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Executive Summary  
 

On January 20, 2006, Bob Copper conducted an operational audit at 2900 US 301 North in Ellenton.  Present were the property managers, Dave and Laurie 

Connolly.  While on-site, records were examined and a physical inspection of the premises was made in accordance with the scope of work. 
 

The facility has a moderate level of curb appeal.  The fron t entrance is well-maintained with attractive landscaping.  The parking area was clean and the 
spaces clearly marked.  The office is not well situated but is easily discernable due to the colorful canopy.  The office is clean and well-maintained are the 

restrooms.  There are several computer-generated signs throughout the property,  many of which are torn and have been re -taped, which are not professional 

looking.    
 

The file cabinets are well marked with lease range numbers, making the lease paperwork easy to review. 
 

The climate controlled area was very clean and some of the floors appeared to be recently painted.  The area is well -lit and most  of the lights sensors 
appeared to work properly.  The thermostat was set at 72  degrees.  Most of the vacant units were found clean and ready to rent.   

 

The outdoor storage area clean and the driveway areas were debris-free.  I did find the some of the outside unit doors in need of cleaning.  Most of the 
vacant units were clean and ready to rent.  

 
Company units are fairly clean and appear to be well-organized.  In our opinion, management  has a reasonable number of company-designated units.  

However, both the relief manager and property managers have personal items in units rented to óHide Away Storageô instead of to themselves. 

 
The petty cash was well-documented and easy to reconcile.  The working petty c ash fund is $400.00 and it appears that the managers count and reconcile 

the petty cash each day.  
 

The leases and vacates were filed in the appropriate files and  compiled in a consistent manner.  Lease paperwork was compiled in a consistent manner and 
the leases had a clear filing procedure.   

 

Auction files are well-organized and easy to review.  We highly recommend that an auction checklist be implemented and that the auction files be filed 
separate from the other vacate files.  

 
There appears to be some income potential in the loss to lease totals.  There are a large number of tenants who are paying well below the posted rates.  

There are also a significant number of tenants paying amount substantially over the posted street rates.  There does appear, though,  to be a regular and well 

managed existing tenant increase process in place at this site.  The increases, however, are not significant enough to close the loss to lease amo unt in any 
significant manner. 

 
The managers raised numerous issues about the computer system, accounting, management, etc.  We would certainly recommend that management address 

these issues which may or may not be legitimate concerns. 
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Recommendations 
 

 Review variance report for potential income increases. 

 Address potential liability issues such as lock cuts and lien sales. 

o Add use of a Lien checklist. 

o Review lien process with managers. 
 Institute a more aggressive lien auction schedule to reduce the amount of uncollected rent and return units to rent ready sta tus. 

 Intervi ew managers regarding issues raised to determine legitimacy.  

 Remove computer-generated signs and replace (if needed) with more professional laminated or plastic signs. 

 Remove some material from counter area to reduce clutter.  

 Review key acceptance policy with managers. 

 Review posted street rates to insure accuracy.  Significant number of tenants paying over the posted rates.  
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Scope of Work 
 
Coast-To-Coast was retained to conduct the on-site due diligence field work on behalf of U.S. Advisors, LLC.  The target acquisition is ClimaStor at 2730 Bell 

Road and 6855 Vaughan Rd Montgomery, AL.  The scope of work is as follows:  
 

Test of Payments:  Examine payment records for 15 accounts:  5 Prepaid Accounts, 5 Delinquent Accounts, 5 Random.  Track payments from 
leases, and audit date last paid.  Note any anomalies and exceptions. 
 

Test of Leases:   Examine lease records for 15 accounts:  5 Prepaid Accounts, 5 Delinquent Accounts, 5 Random.  Review all documentation in 
file and comment on the integrity of the lease d ocumentation, to include addresses of record, original rental rates versus current rates, notices of rental 

increases, and correspondence.  Note any anomalies and exceptions and trends. 
 

Physical Inventory:  Each property will be subjected to a ñspace auditò.  This will include reconciling the total number of spaces to the 

management reports, and compare the computer reported status of the space as to occupancy/vacancy/ lien status and over -lock status.  Note any anomalies 

and exceptions and trends.    Iden tify possible out-of-service, company and complimentary units.  YOU MUST RECONCILE TO TOTAL NUMBER OF PHYSICAL 
UNITS ON SITE TO THE COMPUTER REPORTS!!!  Please keep your eyes open for an anomaly, such as a 20' wide building that is supposed to have 10x15's on 

both sides (as an example). 
 

Financial Statement Analysis: Financial records will be examined, analyzed and reviewed and the analysis shall be presented in the format as provided by 

The Client.  The Client is to advise The Company if there are additional documents required, other than those requested herein, to complete the scope of work 
as requested by The Client.  The Client shall provide the Company access to those records as a part of this assignment. 
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Project Description 
 
The facility is named ClimaStor, located at 2730 Bell Road and 6855 Vaughan Road, Montgomery, Alabama, 36116, in Montgomery County.  The major cross 

streets are Bell Road and Vaughan Road.  The phone number is (334) 270-4001.  The site fax number is (334) 270 -4039.  The manager is Meg Brand, who 

does not reside on-site.  The site contact is Meg Brand. 

 
The facility is not being converted from non-storage use.  The facility has approximately 300 feet of frontage.  Visibility is good. The drive surface is asphalt.  

There is full access to the facility via keyboard touchpad.  Access to the facility is good.  Traffic count is a ñB+ò.  On-site truck rental is not available.  There 
is no retailing or othe r non-storage space available. 

 
There are 1182 units totaling 112,367 net square feet.  The office is 260 square feet.  The facility was built in 2004.  The facility has 3 restrooms, and is ADA 

ready.  There is not an on-site apartment.  Two T/U concrete two-story buildings make up the facility.  Interior walls do not extend to the ceiling.  

Configuration of the facility is self-contained. The facility is climate-controlled.  The facility has optic beams.  There have been no losses in the past three 
years. 

 
The surrounding neighborhood is stable and primarily retail. The neighborhood is new and clean. Housing is primarily single-family residential.  The area 

is densely populated. 

 
Landscaping of the site itself is fairly clean. Overall maintenance is average. The facility is third-generation. Traffic is high.  Facility access is multi-directional 

with one turn.  To the north it is primarily retail and single-family residential.  To the south it is primarily retail and single-family residential.  To the east it is 
primarily retail and single-family residential. To the west it is primarily retail and single-family residential.  Access to parking is good, and the condition of the 

parking lot is good. 
 

The office is medium-sized and average in appearance.  The furniture is average.  Office location is good.  The interior is well-lit . 

The paint is in good condition. The flooring is average. The restrooms areclean and well-stocked. The office uses a credit card processor to accept credit 
cards. 

