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WITHOUT RECOURSE, all materials and information 
received or derived from COVERE Global its directors, 
officers, agents, advisors, affiliates and / or any third 
party sources are provided without representation or 
warranty as to completeness, veracity, or accuracy, 
condition of the property, compliance or lack of 
compliance with applicable governmental 
requirements, developability or suitability, financial 
performance of the property, projected financial 
performance of the property for any party’s intended 
use or any and all other matters. 
 
Neither COVERE Global, its directors, officers, agents, 
advisors, or affiliates makes any representation or 
warranty, express or implied, as to accuracy or 
completeness of any materials or information 
provided, derived, or received. 
 
Materials and information from any source, whether 
written or verbal, that may be furnished for review 
are not a substitute for a party’s active conduct of its 
own due diligence to determine these and other 
matters of significance to such party. COVERE Global 
will not investigate or verify any such matters or 
conduct due diligence for a party unless otherwise 
agreed in writing. EACH PARTY SHALL CONDUCT ITS 
OWN INDEPENDENT INVESTIGATION AND DUE 
DILIGENCE. Any party contemplating or under 
contract or in escrow for a transaction is urged to 
verify all information and to conduct their own 
inspections and investigations including through 
appropriate third-party independent professionals 
selected by such party. 
 
All financial data should be verified by the party 
including by obtaining and reading applicable 
documents and reports and consulting appropriate 
independent professionals. COVERE Global makes no 
warranties and/or representations regarding the 
veracity, completeness, or relevance of any financial 
data or assumptions. COVERE Global does not service 

as a financial advisor to any party regarding any 
proposed transaction. All data and assumptions 
regarding financial performance, including that used 
for financial modeling purposes, may differ from 
actual data or performance. Any estimates of market 
rents and or projected rents that may be provided to 
a party do not necessarily mean that rents can be 
established at or increased to that level. Parties must 
evaluate any applicable contractual and 
governmental limitations as well as market 
conditions, vacancy factors and other issues in order 
to determine rents from or for the property.  Buyer 
party understands that results may vary due to 
numerous factors including but not limited to 
management effectiveness and style, economic 
conditions, market conditions, legal environment, 
etc. 
 
Legal questions should be discussed by the party with 
an attorney. Tax questions should be discussed by the 
party with a certified public accountant or tax 
attorney. Title questions should be discussed by the 
party with a title officer or attorney. Questions 
regarding the condition of the property and whether 
the property complies with applicable governmental 
requirements should be discussed by the party with 
appropriate engineers, architects, contractors, other 
consultants and governmental agencies.  Any and all 
due diligence of this nature is the responsibility of the 
buyer party.  WITHOUT RECOURSE, This document 
should not be construed or interpreted as an affidavit 
of truth and should not be relied upon by any party. 

 
All properties and services are marketed by 
COVERE Global in compliance with all 
applicable fair housing and equal opportunity 
laws. 
 
COVERE Global 
Marty H Cleckler 
Principal & Managing Director 
WITHOUT PREJUDICE UCC § 1-308 
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THE OPPORTUNITY 
 

Keystone Self Storage is a 132-unit plus office storage facility built in 1983.   It features a 

market attractive unit mix with below market rents.  

 

The seller is occupying 29 units (22%) long term for construction projects/renovations 

at apartment properties owned.  The seller will sign a lease for 2 years at market.  All 

other tenants are month to month allowing the purchaser to raise rents quickly to 

market. 

 

This well-located asset is positioned along South Loop 289 across the loop from the South Plains Mall.  The South Plains Mall is the largest 
shopping center between Fort Worth and Albuquerque at 1.2 million square feet.  As such, it is the only super regional mall in West 
Texas. 
 
This desirable west Lubbock location provides easy access to all major employers and all major shopping areas within the city.   
 
The current rents are well below market and offer an opportunity to quickly improve investor returns. 
 

Unit Description Market Rent Current Rent Upside/Unit/Mo.

