 $278 $292

$200 - 1st           

$120 - Upper $194

5x30 150 $145 - 1st

10x20 200 $376 $347 $236 - 1st

10x25 250 $285 - 1st $284

10x30 300 $424 $336 - 1st

Climate-

Controlled

Unit 

SF

*CC 5x5 25

$85 to $89 - 1st   

$69 to $71 - Upper    

*CC 5x8 40

*CC 5x10 50

$175 to $199 - 1st 

$135 to $151 - 

Upper $92 - 1st 72 - 1st $83

*CC 7X10 70 $89 - Upper

*CC 5x15 75

*CC 7.5x10 75

$153 to $163 - 

Upper

*CC 8x10 80

*CC 10x10 100

$239 - $251 1st  

$199 -- Upper $156 - 1st $130 - 1st

*CC 10x14 140 $163 - Upper

*CC 10x15 150

$279 to $335 - 1st            

$223 to $257 - 

Upper $193 - 1st

*CC 10x20 200

$373 to $409- 1st  

$221 to $313 - 

Upper   

*CC 10x25 250

$385 to $487- 1st   

$339 - Upper      $302- 1st

*CC 10x30 300

$495 to $559 - 1st   

$383 to $423 - 

Upper

Characteristics

A C C A B- B-

Yes, 100% No No Yes, 100% Yes, 20% Yes, 33%

Primary 

Commercial

Primary 

Commercial/ 

Residential

Business Park/ 

Industrial

Secondary 

Commercial

Industrial/ 

Residential Industrial

Good Fair Fair Good Fair Fair

Good Average Fair Good Fair Average

Good Good Average Good Fair Average

Good Average Average Good Fair Average

Good Fair Fair Good Fair Average

* CC = CLIMATE-CONTROLLED 

Note: Only available rates have been included.

Current Special/ 

Promotion

Frontage/Visibility

Security

Features

Facility Class

Climate Control

Location

Appearance

Access

Unit Type 

& Size

Unit 

SF $ Rent $ Rent $ Rent $ Rent $ Rent $ Rent

COMPETITIVE RENT SURVEY - PMA & SMA - PAGE 1

Comparable #

Facility Name

Location

Phone #



SELF-STORAGE FEASIBILITY STUDY – 401 W. GOLF ROAD, ARLINGTON HEIGHTS, IL 

 

 

     56 

 

7 8 9 10 11 12 13

Uhaul Moving 

and Storage of 

Woodfield

Public Storage Public Storage Padlock Limited Public Storage Rite Storage
SmartStop Self 

Storage

5201 Tollview Dr. 1600 E. Davis St. 1430 E. Davis St.
1600 W. Kenneth 

Dr.

708 W. Central 

Rd.
2501 E. Oakton St. 1600 Busse Rd.

847-637-5406 847-305-2654 847-447-2315 847-640-0110 847-305-2658 847-364-5580 224-723-7625

Free lock
$1 first mo. rent on 

select units

$1 first mo. rent 

on select units
N/A

$1 first mo. rent 

on select units
N/A 5% off select units

4x4 16

5x5 25

5x10 50 $59

7.5x10 75

8x10 80

10x10 100 $139

10x12 120

10x15 150 $179

5x30 150

10x20 200 $200 $249

10x25 250 $269

10x30 300 $349

Climate-

Controlled

Unit 

SF

*CC 5x5 25 $65 - Upper $83 - 1st $81

*CC 5x8 40 $85 - Upper

*CC 5x10 50 $100 - Upper

$150 - 1st             

$86 - Upper $84 - 1st $133 $71

*CC 7X10 70

*CC 5x15 75 $94 - Upper

*CC 7.5x10 75 $126 - 1st

*CC 8x10 80 $150 - Upper $107 - Upper

*CC 10x10 100 $160 - Upper $163 - 1st

$147 - 1st             

$122 - Upper $138

*CC 10x14 140

*CC 10x15 150 $200 - Upper

$281 - 1st           

$253 - Upper $164 - Upper $206

*CC 10x20 200 $265 - Upper

$263 - 1st         

$210 - Upper $230 - Upper $266 $232

*CC 10x25 250 $364 - 1st $302 - 1st $281

*CC 10x30 300 $391 - 1st $386 - 1st

Characteristics

A B A C B C A

Yes, 100% Yes, 90% Yes, 100% No Yes, 100% No Yes, 100%

Business Park/ 

Secondary 

Commercial

Industrial/ 

Residential

Industrial/ 

Residential Industrial

Secondary 

Commercial/ 

Residential

Industrial/ 

Residential

Primary 

Commercial

Average Average Average Fair Average Poor Good

Fair Average Average Fair Average Fair Average

Good Average Average Poor Average Fair Good

Good Good Good Fair Average Fair Good

Good Good Good Fair Average Fair Good

* CC = CLIMATE-CONTROLLED 

Note: Only available rates have been included.

$ Rent $ Rent$ Rent $ Rent

Comparable #

Facility Name

Location

Phone #

$ Rent

COMPETITIVE RENT SURVEY - PMA & SMA - PAGE 2

Unit Type 

& Size

Unit 

SF $ Rent $ Rent

Current Special/ 

Promotion

Frontage/Visibility

Security

Features

Facility Class

Climate Control

Location

Appearance

Access
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14 15 16 17 18 19 20 21

Cubesmart Life Storage
Safegaurd Self 

Storage
Life Storage

Uhaul Moving 

and Storage 

of Ohare

Public 

Storage
Cubesmart 

Public 

Storage

1750 Busse Rd.
1414 N. Rand 

Rd.

1136 E. 

Northwest Hwy.

1401 N. Plum 

Grove Rd.

1731 S. Mount 

Prospect Rd.

2901 Touhy 

Ave.

1950 S. Mount 

Prospect Rd.

945 Rohlwing 

Rd.

847-427-1409 847-485-0920 847-403-3688 847-843-0800 224-220-1635 224-366-0886 847-824-5110 847-666-5818

1 mo. free rent
$1 first mo. rent 

on select units

$1 first mo. rent 

on select units

$1 first mo. rent 

on select units

1 mo. free w/ 

truck rental

$1 first mo. rent 

on select units

35% off select 

units

$1 first mo. rent 

on select units

4x4 16

5x5 25 $55 $64 $63

5x10 50 $66 $86 $81 $98

7.5x10 75 $90

8x10 80 $115

10x10 100 $134 $145

10x12 120

10x15 150 $188 $251

5x30 150

10x20 200 $218 $351 $374 $295

10x25 250 $238 $402

10x30 300 $490

Climate-

Controlled

Unit 

SF

*CC 5x5 25 $75 $82 - Upper

$83 - 1st           

$49 to $69 - 

Upper $65 - Upper

*CC 5x8 40

*CC 5x10 50 $153 - Upper $100 - Upper

*CC 7X10 70 $134

*CC 5x15 75

*CC 7.5x10 75

*CC 8x10 80

*CC 10x10 100 $$239 - Upper $160 - Upper $100

*CC 10x14 140

*CC 10x15 150

$227 - 1st   

$209 - Upper $331 - Upper $305 $200 - Upper

*CC 10x20 200 $291 - Upper $392 $457

*CC 10x25 250 $366 - Upper

*CC 10x30 300 $587

Characteristics

B A A- B+ A- C C C+

Yes, 20% Yes,100% Yes, 100% Yes, 75% Yes, 100% No No Yes, 19%

Secondary 

Commercial

Primary 

Commercial

Business Park/ 

Secondary 

Commercial Business Park Industrial Industrial

Business Park/ 

Industrial Business Park

Average Good Good Average Average Fair Fair Fair

Average Good Good Average Good Fair Fair Average

Average Good Good Fair Good Average Average Fair

Average Good Good Average Average Fair Fair Fair

Average Good Good Average Good Fair Fair Average

* CC = CLIMATE-CONTROLLED 

Note: Only available rates have been included.

COMPETITIVE RENT SURVEY - PMA & SMA - PAGE 3

Comparable #

Facility Name

Location

Phone #

Unit Type 

& Size

Unit 

SF $ Rent $ Rent $ Rent$ Rent

Current Special/ 

Promotion

Frontage/Visibility

Security

Features

Facility Class

Climate Control

Location

Appearance

Access

$ Rent $ Rent $ Rent $ Rent



SELF-STORAGE FEASIBILITY STUDY – 401 W. GOLF ROAD, ARLINGTON HEIGHTS, IL 

 

 

     58 

MULTI-STORY CLIMATE RENTS – DISCOUNTING 

Most facilities offering upper-level rental units will have to charge a lower rental 

rate as compared to the first-floor units, as they are less convenient to tenants 

storing. Multiple samples of upper-level discounting were extracted from the 

extended market and are summarized below. In this market, discounting rents for 

upper-level units varies minimally but changes constantly, is likely based upon 

supply and demand trends and adjusted on a daily basis. Below, discounts range 

from -8% to -43% per unit with an overall average of 23%. Based upon this info 

and previously researched market norms, a typical range would be -10.0% to -

25.0%, depending on unit size and availability. Discounts for upper-level units will 

be applied to the upper-level subject units.  

 

SUMMARY OF CURRENT RENTAL RATES  

Based on the survey of the competitive facilities and current rental rates provided, 

the following summary has been established which includes a general range of all 

current rents for self-storage units in the PMA and SMA. Class C facilities are 

concluded to be inferior to the subject and not true competitors. The subject is 

envisioned to be a Class A for the local market and will be one of the newest 

facilities. The subject’s rents are anticipated to be at the upper end of the current 

competitive range and consistent with comparable Class A facilities in the area. 

Rents vary greatly by specific location, facility quality, and supply and demand 

trends. The concluded current rents are based upon available rates given by 

management interviews and online research as of the effective date of the study and 

are included below. 