 
Paving is good. The roof is pitched metal, and is new.  Drainage is to a sewer. The roll-up doors are in good condition. The walls are in good condition. The 

halls are in good condition.  Exterior lighting is adequate.  The condition of the exterior lighting is acceptable. The condition of the interior lighting 

is acceptable. The building has minimum damage.  The facility is climate-controlled.  The fire extinguishers are current.  
 

Landscaping overall is acceptable. The signs are in good condition. 
 

The manager has a good attitude and needs minimal training.  The assistant manager has a good attitude and needs minimal training.  Operation is average 

and is well-organized. 
 

Overall rating of the facility is "B+" . 
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Summary of Findings 
 
The net opinion of the site is rated as  follows: 

 
Petty Cash Management  

Poor       Average          Excellent 

1 2 3 4 5 6 7 8 9 10  

 
Comment:  I found there to be a clear, discernable petty cash system in place.  There was a total as to the proper amount that should be in the cash drawer  

and the manager has all petty cash receipts needed to reconcile the totals.  The managers appear to reconcile the petty cash totals on a daily basis.  The 
following was noted:  

 

 The siteôs petty cash level is $400.00 which we found to be accurate.  

 

Amount of petty cash and drawer assigned to the site: $400.00

Cash collected today from cash journal: $217.49

Total to account for: (A) $617.49

Cash # Amount

100's X $________

50's X $100

20's X $160

10's X $90

5's X $115

1's X $30

$0.50 X $________

$0.25 X $11.75

$0.10 X $6.30

$0.05 X $1.00

$0.01 X $0.35

Total cash $514.40

Total receipts not yet submitted to Home Office  $_________

Petty cash submitted to Home Office but not yet reimbursed: 

$103.09

$__________

$__________

$__________ Total $103.09

Total cash and receipts:  (B) $617.49

Difference (A-B) $0 Balanced Short Over

    Petty Cash Audit
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Daily Deposi t Reconciliation  
Poor       Average          Excellent 

1 2 3 4 5 6 7 8  9 10  

 
Comment:  I did find the most recent deposit recordings to be as accurate as is normally acceptable.  There were deposits with handwritten changes and 

computer deposit slips with no credit card refunds, although there were refunds on the credit card deposit report.  The following was noted:  
 

 credit card refunds not reflected on computer slip but were reconciled  

 deposits are made in a timely manner. 

 Credit card refund Total Recall reports not included in deposit paperwork . 

 

Yes No

Yes No

Yes No

1/9:  credit card deposits not reconcield via any notes

1/6:  deposit should be $2349.52; manager deposited $4051.75; accounting should receive

a credit correction from bank

credit card totals are not being reconciled (due to refunds) by hand notes or Total Recall report

comments:

1/19; $625.39 check on report not in deposit, check was in previous days deposit, error in crediting

1/17; no notes regarding difference in credit card due to refunds

1/16; deposit slip changed from .87 to .48 by bank teller (per mgr)

Deposits are being made daily.

Deposit slips match cash journals

Previous day's deposit has been accounted for

pre-paid yearly payment

1/14: deposit slip changed from .23 to .48 by bank teller (per mgr)

Review Bank Deposits and Cash Journals
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Test of Payments 
 
Five prepaid spaces/guests payment records were reviewed. 

o There were no cash payments identified. 
o The check payments were 50% identified to have been deposited.  

o Two of the four c heck payments were made in October, 2007 and this bank statement has not yet been received.  

o The one credit card payment was identified to have been deposited.  
o There were no NSF checks within this group. 

o Bank records matched computer generated deposit slips 60% (because the October 2007 bank statement not yet received).  
o There were not any strange credits or payment activity noted.  

 

Five delinquent spaces/guests payment records were reviewed. 
o The cash payments were 100% identified to have been deposited.  

o The check payments were 50% identified to have been deposited.   
o One of the two check payments was made in October 2007 and the bank statement had not yet been received.  

o The one credit card payment was identified to have been deposited. 

o There were not any NSF checks within this group. 
o Bank records matched computer generated deposit slips 80% (because the October 2007 bank statement not yet received).  

o There  were not any strange credits or payment  activity noted.  
 

Five random spaces/guests payment records were reviewed. 
o There were no cash payments identified. 

o The check payments were 50% identified to have been deposited.  

o One of the two check payments was made in October 2007. 
o The credit card payments were not identified to have been deposited.  

o Both of the credit card payments were made in October, 2007.  
o There were not NSF checks within this group. 

o Bank records matched computer generated deposit slips 40%.  Three of the five  payments were made in October 2007. 

o There were not any strange credits or payment activity noted.  
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Test of Payments 
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1 B041 10x15 Y AUM Center $0.00 N/A $140.00 6/30/2008 (1,120.00) 07/24/07 $1,680.00 CK $4,301.00 Y Y Y

2 B308 10x10 Y Museum of Fine Arts $0.00 N/A $105.00 09/30/08 ($1,155.00) 10/20/07 $1,260.00 CK $1,592.76 Y Y 1)

3 D009 15x25 Y Marsha Pennigngton $0.00 N/A $320.00 05/31/08 ($2,250.00) 05/15/07 $3,115.98 CK $4,679.11 Y Y Y

4 D247 10x20 Y AL State University $0.00 N/A $165.00 01/31/09 ($2,475.00) 10/25/07 $1,980.00 CK $3,187.26 Y Y 1)

5 C319 10x15 Y Charlie Gillis $0.00 N/A $140.00 01/31/08 ($420.00) 09/04/07 $627.74 V $2,163.09 Y Y Y Y

6 A063 5x10 Y Ted Bridges $0.00 N/A $73.00 06/30/07 $537.00 06/11/07 $88.00 CK $399.20 Y Y Y

7 A131 5x10 Y Williandrium Carter $0.00 N/A $73.00 05/31/07 $645.00 03/30/07 $98.71 $ $3,697.13 Y Y Y

8 C008 10x11 Y Josh Meadows $0.00 N/A $93.00 11/30/06 $1,538.00 11/24/06 $51.00 $ $493.00 Y Y Y

9 C040 10x26 Y Tom Levins $0.00 N/A $202.00 11/30/07 $0.00 10/29/07 $202.00 CK $2,017.35 Y Y 1)

10 C137 10x10 Y Walter Hill $0.00 N/A $103.00 10/31/07 $0.00 09/23/07 $105.00 V $515.31 Y Y Y Y

11 C266 10x25 Y Bennett Benton $0.00 N/A $225.00 05/31/07 $1,220.00 09/06/07 $300.00 CK $2,298.65 Y Y Y

12 D029 10x25 Y Shell Payton $0.00 N/A $225.00 10/31/07 $0.00 10/01/07 $225.00 V $30,673.00 Y Y Y 1)

13 D181 10x15 Y Susan Kennedy $0.00 N/A $140.00 10/31/07 $0.00 10/05/07 $140.00 CK $6,280.53 Y Y 1)

14 D273 5x15 Y Sarina Scott $0.00 N/A $75.00 10/31/07 $0.00 08/24/07 $105.35 MC $799.91 Y Y Y Y

15 A094 10x15 Y Thomas Bernard $0.00 N/A $140.00 10/31/07 $0.00 10/08/07 $140.00 V $2,612.90 Y Y Y 1)

Notes:  1) October, 2007 Payments not yet on a bank statement (at time of on-site audit)
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Overall Site Appearance and Curb Appeal  
Poor       Average          Excellent 

1 2 3 4 5 6 7 8 9  10  

 
Comment:  I found the property to have a high level of curb appeal.  The overall curb appeal was inviting, and was highly conducive to attract g uests. 

