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SELF-STORAGE VALUATION GROUP
Colliers International Valuation & Advisory Services (CIVAS) is a leading provider of real estate valuation and consulting services that plays
a pivotal role in today’s business climate. An accurate and well supported opinion of property value can mean the difference between
reaching a critical goal-securing a loan, closing a sale, reporting to investors, or choosing the best asset for your business or portfolio. Our
team has completed over 4,500 assignments in the last five years and added several senior professionals throughout the country including
professionals in Canada and Latin America. Our commitment to high-end client services, coupled with Colliers International unparalleled
market intelligence and resources, differentiates us as the firm of choice in the real estate industry.

ONWARD AND UPWARD
From unprecedented economic growth at
the beginning of 2020… to a never before
seen shutdown brought on by a pandemic…
to protests and riots... to a change of
administrations, what an unforgettable year
2020 was! Unfortunately, moving on from
Jeff Shouse MAI, CRE 2020 doesn’t mean we get to start fresh.
National Self-Storage The COVID-19 virus (aka coronavirus) has
had a profound impact on the world and
Director
more specifically the US. The effects thus far
have included volatility in the stock and capital markets. The impact
to demand and ultimately values for real estate are continuing to
develop and there is still a wide range of viewpoints with very little
consensus on the potential short and long-term impact. Real estate
as an investment type historically takes a longer period of time to
be impacted in comparison to alternative investment types, such as
stocks and bonds. Based on conversations with multiple brokers,
owners (ranging from small operators to REITs), and property
management companies, the self-storage industry is well positioned
to get through the pandemic, similar to the Recession over 12 years
ago. A summary of some of their comments are below:
•

Some operators have taken advantage of government relief
programs to cover employee costs and defer debt service
payments while tenants recover; thus allowing revenue to
remain stable during this time. However, as the storage market
continues to push forward, less owners are needing the
assistance due to the strong market.

•

There are several lending institutions that are willing to finance
strong assets; however, lenders are taking a harder look at
loan-to-value ratios. Conservative lenders were forced to step
up or step out as reality set in that the virus was not affecting
the industry like initially anticipated.

•

Investors in the industry remain opportunistic given low
interest rates and are actively hunting for deals. Initially market
participants thought there would be limited transactions, as
active buyers would likely seek a reduction in price to cover
near-term income shortfalls and future market uncertainty,
but this was not the case. There is a strong demand for Class
A/B/C facilities due to the amount of money available in the
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industry as market participants view storage as a safe haven
for their money, as they watch other industries try to rebound.
This has been proven by several recent sales and a reduction
in capitalization rates over the last 6 months.
•

Nationwide collections have been strong over the last year.
Currently, most facilities are not seeing much rent loss at all
due to the pandemic (note, every market is different).

•

Initially, market participants thought that marketing/exposure
times could be extended during the pandemic. However, this
has not been the case.

•

Many believe that as businesses are forced to shut down, they
will have a need to store their valuables. In addition, as people
are working from home they have a need to clear out space at
their residence. We have seen a slight bump in occupancy due
to these and other factors over the last six months (note, every
market is different).

So what is 2021 going to look like? Will there be a V-shaped
recovery? Maybe a U or a W? Steig Seaward, the National Director
of Research at Colliers describes the recovery like this: There are
those industries that are Benefactors, others that are Inconvenienced
by the pandemic, while several are going to Struggle and a few
industries will be Devastated for years to come. So where does the
storage industry fall? I think most in the industry would consider
self-storage to be in the Benefactor category. Rates and occupancy
continue to increase, and capitalization rates are at an all time
low. At least for the self-storage industry, 2021 continues to look
promising.
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DISRUPTION 2021: PLENTY OF EQUITY REMAINS ON THE SIDELINES
PLENTY OF EQUITY REMAINS ON THE SIDELINES
•
•
Aaron Jodka

Research Director
U.S. Capital Markets

•
•
•

$336.4 billion was available to deploy for real estate strategies at the end of 2020, per Preqin. This is a 9%
decline from 2019.
$188.5 billion was raised in 2020, a 34% decline from 2019. Total funds created were down 42%, but the
average fund size rose to a record high $515 million.
Opportunistic, value-add, and debt are the top three strategies drawing most of the potential capital (79% of all
funds).
In 2009, funds were even more heavily skewed to these strategies, drawing 88% of prospective capital.
Debt is far more of a focus today than in
2009, attracting a net $43.2 billion more
capital.