 

Unit Size 1st Floor Upper $ % Difference

5x5 $89 $71 $18 -20%

5x5 $83 $49 $34 -41%

5x5 $83 $69 $14 -17%

5x10 $175 $135 $40 -23%

5x10 $199 $151 $48 -24%

5x10 $150 $86 $64 -43%

10x10 $239 $199 $40 -17%

10x10 $147 $122 $25 -17%

10x15 $279 $223 $56 -20%

10x15 $335 $257 $78 -23%

10x15 $281 $253 $28 -10%

10x15 $227 $209 $18 -8%

10x20 $373 $221 $152 -41%

10x20 $409 $313 $96 -23%

10x20 $263 $210 $53 -20%

10x25 $385 $339 $46 -12%

10x30 $495 $383 $112 -23%

10x30 $559 $423 $136 -24%

AVG: -23%

Upper Floor Discounting Comps
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Rates can vary dependent on season and supply and demand trends. Research 

reveals that on a broad market level, rents rise roughly 2% to 8% per year. Some 

larger companies such as Public Storage, Cubesmart, etc. tend to change their rates 

on a daily basis based upon supply and demand trends.  Many Class C facilities 

likely change their rents on more of a 3- to 5-year basis or longer.  All rates provided 

during the course of our remote research have been included in the rent analysis. 

Some facilities offer promotions or discounts to new tenants such as 1st month free 

or ½ off second month, etc. Discounts or promotions are common as 86% of the 

competitors currently offer one or more. Many facilities will advertise specials at 

different times of the year or based upon supply and demand. In this market, several 

facilities were offering promotions or discounts for new rentals. 

PROPOSED OR UNDER CONSTRUCTION  

Online research and phone interviews were completed in effort to determine if there 

are any proposed self-storage developments in the PMA or SMA that would be 

reasonably competitive with the subject within the next 12-months.  Online documents 

at various planning and zoning offices, including agendas, minutes and other 

publications have been researched. Cook County and the Village of Arlington Heights 

Planning and Zoning offices were researched. 

Unit Unit Competitive Subject Rents/

Size Size (SF) Range SF

5x5 25 $51 to $77 $55 to $65 $65 $2.60

5x10 50 $59 to $98 $75 to $85 $85 $1.70

5x15 75 N/A $115 to $125 $120 $1.60

10x10 100 $139 to $172 $150 to $160 $155 $1.55

10x15 150 $179 to $292 $205 to $215 $210 $1.40

10x20 200 $200 to $376 $250 to $260 $250 $1.25

15x15 225 N/A $260 to $275 $270 $1.20

10x25 250 $238 to $402 $275 to $285 $280 $1.12

10x30 300 $336 to $490 $330 to $340 $330 $1.10

*CC 5x5 25 $75 to $89 $79 to $89 $89 $3.56

*CC 5x10 50 $72 to $199 $165 to $175 $175 $3.50

*CC 5x15 75 $126 $200 to $210 $210 $2.80

*CC 10x10 100 $100 to $251 $225 to $235 $235 $2.35

*CC 10x15 150 $193 to $335 $270 to $280 $280 $1.87

*CC 10x20 200 $232 to $457 $350 to $360 $360 $1.80

*CC 15x15 225 N/A $360 to $375 $375 $1.67

*CC 10x25 250 $281 to $487 $375 to $385 $385 $1.54

*CC 10x30 300 $386 to $587 $440 to $450 $450 $1.50

*CC 5x5 25 $65 to $82 $70 to $80 $75 $3.00

*CC 5x10 50 $86 to $151 $140 to $150 $145 $2.90

*CC 5x15 75 $94 to $163 $155 to $165 $160 $2.13

*CC 10x10 100 $122 to $199 $170 to $180 $175 $1.75

*CC 10x15 150 $164 to $257 $210 to $220 $215 $1.43

*CC 10x20 200 $210 to $313 $270 to $280 $275 $1.38

*CC 15x15 225 N/A $280 to $295 $290 $1.29

*CC 10x25 250 $339 to $366 $295 to $305 $300 $1.20

*CC 10x30 300 $383 to $423 $345 to $355 $350 $1.17

Summary of Current Competitive Rental Rates

Concluded 

Comparable 

Forecasted 

Subject RentsUnit Type

Regular, 

Drive-Up

Climate - 

1st Floor

Climate -

Upper 

Floors
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There are no known proposed or pipeline projects in the subject’s immediate market 

area. However, one proposed facility is located in the broader market of 6-miles, which 

has been included for informational purposes only, as shown below.  

 

HISTORICAL AND FORECASTED DEVELOPMENT TRENDS 

Historical development trends have been reviewed in the market to aid in estimating 

the typical rate of construction with the area and help estimate future supply for the 

subject market areas. There appears to have been increased development in the 

subject’s PMA or SMA since 2012. Within the PMA, 18,845 square feet of net rentable 

area has been added to the market per year since 2012. This rate increases to 27,553 

square feet of net rentable area per year considering years 2017 to 2022 only. Within 

the SMA, 41,470 square feet of net rentable area has been added to market since 2012. 

This rate increases to 55,366 square feet per year considering years 2017 to 2022 only. 

 

The PMA has been estimated to add 25,000 square feet per year, or a total of 125,000 

square feet added to the market in Year 2027. The SMA has been estimated to add 

50,000 square feet per year, or a total of 250,000 square feet added to the market by 

Year 2027. These calculations are shown in the grid below.  

Facility Name Location

Total 

Planned 

SF 

(Gross)

Total 

Planned SF 

(Net)*

Distance 

From 

Subject Comments

N/A U-Haul

1311 N. Rand 

Rd. 82,676 62,000 6.0 miles

Palentine's planning commission confirmed  this 

project is approved and permitted; however, final plans 

have not yet been approved. Estimated completion is 

winter of 2022 or spring of 2023. This is a conversion 

for 100% climate-controlled development.

Total ALL: 82,676 62,000

PMA (3-Miles) 0 0

SMA (4-Miles) 0 0

Planned or Under Construction - Potential Competition

Facility Name

Year Added to 

the Market

Distance from 

Subject

Estimated SF 

Added

Cubesmart 2016 1.6 miles 41,970

Uhaul Moving and Storage 

of Woodfield 2018 2.0 miles 62,820

Public Storage 2019 2.0 miles 102,500

SmartStop Self Storage 2016 3.6 miles 82,000

Life Storage 2017 3.7 miles 70,200

Uhaul Moving and Storage 

of Ohare 2019 3.9 miles 96,675

Total PMA: 207,290

Total SMA: 456,165

18,845

27,553

41,470

55,366SMA - SF Added/ Year (Since 2017)

Self-Storage Development - Historical Trends

PMA - SF Added/ Year (Since 2012)

SMA - SF Added/ Year (Since 2012)

PMA - SF Added/ Year (Since 2017)
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CURRENT AND FUTURE SUPPLY CONCLUSIONS 

CURRENT SUPPLY 

The current supply conclusion for each market is shown below. The current or 

pending projects that are proposed or underway and likely competitive within the 

next 12 months are added to the current existing supply. The total estimated current 

supply for the two market areas is summarized below. 

 

FUTURE SUPPLY  

Adding the concluded forecasted space to be added to the market, as previously 

discussed, to the current supply results in the following future supply estimates for 

Year 2027.  

 

DEMAND ANALYSIS 

Demand is defined as the quantity of a particular type of real estate product or service that 

will be purchased or leased in a given market. Demand in the subject’s specific delineated 

market area, which was determined to be a primary market area of three-miles and 

secondary market of four-miles around the subject, will be forecasted herein.  

Self-storage demand derived from the surrounding residential households accounts for the 

majority of occupancy in most self-storage facilities.  However, demand also stems from 

other potential non-residential occupants including commercial or business tenants.   

In an analysis of residual demand, the potential demand for a market area is first estimated.  

Next, the demand already being fulfilled in the market area is estimated, and the remaining 

unfulfilled potential demand is termed “residual” demand.  In analyzing potential self-

storage demand for the subject’s market area, the market area economic variables, such as 

PMA (3-Miles) 25,000 125,000

SMA (4-Miles) 50,000 250,000

Estimated SF Added - 

Year 2027Market Area

Add: SF Per 

Year

Market Area

Current Market 

Supply (NRA)

Add: Under Construction/ 

Planned SF

Current Supply 

SF

PMA (3-Miles) 661,045 0 661,045

SMA (4-Miles) 1,263,480 0 1,263,480

Current Supply Conclusions

Market Area

Concluded Current 

Supply (NRA)

Add: Future 

Additions (NRA)

Total Future Supply 

(NRA)

PMA (3-Miles) 661,045 125,000 786,045

SMA (4-Miles) 661,045 250,000 911,045

Future Supply Conclusions
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population, total households, and renter/owner households, are adjusted by “demand 

multiples” derived from the analysis of established metropolitan areas, regional data, and 

national data.  These demand multiples are estimates of the amount of self-storage space 

demand generated on average by persons and/or households in these various studied 

markets.  The potential demand indications from use of these demand multiples are then 

averaged and adjusted by the amount of self-storage space expected to be used by the 

subject’s specific concluded market areas (PMA and SMA).   

Two methods will be utilized to determine current and future self-storage demand in the 

identified market area. The two methods include residual studies of self-storage square feet 

demanded based upon: 1) population of the subject’s market area, 2) households in the 

subject’s market area.  

The first step in determining demand for a market is identifying the tenant profile.  

CONSUMER PROFILE 

Market Analysis and Valuation of Self-Storage Facilities indicates that self-storage 

users generally fall into two categories: residential users and commercial users. 

However, based upon information for the Self-Storage Almanac (2019 and 2020), self-

storage properties break down their tenant type even further, by military, students, 

business/commercial, and residential types. 

● Residential – 79% 

● Business/Commercial – 14% 

● Student – 3% 

● Military – 4% 

In many surveys, the student category is generally combined under the “residential” 

tenant type, which would increase the overall “residential” category to 82%. 
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Per the 2022 Self-Storage Demand Almanac, 10.60% of all American households 

currently rent a self-storage unit, shown below. This same national report indicates an 

average of 6.20 square feet of storage space per person.  