 
 Management has excessive number of computer-generated signs, many of which are torn and do not look professional.  

 

Good

Needs 

Improve-

ment

Not Appli-

cable

X

X

X

X

X

X

X

X

X

Fencing in good condition

Gate in good condition

Golf cart is neat and clean

Walls are free of graffiti

Parking lot clearly painted

Parking lot free of debris

Trees, bushes are 

watered/neatly trimmed

excessive use of PC signs

Curb Appeal Comments

Signs, banners are in good 

condition

Grounds are well-

landscaped

 

Good

Needs 

Improve-

ment

Not Appli-

cable

X

X

X

X

X

X

X

X

Poles, bollards are in good 

condition

Dumpster area is clean

NEW PLASTIC BOLLARDS LOOK GREAT

Grounds are free of debris

Surface is free of cracks, 

potholes

Condition of Grounds Comments

excessive use of PC signs

Fire extinguishers are 

accessible, up-to-date

Property ID Signs look good

Garbage cans are not full
Vehicles in outdoor parking 

in good condition SPACES WELL-MARKED  



 

SAMPLE REPORT. NOT ACTUAL DATA  Page 12 of 82 

Office  Physical Condition/Size/Retail Sales Appeal  
Poor       Average          Excellent 

1 2 3 4 5 6  7 8 9 10  

 
Comment:  I foun d the office to have a moderate level of curb appeal.  The size was adequate to conduct management business but was not adequate to 

display and sell retail merchandise.  The following was noted:  
 

 A small display of packing supplies is located in the hallway behind the office.  

 Counter and desk are cluttered and disorganized. 

 Inside restroom clean. 

 Windows were dirty . 

Good

Needs 

Improve-

ment

Not Appli-

cable

X

X

X

X

X

X

X

X

X

X

Office is well-lit

Employee is wearing 

company uniform
Employee's appearance is 

neat and clean

WALLS ARE COVEREDWalls are uncluttered

Brochures are displayed

Office looks well organized

Office smells fresh

Floor is clean and neat

NEED CLEANING

Comments

Condition of Office and 

Employee Appearance

Windows are clean

HAS CLUTTERED LOOKClean, organized counter

 
 

Good

Needs 

Improve-

ment

Not Appli-

cable

X

X

X

X

INSIDE & OUTSIDE

INSIDE & OUTSIDE

INSIDE & OUTSIDE

INSIDE & OUTSIDE

Toilet/fixtures

Towels/supplies

Odor

Floor

CommentsCondition of Restroom
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Office Organizat ion  
Poor       Average          Excellent 

1 2 3 4 5 6 7 8 9 10  

 
Comment:  I found the office to be well  organized.  Records were easy to locate as there were designations on the file drawers.  Files were all were all found 

and made available. 
 

 Current and past paperwork was well organized and easy to review. 

 Manager keeps past collection worksheets and mobile work order sheets filed for easy reference. 

 

Office/Management General Recordkeeping  
Poor       Average          Excellent 

1 2 3 4 5 6 7 8 9  10  

 
Comment:  I foun d the on-site management to be average in recordkeeping and organization.  The manager did have control over the office.  The following 

was noted: 
 

 Manager was able to locate all needed information and assist with computer report requests. 

 Auction file paperwork is well organized and easy to review. 
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Lease Documentation  
Poor       Average          Excellent 

1 2 3 4 5  6 7 8 9 10  

 
Comment:  I  found the property to have adequate lease documentation.  For the most part leases were signed on behalf of management and by the person 

listed on the lease.  The following was noted:  
 

 Several files contained no photo identification . 

 The files were organized in a consistent manner. 

 Commercial tenant files do not contain any fiduciary forms.  There is very littl e information regarding the signees.  

 There are handwritten changes to leases with no tenant or manager initials.  

 

 

is X'd out with no tnt or mgr initials 

140; TNT rent raise letter has a handwritten note from manager that she 'has been  ordered  to  

raise the rent'; changes made to lease w/no initials 

372; unit transfer with no TNT or mgr initials or signatures 

818; 3 keys in file with no key acceptance form; TNT excessively past due, documentation 

indicates TNT waiting on SS check; TNT did not initial insurance option 

OICED; no ID, no TNT info, no documentation as to signee's relationship to company (commercial 

tenant) 

OTS38; no ID 

1010; no insurance option; key in folder with no key acceptance form, signed by person w/no 

documented relationship to business (commercial tenant) 

Inspected 15 leases.   Does the lease match in the computer?  Is it properly filled out? 

in file indicates a legal firm has taken over guardianship of the account 

614; no ID 

OTS18; unit transfer, no TNT or Mgr initials on any transfer paperwork; insurance option section 

Comments: 

122:  tnt did not initial the lease, no insurance form, no ID 

309; keys in file with no key acceptance form; changes to lease agree w/no initials; paperwork 
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Test of Leases 
 
Five prepaid spaces/guests leases were reviewed. 

 
o Signatures on none matched identically.  

o Units B041, B308 and D247 are commercial tenants; it is unclear who signed any of these leases and there is no 

documentation in the lease files indicating any relationship between the commercial  enterprises and the signees.  
o The lease for unit D009 is in the name of Marsha and Dany but only Marsha signed the lease. 

o The tenant in unit C319 uses an initial in his signature which is not indicated on the lease.  
o Identification  matched on none of the units.  

o Management does not get copies of tenant IDs for the lease files and in fact does not have a copier in the office for making such copies.  

o Transfer of unit recordkeeping was  not reviewed within this group.  
o One rent increases was found within this group review.  Copies of the rent increases were not in file.  

o Example of PREVIOUSLY delinquent payments were not found in this group. 
o Five tenant ledgers were examined.  Therewere not any strange notes or items in file within this group.  