Aggregate equity capital waiting in the wings ended 2020 at just
9% lower than year-end 2019’s record levels. Fundraising was
down 33% on the year, while total funds created fell 42%. However,
the average fund size was a record $515 million. Today’s $336.4
billion equity is ample capital for chasing deals in 2021. The most
common strategies are opportunistic, value-add, and debt, which
together have $265.9 billion in raised capital.
In the last economic cycle, these strategies dominated in 2009 as
well, accounting for 88% of ready capital. Today’s total is nearly
twice the amount sitting on the sidelines than in 2009. The share of
funds now targeting value-add is nearly identical to that in 2009
(26% to 28%); the differences lie in opportunistic and debt.
Opportunistic funds — totaling more capital ($23.2 billion) — have a
16-percentage-point lower share of total capital than in 2009. This
is not a shock: while 2020 markets suffered substantial disruption,
they didn’t come to a standstill as they did in late 2008 and into
2009. Debt strategies, at 18% of total capital, are twice their share
in 2009. However, today’s $60.6 billion debt stockpile is substantially
higher than 2009’s $17.4 billion.
Investors had already begun to take more investment risk at the end
of 2020, and with this type of capital waiting in the wings, that trend
looks to hold in 2021.
Self-Storage: Moving Forward in 2021
Join us for the upcoming Colliers
International Webinar - Self-Storage:
Moving Forward in 2021. We are excited
to include guest speakers from The BSC
Group, CubeSmart, National Storage
Affiliates, and Talonvest Capital, Inc.,
leaders in the business, who will provide
an update on the industry from their
unique perspective.
Click here to register now.
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POTENTIAL TAX IMPACTS OF THE BIDEN/HARRIS ADMINISTRATION
The Committee for a Responsible Federal Budget, an independent, bi-partisan organization predicts the Biden/
Harris plan will raise taxes $3.4 - $3.7 trillion over the next decade. Now, keep in mind that none of this is
guaranteed and many of the impacts are yet unknown, my only recommendation is to keep an eye on actual tax
legislation and be prepared to act without delay if it makes sense based on your individual circumstances!

First, the Potential Good
Tom de Jong

San Jose, CA
+1 408 724 0337

•

•

The $10,000 limit on state and local taxes (“SALT)” deduction, particularly hurt high-income earners in
high tax states such as California, New York and New Jersey. This is said to be eliminated under their plan.

•

First time homebuyers and some renters would receive tax credits, freeing up income to spend on other
essentials, such as storage. Having a new generation of home-buyers or renters would be a net positive for
the industry.

Green energy tax credits will potentially be stepped up – planning an installation of solar power or other green systems may
prove a good investment!

Then, the Potential Bad
•

Folks making over $400,000 could see their taxes increase several ways, including an increase in the federal income tax rate
from 37% to 39.6% on ordinary income and short-term capital gains.

•

Itemized deductions would be limited to 28% for high income earners (over $400,000?).

•

For those earning over $1,000,000 the long-term capital gains limit of 23.8% disappears and is paid as ordinary income at
39.6%, or for some up to 43.4% plus state and local taxes.

•

Elimination of stepped-up basis on inherited real estate. This is huge! Today, when real estate is inherited there are no immediate
tax consequences as the property basis steps up to current market value upon passing and taxes are only applicable to subsequent
appreciation. Eliminating this potentially has many negative consequences on inherited property. The real impact is yet unknown,
but certainly worth keeping a very close eye on!

•

Elimination of the 1031 like-kind exchange. The impact of this on the commercial property market is not to be understated. I for
one don’t believe this will be eliminated, but will be keeping close tabs on this one and will keep you updated.

•

Elimination of accelerated depreciation write-offs for certain real property. This may eliminate the “cost segregation study”
that allows accelerated depreciation on doors, gates, etc. on self-storage assets, a technique that has saved many owners a
significant amount of taxes during the early years of asset ownership.