 

Additionally, about 49.9% of all self-storage renters say they will rent for less than 12 

months with 26.5% renting for one to two years. Business tenants tend to stay short 

term also with 37.3% of tenants staying less than one year; however, nearly the same 

amount or 37.1% report staying long term, over two years.  

Further, the grid below provides further delineation of length of stay for residential 

versus business tenants and also by region. 
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Approximately 72.1% of all self-storage renters live in a single-family household while 

25.7% live in an apartment or condo and 2.2% live in another form of housing. 

 
 

Nearly 65% of all self-storage renters have a garage but still rent a unit; 47% have an 

attic in their home; and 33% have a basement.  

In a survey of self-storage renters, conducted by the Self-Storage Association and as 

published in the 2020 Self-Storage Demand Study, the following income trends have 

been established. The three income segments with most storage tenants include: 16.9% 

of storage renters have an average household income of $125,000 or more, 12.6% have 

an average household income of $75,000 to $100,000, and 11.8% have an average 

household income of less than $20,000. 
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Approximately 4% of self-storage units nationwide are rented to military personnel; 

however, in communities adjacent to domestic U.S. military bases, military occupancy 

can be from 20% to 95% of all rented units.  

Likewise, a facility situated near a major university or college could have high 

occupancy of students lending to a higher occupancy rate during summer months. 

The subject is located in an area with average to good student population. There is fair 

to average military population in the area and overall average to good 

commercial/businesses. Therefore, considering the typical commercial rental share of 

14%, student share is 3%, and military share is 4%, or a total of 21%, a concluded 

factor of 25% has been included for the subject.  

Additional storage customer traits follow below. 
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DEMAND METHOD 1 –SQUARE FEET PER PERSON  

In this analysis, the current population is analyzed for the current Year 2022 and 

forecasted for Year 2027 to determine the current status of the market, being either 

undersupplied or oversupplied. In addition to forecasted population increases, national 

and local published saturation ratios have been reviewed to determine a current and 

forecasted saturation ratio. The saturation ratios indicate the typical self-storage square 

footage per person.  

The concluded saturation ratios are then applied to the concluded market area 

population for the current Year 2022 and forecasted for Year 2027, to determine the 

total self-storage square footage demanded in each market area. The concluded demand 

is then compared to the current supply or projected supply to determine if there is a 

surplus or shortage of space. 

COMPARABLE SATURATION RATIOS 

Below is a summary of saturation ratios for various market areas on a national and 

local basis. The U.S. saturation rate was most recently reported at 5.40 to 8.10 

square feet per varying published reports. The state of Illinois has an average 
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reported saturation ratio at 4.90 square feet per person, which is lower than the 

estimated average national saturation ratio range. Two CBSA’s (Core Based 

Statistical Area’s) have been identified in close proximity to the subject, which 

indicate a current range saturation ratio range of 4.73 to 6.20 square feet per person 

with a demanded saturation ratio range of 5.11 to 7.47 square feet per person. The 

general market varies in terms of broad market demand.   

 

Considering national, state, and local saturation ratios, a concluded current 

saturation ratio of 6.00 square feet per person has been selected for the subject, 

which is somewhat higher than the state rate, but in line with the demanded ratio 

for the CBSA’s and in line with national norms as well.  

The estimated future saturation ratio has been estimated at 6.90 square feet per 

person in Year 2027, which has been estimated using historical increase trends 

noted on a national level. Using the concluded saturation ratios and population 

indications per the Site to Do Business for each market area, demand from 

residential tenants can be estimated and utilized in demand calculation grids for 

each market. After determining the demand generated by residential tenants, 

additional demand by commercial and military tenants is then calculated and added 

to the residential demand figures. Business, student and/or military tenants (non-

resident and included in census or demographics projections) have been estimated 

to make up approximately 25% of the tenants based upon market norms. The total 

demand for each market area is calculated below. The current supply was 

previously discussed and represents the current surveyed square footage for each 

market area. The proposed/future supply includes the additional square feet 

estimated by new construction or expansions in the market, which was also 

previously discussed. A total of 125,000 square feet is added to the PMA and 

250,000 square feet added to the SMA in effort to forecast future supply for Year 

2027. Demographics for the subject’s PMA and SMA are estimated to decrease in 

Defined Area

SF per 

Person

Demanded 

SF per 

Person*

United States (SSA Almanac, 2017) 6.82

United States (CBRE report, 2017) 7.20

United States (reported per SSA, 2018) 8.10

United States (reported per SSA, 2019) 5.40

United States (reported per SSA, 2020) 6.40

United States (reported per SSA, 2021) 5.99

United States (reported per SSA, 2022) 6.20

Illinois (2022 Self Storage Almanac) 4.90

CBSA - Per 2022 Self Storage Almanac

Chicago-Naperville-Elgin, IL-IN-WI 4.73 5.11

Milwaukee-Waukesha-West Allis, WI 6.20 7.47

Concluded Current Market SF/Person 6.00

Concluded Future Market SF/Person 6.90

Saturation Ratio Analysis
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2027, per reports generated; however, within the next five years, are expected to 

turn positive after our review of good development and growth trends taking place.  

The primary, three-mile market area, has a current undersupply of 208,683 square 

feet and the secondary, four-mile market area, has a current undersupply of 202,656 

square feet. In Year 2027, the primary market area shows somewhat decreased, but 

still above average positive demand of 195,923 square feet. The secondary market 

also reveals decreased demand of 143,931 square feet. Overall, current, and future 

demand is concluded to be good and supportive of new self-storage development 

at the subject location. 

 

 

DEMAND METHOD 2 - SQUARE FEET PER HOUSEHOLD 

In this analysis, trends on both a national level and local state level are analyzed to 

determine the typical amount of self-storage space in a market area based upon 

demanded square feet per household. The current number of households (reported as 

of 2022) is analyzed and is also forecasted in five years, or by (reported as of 2027). 

This will help determine the current and future demand in each market area using a 

concluded typical amount of self-storage space per household. The indicated demand 

will be compared to the current and future estimated supply to reconcile if the market 

is undersupplied or oversupplied. Below is a summary of concluded typical self-storage 

square feet per household for various markets based upon multiple sources. 

PMA (3-Miles) SMA (4-Miles)

Current Population 108,716 183,267

Saturation Ratio (SF/Person) 6.00 6.00

2022 Demanded SF 652,296 1,099,602

Add: Commercial/Military/Student (25%) 217,432 366,534

Total Demanded SF 869,728 1,466,136

Current Supply 661,045 1,263,480

Current Shortage/Oversupply (2022) 208,683 202,656

PMA (3-Miles) SMA (4-Miles)

Future Population 106,813 180,284

Saturation Ratio (SF/Person) 6.90 6.90

2027 Demanded SF 736,476 1,243,058

Add: Commercial/Military/Student (25%) 245,492 414,353

Total Demanded SF 981,968 1,657,411

Current Supply 661,045 1,263,480

Add: Future New or Expansions 125,000 250,000

Total Future Supply 786,045 1,513,480

Future Shortage/Oversupply (2027) 195,923 143,931

Current Demand Analysis (2022) - SF/Person

Future Demand Analysis (2027) - SF/Person
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Utilizing the total indicated self-storage net rentable area in the state of Illinois, per the 

2022 Self-Storage Almanac, of 63,297,616 square feet, and dividing by the current 

indicated number of households, determines the typical self-storage square footage per 

household for the state. The concluded ratio for the state of Illinois is 12.68 square feet 

per household. The U.S. average is estimated at 21.00 square feet per household, as of 

a 2016 report, which has likely increased as of 2022. The state ratio is less than the 

national average. A concluded current ratio for the subject’s market area is 16.00 square 

feet per household, which is less than the national indication and considered to be a 

conservative estimate.  

There is an indicated current undersupply of 287,627 square feet within the PMA and 

a current undersupply of 317,021 square feet within the SMA. Both market areas have 

good current demand conclusions. 

 

Using national historic trends to determine an appropriate increase over the next five 

years, I have estimated the current household saturation rate to increase at a rate of 

1.56% per year, increasing the future household saturation ratio to an estimated 17.25 

square feet per household.  

 

Total Current Self-Storage SF in Illinois (2022 Almanac) 63,297,616

# Households in Illinois (Site to do Business, 2022) 4,993,039

# Households in Illinois (Site to Do Business, 2027) 4,957,695

Illinois SF per Household (Estimated 2022) 12.68

U.S. (Self-Storage Association 2015-2016 Fact Sheet) 21.00

Subject Concluded Current Demand (2022) 16.00

Subject Concluded Future Demand (2027) 17.25

Source: 2017, 2018 & 2019 Self-Storage Almanac & Site to do Business

PMA (3-Miles) SMA (4-Miles)

Concluded Market SF/Household 16.00 16.00

x Current Households 44,469 74,086

Current Estimated Demand (2022) 711,504 1,185,376

Add: Commercial/Military/Student (25%) 237,168 395,125

Total Current Demand 948,672 1,580,501

Less: Current Supply 661,045 1,263,480

Current Shortage/Oversupply (2022) 287,627 317,021

Current Demand - 2022 (SF/Households)

Year

Self-Storage SF                                               

per Household

% Change per 

Year

2009 19.20 -

2012 20.00 1.39%

2015 21.00 1.67%

1.56%

Forecasted Change per Year 1.56%

Total Change 7.80%

Estimated Current SF/Household in Market 16.00

Future SF/Household 17.25

% Change per Year - Entire Term
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Utilizing the forecasted ratio of 17.25 square feet per household, multiplied by each 

area’s projected number of households, provides an indication of total future estimated 

demand. The primary and secondary markets reveal some decrease in future demand; 

however, both remain positive and very high.  The future demand estimate in the PMA 

is 224,573 square feet and in the SMA is 172,018 square feet.  Future demand 

conclusions in both markets are supportive of self-storage development at the subject 

location. 