 

Five prepaid spaces/guests leases were reviewed. 
 

o Signatures on four matched identically.  
o The lease for unit C040 was signed by the tenantôs father in law, the tenant is in the military.  

o Identification matched on none of the units.  Copies of IDs are not in the lease files.  
o Transfer of unit recordkeeping was not reviewed within this group.  

o Rent increases were not found within this gro up review. 

o Examples of PREVIOUSLY delinquent payments were found in this group and the notices not required to be sent certified were not in file.  Copies of 
certified letters were not in file.  Certified receipts, if applicable, were not in file.  

o Five tenant ledgers were examined.  There were not strange notes or items in file within this group.  
 

Five random spaces/guests leases were reviewed. 

 
o Signatures on all five matched identically.  

o Identification matched on none of the units.  Copies of tenant IDs are not in the lease files.  
o Transfer of unit recordkeeping was not reviewed within this group.  

o Rent increases were not found within this group review.  
o Examples of PREVIOUSLY delinquent payments were not found in this group. 

o Five tenant ledgers were examined.  There were not strange notes or items in file within this group.  

 
The following was noted:  

 
 All of the lease files contained insurance election forms. 
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Test of Leases 
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COMMENTS:

ID

1 B041 Y AUM Center 07/01/00 $120.00 N $140.00 N N Y N/A Y N/A N/A N N Y 1)

2 B308 Y Museum of Fine Arts 09/01/03 $105.00 N/A $105.00 N N Y N/A Y N/A N/A N N Y 1)

3 D009 Y Marsha Pennigngton 05/15/07 $320.00 N/A $320.00 N N Y N/A Y N/A N/A N N Y 2)

4 D247 Y AL State University 12/13/04 $165.00 N/A $165.00 N N Y N/A Y N/A N/A N N Y 1)

5 C319 Y Charlie Gillis 08/13/07 $140.00 N/A $140.00 N Y Y N/A Y N/A N/A Y N Y INIT IN SIGNATURE

6 A063 Y Ted Bridges 11/16/03 $73.00 N/A $73.00 Y Y Y N/A Y N/A N/A Y N N N N Y

7 A131 Y Williandrium Carter 03/20/07 $73.00 N/A $73.00 Y Y Y N/A Y N/A N/A Y N N N N Y

8 C008 Y Josh Meadows 10/15/06 $93.00 N/A $93.00 Y Y Y N/A Y N/A N/A Y N N N N Y

9 C040 Y Tom Levins 07/27/06 $202.00 N/A $202.00 N N Y N N N/A N/A N N N N N Y 3) 4)

10 C137 Y Walter Hill 09/05/06 $103.00 N/A $103.00 Y Y Y N/A Y N/A N/A Y N N N N Y

11 C266 Y Bennett Benton 11/06/06 $225.00 N/A $225.00 Y Y Y N/A Y N/A N/A Y N Y

12 D021 Y Shell Payton 11/06/06 $225.00 N/A $225.00 Y Y Y N/A Y N/A N/A Y N Y

13 D181 Y Susan Kennedy 10/04/06 $140.00 N/A $140.00 Y Y Y N/A Y N/A N/A Y N Y

14 D273 Y Sarina Scott 08/24/07 $75.00 N/A $75.00 Y Y Y N/A Y N/A N/A Y N Y

15 A094 Y Thomas Bernard 11/01/06 $140.00 N/A $140.00 Y Y Y N/A Y N/A N/A Y N Y

Notes:  1) commercial tenant, unclear as to who signed lease, no documentation in lease file relating commercial enterprise to signee; 2) Marhsa and Dany on lease, lease signed by Marsha;

3) Lease signed by father in law, tenant in military; 4) no address on lease
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Vacate Documentation  
Poor       Average          Excellent 

1 2 3 4 5 6 7 8 9  10  

 
Comment:  I found t he vacate paperwork to be consistently prepared.   

 

 
 
Collection Efforts  

Poor       Average          Excellent 

1 2 3 4 5 6 7 8 9  10  

 

Comment:  I found man agement to demonstrate effective collection efforts. A significant number of phone calls were documented and there was an easily 
identifiable collection effort.  The following was noted:  

 

 Management utilizes collection worksheet with tenant communications and efforts well -documented. 

 

of all sampled past due tenants/

Are delinquent accounts being contacted and recorded per policy?

Delinquent Accounts

comments:

Manager makes extensive notes on collection worksheet; manager aware of circumstances

 

Comments: 

all vacates have a close-out receipt; files are well-organized and all paperwork is attached. 

Inspected 15 move-outs.   Is there a closing ledger?  Was unit vacated on the actual move-out date? 
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Auction Process  
Poor       Average          Excellent 

1 2 3 4 5 6 7 8  9 10  

 
Comment:  I foun d the auction files to be well organized and easy to review.   The following was noted:  

 
 No copy of the newspaper ad is included in the lien files.  

 Lien files are filed separately from the rest of the mont hly paperwork. 

 One unit, #709, sold at last monthôs auction had a lease signed by someone other than the tenant of record.  No certified letter was sent to the 

address of record. 

 

account would be trouble when (TNT) first rented'.

709; account is Dorothy Lear, lease is signed by Sheree Preston; letters sent to addresses other

than address of record, no certfied letter sent to address of record; manager says she 'knew this

1278; certified letter returned unclaimed

823; certified letter returned unclaimed

Lien Sale 11/22/05:

183; certi letter returned unclaimed

 
 

Company Storage Areas  

Poor       Average          Excellent 

1 2 3 4 5 6 7 8  9 10  

 

Comment:  I found the ócompanyô units to be generally well organized.  The number of company units is reasonable.  For the most part the company units 
were clean.  The following was noted:  

 
 The managers and the relief manager have personal items in units rented to Hide Away Storage instead of to themselves.  

 

List all company units:

255

337

396

800

802

1008

8/2/2004

10/10/2005

1/13/2004

6/3/1999

12/5/2002

10/29/2004

Relief manager's personal items

company files

a/c room, supplies

cart room, maint supplies

supplies, equipment

hurricane supplies, mgrs personal items  
 



 

SAMPLE REPORT. NOT ACTUAL DATA  Page 19 of 82 

Climate Controlled Storage Areas  
Poor       Average          Excellent 

1 2 3 4 5 6 7 8 9  10  

 
Comment:  I foun d the property to have clean climate controlled areas.  The hallways are well lit. The following was noted:  

 
 Hallways were clean 

 Thermostats were set at 72 degrees. 

 Vacant units are, for the most part, locked  

 Fire extinguishers due for re-charge in August, 2006. 

 

Outdoor Direct Access Storage Areas  

Poor       Average          Excellent 

1 2 3 4 5 6 7 8 9  10  

 

Comment:  I found the  property to have clean drive aisles.  Units were easy to find.  The numbering scheme was well marked and should be easy for guests 
to find their space without assis tance.  However, some of the outside unit doors were not clean.  Unit numbers were easy to identify.   