10x4 $1.25 $1.00 $10.00

10x9 $0.78 $0.60 $16.00

10x14 $0.71 $0.50 $30.00

10x18 $0.78 $0.54 $42.00

20x18 $0.63 $0.37 $100.00

Market Rent vs Current Rent by Unit Type



 

 

 

 

LOCATION  

  
Address:  5710 41st Street 

Primary Frontage:  41st 

Secondary Frontage:  None 

Market MSA:  Lubbock  

 

IMPROVEMENT DETAILS 

 
Year Built: 1983   

Number of Units:  133 

Number of Buildings: 6 

Stories: 1 

Style:  Self Storage/Mini-Storage Facility 

Construction:  Prefabricated Metal 

Exterior:  Metal  

Roof:  Flat  

Roof Covering:  Metal 

 



  

 

  

 

SITE DETAILS 

 
Zoning:  M-1, Light Manufacturing District 

Site Size:  0.8500 acres 

In Flood Plain:  is not 

FEMA Map#:  48303C0290G & 48303C0295G 

 

  



  

 

  

  Lubbock is the largest city between Fort 

Worth and El Paso serving a regional 

population of over  

650,000. 
 

Lubbock serves as the center point for retail, 

medical, education, and agriculture for the 

region. 

 

As home to Texas Tech University, Texas Tech 

Health Sciences Center & Medical School, 

University Medical Center, and Covenant 

Medical Center, Lubbock’s economic base is 

foundationally equipped to weather 

economic ups and downs. 

 

The Lubbock market is currently seeing rents 

increase at slightly less than inflation with 

very little addition to supply.  This puts the 

market in position for high value growth over 

the next few years. 

 

The following graph illustrates Lubbock’s 

current market position. 



  

 

  

 

 

 

 

 

 

 

 

 

 

Employer Distance from Subject

South Plains Mall

Texas Tech University

Texas Tech Health Sciences 

University Medical Center

Covenant Health System

West End

1.44

3.85

3.43

3.32 (Miles)

(Miles)

(Miles)

Super Regional Mall (1.2 million SF)

Carnegie Tier 1 Research University

Tier 1 Health and Educational Center

County Hospital & Level 1 Trauma 

Largest Regional Hospital

Largest Outdoor Shopping Center

(Miles)

2.33

0.65

Employment Center Distance

(Miles)

(Miles)

1.

2.

3.

4.

5.

Source:

Texas Tech Health Science Center & Medical School (5,017 employees and 1,844 students)

University Medical Center (4,375 employees)

United Supermarkets Headquarters (4,199 employees)

Major Employer Details

Texas Tech University (6,635 employees and 41,000 students)

Lubbock Economic Development Corporation

Covenant Health System (5,570 employees)



  

 

  

 

 

 

Area Land Use Subject Land Use

Single-Family 48%

Retail 20%

Multifamily 10%

Office 10%

Industrial 10%

Vacant 2%

100%

Under In Bal. Over

Single-Family 6% X

Retail 8% X

Multifamily 8% X

Office 12% X

Industrial 3% X

Vacant 2% X

Change in Land Use

to 2020

to $1.45 / square foot

Age Range for Industrial 1970

$0.90

Supply/Demand

Rent Range for Industrial

Area Land Use Trends

Not Likely

Area Vacancy

48%

20%

10%

10%

10%
2%

Area Land Use

Single-Family Retail Multifamily

Office Industrial Vacant



  

 

  

 

 



  

 

  

 

  



  

 

  

 

 

  



  

 

  

 

  

Total Avg Current PGI PGI Market Current Market  Rent

Unit Description Units Occupied Vacant SF Rent/Month Rent/Month Per SF Rent/SF Upside

10x4 1 Ground - CC 17 17 0 40 $40 $50 $1.00 $1.25 $10.00

10x9 1 Ground - CC 75 75 0 90 $54 $70 $0.60 $0.78 $16.00

10x14 1 Ground - CC 17 17 0 140 $70 $100 $0.50 $0.71 $30.00

10x18 1 Ground - CC 20 20 0 180 $98 $140 $0.54 $0.78 $42.00

20x18 1 Ground - CC 3 3 0 380 $140 $240 $0.37 $0.63 $100.00

Office 1 Other 1 0 1 600 $0 $0.00 $0.00 $0.00 $0.00

Totals 133 99.2% 0.8% 15,150 $8,300 $11,320

Occupied 132 14,550

Vacant 1 600

Mini-Storage Rent Roll



 

 

 

 

 

 

 

Unit Description Market Rent Current Rent Upside/Unit/Mo.