 

DEMAND CONCLUSIONS 

The conclusions derived in the demand analyses performed herein are summarized 

below. It can be concluded that the subject site supports up to 317,000 square feet of 

current demand and up to 225,000 square feet of future demand. However, a factor has 

been applied to each market area conclusion with the majority of demand expected to 

stem from the primary market area.  

 

A factor of 75% has been applied to primary market area conclusions and a factor of 

25% has been applied to the secondary market area conclusions. The secondary market 

area demand conclusions have been weighted with a lower factor, of 25% as compared 

to 75% for the primary market area, as the majority of the subject’s tenant base should 

be derived from the primary market. Therefore, the subject’s specific location is 

concluded to have a current self-storage demand estimate of 251,000 square feet. 

Likewise, using the same methodology, the concluded future self-storage demand 

estimate for the subject location is 197,000 square feet. Demand is currently very high 

and decreases somewhat over the next five years, from 2022 to 2027. The decrease is 

likely a result of increase recent construction and also the decreasing demographics as 

noted in the reports included. However, as mentioned, the decreasing demographics in 

the reports obtained are assumed to be inaccurate given historical increases and good 

PMA (3-Miles) SMA (4-Miles)

Projected Market SF/Household 17.25 17.25

x Projected Households 43,945 73,291

Forecasted Future Demand (2027) 757,963 1,264,123

Add: Commercial/Military/Student (25%) 252,654 421,374

Forecasted Future Total Demand 1,010,618 1,685,498

Less: Estimated Future Supply 786,045 1,513,480

Future Shortage/Oversupply (2027) 224,573 172,018

Future Demand - 2027 (SF/Households)

Method 3-Miles (PMA) 4-Miles (SMA) 3-Miles (PMA) 4-Miles (SMA)

1 - SF/Person 208,683 202,656 195,923 143,931

2 - SF/Household 287,627 317,021 224,573 172,018

Demand Range (SF) 209,000 to 288,000 203,000 to 317,000 196,000 to 225,000 144,000 to 172,000

Average: 248,155 259,839 210,248 157,974 

CONCLUDED 248,000 260,000 210,000 158,000 

Demand Conclusions

Future - 2027Current - 2022
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positive growth taking place. The future demand conclusion is considered to be low 

and very conservative. However, it remains very high in five years despite these 

considerations. All demand indications concluded herein are supportive of the subject 

development.  

 

The demand conclusions are supported by other positive factors previously discussed 

including the high current occupancy rates in both market areas. Population and 

households increased from 2010 to 2022 and are projected to decrease from 2022 to 

2027. However, recent growth in the market supports future increases in population 

and households; therefore, the noted decrease is assumed to shift positive in the near 

future. Further, average household income is expected to increase from 2022 to 2027, 

which will aid in increasing rental rates in the local market. Additionally, the current 

average occupancy rate in the PMA and SMA is 94%. The market appears to be 

operating at a stabilized level with high year-round occupancy rates reported. Climate-

controlled units appear to have good demand in this market. Average household income 

in the SMA is approximately $127,000 which is higher than the state average of 

approximately $109,000. The reported income levels of both market areas reviewed are 

considered to be above average and supportive of climate controlled self-storage 

development at the subject location.  

BARRIERS TO ENTRY 

Barriers to entry refers to the level of difficulty for a new competitor to enter a market. 

Zoning, financing, availability of land, land prices, etc., can affect barriers to entry. 

Land availability is average in the immediate area and land prices appear to be average 

to high for self-storage development. However, utility availability and planning/ zoning 

approvals could also prevent some new self-storage development in the area. 

Appropriately zoned properties for self-storage use may be difficult to locate and a 

zoning change is possible but can be time consuming and costly. Further, planning and 

design for self-storage development is relatively restrictive in the market. Overall 

barriers to entry appear to be average to high in the immediate area, mostly due to land 

pricing and the entitlement process, which is somewhat of a positive for the subject as 

additional storage development may be restrictive in the immediate market. 

Market Area 3-Miles (PMA) 4-Miles (SMA)

Total Current 

Demand

Concluded Demand (SF) 248,000 260,000

Weight (%) 75% 25%

Total Current Demand 186,000 65,000 251,000

Market Area 3-Miles (PMA) 4-Miles (SMA)

Total Future 

Demand

Concluded Demand (SF) 210,000 158,000

Weight (%) 75% 25%

Total Future Demand 157,500 39,500 197,000

Estimated Future Demand

Estimated Current Demand
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SUBJECT DEVELOPMENT RECOMMENDATIONS 

Site development norms for self-storage facilities located within the PMA and SMA are 

summarized below. The highlighted facilities represent facilities that are of similar three-

story design and are considered most similar to the subject.  The highlighted facilities will 

be considered further herein in regard to development norms and a suggested facility size 

for the subject. 

 

The most competitive (three-story) facilities offer an average site size of 1.870 acres of 

land. The average facility size is 79,617 square feet of net rentable area, with average unit 

size of 106 square feet per unit and a building to land ratio indication of 98%. Further, 

typical development trends indicate a development of 42,829 square feet per acre and 403 

units per acre.  

The client intends to build a three-story climate-controlled facility. Supportive 

development trends for self-storage facilities on a per story basis is provided below. 

SIZE FACILITY AVERAGE BUILDING TO NRA/ UNITS/

# (SF) SIZE (NRA) SF/UNIT LAND RATIO ACRE ACRE

1 Safeguard Self Storage 1.660 72,310 66,150 635 0.000 1.660 104 91% 39,849 383

2 Public Storage 4.400 191,664 73,650 574 0.000 4.400 128 38% 16,739 130

3 Public Storage 2.700 117,612 43,400 320 0.000 2.700 136 37% 16,074 119

4 Cubesmart 1.400 60,984 41,970 384 0.000 1.400 109 69% 29,979 274

5 Noffs Self Storage 3.100 135,036 52,500 436 1.380 1.720 120 70% 30,523 253

6 Cubesmart 3.670 159,865 64,800 500 0.000 3.670 130 41% 17,657 136

7

Uhaul Moving and Storage 

of Woodfield 1.870 81,457 62,820 670 0.000 1.870 94 77% 33,594 358

8 Public Storage 2.420 105,415 57,675 498 0.000 2.420 116 55% 23,833 206

9 Public Storage 2.450 106,722 102,500 948 0.000 2.450 108 96% 41,837 387

10 Padlock Limited 1.500 65,340 23,910 190 0.000 1.500 126 37% 15,940 127

11 Public Storage 2.660 115,870 38,970 315 1.250 1.410 124 63% 27,638 223

12 Rite Storage 3.200 139,392 65,400 550 0.000 3.200 119 47% 20,438 172

13 SmartStop Self Storage 5.200 226,512 82,000 760 0.000 5.200 108 36% 15,769 146

14 Cubesmart 3.590 156,380 66,500 530 0.000 3.590 125 43% 18,524 148

15 Life Storage 1.500 65,340 70,200 660 0.000 1.500 106 107% 46,800 440

16 Safegaurd Self Storage 0.900 39,204 52,875 490 0.000 0.900 108 135% 58,750 544

17 Life Storage 5.200 226,512 83,660 750 0.000 5.200 112 37% 16,088 144

18

Uhaul Moving and Storage 

of Ohare 3.160 137,650 96,675 995 0.000 3.160 97 70% 30,593 315

19 Public Storage 2.580 112,385 48,650 449 0.000 2.580 108 43% 18,857 174

20 Cubesmart 4.310 187,744 67,250 519 0.000 4.310 130 36% 15,603 120

21 Public Storage 3.960 172,498 71,100 575 0.000 3.960 124 41% 17,955 145

TOTAL 61.430 2,675,891 1,332,655 11,748

AVERAGE 2.925 127,423 63,460 559 2.800 116 60% 26,335 235

AVERAGE MOST 

COMPARABLE (3-Story) 1.870 79,617 748 1.870 106 98% 42,829 403

FACILITY NAME

LESS: 

UNDEVELOPED 

OR EXCESS 

TOTAL 

DEVELOPED 

ACRES

SITE SIZE 

(ACRES)

MARKET DEVELOPMENT NORMS

# 

UNITS
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The subject site has approximately 2.345 acres to accommodate the proposed storage 

development.  The client intends to build a three-story, 100% climate structure with a total 

of 110,678 square feet of gross building area with a first-floor footprint of approximately 

37,628 square feet. The subject is anticipated to be built in one phase of construction. 

Potential net rentable area for the subject has been calculated in multiple scenarios, as 

shown below. Therefore, the subject has potential for development of 94,000 to 113,000 

square feet of net rentable area. The client provided a preliminary plan for development of 

81,175 square feet of net rentable area and 110,678 square feet of gross building area. 

Therefore, based upon the physical feasibility analysis herein, the subject could potentially 

be developed with more square footage than what is current proposed plan provided 

indicates. The site is irregular in shape, which may have some negative impact on 

development. The plan provided indicates a building efficiency ratio of 73%, which is 

typical for a three-story development. While it would be suggested the client revisit the 

plan provided and attempt increase the building size to approximately 94,000 square feet 

of net rentable area, the provided plan with 81,175 square feet of net rentable area is 

concluded to be reasonable and physically possible. The provided plan and subject size 

will be utilized further herein. Based upon the analysis completed, the subject site can 

accommodate this facility size.  

A facility size of 110,678 square feet of gross building area and 81,175 square feet of net 

rentable area will be utilized further to test the financial feasibility of the project.  