 

Good

Needs 

Improve-

ment

Not Appli-

cable

X

X

X

X

X

X

X

X

X

X

X

X

X

X
X

X

Doors have pull-down ropes

Gutters in good condition

Paint appears fresh

Elevators, lifts are in safe 

working condition

Conditon of Buildings Comments

Doors are clean

Doors, latches, springs 

open smoothly

No structural damage to 

buildings
No evidence of rodents, 

insects

Exit signs are lit, visible

Stairwells are safe

No evidence of mold, 

mildew

Hallway lights work

Hallways are swept

Co. unit(s) organized, tidy

 Light timers work MOTION SENSORS

Locks have security stickers

FEW WITH MINOR DAMAGE

SOME OUTSIDE DOORS DIRTY
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Physical Inventory  
Poor       Average          Excellent 

1 2 3 4 5 6 7 8 9  10  

 
Comment:  Generally, spaces that should have been over-locked were over-locked and over-locks that should have been removed were removed.  Generally, 

spaces that were identified in computer records as vacant were found to be vacant.  Units that were supposed to  be occupied were occupied.  The following 
was noted: 

 

 There were no units found vacant that were listed as ren ted. 

 There were no units found rented that were listed as vacant.  
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Physical Inventory 
 
Site records indicated that there are 1191 spaces on the property.  1190 were verified.  The notes below reconcile the door c ount to the site records.  

o Management has a óphantomô unit for assigning keypad access. 
o No units that should have been over-locked, were not.  

o Nine units that should not have been over -locked had over-locks on them.  

o A094 
o B002 

o B120 (the over-lock on this unit was unlocked)  
o B367 

o B390 

o C213 
o D125 

o D136 
o D302 (unit shows a vacant in the computer)  

o One unit was shown as vacant in computer records but was occupied with customer locks. 

o D302 
o Six were shown as vacant on the computer but had goods or debris in them, making them not immediately rentable.  

o A129 
o B096 

o C177 
o D003 

o D102 

o D133 
o Eight units were shown as occupied in computer records but were vacant according to the field reconnaissance. 

o A030 
o A080 

o C253 

o D110 
o D191 

o D192 
o D195 

o D207 
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o Eighteen units were shown to have been in lien status and none were properly over -locked and sealed on site. 
o All of the units were over - locked but management does not use seals to re -secure the units after the locks have been cut.  

o Eighteen units were in lien status in the climate controlled building(s), and were physically inspected to be fu ll of contents.  Two are considered to be 
abandoned. 

o Units C008 and C289 are large units but have only a few items remaining in the unit.  

o Two units were company occupied spaces. 
o D001, supplies. 

o D065, carts & dollies 
o Two units were damaged and un-rentable. 

o The metal mesh in unit C023 needs repair. 
o D152 is an electrical room. 

 

The following was noted:  
 

 B011 was not locked correctly. 

 B201 appears full of tenant goods, shows rented but the unit was found unlocked.  

 There are 44 Complementary Units at the facility: 

o The following units are free to the areaôs Shakespeare Festival: 
Á B257, B258, B266, B267, B268, B297, B421 

o Unit B268 is a free unit to the facilityôs cleaning lady. 

o B453 is the ownerôs unit. 
o Units C022, D149, D151 and D255 are free units for the on-site managers. 

o The following units are used by the ownerôs business partner: 
Á D021, D030, D031, D034, D035, D036, D162, D163, D164, D166, D167, D185, D188, D189, D190, D191, D192, D195, D198  (we 

found units D191, D192 and D195 had been vacated but were still li sted in the computer as comp units) . 
Á D200 is a company unit containing metal pieces. 

Á Units D208 and D209 are free units used by the National Kidney Association. 

Á The following units are free units used by the ownerôs ex-wife:  
 D006, D016, D212, D213, D214, D215, D216 
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Physical Inventory 

# Units # Company # Overlocked

Building # # Damaged # Vacant

U
n
it
 #

C
u
s
to

m
e
r

O
v
e
rl
o
c
k

V
a

c
a
n
t

S
e
a

l

C
o
m

p
a
n
y

D
a

m
a

g
e
d

Comment U
n
it
 #

C
u
s
to

m
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r

O
v
e
rl
o
c
k

V
a

c
a
n
t

S
e
a

l

C
o
m

p
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n
y

D
a

m
a

g
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d

Comment U
n
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 #

C
u
s
to

m
e
r

O
v
e
rl
o
c
k

V
a

c
a
n
t

S
e
a

l

C
o
m

p
a
n
y

D
a

m
a

g
e
d

Comment

1 1 68 1
2 1 35 1 69 1
3 1 36 1 70 1
4 1 37 1 71 1
5 1 38 1 72 1

6 1 39 1 73 1
7 1 40 1 74 1
8 1 41 1 75 1
9 1 42 1 76 1
10 1 43 1 77 1
11 1 44 1 78 1
12 1 45 1 79 1

13 1 46 1 80 1
14 1 47 1 81 1
15 1 48 1 82 1
16 1 49 1 83 1
17 1 50 1 84 1
18 1 51 1 85 1
19 1 52 1 86 1

20 1 53 1 87 1
21 1 54 1 88 1
22 1 55 1 89 1
23 1 56 1 90 1
24 1 57 1 91 1
25 1 58 1 92 1
26 1 59 1 93 1
27 1 60 1 94 1 1

28 1 61 1 95 1
29 1 62 1 96 1
30 1 63 1 no tnt lock, no seal 97 1
31 1 64 1 98 1 1
32 1 65 1 99 1
33 1 66 1 100 1
34 1 67 1 100 78 3 21 0 0 0 PAGE TOTALS

A' Units

0.0%

0.0%0

0100 3.0%

21.0%21

3
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# Units # Company # Overlocked

Building # # Damaged # Vacant
U

n
it
 #
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v
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v
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c
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V
a

c
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t

S
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l

C
o
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p
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n
y

D
a

m
a

g
e
d

Comment

101 1 135 1

102 1 136 1

103 1 137 1

104 1 138 1 1

105 1 139 1

106 1 140 1

107 1 141 1

108 1 142 1

109 1 143 1

110 1 no tnt lock, no seal 144 1

111 1

112 1

113 1

114 1

115 1

116 1

117 1

118 1

119 1 no tnt lock, no seal

120 1

121 1

122 1

123 1

124 1

125 1

126 1

127 1

128 1

129 1 no lock, boxes

130 1

131 1 no tnt lock, no seal

132 1

133 1

134 1 44 19 4 22 0 0 0 PAGE TOTALS

50%

9%0% 4

A' Units 0 0% 22

44 0
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# Units # Company # Overlocked

Building # # Damaged # Vacant
U

n
it
 #

C
u
s
to

m
e
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v
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v
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V
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c
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n
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S
e
a
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C
o
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p
a
n
y