10x4 $1.25 $1.00 $10.00

10x9 $0.78 $0.60 $16.00

10x14 $0.71 $0.50 $30.00

10x18 $0.78 $0.54 $42.00

20x18 $0.63 $0.37 $100.00

Market Rent vs Current Rent by Unit Type
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Note:  Typical tax assessed value to real value is 50-60% in the market.  Currently, Keystone is roughly 30%.  

Assessed 

Year Land Assessment

Improvements 

Assessment

Total 

Assessment % Improved Taxes % Change

2018 $37,200 $204,120 $241,320 84.6% $5,545

2019 $37,200 $211,248 $248,448 85.0% $5,402 -2.6%

2020 $37,200 $86,994 $124,194 70.0% $2,660 -50.8%

2021 $37,200 $109,545 $146,745 74.6% $3,121 17.4%

2022 $148,800 $163,567 $312,367 52.4% $6,644 112.9%

Tax History

Source: Lubbock CAD

Subject Tax History Trend

$0

$1,000

$2,000

$3,000

$4,000

$5,000

$6,000

$7,000

2018 2019 2020 2021 2022



  

 

  

Market Rent & Expense Operating Statement 

 

Unit/Space Type Rent/Mo. Method No. of Units Annual % of PGI

10x4 $50 $/Month 17 $10,200 7.2%

10x9 $70 $/Month 75 $63,000 44.7%

10x14 $100 $/Month 17 $20,400 14.5%

10x18 $140 $/Month 20 $33,600 23.9%

20x18 $240 $/Month 3 $8,640 6.1%

1 Total Rental Income: $135,840 96.4%

1 Expense Reimburse (RUBS): $0 0.0%

Other Income: $5,000 3.6%

Potential Gross Income: $140,840 100%

- Vacancy & Collection Loss: $11,267 8.00%

Effective Gross Income (EGI): $129,573 92.0%

$124,973 88.7%

Expense Amount Annual $/Unit

Tax Expense $6,685 $6,685 $50

Insurance $8,892 $8,892 $67

Management 5.0% $6,479 $49

Advertising and Marketing $2,100 $2,100 $16

Total Utilities $6,844 $6,844 $51

Repairs and Maintenance $2,200 $2,200 $17

Payroll $0 $0 $0

Professional Services $1,500 $1,500 $11

General and Administrative $1,500 $1,500 $11

$36,199 $272

27.94%

$93,374 $702

Total Expenses:

Expense Ratio (Expenses/EGI):

Net Operating Income (NOI):

$/Year

$/Year

Method

$/Year

$/Year

$/Year

% of EGI

$/Year

Market Rent & Expenses

Effective Gross Rental Income (EGRI):

$/Year

$/Year



  

 

  

 

Gross Income by Unit Type

8%

46%

15%

25%

6%

10x4 10x9

10x14 10x18

20x18



  

 

  

 

Expenses

18%

25%

18%

6%

19%

6%
0%

4%
4%

Tax Expense

Insurance

Management

Advertising and Marketing

Total Utilities

Repairs and Maintenance

Payroll

Professional Services

General and Administrative



  

 

  

 

 

Potential Gross IncomeEffective Gross IncomeExpenses Exp. ReimbursementsNet Operating Income

Amount $140,840 $129,573 $36,199 $0 $93,374

Potential Gross 

Income

Effective 

Gross 

Income Expenses

Exp. Reim-

bursements NOI

NOI Profile

$140,840

$129,573

$36,199

$0

$93,374

$0

$20,000

$40,000

$60,000

$80,000

$100,000

$120,000

$140,000

$160,000



  

 

  

 

 

 

Lease Comparables

Name

Address

City

State

Unit Size 

(SF)Rent/Mo.