 

Site Size (Acres) 2.345

Site Size (SF) 102,148

Building to Land Ratio 94% 102%

Total Potential SF (NRA) 96,019 104,191

Rounded To: 96,000 104,000

SF/Acre 40,000 48,000

Total Potential SF (NRA) 93,800 112,560

Rounded To: 94,000 113,000

Units/Acre 400 450

Potential # Units 938 1,055

x Average Unit Size 100 105

Total Potential SF (NRA) 93,800 110,801

Rounded To: 94,000 111,000

94,000 113,000

3-Story, 100% Climate-Controlled

Concluded Total 

Subject Development 
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A typical office size of roughly 500 to 1,00 square feet and all typical common area 

elements including restrooms, elevators, loading dock areas and good interior corridors are 

assumed for the subject building. Interior corridors should be wide enough to accommodate 

multiple clients at once, dollies/carts and large items, suggested at 5’ or more in width.  

Some additional typical development trends that should be considered for the subject 

development include security such as a secure building with keypad access. Individual unit 

alarms are trending for climate-controlled units and are recommended for the subject. An 

onsite manager’s apartment is not recommended. The facility will likely require two 

elevators. Sprinklers are likely required but will be determined based upon local building 

codes/ordinances.  

A professional self-storage architect is recommended to give ideal building layout and 

placement onsite and will also be able to provide more feedback in terms of design and 

functionality. Upgraded amenities, security, and website would help the subject stand out 

as a superior facility in this market. The subject’s actual development size could vary 

greatly dependent on the finalized site layout, finalized unit mix, planning approvals, 

development costs, financing terms and financial feasibility. It is noted the recommended 

facility size and unit mix is only a sample recommendation utilized to test feasibility test 

and that it is preliminary and subject to change. The subject’s actual development size 

could vary greatly dependent on the finalized site layout, finalized unit mix, planning 

approvals, development costs, financing terms and financial feasibility. It is noted the 

recommended subject facility size is only a recommendation utilized to test feasibility test 

and that it is preliminary and subject to change.  The subject is envisioned to be of Class A 

quality for the local market. All the amenities recommended are considered typical for 

Class A facilities in the area. Within the PMA and SMA, 38% of the competitors are of 

similar Class A quality. Approximately 33% of the competitive facilities are of inferior 

Class C quality and 29% are of inferior Class B quality. The subject will be positioned as 

an above average competitor in the local market.  

ABSORPTION ANALYSIS 

Demand for self-storage space can also be realized by the rate of new space absorption 

taking place in the market. Two absorption comparables from the market area have been 

extracted and analyzed below. 

● Comparable 9 – Public Storage – 1430 E. Davis Street – This facility opened 

approximately September 2019 and is currently 94% and as of July 2022. The 

indicated absorption rate is 2,834 square feet per month over a 34-month period. 

It is a 100% climate-controlled facility. 

● Comparable 18 – 1731 S. Mount Prospect Road – This facility opened 

approximately March 2019 and is currently 90% occupied. The indicated 

absorption rate is 2,175 square feet per month over a 40-month time period. This 

is a 100% climate-controlled facility. 
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Based upon my research in other markets exhibiting average to good demand, an 

absorption rate of 1,500 to 3,000 square feet per month is considered typical or average.  

Using reported national average data from a recent Cushman and Wakefield report, the 

typical or average self-storage facility will reach a stabilized level of occupancy within 18 

to 36 months with an average lease-up period of 28 months. This is based upon market 

norms or averages. An average facility size on a national basis is estimated at 55,000 to 

65,000 square feet. Using these typical market metrics results in a concluded absorption 

rate of 1,560 to 2,250 square feet per month.  

 

Finally, various sources, primarily management companies, have provided an indication of 

2% to 5% of absorption per month as typical for self-storage facilities. Using this 

methodology, an absorption estimate of 1,744 to 4,359 square feet per month can been 

concluded for the subject property. 

 

A summary of the methods used to estimate absorption is included below: 

Extracted Market Absorption Comparables  2,175 to 2,834 SF/Mo., 

Historical Market Survey Norm:    1,500 to 3,000 SF/Mo. 

National Statistics (Cushman and Wakefield):  1,560 to 2,250 SF/Mo.  

Management Interviews/Comps:    1,744 to 4,359 SF/Mo. 

Demand is very good in the immediate area and shows expected minimal decrease over 

five years.  Further, area occupancy rates are high in the market, which supports demand. 

However, there is one proposed development in the subject’s SMA, which may temporarily 

slow absorption for the subject depending on the development timeline of the project. All 

factors considered, an average to somewhat conservative absorption rate will be utilized 

herein. The forecasted absorption rate range for the subject is 2,000 to 3,000 square feet 

per month for the subject. A concluded rate of 2,500 square feet per month for the subject 

will be utilized in the proforma. Using a projected development size of 81,175 square feet 

of net rentable area, the subject would reach 90% occupancy in approximately 29.2 months.  

Low High

National Average Facility Size 55,000 65,000

Stabilized Occupancy Rate 85% 90%

Occupied SF 46,750 58,500

Typical Absorption Period 30 26

Absorption/Month (SF) 1,558 2,250

Rounded: 1,560 2,250

Low High

Approximate Subject SF 87,175 87,175

Monthly Absorption (Rate %) 2% 5%

Monthly Absorption (SF) 1,744 4,359
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If the subject facility size or type differs greatly from what is assumed in this analysis, the 

absorption rate may change. Further, the absorption may be positively or negatively 

affected by any future developments such as single-family homes or apartments (positively 

affected) or nearby constructed self-storage facilities (negatively affected). 

FINANCIAL FEASIBILITY 

Financial feasibility focuses on the income and cost aspects of the specific proposed use of 

the subject site. The subject is proposed for multi-story, 100% climate-controlled self-

storage development. To prove financial feasibility, the proposed plan must generate 

positive net income. Feasible developments have some certain characteristics in common, 

which appear to enhance the probability of success of the proposed development. The 

following must apply to support financial feasibility: 

           Exists for Subject 

1. There must be population growth or support  

                              (economic demand) in the market           YES 

2. The present and future growth of the area must be  

       relatively homogeneous            YES 

3. The political and economic climate must be stable,  

 to improving            YES 

4. There must be a balance of supply and demand in  

order to generate sufficient income to cover rent or  

debt service            YES 

ESTIMATED CONSTRUCTION COSTS 

The subject is estimated for 81,175 square feet of net rentable area in a three-story, 

climate-controlled structure. A general construction cost estimate has been provided by 

the client and will be included as support herein. However, for use in the financial 

analysis completed herein, the consultant has completed a cost estimate for the subject 

facility. This cost estimate has been completed using a combination of actual cost 

comparables on a national basis, as well as an estimated cost analysis completed 

utilizing the calculator cost method by Marshall and Swift Valuation Service cost 

manual, which analyzes typical construction costs on a national basis. The cost estimate 

will be reconciled for use in the proforma and financial analysis. A summary of the 

subject’s building size breakdown is shown below. Total net rentable area is 81,175 

square feet and total estimated gross building area is 110,678 square feet, with an 

Approximate Subject SF 81,175

Stabilized Occupancy Rate 90%

Occupied SF 73,058

Absorption/Month (SF) 2,500

Months Until Stabilization 29.2
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estimated building efficiency ratio of 73%. A typical office/retail unit is included in the 

base costs, with approximately 500 to 1,000 square feet, assumed. A sample unit mix 

follows, which is only a sample or suggested approximate mix for use in this study, 

which is subject to change. 

 

CONSTRUCTION COST ESTIMATE – PER CONSULTANT 

An estimated base cost of $65.00 per square foot has been utilized for multi-story, 

100% climate-controlled construction on a gross building area basis with an 

additional $150,000 for two elevators. Two elevators are recommended to reduce 

total steps required to each storage unit. The maximum suggested trip to unit is 150 

feet. Estimated costs for signage and security are $99,610. Site prep is estimated at 

$306,445 and site improvements are estimated at $129,040. Total hard costs are 

estimated at $7,879,165. Soft costs are estimated at 4% of total costs, or $315,167. 

Total construction costs (hard and soft costs) are estimated at $8,194,332. An 

additional 5% has been included as entrepreneurial incentive (EI), or $409,717. The 

market norm for EI is estimated at 5% to 12% and generally does not include land 

acquisition costs. Total estimated construction costs are $8,604,048 or $105.99 per 

square foot of net rentable area and $77.74 per square foot of gross building area. 

The client indicated the subject site has an acquisition price or underlying site value 

of $1,735,000. Total development costs, including estimated underlying land value 

are estimated at $10,339,048. It is noted that working capital has not been 

considered in this cost analysis. This cost estimate is considered reasonable. The 

client provided a total cost estimate of approximately $11,000,000 for this project. 

The two estimates are within 6% of one another.  

 

Estimated NRA Estimated GBA

Total 81,175 110,678

Regular Drive-Up 0 0

Climate-Controlled 81,175 110,678

STORAGE FACILITY - (CLIMATE CONTROLLED)

110,678 SF @ $65.00 = $7,194,070

ELEVATORS

2 @ $75,000 = $150,000

SIGNAGE & SECURITY

110,678 SF @ $0.90 = $99,610

SITE PREP 

102,148 SF @ $3.00 = $306,445

SITE IMPROVEMENTS

64,520 SF @ $2.00 = $129,040

   Subtotal Hard Costs: $7,879,165

SOFT COSTS (4%)

$315,167

TOTAL HARD & SOFT COSTS $8,194,332

5.00% ENTREPRENEURIAL INCENTIVE $409,717

COST NEW ESTIMATE $8,604,048

COST/NRA $105.99

COST/GBA $77.74

ADD: SITE VALUE/ ACQUISITION COST $1,735,000

TOTAL COSTS: $10,339,048



SELF-STORAGE FEASIBILITY STUDY – 401 W. GOLF ROAD, ARLINGTON HEIGHTS, IL 

 

 

     78 

The costs are only an estimate for use in the financial feasibility portion of this 

analysis. Should actual costs vary greatly from the estimates included herein, the 

financial feasibility could be negatively or positively affected. The consultant 

reserves the right to adjust this analysis accordingly should actual, local 

construction bids vary greatly from the cost estimates included herein. 