•

Elimination of qualified business income deductions (impact TBD).

•

For companies with over $100 million in annual income a new minimum tax rate of 15% - this mostly to prevent large companies
from paying little to no taxes (think Apple or Amazon).

•

Last but not least- a potential increase in the corporate tax rate from 21% to 28%.

The implications of these changes to your bottom line and particularly on estate planning could be tremendous. My recommendation –
make an appointment with your tax accountant sooner rather than later!

CAPITALIZATION RATES VS.
INTEREST RATES
After the spread hit it’s widest gap since Q1, 2012
mid last year due to the Covid driven market
uncertainty and corresponding recession, CAP
rates have once again dropped to historic lows.
Tremendous amounts of capital has been flowing
into the self-storage market as the asset class again
shined during a market that proved challenging for
almost every other commercial real estate asset
type, with the notable exception of warehousing
and industrial assets. Click here to view a larger
image.
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RECREATIONAL VEHICLES AND STORAGE DEMAND
Over the last 15 years, the self-storage industry has diversified into several different types of specialty services that
include RV and boat storage, wine cellar storage, media storage, locker storage and file storage. Specialty services
for RV tenants are unique to the product and require varying marketing and business approaches. According to the
Recreational Vehicle Association, there are more than seven million RVs on the road and this number is expected
to grow. RV storage was once an interim use for these facilities but has now become a more profitable income
stream.
Lance Ponton

GROWTH DURING THE PANDEMIC

This true American pastime was a $27.5 billion dollar industry in
2020 despite COVID-19 pandemic. Industry revenue is expected to
rise an annualized 3.2% over the five years to 2025. This revenue growth can partly be
attributed to an expected dramatic recovery in domestic travel once safety measures are
lifted and consumers relieve pent up demand according to IBISWorld.
Tampa, FL

BABY BOOMERS AND BEYOND
Baby boomers, or individuals born between 1946 and 1964, account for 73.0 million people
nationwide in 2019 (latest data available according to the US Census Bureau). All baby
boomers are now 57 years or older. In 2020, consumers aged 45 through 64 made up the
largest segment of RV owners, many of whom will have reached retirement age over the
next five years. Baby boomers with considerable retirement savings will likely be able to
purchase more expensive RVs and the demand for secured RV storage with amenities will
continue to grow, as they protect their investment from the elements. The popularity extends
well beyond baby boomers. The internet and social media news feeds are filled with stories
of young couples and young families enjoying a life of adventure on the road.
SELF STORAGE OPPORTUNITIES
The recreational vehicle market has created opportunity for self-storage
facilities to capitalize on this growing popularity. It’s not uncommon to see
self-storage facilities offering parking spaces for RV’s, however, until recently
the majority of “For Rent” parking for RVs has been uncovered, and often
unpaved. More recently there have been a number of developments that
dedicate more, if not all, of their interior space to the RV storage segment.
DIVERSIFICATION
Owner/operators are also catering to the boat, non-motorized trailers,
motorcycle, car, food trucks and jet ski owners. This progression to a more
parking oriented development mirrors the increase in prices and demand for
these vehicles. This also reflects the growing demand for more sheltered
storage than typical uncovered spaces.
FACILITY AMENITIES
Newer facility types can range in design, from open-air carports with galvanized steel columns and beams and metal deck roofing, to
conventional enclosed storage units. Added amenities can be utilized as additional income generators. These amenities can include
hurricane resistant canopy/building design, security fencing, electronic gate
access, and high-tech security cameras. Other desirable features in these
facilities include high turn radius for easy access, fire sprinkler systems,
dump and power wash rinse stations, 50amp electric outlets, potable water
and compressed air stations. Some facilities offer concierge services where
RV owners can have their vehicles valeted, cleaned and stored.
Self-storage facilities offer a unique opportunity to cater to the growing need
for recreational vehicle storage. The growth in RV popularity with retiring
baby boomers, young families, young couples and many others will continue
to fuel the need for RV storage. The variety of vehicle types and price points
will also command expanded storage options from unpaved, uncovered
spaces to fully enclosed garage units. Amenities will be a key component in
attracting and retaining storage users. Taking advantage of this market
segment will help further diversify self-storage facility options.
COLLIERS INTERNATIONAL |
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SELF-STORAGE – LOOKING AHEAD TO 2021