D
a

m
a

g
e
d

Comment

1 1 35 1 111 1

2 1 no tnt lock, no seal 36 1 112 1

3 1 37 1 113 1

4 1 1 38 1 114 1

5 1 39 1 115 1

6 1 40 1 116 1

7 1 41 1 117 1

8 1 42 1 118 1

9 1 43 1 119 1

10 1 86 1 120 1 unlocked

11 1 not locked properly 87 1 121 1

12 1 88 1 122 1

13 1 89 1 123 1

14 1 90 1 124 1

15 1 91 1 125 1

16 1 92 1 126 1

17 1 93 1 127 1

18 1 94 1 128 1

19 1 95 1 129 1

20 1 96 1 no lock 130 1

21 1 97 1 131 1

22 1 98 1 132 1

23 1 99 1 133 1

24 1 100 1 134 1

25 1 101 1 135 1

26 1 102 1 136 1

27 1 103 1 137 1

28 1 104 1 138 1

29 1 105 1 139 1

30 1 106 1 140 1

31 1 107 1 141 1

32 1 108 1 142 1

33 1 109 1 143 1

34 1 110 1 101 82 3 17 0 0 0 PAGE TOTALS

3%

B' Units 0 0% 17 17%

101 0 0% 3
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# Units # Company # Overlocked

Building # # Damaged # Vacant
U

n
it
 #
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u
s
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n
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v
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D
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g
e
d

Comment

144 1 178 1 212 1

145 1 179 1 213 1

146 1 180 1 214 1

147 1 181 1 215 1

148 1 182 1 216 1

149 1 183 1 217 1

150 1 184 1 218 1

151 1 185 1 219 1

152 1 186 1 220 1

153 1 187 1 221 1

154 1 188 1 222 1

155 1 189 1 224 1

156 1 190 1 226 1

157 1 191 1 227 1

158 1 192 1 228 1

159 1 193 1 229 1

160 1 194 1 230A 1

161 1 195 1 230B 1

162 1 196 1 231A 1

163 1 197 1 no tnt lock, no seal 231B 1

164 1 198 1 232 1

165 1 199 1 233 1

166 1 200 1 234 1

167 1 201 1 unit unlocked 235 1

168 1 202 1 236 1

169 1 203 1 237 1

170 1 1 204 1 238 1

171 1 205 1 239 1

172 1 206 1 240 1

173 1 207 1 241 1

174 1 208 1 244 1

175 1 209 1

176 1 210 1

177 1 211 1 99 66 2 32 0 0 0 PAGE TOTALS

32%

99 0 0% 2 2%

B' units 0 0% 32
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# Units # Company # Overlocked

Building # # Damaged # Vacant
U

n
it
 #

C
u
s
to

m
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n
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Comment

245 1 285 1 321 1

246 1 286 1

247 1 287 1

248 1 288 1 324 1

250 1 289 1 325 1

252 1 290 1 326 1

253 1 291 1 327 1

254 1 292 1 328 1

255 1 293 1 329 1

256 1 294 1 330 1

257 1 295 1 331 1

258 1 296 1 332 1

259 1 297 1 no tnt lock, no seal 333 1

264 1 298 1 334A 1

265 1 299 1 335 1

266 1 no tnt lock, no seal 300 1 336 1

267 1 no tnt lock, no seal 301 1 337 1

268 1 no tnt lock, no seal 302 1 338 1

269 1 303 1 340 1

270 1 304 1 342 1

271 1 305 1 343 1

272 1 306 1 344 1

273 1 307 1 345 1

274 1 308 1 346 1

275 1 309 1 347 1

276 1 310 1 348 1

277 1 311 1 349 1

278 1 312 1 354 1

279 1 314 1 355 1

280 1 316 1 356 1

281 1 317 1 357 1

282 1 318 1 358 1

283 1 319 1 359 1

284 1 320 1 99 51 4 44 0 0 0 PAGE TOTALS

4%

B' units 0 0% 44 44%

99 0 0% 4
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# Units # Company # Overlocked

Building # # Damaged # Vacant
U

n
it
 #

C
u
s
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m
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v
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v
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V
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c
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S
e
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C
o
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p
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n
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D
a

m
a

g
e
d

Comment

360 1 394 1 429 1

361 1 395 1 430 1

362 1 396 1 431 1

363 1 397 1 432 1

364 1 398 1 433 1

365 1 399 1 434 1

366 1 400 1 435 1

367 1 no tnt lock, no seal 401 1 436 1

368 1 402 1 437 1

369 1 403 1 438 1

370 1 404 1 439 1

371 1 405 1 440 1

372 1 406 1 441 1

373 1 407 1 442 1

374 1 408 1 443 1

375 1 no tnt lock, no seal 409 1 444 1

376 1 410 1 445 1

377 1 411 1 446 1

378 1 412 1 447 1

379 1 413 1 448 1

380 1 414 1 449 1

381 1 415 1 450 1

382 1 416 451 1

383 1 417 1 452 1

384 1 418 1 453 1 storage, no number

385 1 419 1

386 1 421 1

387 1 422 1

388 1 423 1

389 1 424 1

390 1 no tnt lock, no seal 425 1

391 1 426 1

392 1 janitor closet 427 1

393 1 428 1 93 76 3 11 0 2 0 PAGE TOTALS

93 2 3 3%

B' units 0 0% 11 12%

0%
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# Units # Company # Overlocked

Building # # Damaged # Vacant
U

n
it
 #

C
u
s
to

m
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v
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d
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v
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S
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p
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D
a

m
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g
e
d

Comment

1 1 35 1 69 1 unlocked

2 1 36 1 70 1

3 1 37 1 71 1

4 1 38 1 72 1

5 1 39 1 73 1

6 1 40 1 74 1

7 1 41 1 75 1

8 1 no tnt lock, no seal 42 1 76 1

9 1 43 1 77 1

10 1 44 1 78 1

11 1 45 1 79 1

12 1 46 1 80 1

13 1 47 1 81 1

14 1 48 1 82 1

15 1 49 1 83 1

16 1 50 1 84 1

17 1 51 1 85 1

18 1 52 1 86 1

19 1 53 1 87 1

20 1 54 1 88 1

21 1 55 1 89 1

22 1 no tnt lock, no seal 56 1 90 1

23 1 1 mesh needs repair 57 1 91 1

24 1 58 1 92 1

25 1 59 1 no tnt lock, no seal 93 1

26 1 60 1 94 1

27 1 61 1 95 1 1

28 1 62 1 96 1

29 1 63 1 97 1

30 1 64 1 98 1

31 1 65 1 99 1

32 1 66 1 100 1

33 1 67 1 101 1

34 1 68 1 101 91 4 7 0 0 1 PAGE TOTALS

4%

C' units 1 0% 7 7%

101 0 0% 4
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# Units # Company # Overlocked