SAMPLE UNIT MIX AND STABILIZED INCOME PROJECTIONS 

The client provided a unit mix for the project, which is noted as preliminary and subject 

to change. Therefore, a sample unit mix has been created and utilized herein. There is 

good demand for climate units and the suggested unit size range for the subject is 95 to 

115 square feet per unit.  It is suggested the larger units be placed on the first floor 

versus upper levels. Upper-level units should not include units that are larger than a 

10x20; however, some long-term tenants may desire upper-level units with discount 

applied. Therefore, only a handful of units that are larger than 10x20 will be included 

on upper levels. 

The sample unit mix and projected gross income for the sample mix is shown below 

and is subject to change. The average unit size is 102 square feet. Using the concluded 

rental rates for the subject, as previously discussed, the subject’s potential gross income 

has been estimated, as if it were 100% occupied, using the sample unit mix. The upper-

level unit rental rates have been discounted. 

 

Type Size # Units

Unit Size 

(NRA)

Total 

NRA

% of 

Total

Monthly 

Rental Rate

Total Monthly 

Income

Total Annual 

Income

5x5 4 25 100 2% $89 $356 $4,272

5x10 24 50 1,200 12% $175 $4,200 $50,400

10x10 86 100 8,600 43% $235 $20,210 $242,520

10x15 40 150 6,000 20% $280 $11,200 $134,400

10x20 28 200 5,600 14% $360 $10,080 $120,960

15x15 5 225 1,125 3% $375 $1,875 $22,500

15x20 12 300 3,600 6% $450 $5,400 $64,800

Subtotal: 199 26,225 $53,321 $639,852

Avg: 132 $267.94 $24.40

$2.03

5x5 60 25 1,500 10% $75 $4,500 $54,000

5x10 147 50 7,350 25% $145 $21,315 $255,780

10x10 283 100 28,300 47% $175 $49,525 $594,300

10x15 89 150 13,350 15% $215 $19,135 $229,620

10x20 17 200 3,400 3% $275 $4,675 $56,100

15x15 2 225 450 0% $290 $580 $6,960

15x20 2 300 600 0% $350 $700 $8,400

Subtotal: 600 54,950 $100,430 $1,205,160

Avg: 92 $167.38 $21.93

$1.83

TOTAL ALL: 799 81,175 $153,751 $1,845,012

102 $192.43 $22.73

$1.89

Sample Unit Mix Potential Income

Climate -     

1st Floor

Climate - 

Upper Floors
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EXPENSE PROJECTIONS 

Expenses for the subject have been estimated using actual comparable 

income/expenses statements for comparable facilities on a national basis, as well as 

nationally published data. A summary of expense comparables is below. The subject’s 

projected expenses are in line with the comparables and further, are projected to 

increase at varying rates throughout the 7-year proforma that follows. 

EXPENSE COMPARABLES 

The expense comparables below include a variety of property types and on a 

regional basis. The subject’s forecasted expenses are included in this grid for 

comparison purposes. On an annual basis, they have been increased at an annual 

rate of 3% per year.   

Source: Self-Storage Almanac, 2019 
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Source: 2019 Self-Storage Expense Guide 

 

SUBJECT’S PROJECTED EXPENSES 

The subject is anticipated to have total expenses of $551,826 per year, as of Year 

4, the first full year of stabilization. Real estate taxes have been estimated using 

local tax assessment and tax bill comparables for self-storage facilities in the 

market. This is an estimate only and is subject to change. Total expenses in Year 4 

are $6.80 per square foot of net rentable area or 34% of effective gross income 

(EGI). Third party management has been included in this analysis, at 5% of 

effective gross income, or $2,500 per month, whichever is greater. Many 

management companies charge between 3% and 8% of the effective gross income. 

This is assumed reasonable and is an expense item that is at the discretion of the 

owner/buyer to establish/maintain, and it is noted that not all facilities require third 

party management. However, it is a typical consideration for most buyers has been 

included in this analysis.  
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SUPPORTIVE CLIMATE-CONTROLLED EXPENSES 

Additional expense comparables were collected for 100% climate-controlled self-

storage facilities on a national basis. The subject is a similar 100% climate-

controlled facility and will likely have a higher overall expense burden as compared 

to regular units. Interior build-out, sprinklers, mechanicals, utilities, elevator 

maintenance, etc. are generally higher for this type of construction. These facilities 

indicate an overall expense range of $4.21 to $6.28 per square foot with an average 

of $5.45 per square foot. The subject’s rents are just above this supported range, 

which is likely due to the exceptionally high real estate tax estimate. 

 

PROFORMA ASSUMPTIONS 

The proforma utilizes market data and the noted conclusions pertaining to absorption 

rates, stabilized occupancy rates, rental rates, and market expenses. This proforma 

assumes a total development size of 81,175 square feet of net rentable area in a three-

story building containing 100% climate-controlled units. Stabilized occupancy is 

estimated at 90%. An absorption rate of 2,250 square feet per month has been utilized 

in this analysis. Rental rates are expected to increase at an average of 3% per year. 

Further, expenses have been projected to increase at 3% per year. Discounts and 

promotions have been estimated higher during lease up, at 20% in Years 1 and 2, 15% 

Low High

Real Estate Taxes $0.28 $3.00 $2.96

Insurance $0.07 $0.28 $0.20

Utilities $0.10 $1.00 $0.50

Repairs/Maintenance $0.05 $0.35 $0.20

Grounds Maintenance $0.00 $0.03 $0.04

Credit Card/Bank Charges $0.05 $0.20 $0.10

Payroll/Employee Benefits $0.73 $1.40 $0.95

Telephone $0.00 $0.11 $0.08

General/Administrative $0.02 $0.27 $0.03

Professional/Legal $0.00 $0.10 $0.04

Advertising $0.16 $0.36 $0.25

Dues, Fees, Subscriptions $0.00 $0.05 $0.02

Other $0.00 $0.08 $0.02

3rd Party Management 3% 8% 5%

Comparable Expenses - Per SF of NRA

Expense Comparables Range

 Forecasted 

Subject 
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in Year 3, 10% in Year 4 and 5% in Years 5 to 8. The subject is located in a market 

with most facilities offering promotions or discounts. Financing terms were estimated 

using conventional terms assuming 20% down payment, 6.00% interest rate, and a 25-

year term with two years of interest free financing applied. Working capital has not 

been included in this analysis and should be added in per lender specifications. 

Financing terms are subject to change and were not provided by the client. A summary 

of the proforma assumptions is included below. 

 

Development Projections and Assumptions

   GBA

   NRA

   # Units

   Monthly Absorption Rate (SF)

   Annual Absorption Rate (SF)

   Average SF per Unit

   Rent Increases

   Expense Increases

   Discounts/ Promotions

   Stabilized Occupancy Rate

   Stabilized SF 73,058

90%

2,500

30,000

102

3%/ Yr

20% - Yrs 1 & 2; 15% - Yr 3; 

10% - Yr 4; 5% Yrs 5 to 8

3%/ Yr

110,678

81,175

799
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PROFORMA – PAGE 1 

 

 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8

Occupied Self StorageSF: 0 30,000 60,000 73,058 73,058 73,058 73,058 73,058

Absorbed Self Storage SF: 30,000 30,000 13,058 0 0 0 0 0

Total Occupied Self Storage SF: 30,000 60,000 73,058 73,058 73,058 73,058 73,058 73,058

Self Storage Occupancy: 37% 74% 90% 90% 90% 90% 90% 90%

SELF STORAGE - # Units Occupied: 295 591 719 719 719 719 719 719

Rent/Year $369,272 $1,072,462 $1,672,700 $1,761,902 $1,797,140 $1,833,083 $1,869,745 $1,907,140

Less: Discounts & Promotions -$73,854 -$214,492 -$250,905 -$176,190 -$89,857 -$91,654 -$93,487 -$95,357

TOTAL STORAGE RENTAL INCOME $295,417 $857,970 $1,421,795 $1,585,712 $1,707,283 $1,741,429 $1,776,258 $1,811,783

Add: MISC.INCOME (3%) $8,863 $25,739 $42,654 $47,571 $51,218 $52,243 $53,288 $54,353

Effective Gross Income (EGI) $304,280 $883,709 $1,464,449 $1,633,283 $1,758,502 $1,793,672 $1,829,545 $1,866,136

Expenses Per SF

Real Estate Taxes $2.96 $120,000 $240,000 $247,200 $254,616 $262,254 $270,122 $278,226 $286,573

Insurance $0.20 $16,235 $16,722 $17,224 $17,740 $18,273 $18,821 $19,385 $19,967

Utilities $0.50 $40,588 $41,805 $43,059 $44,351 $45,682 $47,052 $48,464 $49,918

Repairs/Maintenance $0.20 $16,235 $16,722 $17,224 $17,740 $18,273 $18,821 $19,385 $19,967

Grounds Maintenance $0.04 $3,247 $3,344 $3,445 $3,548 $3,655 $3,764 $3,877 $3,993

Credit Card/Bank Charges $0.10 $8,118 $8,361 $8,612 $8,870 $9,136 $9,410 $9,693 $9,984

Payroll/Employee Benefits $0.95 $77,116 $79,430 $81,813 $84,267 $86,795 $89,399 $92,081 $94,843

Telephone $0.08 $6,494 $6,689 $6,889 $7,096 $7,309 $7,528 $7,754 $7,987

General/Administrative $0.03 $2,435 $2,508 $2,584 $2,661 $2,741 $2,823 $2,908 $2,995

Professional/Legal $0.04 $3,247 $3,344 $3,445 $3,548 $3,655 $3,764 $3,877 $3,993

Advertising $0.25 $20,294 $20,903 $21,530 $22,176 $22,841 $23,526 $24,232 $24,959

Dues, Fees, Subscriptions $0.02 $1,624 $1,672 $1,722 $1,774 $1,827 $1,882 $1,939 $1,997