Rent/SF/Mo. $0.59 $0.69

Lubbock

Comp 2

TX

4602 Englewood 

Ave

TX

LubbockLubbock Lubbock

$59.00

TXTX

Comp 1

Lubbock

5201 Indiana Ave 

Bldg B

3110 Frankford Ave

Comp 3

131 W Loop 289

Lubbock

Comp 4

2415 82nd Street

Comp 7Comp 5

TX

$84.00

TX

$77.00 $84.00 $71.00 $106.00 $107.00

5710 41st Street

$0.39 $0.64 $0.63 $0.67 $0.61

222 N Avenue U

Lubbock

Comp 6

3802 Milwaukee 

AveLubbock

TX

162

$62.87

120 133 125 117 180 180 85

TX

Keystone 

Storage

Easy Stop 

Storage

Affordable 

Storage 

Lubbock

Securcare self 

storage

AAA Tech  State 

Storage

A Plus Super 

Storage - 82nd 

& University

A Plus Super 

Storage - 38th & 

Milwaukee

Monterey Self 

Storage

$0.59

National Average Rent Change - Non Climate Controlled

Unit Size Price Y-o-Y Change

5x5 58$          3.6%

5x10 83$          3.8%

10x10 132$       3.9%

10x15 172$       3.0%

10x20 210$       2.9%

10x30 275$       3.0%

Average (all sizes) 149$       3.5%

Source:  Storage Café



  

 

  

Discounted Cash Flow Analysis

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6

FINANCIAL HOLD

Potential Gross Income (PGI): 140,840$         145,065$         149,417$         153,900$         158,517$         163,272$         

Vacancy/Loss to Old Lease/Concess 7.7% 7.8% 8.0% 8.0% 8.0% 8.0%

Effective Gross Income (EGI): 130,044$         133,798$         137,464$         141,588$         145,835$         150,210$         

Total Expenses: 36,199$          37,104$          38,032$          38,983$          39,957$          40,956$          

Net Operating Income (NOI): 93,845$          96,694$          99,432$          102,605$         105,878$         109,254$         

Debt Service: 63,800$          63,800$          63,800$          63,800$          63,800$          63,800$          

Capital Expenditures: -$                -$                -$                -$                -$                -$                

Cashflow: 30,045$          32,894$          35,632$          38,805$          42,078$          45,455$          

CORE METRICS

Total / Unit / SF EGIM Exp Ratio Market Rent

Pricing $1,182,957 $8,894 $78.08 9.13 x 27.94% $85.11

Cash-on-Cash Return 10.16% 11.12% 12.05% 13.12% 14.23% 15.37%

Cap Rate 7.93% 8.17% 8.41% 8.67% 8.95% 9.24%

Loan Constant 7.19% 7.19% 7.19% 7.19% 7.19% 7.19%

Debt Service Coverage Ratio 1.47                1.52                1.56                1.61                1.66                1.71                

Internal Rate of Return (IRR) 16.7% 18.4% 19.0% 19.2%

YIELD ANALYSIS

Internal Rate of Return

19.2%

ASSUMPTIONS

Income Growth Rate 3.00% 3.50% Market (Storage Café)

Expense Growth Rate 2.50% 2.00% Market (Storage Cafe)

634,864$  
Profit

2.15 x
Equity Multiple

295,739$    

Equity

  



  

 

  

 

Forward-Looking Statements 

This document includes forward-looking statements that involve risks and uncertainties. Forward-looking statements are statements that are not historical facts. Such forward-
looking statements are subject to risks and uncertainties, which could cause actual results to differ from the forward-looking statements. These forward-looking statements and 
factors that may cause such differences include, without limitation, uncertainties relating to market rent growth, market employment and population growth, interest rates, 
construction costs, labor market shortages, management expertise.  Readers are cautioned not to place undue reliance upon any forward-looking statements, which speak only 
as of the date made. COVERE Global expressly disclaims any obligations or undertaking to release publicly any updates or revisions to any forward-looking statements contained 
herein to reflect any change in expectations with respect thereto or any change in events, conditions or circumstances on which any statement is based. 
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