Building # # Damaged # Vacant
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Comment

102 1 136 1 170 1

103 1 137 1 171 1

104 1 138 1 172 1

105 1 139 1 173 1

106 1 140 1 174 1

107 1 141 1 175 1

108 1 142 1 176 1

109 1 143 1 177 1 no lock, bikes

110 1 144 1 178 1

111 1 145 1 179 1

112 1 146 1 180 1

113 1 147 1 181 1

114 1 148 1 182 1

115 1 149 1 183 1

116 1 150 1 184 1

117 1 151 1 185 1

118 1 152 1 186 1

119 1 153 1 187 1

120 1 154 1 188 1

121 1 155 1 189 1 no tnt lock, no seal

122 1 156 1 190 1

123 1 157 1 191 1

124 1 158 1 192 1 no tnt lock, no seal

125 1 159 1 193 1

126 1 160 1 194 1

127 1 161 1 195 1

128 1 162 1 196 1

129 1 163 1 197 1

130 1 164 1 198 1

131 1 165 1 199 1

132 1 166 1 200 1

133 1 167 1 201 1

134 1 168 1 202 1

135 1 169 1 101 94 2 5 0 0 0 PAGE TOTALS

5%

101 0 0% 2 2%

C' units 0 0% 5
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# Units # Company # Overlocked

Building # # Damaged # Vacant
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Comment

203 1 no tnt lock, no seal 237 1 271 1

204 1 238 1 272 1

205 1 239 1 273 1

206 1 240 1 274 1

207 1 241 1 275 1

208 1 242 1 276 1

209 1 243 1 comp cart in unit 277 1

210 1 244 1 278 1

211 1 245 1 279 1

212 1 246 1 280 1 1

213 1 no tnt lock, no seal 247 1 281 1

214 1 248 1 282 1

215 1 249 1 283 1

216 1 250 1 284 1

217 1 251 1 285 1

218 1 252 1 286 1

219 1 253 1 287 1

220 1 254 1 288 1

221 1 255 1 289 1 no tnt lock, no seal

222 1 256 1 290 1

223 1 257 1 291 1

224 1 258 1 292 1

225 1 259 1 293 1

226 1 260 1 294 1

227 1 261 1 295 1

228 1 262 1 296 1

229 1 263 1 297 1

230 1 264 1 298 1

231 1 265 1 1 299 1

232 1 266 1 no tnt lock, no seal 300 1

233 1 267 1 301 1

234 1 268 1 302 1

235 1 269 1 no tnt lock, no seal 303 1

236 1 270 1 101 82 7 14 0 0 0 PAGE TOTALS

7%

C' Units 0 0% 14 14%

101 0 0% 7
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# Units # Company # Overlocked

Building # # Damaged # Vacant
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304 1

305 1

306 1

307 1

308 1 no tnt lock, no seal

309 1

310 1

311 1

312 1 1

313 1 1

314 1

315 1

316 1

317 1

318 1

319 1

320 1

321 1

322 1

323 1

324 1

325 1

22 17 3 4 0 0 0 PAGE TOTALS

22 0 3 14%

C' units 0 0% 4 18%

0%
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# Units # Company # Overlocked

Building # # Damaged # Vacant
U
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Comment

1 1 unlocked 35 1 69 1

2 1 36 1 70 1

3 1 no lock 37 1 71 1

4 1 38 1 72 1

5 1 39 1 73 1 no tnt lock, no seal

6 1 no tnt lock, no seal 40 1 74 1

7 1 41 1 75 1

8 1 42 1 76 1

9 1 43 1 77 1

10 1 44 1 78 1

11 1 45 1 79 1

12 1 46 1 80 1

13 1 47 1 81 1

14 1 48 1 82 1

15 1 49 1 83 1

16 1 50 1 84 1

17 1 51 1 85 1

18 1 52 1 86 1

19 1 53 1 87 1

20 1 54 1 88 1

21 1 55 1 1 89 1

22 1 56 1 1 90 1

23 1 57 1 91 1

24 1 58 1 92 1

25 1 59 1 93 1

26 1 60 1 94 1

27 1 61 1 95 1

28 1 62 1 96 1

29 1 63 1 97 1

30 1 64 1 98 1

31 1 65 1 carts & dollies 99 1

32 1 66 1 100 1

33 1 67 1 101 1

34 1 68 1 101 73 4 25 0 1 0 PAGE TOTALS

4%

D' units 0 0% 25 25%

101 1 0% 4
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# Units # Company # Overlocked

Building # # Damaged # Vacant
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Comment

102 1 shopping cart 136 1 no tnt lock, no seal 170 1

103 1 137 1 171 1

104 1 138 1 172 1

105 1 139 1 173 1

106 1 140 1 174 1

107 1 141 1 175 1

108 1 142 1 176 1 1

109 1 143 1 177 1

110 1 144 1 178 1

111 1 145 1 179 1

112 1 146 1 180 1

113 1 147 1 181 1

114 1 1 148 1 182 1

115 1 149 1 183 1

116 1 150 1 184 1

117 1 151 1 185 1

118 1 152 1 electical room 186 1

119 1 153 1 187 1

120 1 154 1 188 1

121 1 155 1 189 1

122 1 156 1 190 1

123 1 157 1 191 1

124 1 158 1 192 1

125 1 no tnt lock, no seal 159 1 193 1

126 1 160 1 194 1

127 1 161 1 195 1

128 1 162 1 196 1

129 1 163 1 197 1

130 1 164 1 198 1

131 1 165 1 199 1

132 1 166 1 200 1 no lock

133 1 pallet 167 1 201 1

134 1 168 1 202 1

135 1 169 1 101 64 4 34 0 1 0 PAGE TOTALS

34%

101 1 0% 4 4%

0 0% 34

 



 

SAMPLE REPORT. NOT ACTUAL DATA  Page 35 of 82 

 
# Units # Company # Overlocked

Building # # Damaged # Vacant
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d

Comment

203 1 237 1 271 1

204 1 238 1 272 1

205 1 239 1 273 1

206 1 240 1 274 1

207 1 241 1 275 1

208 1 242 1 280 1

209 1 243 1 281 1

210 1 244 1 282 1

211 1 245 1 283 1

212 1 no tnt lock, no seal 246 1 284 1

213 1 no tnt lock, no seal 247 1 285 1

214 1 no tnt lock, no seal 248 1 286 1

215 1 no tnt lock, no seal 249 1 287 1

216 1 no tnt lock, no seal 250 1 288 1

217 1 251 1 289 1

218 1 252 1 290 1

219 1 253 1 291 1

220 1 254 1 292 1

221 1 255 1 293 1

222 1 256 1 294 1

223 1 257 1 295 1

224 1 no tnt lock, no seal 258 1 296 1

225 1 259 1 297 1

226 1 260 1 298 1

227 1 261 1 299 1

228 1 262 1 300 1

229 1 263 1 301 1

230 1 264 1 302 1 1

231 1 265 1 303 1

232 1 266 1 304 1

233 1 267 1 305 1

234 1 268 1 306 1

235 1 269 1 307 1

236 1 270 1 101 59 7 36 0 0 0 PAGE TOTALS

7%

D' units 0 0% 36 36%

101 0 0% 7
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# Units # Company # Overlocked