Other $0.02 $1,624 $1,672 $1,722 $1,774 $1,827 $1,882 $1,939 $1,997

3rd Party Management 5% $30,000 $44,185 $73,222 $81,664 $87,925 $89,684 $91,477 $93,307

Total Expenses $347,255 $487,358 $529,691 $551,826 $572,192 $588,479 $605,236 $622,478

Per NRA $4.28 $6.00 $6.53 $6.80 $7.05 $7.25 $7.46 $7.67

Expense Ratio 114% 55% 36% 34% 33% 33% 33% 33%

NET INCOME ($42,975) $396,351 $934,758 $1,081,457 $1,186,310 $1,205,193 $1,224,309 $1,243,658

NET INCOME ($42,975) $396,351 $934,758 $1,081,457 $1,186,310 $1,205,193 $1,224,309 $1,243,658

DISCOUNT @ 9.50% 0.913242 0.834011 0.761654 0.695574 0.635228 0.580117 0.529787

 

PRESENT VALUES ($39,247) $330,561 $711,962 $752,234 $753,577 $699,153 $648,623

Est. Cap Rate 6.00%

REVERSIONARY VALUE EST. (YEAR 7) 

CAPITALIZED AT 6.50% $19,130,000

LESS: 3% SELLING EXPENSE ($573,900)

CONCLUDED REVERSIONARY VALUE $18,560,000

DISCOUNTED REVERSION $10,134,822

SUM OF DISCOUNTED NET INCOMES $3,856,862

NET PRESENT VALUE $13,991,684

PRESENT VALUE ROUNDED TO $13,990,000

Total Cost Estimate $10,339,048

7-Year Proforma - Proposed Self-Storage

Arlington Heights, IL
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PROFORMA – PAGE 2 

 

PROFORMA CONCLUSIONS 

The property becomes stabilized at 90% occupancy in Month 30, or in the third year of 

operation. The first full year of stabilization is Year 4. The indicated return (cash on 

cash rate or ROI) in Year 4 is 20.78%. The indicated IRR is 28.72%. Both of these 

financial indications are supportive of the proposed development. The selected going-

in cap rate of is 6.00% and a terminal cap rate of 6.50%, which is good and consistent 

with multi-story, 100% climate-controlled storage facilities located in suburban 

submarkets with high storage demand indications, on a national basis. On a local 

market basis, the subject is considered to be of Class A quality. On a national basis, the 

property would be considered a Class A to B facility. The estimated reversionary value 

in Year 7 is $19,130,000. After deducting 3% seller’s expense, the concluded 

reversionary value is reduced to $18,560,000. The income stream has been discounted 

at a rate of 9.50%. The indicated net present value is $13,990,000, which is more than 

the estimated total development cost, which supports the financial feasibility of the 

project. 

A summary of national cap rate trends and statistics for the 4th quarter of 2019 from 

Cushman and Wakefield. On a national basis the property would be considered a Class 

A to B property. The noted national going in cap rate for Class A facilities ranges from 

4.55% to 5.89% and averages 5.22%. The national average terminal cap rate for Class 

A facilities ranges from 5.54% to 6.77% and averages 6.21%. Further, the Class A 

discount rate is ranges from 7.83% to 9.50% and averages 8.67%. 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8

NET INCOME ($42,975) $396,351 $934,758 $1,081,457 $1,186,310 $1,205,193 $1,224,309 $1,243,658

LESS: RESERVES $12,176 $12,176 $12,176 $12,176 $12,176 $12,176 $12,176

LESS: DEBT SERVICE $496,274 $496,274 $639,500 $639,500 $639,500 $639,500 $639,500

ADD: CASH THROW OFF $11,144,437

NET CASH FLOW ($551,426) ($112,100) $283,081 $429,780 $534,633 $553,517 $11,717,069

ROI (CASH ON CASH) -26.67% -5.42% 13.69% 20.78% 25.86% 26.77%

AVE. DEBT COVERAGE N/A

INTERNAL RATE 28.72%

OF RETURN Ye

FINANCING TERMS:

 EQUITY 20% $2,067,810 Monthly Pmt. Annual Pmt.

 MORTGAGE 80% $8,271,239 $53,292 $639,500

 MORTGAGE TERM YRS 25

 INTEREST RATE 6.00%

 HOLDING PERIOD YRS 7

 PAYMENTS PER YEAR 12

 INTEREST ONLY 24 months

$496,274
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The noted national going in cap rate for Class B facilities ranges from 5.54% to 6.80% 

and averages 6.17%. The national average terminal cap rate for Class B facilities ranges 

from 5.95% to 7.00% and averages 6.48%. Further, the Class B discount rate is ranges 

from 7.75% to 11.50% and averages 9.63%. 

 

Below is a summary of cap rate trends published in a Colliers International Valuation 

and Advisory Services (CIVAS) report dated 3rd Quarter 2021. 
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MONTHLY CASH FLOW ANALYSIS 
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FEASIBILITY RENT 

A feasibility rent analysis is included below which shows a required rental rate of 

$12.82 per square foot per year to be feasible for construction. The subject’s projected 

average rental rate per square foot per year is $22.73 per square foot. The anticipated 

income on a per square foot basis is considerably higher than the required feasible 

rental rate. This analysis provides support to the subject’s financial feasibility 

conclusion herein. 

 

Both the internal rate of return and cash on cash rate are adequate for a development of 

this nature and therefore, the subject is concluded to be financially feasible. Financial 

feasibility in this analysis has been based upon several preliminary assumptions and is 

subject to change should the overall scope, size or nature of the project vary from terms 

outlined herein.  

SENSITIVITY ANALYSIS 

A sensitivity analysis has been completed using the subject’s projected rents at 

stabilization at varying occupancy rates, along with the concluded 3% other income, 

standard projected expenses at stabilization and the estimated debt services deducted 

from the income to determine how occupancy affects the overall cash flow for the 

project. The breakeven point occurs at the point cash flow equals zero, after all 

expenses have been deducted. The breakeven point in this analysis is approximately 

63%. It is noted in the monthly cash flow analysis previously shown, the property 

appears to cash flow positive in Month 21, despite reaching physical stabilization in 

Month 30.   

Estimated Cost $10,339,048

Divided by Capitalization Rate 6.00%

Required NOI $620,343

Add: Estimated Operating Expenses (34%) $316,537

EGI $936,880

Add: Vacancy and Collection Loss (10%) $104,098

Potential Gross Income (PGI) $1,040,978

Required/ Feasibility Rent per SF $12.82

Subject's Estimated Average Rent per SF $22.73

Difference $9.90
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CONCLUSION 

Based upon the residual demand studies completed herein, there is concluded to be good 

current demand for self-storage development at the subject location identified as 401 W. 

Golf Road, in Arlington Heights, Illinois. Demand is expected to decrease some over the 

next five years; however, remains high and supportive for continued storage development 

in the future. Based upon the concluded current and future demand figures, the subject 

location can easily support the proposed self-storage development that is estimated to 

contain 110,678 square feet of gross building area and 81,175 square feet of net rentable 

area in a three-story, 100% climate-controlled storage building. The subject site contains 

approximately 2.345 acres. It has been determined that the proposed development is 

physically feasible on the subject site. However, our analysis provides some support for a 

larger storage facility of approximately 94,000 to 113,000 square feet of net rentable area. 

However, the physical test of feasibility does not account for atypical site considerations 

such as triangular shaped sites. The subject would likely offer less usable area or buildable 

area and therefore, the proposed development with 81,175 square feet is concluded to be 

reasonable. 

The subject’s location is considered to secondary commercial in nature along a primary 

commuter corridor. The property offers good traffic counts, good visibility and access and 

is concluded to be a good location for storage development. The current average household 

income is average on a national basis and somewhat below average as compared to the 

state average but is relatively supportive of climate-controlled storage. However, given the 

weather/climate in Illinois and considering the amount of growth, high occupancy rates, 

and high climate rental rates, only climate-controlled storage would be recommended for 

the subject’s location. The market appears to be growing at a fast pace with good 

demographic factors. Barriers to entry for storage development is average to high, which 

is another positive for the subject, as additional storage development in the market may be 

restrictive.  

OCCUPANCY RATE 40% 45% 50% 55% 60% 65% 70% 75% 80% 85% 90%

Potental Gross Income (PGI) 

at Stabilization $1,845,012 $1,845,012 $1,845,012 $1,845,012 $1,845,012 $1,845,012 $1,845,012 $1,845,012 $1,845,012 $1,845,012 $1,845,012

Net Rental Income $738,005 $830,255 $922,506 $1,014,757 $1,107,007 $1,199,258 $1,291,508 $1,383,759 $1,476,010 $1,568,260 $1,660,511

Add: Other Income (3%) $22,140 $24,908 $27,675 $30,443 $33,210 $35,978 $38,745 $41,513 $44,280 $47,048 $49,815

Effective Gross Income (EGI) $760,145 $855,163 $950,181 $1,045,199 $1,140,217 $1,235,236 $1,330,254 $1,425,272 $1,520,290 $1,615,308 $1,710,326

Less: Operating Expenses $551,826 $551,826 $551,826 $551,826 $551,826 $551,826 $551,826 $551,826 $551,826 $551,826 $551,826

Net Operating Income (NOI) $208,319 $303,337 $398,355 $493,373 $588,391 $683,409 $778,427 $873,445 $968,464 $1,063,482 $1,158,500

Less: Debt Service $639,500 $639,500 $639,500 $639,500 $639,500 $639,500 $639,500 $639,500 $639,500 $639,500 $639,500

Net Cash Flow Pre-Tax ($431,182) ($336,164) ($241,146) ($146,127) ($51,109) $43,909 $138,927 $233,945 $328,963 $423,981 $518,999

SENSITIVITY ANALYSIS
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The market consists of mostly Class A facilities, 38%, many of which are similar multi-

story, 100% climate-controlled. Following Class A, the market is comprised of Class C 

facilities, or 33%, which are considered to be inferior to the subject. The remaining 29% 

of the market is of Class B quality facilities which are also concluded to be somewhat 

inferior to the subject. Therefore, the subject will be well positioned in the top 38% of the 

market facilities and will be an above average facility in the market area. To aid in lease 

up, an effective management company, office, website, and security must be offered.  