Thomas Gustafson
CCIM

Cleveland, OH
+1 216 409 3186

Even though 2020 was a good year overall for the self-storage industry, we believe everyone was happy to turn
their calendars to the new year. So, what lies ahead for self-storage in 2021? Will we continue to see resiliency in
our industry, especially as the ongoing COVID-19 pandemic has many investors facing difficult economic and
financial times ahead? Some real estate asset classes have been hit extremely hard by the shutdowns (office,
hospitality, entertainment, restaurants, etc.), forcing investors from those industries to pivot on real estate plans
going forward. Understandably, self-storage has been one of the targeted asset classes to move into considering
how well it has performed through both challenging and prosperous economic times.
Overall, we expect the self-storage to have another great year in 2021 as investment and development continues
throughout the country, driven by significant capital and equity looking to be placed into self-storage.
Below we touch on a few pertinent topics and what we expect to see in 2021.
Financing Options - Lenders are expected to remain bullish on self-storage and will continue to offer very attractive
deals at historically low interest rates. Both permanent and bridge loan debt is available with 3 to 5 years of interest
only on permanent loans (10 to 20-year loan term). Whether you are refinancing, selling a single asset or selling a
portfolio, today’s financing options will benefit both buyers and sellers and continue to drive up market values,
accordingly.

Interest Rates & Terms - Interest rates dropped in early 2019 to all time lows spurring the continuation of investor
and developer activity. These rates remain at historic lows with lenders currently quoting rates in the 2.75% to
Matt Davis
4.00% range for stabilized deals and 3.00% to 5.25% for C of O and/or new development deals. Understandably,
Cleveland, OH
the lower the leverage, the better the rate (50% to 60% LTV is considered lower leverage, while 60% to 70% is
+1 440 570 9003
considered higher leverage). 10-year loans are amortized over a 30-year period. 20-year loans would use a 20year amortization period. At this time, we do not anticipate much if any upward movement on interest rates in the near future or
throughout 2021. If rates change, they may drift upward slightly, say 25 to 50 basis points.
Supply & Development - Self-storage’s new supply pipeline remains steady and should continue to do so in 2021. Nationwide, selfstorage properties under construction or in the planning stages accounted for 8.3% of existing inventory (as of November 2020). During
this ongoing pandemic, developers continue to look at secondary and/or tertiary markets to develop new properties, seeking opportunities
in the Midwest or other markets where saturation levels remain low compared to many overdeveloped primary markets. Self-storage
developers are cognizant of potential population movement from major cities with high density living, a mindset created during the
pandemic. Conversion properties, whether they are vacant big box retail stores, industrial facilities or even office and hotels, are highly
sought after, especially in growing or undersaturated markets.
Market Demand – Demand for self-storage should remain
extremely strong throughout 2021. Significant demand, whether
it be on the acquisition or development side, continues to be
driven by the strength and resiliency of this industry, the large
amount of equity looking to be placed into self-storage and the
low interest rate climate today which allows investors to borrow
money at historically low rates. A significant and growing buyer
pool is out there seeking any and all opportunities to acquire
self-storage properties, thus driving up pricing to the highest
levels we have seen in years. 2021 will continue to be a seller’s
market, especially for those willing to market stabilized assets or
more importantly a stabilized portfolio.

A recent C of O deal sold or offered by Tom and Matt

Rental Rates – Confidence in the industry remains high as street rates have increased or shown improvement in many markets when
compared to the first nine months of 2020. Annual street rates have dipped in some oversupplied markets, but that was expected as
several new facilities are in lease up, creating rate pressure. Overall, increasing rate trends and the general resiliency of this industry
bodes well for self-storage investors and operators into the foreseeable future.
Cap Rates – Cap rates remain at historic lows and have continued to compress on acquisitions of stabilized assets and/or portfolios in key
or strategic markets. This trend is a product of the continued low interest rate environment, increased demand to acquire properties or
grow existing portfolios, and the growing buyer pool which has created more competition for available self-storage assets.
Please contact us at thomas.gustafson@colliers.com or matt.davis@colliers.com to discuss the self-storage industry or provide a free
market valuation on your property and/or portfolio!