Building # # Damaged # Vacant
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308 1

309 1

310 1

311 1

312 1

313 1

314 1

315 1

316 1

317 1

318 1

319 1

320 1

321 1

322 1

323 1

324 1

325 1 1

326 1

327 1

328 1

329 1

276 1

277 1

278 1

279 1

26 20 1 6 0 0 0 PAGE TOTALS

26 0 1 4%

D' units 0 0% 6 23%

0%
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Rent Rate Variation Analysis  
Poor       Average          Excellent 

1 2 3 4 5  6 7 8 9 10  

 
The site has a net loss to lease of over $5,064.  There does appear to be a regular and systematic process in place to address existing tenant rent increase, 

although there are a significant number of tenants paying well below the current street rate.  
 

 There are 42 units designated as óNo Feesô. 

 The site has $1,674 total rent OVER the posted rates which brings to question the accuracy of the current posted street rates.  

 

Nonstandard Ren ts (Discounts) Management  
Poor                               Average                                                 Excellent  

1  2 3 4 5 6 7 8 9 10 

 
The nonstandard rent report dated April 6, 2005 was examined. There were 49 tenants below standard (not including the two complimentary units and the 

reduced unit on rent to the assistant manager), representing 40% of the occupied spaces. We suggest:  
 

 Given the siteôs current occupancy level (66.7% units, 66.5% square footage and 65.9% financial); there is little that can be done at this point. 

 A significant number of the non -standard rent units are past due with little chance of collection or capitalizing on an y higher rates. 

 The total amount of non -standard rent is $739, which represents 5.8% of the current actual rent potential.  

 Occupancy needs to increase to put supply pressure on demand. This will create an environment that will foster rent increases and necessitate 

keeping collections cleaned as the inventory will be needed for rent.  
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Street Rental Rates  Management As Co mpared With Competitors  (OPTION)  
 Poor                               Average                                                 Excellent  

1  2 3 4 5 6 7 8 9 10 

 
The average 10x10 standard rents for $99 in the market area and for $109 at the subject property.  Climate-controlled 10x10s rent for $129 in the market and 

$145 at the subject property.  We suggest:   
 

 That the manager conducts monthly ra te surveys of the market competitors.  We were surprised that the manager has absolutely no idea about what 

any of the competitors in his market are charging.  

 Given the siteôs occupancy level, which is the lowest reported in the competitor survey, we recommend that the rates be lowered to just below the 

market averages until such time as the occupancy levels increase to at least 85%.  Specific unit sizes should be raised as they reach 85% occupancy. 
 Eliminate the $25 security deposit.  We believe this is a competitive disadvantage to the subject site at a time when it can sorely 

afford to have any disadvantages.  The subject property is one of only three in the market which charges a security deposit.  The 

nearest competitor, Route 218 Mini Storage, charges a $5 key deposit but is 90% occupied.  
 There seems to be some confusion in the market regarding the collection of sales tax on rental payments.  Currently, the subj ect 

site is the only competitor charging sales tax over and above the rental payment.  The ma nager placed a call to the SSA and was 

told that sales tax is NOT collected on rental income in Virginia.  Another call was placed to the Virginia State Taxing Auth ority and 

the manager was told that YES, in fact sales tax was to be collected.  Michelle ca lled some of the competitors and asked about the 
sales tax.  She was told that they just include it in the price and donôt charge an additional amount.  

a)  If sales tax is NOT to be collected, this issue needs to be addressed immediately.  There could be some liability issues 
stemming from collecting a tax which is not correct and there could be some refund issues.  

b)  If a sales tax IS to be collected, then management needs to reassess their sales presentation regarding this issue.  
Currently, the subject site is the only competitor in the market survey which óchargesô tax, thus adding another 5% to the 

already -higher rate.  

 
Rent Increases and  Revenue Management  (OPTION)  

Poor                               Average                                                 Exce llent 

1  2 3 4 5 6 7 8 9 10 

 

The manager has no recollection of the last rental increase.  There were no increases noted on any of the sampled leases and there are no increases 
scheduled in the computer system. We suggest:  

 

 An anniversary rent increase program should be implemented.  Every tenant should be receiving at least a modest rent increase on or about their 

anniversary date.   
 



 

SAMPLE REPORT. NOT ACTUAL DATA  Page 39 of 82 

S.M.A.R.T. Analysis 
 

ASSIGNMENT: I-75 & Bonita Beach Road

DATE: 1/17/2008 13:43
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FEATURE    RATED

I-75 & Bonita Beach Road 99.95$                   11.99$    X X O X SA A A A A A A

K-9 Store-All 1 70.00$                    8.40$      96% 0 0 0 0 1 C C C C C C

Best Mini Storage 2 59.00$                    7.08$      98% 0 0 0 0 1 C C C C C C

North Bonita Storage 3 95.00$                    11.40$    98% 0 X X 0 1 B C C C C C

Public Storage 4 131.00$                  15.72$    94% X X X 0 2 B+ B+ B B B B

North Naples Storage 5 105.00$                  12.60$    90% X X X 0 2 B+ B- B B+ B- B

Cypress Self Storage 6 139.00$                  16.68$    90% X X 0 X SA B A B A B+ B+

Secure Storage 7 104.00$                  12.48$    90% X X 0 0 2 B+ B+ B B B+ B+

Extra Space 8 104.00$                  12.48$    94% X X X 0 2 B+ B B B B- B

Security Self Storage 9 105.00$                  12.60$    88% X X X X 2 B+ A C B+ B B

Ace Mini 10 60.00$                    7.20$      0% X 0 0 0 1 B+ C C C C C

Hidden Beach Storage 11 135.00$                  * 16.20$    95% X X X 0 2 A C C B B- B

Bonita Storage Inn 12 114.00$                  13.68$    95% X X X X SA B A B B+ A B+

Bonita Springs Self Storage 13 109.00$                  13.08$    90% X X 0 X SA B- B+ B- B+ B+ B

Olde Naples Self Storage North 14 136.00$                  16.32$    90% X X 0 0 SA B+ A A A A A

* All A/C Facility/Rates

S.M.A.R.T.  Analysis
S.M.A.R.T. is Copyrighted 2007 by Coast-To-Coast Storage
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Competition Profiles 
 

 