The subject will be Class A quality for the local market and likely Class A to B on a national 

basis. Based upon conversations with local storage owners and managers, there is high 

demand for climate storage with high year-round occupancy levels. Climate rents in the 

market are high and supportive of climate development.  

The average current occupancy rate in the primary and secondary markets is 94% and all 

competitive facilities are operating at a stabilized level of operation. A concluded stabilized 

market occupancy rate for this area is 90%, which accounts for fluctuations caused by 

seasonal or other changes in the market. The subject should maintain an occupancy rate 

that is higher than 90%; however, once it reaches 90%, it is concluded to be stable. 

Based upon the analyses completed herein, the subject is concluded to be financially 

feasible for construction of 81,175 square feet of net rentable area in self-storage with 

approximately 799 units. The subject is estimated to lease-up at an average rate of 2,500 

square feet per month. The facility should reach a stabilized occupancy rate of 90% in 

Month 30, or in Year 3. However, the subject should be cash flowing in Month 21, well 

before reaching a level of physical stabilization. The subject is anticipated to achieve rents 

that are at the upper end of the established current rents found in the local market area or 

that are consistent with Class A facilities. Further, the feasibility rent analysis indicates the 

subject can achieve an average rent that is significantly higher than what is concluded to 

be the feasible rent in sample proformas, providing further support to financial feasibility 

for the subject. The subject is concluded to be financially feasible per conclusions derived 

in this site-specific feasibility study. 

The feasibility study is deemed reliable with all factors stated herein true and accurate to 

the best of my knowledge. However, some factors are inherently difficult to forecast such 

as proposed residential or commercial developments that could improve the results of this 

study. Additionally, it is possible there could be future expansions or new self-storage 

developments in the market that are unknown at this time, which would negatively affect 

the conclusions of this report. Additional facilities currently in the planning stage of 

development are possible and may be unknown at the time of completion of this study. 

Further, should the subject development be prolonged to eight to 10 months or longer, it is 

recommended that this feasibility study be updated for the subject development. The 

information included in this study is an opinion by the real estate consultant and liable to 

change should any provided information be changed or any other market factors change 

throughout the course of development. The consultant is not responsible for any unknown 

market factors that could negatively affect the conclusions herein. 
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CERTIFICATION 

This Certification is for the self-storage feasibility study for the property located at 401 

W. Golf Road, in Arlington Heights, Illinois. The undersigned do hereby certify that: 

1. To the best of their knowledge and belief, the statements of facts contained in this study 

are true and correct. 

2. The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions, and are personal, unbiased professional analyses, 

opinions, and conclusions. 

3. Starr Commercial Real Estate has no present or prospective interest in the property that 

is the subject of this market and marketability study, and no personal interest or bias 

with respect to the parties involved. 

4. Starr Commercial Real Estate has no bias with respect to any property that is the subject 

of this study or to the parties involved with this assignment. 

5. Compensation is not contingent on an action or event resulting from the analyses, 

opinions, or conclusions in, or the use of, this market and marketability study. 

6. The analyses, opinions, and conclusions were developed, and this market and 

marketability study has been prepared, in conformity with the Uniform Standards of 

Professional Appraisal Practice and in conformity with the requirements of the Code 

of Professional Ethics and the Standards of Professional Practice of the Appraisal 

Institute. 

7. The use of this study is subject to the requirements of the Appraisal Institute relating to 

review by its duly authorized representatives. This is a consulting assignment and may 

not be relied upon as an appraisal. Further, it is restricted to specific client use only for 

internal use. 

8. This feasibility study was prepared by Amanda S. Helfrich, MAI, real estate consultant, 

who accepts full responsibility for the work completed in this study, as stated in this 

signed certification.  

9. Amanda S. Helfrich, MAI, real estate consultant, performed no other services as a 

consultant, appraiser or in any other capacity regarding the subject property of this 

report occurred within the three-year period immediately preceding the acceptance of 

this assignment.  

10. As of the date of this report, Amanda S. Helfrich, MAI, has completed the continuing 

education program for Designated Members of the Appraisal Institute.  

 
Amanda S. Helfrich, MAI  

Real Estate Consultant 

Starr Commercial Real Estate, LLC 

502.807.7319 
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ASSUMPTIONS AND LIMITING CONDITIONS 

This feasibility study regarding potential development as a self-storage facility located at 

401 W. Golf Road, in Arlington Heights, Illinois is subject to the following assumptions 

and limiting conditions. 

1. No responsibility is assumed for matters legal or engineering in nature. I was not 

provided with plans, costs, or development plans for the subject. Information provided 

by the client is assumed to be accurate and has been relied upon herein. 

2. Any legal descriptions, property survey, site plans, site plats, drawings, and/or sketches 

contained herein were either furnished to the analyst(s) or are based upon data provided 

to the analyst(s).  These items are included herein to assist the reader in visualizing the 

property.  Although to the best of my knowledge, these items provide an accurate 

representation of the (proposed) property. I have not surveyed the property, measured 

any existing buildings, completed any environmental assessments, or determined lot 

lines, and I assume no responsibility in connection with such matters. 

3. The accompanying feasibility study is to be used as a whole and no part to be taken as 

a fraction thereof. Further, this report cannot be altered or used in any other capacity 

other than what is noted herein for the exclusive use by Mr. Don Tomei, Holladay 

Properties. 

4. Starr Commercial Real Estate is not required to give further consultation, make any 

additions or changes to this study, to testify in court or at planning and zoning hearings, 

or be in attendance in court or planning and zoning hearings regarding this study unless 

arrangements have been previously agreed upon.  

5. Neither all nor any part of the contents of this study shall be conveyed to the public 

through advertising, public relations, news, sales, or other media, without the written 

consent and approval by Starr Commercial Real Estate, particularly as to supply and 

demand conclusions, competitor survey, or financial indications, or any such 

information in which the identity of the analyst or firm with which he/she is connected, 

or any reference to the Appraisal Institute. 

6. The consultant assumes that there are no hidden or unapparent conditions of the 

property, subsoil, or structures, which would render it more or less suitable for the use 

upon which this study was based.  The consultant assumes no responsibility for such 

conditions or for engineering, which might be required to discover such factors. 

7. Responsible ownership and management are assumed. 

8. The market study was not based on a requested minimum amount of indicated market 

demand. All calculations completed herein were derived by the consultant and are 

opinions as such and cannot be guaranteed. 

9. Compliance of this property with the Americans with Disabilities Act (ADA) is not 

assumed given the property use/type, location, and date of construction. 

10. It is assumed that the property does not have any environmental conditions that will 

preclude the use upon which the market study was based. 
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11. The market demand estimate expressed herein assumes competent and aggressive 

management and/or marketing of the subject property. 

12. Unless otherwise noted herein, it is presumed that there are neither encroachments nor 

any violations of zoning regulations affecting the subject property use upon which the 

market and marketability study was based.  If the subject property is not presently 

zoned for the proposed use upon which the market study is based, it is assumed that 

such zoning can be economically obtained in a timely fashion. 

13. It is assumed that the subject property will maintain adequate exposure, signage, and 

accessibility. 

14. Certain information contained in this market study has been provided by secondary 

sources.  The sources and the information are considered to be reliable but cannot be 

guaranteed. 

15. Information contained in this market study was gathered from Cook County 

government offices, as well as Starr Commercial Real Estate’s research, including 

online research, management and leasing agent interviews and other secondary sources. 

The sources and the information are considered to be reliable but cannot be guaranteed. 

16. The subject development is envisioned to be of average to good construction and of 

Class A quality (for the local market) and Class B to A on a national basis, with good 

management and marketing.  

17. Flood maps obtained the subject property is located outside of the 100-year flood plain, 

which is assumed to be accurate; however, floodplains or other environmental studies 

were not provided by the client and cannot be guaranteed. Additional or mandatory 

flood insurance has not been considered for the subject as it is assumed the subject site 

will be built up and/or improvements to be built out of the floodplain. 

18. The opinions derived herein have been completed as a consulting assignment and are 

hypothetical analyses only. All of my recommendations herein are based upon market 

norms concluded by the market survey and past completed research in this industry. 

Outside economic factors, changes in the proposed development location, or other 

future proposed self-storage facilities that may be unknown at this point in time may 

directly affect the results of this study. The study is not valid for any other location 

other than what was specified by the client for this report. 

19. The consultant, Amanda S. Helfrich, MAI, is not legally bound to this study, as the 

results can change given the constantly changing market and demand trends. Further, 

the consultant cannot be held liable for any future changes in the market which could 

negatively affect the performance of the subject. 

20. This study is not an appraisal. No conclusions pertaining to the market value, or any 

other valuation of the subject property have been completed or included herein. This 

assignment cannot be relied upon as an appraisal by any party. Only current 

information pertaining to the competitive facilities have been included, which is actual 

information provided that has been reported by the consultant herein. 

21. It is noted that this study was completed during given the Coronavirus pandemic 

circumstances with restrictions currently placed upon travel and office operations. It is 

assumed that within the next 12 months or so that the economy will begin to stabilize. 
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It is assumed that self-storage operations will have returned to a normal state with 

minimal to no negative impact on new development absorption rates, rental rates, 

occupancy, demand, etc. However, we cannot predict the future state of the economy 

or any other potential changes in business operations. Therefore, this study is subject 

to change, dependent on these conditions and factors that may affect the subject once 

it is built and operational. It is recommended that market supply demand and rental 

rates be reviewed every three to six months to further assess the state of the self-storage 

market. 
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ADDENDUM 

SUBJECT PROPERTY TAX CARDS  
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INFORMATION PROVIDED BY THE CLIENT 
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CONSULTANT QUALIFICATIONS 

 