Wishing you all a prosperous 2021 !!!
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NEW YORK SELF-STORAGE ASSOCIATION’S INVESTMENT FORUM

Tom Sapontzis MAI
New York, NY

The New York Self-Storage Association’s Investment Forum took place on January 6, 2021. Not surprisingly, it took
place virtually. The Forum addressed the 2020 self-storage market and the overall economy with some of the most
experienced investors and financial experts in the market, including representatives from Talonvest, Extra Space,
Life Storage, W.P. Carey and CubeSmart. Overall, the participants reported that self-storage, as an asset class, has
fared well throughout the Covid-19 Pandemic, which has led to increased interest from larger institution investors,
including Bill Gates’ Cascade Investment and Blackstone Income Trust. The investment participants reported
that they needed to navigate the obstacles and uncertainty of the Covid-19 Pandemic but ultimately were able to
complete a significant amount of transactions and finish the year with a strong 4th quarter. Some of the relevant
sentiments included:

•

To date, the economy has weathered the pandemic, as seen in increases in disposable income, household net worth and home prices.

•

It is anticipated that in 2021 the self-storage debt market will be very favorable, especially for those seeking permanent financing.

•

Based on the strength of the self-storage asset class, you might see more aggressive underwriting on future NOI.

•

There is an increase in new construction loans mainly through local/regional banks.

•

Life Companies, Debt funds and Banks are showing renewed interest in bridge loans.

•

To mitigate risk, there is an emphasis on financially strong sponsors/developers with greater net worth, liquidity and a longer track
record. A financially strong borrower helps to achieve more leverage and get better pricing.

•

In 2019 there were close to 100 billion in CMBS loans. The volume of CMBS loans dropped to approximately 57 billion in 2020, but
is anticipated to bounce back to 2019 levels in 2021.

•

Several of the REITs reported that the fundamentals are strong, with vacates at historic lows. However, growth of new tenants has
been slow, which has limited the ability to push rates. All participants reported that new technology is increasingly essential, especially in areas such as contactless rentals. They also reported that they still have projects in the pipeline and that they anticipate a
strong 2021.

SELF-STORAGE REAL ESTATE INVESTMENT TRUSTS (REITS)

A review of the stock prices as of January 2010 to January 2021 provides a glimpse into value trends for the self-storage industry. After
experiencing a brief decline in 2008 and 2009 due to the Recession, self-storage surged to become one of the best performing REIT
sectors with continual gains over the last several years. From 2019 to 2020, we have seen a steady increase for the majority of the REITS.
Even though COVID -19, the majority of the REITS are seeing stock prices at an all time high.
COLLIERS INTERNATIONAL |
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AFFECTS OF THE PANDEMIC

Steig Seaward

National Director of
Research

“Our economic
trajectory will be
largely dependent
on our ability
to curtail the
pandemic.”
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continued from page 7, “Affects of the Pandemic”

COLLIERS VALUATION OFFICES
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TRACKING THE FACTS FOR THE SELF-STORAGE INDUSTRY 2020!!

Based on the information above, there has been relatively minimal change in
capitalization rates over the last three years throughout the industry. The national
average according to Colliers International was 5.75% as of the 4th Quarter 2020.
Most investors expect overall capitalization rates for self-storage to remain level in
2021 due to low interest rates as the economy recovers from the COVID-19 pandemic.
The ability to quickly adjust rental rates diminishes inflationary concerns and keeps
optimism high. In addition, real estate investors view storage as a safe place for their
money. The strong demand and limited supply in this industry will assist to keep
capitalization rates stable.
P. 9
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RECENTLY APPRAISED PROPERTIES

Beverly, Massachusetts

Daly City, California

Glendale, Colorado

Jamaica, New York

Miami, Florida

Milford, Connecticut

Oceanside, New York

Palm Springs, California

Pensacola, Florida

Raleigh, North Carolina

San Clarita, California

St. Louis, Missouri
COLLIERS INTERNATIONAL |
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VALUATION & ADVISORY SELF-STORAGE CONTACTS
Phoenix, Arizona

Chicago, Illinois

Nashville, Tennessee

Sacramento, California

Boston, Massachusetts

Dallas, Texas

TJ Gray MAI
Senior Valuation Specialist
+1 602 222 5056
TJ.Gray@colliers.com
Tyler Boyce
Valuation Associate
+1 916 724 5524
Tyler.Boyce@colliers.com

jason.taunton-rigby@colliers.com

Southern California

Detroit, Michigan

Houston, Texas

Denver, Colorado

St. Louis, Missouri

Seattle, Washington

Destin, Florida

New York, New York

Ottawa, ON | Canada

Jacksonville, Florida

Raleigh, North Carolina

Reviewer

Jim Maughan
Senior Valuation Specialist
+1 303 779 5501
Jim.Maughan@colliers.com
Daniel Harmon
Valuation Associate
+1 850 269 6840
Daniel.Harmon@colliers.com
G. Justin Lovett
Senior Valuation Specialist
+1 904 861 1132
Justin.Lovett@colliers.com

Tampa, Florida

Lance Ponton
Senor Valuation Specialist
+1 813 598 2352
Lance.Ponton@colliers.com

Jason Taunton-Rigby
Valuation Specialist
+1 617 330 8122

Chris Benton
Valuation Specialist
+1 615 850 3209
Chris.Benton@colliers.com
Robert Allen
Valuation Specialist
+1 214 217 9334
Robert.Allen@colliers.com

Patrick Gorman
Valuation Specialist
+1 858 860 3846
Patrick.Gorman@colliers.com

AJ Allen MAI
Senior Valuation Specialist
+1 248 226 1888
AJ.Allen@colliers.com
John Griffin MAI
Senior Valuation Specialist
+1 314 475 8228
John.Griffin@colliers.com
Tom Sapontzis MAI
Valuation Services Director
+1 212 355 1251
Tom.Sapontzis@colliers.com
Mike McCaskill
Senior Valuation Specialist
+1 919 344 9006

Adam Dybala MAI
Valuation Services Director
+1 713 835 0092
Adam.Dybala@colliers.com
Stan Mastalerz MAI
Senior Valuation Specialist
+1 206 965 1110
Stan.Mastalerz@colliers.com
Oliver Tighe B.A., AACI, P.App
Director
+1 613 567 8050
Oliver.Tighe@colliers.com

Mike.McCaskill@colliers.com

Karen Dabek MAI
Sr. Valuation Services Director
+1 312 602 6158
Karen.Dabek@colliers.com

Columbus, Ohio

Reviewer

+1 614 437 4686
Matt.Bilger@colliers.com

Steven Dunn MAI, AI-GRS, SRA
Sr. Valuation Services Director
+1 916 724 5513
Steven.Dunn@colliers.com

Portland, Oregon

Portfolio Manager

Richard.Lynott@colliers.com

Kurt Smook MAI
Valuation Services Director
+1 503 542 5407
Kurt.Smook@colliers.com

Chicago, Illinois

Philadelphia, Pennsylvania

Practice Group Leader

Atlanta, Georgia

Richard Lynott, IV MAI
Valuation Services Director
+1 404 892 3618

William Kastilahn MAI
Valuation Services Director
+1 312 602 6180
William.Kastilahn@colliers.com
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Linsey Fowler
Valuation Associate
+1 312 602 6156
Linsey.Fowler@colliers.com
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Matt Bilger MAI, MICP

Sr Valuation Services Director

Gabrielle Amodeo Ream
Valuation Specialist
+1 215 928 7591
Gabrielle.Ream@colliers.com

Andrew Renfro MAI
Managing Director | Portfolio
+1 615 651 7314
Andrew.Renfro@colliers.com
Jeffrey Shouse MAI, CRE
National Self-Storage Director
+1 916 724 5531
Jeff.Shouse@colliers.com

