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CONFIDENTIALITY DISCLAIMER &
EXCLUSIVE AGENCY MEMORANDUM

This Exclusive Agency Memorandum(“Memorandum”) was prepared by Calvary Realty (“CR”) on behalf of (“Seller”)
and is confidential and furnished to prospective buyers of the Property described herein subject to the terms of the
Confidentiality Agreement previously provided to and executed by such prospective buyers. This Memorandum is
intended solely to assist prospective buyers in their evaluation of the Property and their consideration of whether to
purchase the Property. It is not to be used for any other purpose or made available to any other person without the
prior written consent of CR.

This Memorandum is subject to errors, omissions, changes, or withdrawal without notice and does not constitute a
recommendation or endorsement as to the value of the Property by Seller/CR and their sources. Financial projections
are provided as a reference and are based on assumptions made by Seller/CR and their sources. Prospective buyers
should make their own projections and reach their own conclusions of value. Certain portions of this Memorandum
merely summarize or outline property information and are not intended to be complete descriptions.

This Memorandum was prepared based on information available to the Seller and CR in connection with the sale of
the Property. It contains pertinent information about the Property and the surrounding area but does not contain all
the information necessary for a complete evaluation of the Property. The projected cash flow and other financial
information contained herein is for general reference only.

Although the information contained in this Memorandum is believed to be accurate and reliable, neither the Seller
nor CR guarantees its accuracy or completeness. Because of the foregoing and because the Property will be sold on
an “as-is"" basis, prospective buyers should make their own independent assessments, investigations, and projections
regarding the Property. Although additional material, which may include engineering, environmental, or other
reports, may be provided to certain prospective buyers as appropriate, such parties should confer with their own
engineering and environmental experts, counsel, accountants, and other advisors and should not rely upon such
material provided by Seller or CR.

Neither Seller nor CR nor any of their respective officers, advisors, agents, shareholders, or principals has made or
will make any representation or warranties, express or implied, as to the accuracy or completeness of the
Memorandum or any of its contents, and no legal commitment or obligation shall arise by reason of the
Memorandum or the contents. Analysis and verification of the information contained in the Memorandum is solely
the responsibility of the prospective purchaser. The Seller expressly reserves the right, in its sole discretion, to reject
any offer to purchase the Property or to terminate any negotiations with any party at any time, with or without
notice. The Seller shall have no legal commitment or obligation to any prospective purchaser unless and until a
written Purchase and Sale Agreement has been fully executed and delivered and any and all conditions to the Seller’s
obligations thereunder have been fully satisfied or waived. The Seller is responsible for any commission due to CR in
connection with the sale of the Property. No other party, including CR, is authorized to make any representation or
agreement on behalf of the Seller. This Memorandum remains the property of the Seller and CR and may be used
only by the parties approved by the Seller and CR.

Exclusively Presented by:
Geramie Bascomb

[><] Gbascomb@calvaryrealty.com & www.calvaryrealty.com
L (909) 701-7770 @ San Bernardino, CA
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https://youtu.be/GGX-iqlhevw

PROPERTY OVERVIEW

Bears Den Storage at 1768 US-51 N, Arbor Vitae, WI 54568, is a compelling investment opportunity offered at $1,800,000.

Comprising four buildings constructed between 2003 and 2019, this expansive facility spans 395,525 square feet of land, with 27,404 square feet of enclosed space across 106
units. Boasting a 100% physical occupancy, Bears Den Storage has been a stable and reliable investment since its opening in 2003.

Situated on a vast 9.08-acre plot in Vilas County, this property offers a low price per square foot of $65.68, making it an attractive investment in relation to comparable sales.

Bears Den Storage enjoys a strategic location near US Highway 51, with a traffic count of 8,700. The city's status as a destination area, attracting both tourists and non-locals,
contributes to consistent demand for storage solutions.

Notably, 60% of tenants are from out of the area, utilizing the storage as a convenient alternative to transporting items back to their primary residence. The facility's popularity
is further evidenced by tenants paying 6-12 months in advance to secure their storage space and avoid potential rate increases.

The property's high demand for expansion is a testament to its success, with new buildings leased and rented before construction completion. The facility's strategic
positioning near several lakes and resorts enhances its appeal.

Bears Den Storage prioritizes tenant satisfaction with well-lit premises, spacious 10ft wide and 9.5ft high doors, and amenities such as power access for six tenants.
Remarkably, only one delinquent tenant has been recorded in the past five years.

In summary, Bears Den Storage is a stable, high-demand investment in Vilas County, with a proven track record of full occupancy, strategic location, and a proactive approach
to tenant satisfaction. Don't miss this opportunity to secure a reliable and lucrative addition to your portfolio.

INVESTMENT HIGHLIGHTS

Low Price Per Foot in Relation to Comparable Sales High demand for expansion

Facility has been 100% Occupied Since Opening in 2003 40 LED lights around property

60% of tenants are out of the area. Doors are 10ft wide and 9.5 ft. high

City is a destination area where tourist and non-locals store items 6 tenants are charged $10 per month for use of power
instead of hauling them back to their primary residence. Several Units have multiple doors (2-4 roll up doors)
Several tenants pay 6-12 months in advance to avoid rate increase Only 1 delinquent tenant in past 5 years

New buildings were leased and rented before construction was complete Proximity to Several Lakes and Resorts

John 14:6 N [SALVARY 6



LOCAL AREA

ARBORVYVITAE
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Arbor Vitae, a charming town nestled within the picturesque landscapes of
Wisconsin's Northwoods, is a serene haven for investors seeking a tranquil and nature-
centric investment opportunity. With a population of around 3,000 residents, Arbor
Vitae embodies the essence of small-town living while offering proximity to the
breathtaking landscapes of the region.

Originally settled in the late 19th century, Arbor Vitae's name, meaning "Tree of Life"
in Latin, reflects the town's rich forestry and natural surroundings. The area is adorned
with pristine lakes, dense woodlands, and an abundance of wildlife, making it a haven
for outdoor enthusiasts and nature lovers.

Strategically located near major recreational destinations like Minocqua and
Woodruff, Arbor Vitae serves as a gateway to the countless lakes and trails that define
the region. This natural beauty not only attracts visitors seeking a retreat but also
positions Arbor Vitae as an ideal location for businesses catering to outdoor
recreation, eco-tourism, and hospitality.

The town's economy is deeply intertwined with its natural resources, including timber
and outdoor tourism. Investors interested in sustainable practices and eco-friendly
ventures will find opportunities in supporting the local forestry industry and providing
services for the growing number of visitors exploring the Northwoods.

Arbor Vitae's real estate market offers a mix of properties, from cozy cabins to
lakefront homes, providing a range of options for those looking to invest in the area.
The town's commitment to preserving its natural charm and supporting sustainable
development aligns with the increasing demand for properties that offer a retreat
from urban life.

Major Employers in Arbor Vitae:

Ministry Howard Young Health Care | Great Lakes Intertribal Food Summit | Drs. Foster
& Smith (Pet Supply Company) | Town of Arbor Vitae | Arbor Vitae-Woodruff School
District | Northwoods Wildlife Center | North Lakeland Discovery Center | Minocqua
Brewing Company | Northern Lakes Co-op (Agricultural Supply) | Musson Brothers
(Logging and Excavating)

T
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PROPERTY PROFILE

Property Name:

Bears Den Storage ) ||

Address: 1768 US-51 N, Arbor Vitae, WI 54568 : : l“
MSA: Vilas County ’| L,
MSA Population: 23,520 NaICER ;‘ ; Wolff-Rd
Pricing Guidance:  $1,800,000 ) e
Existing Cap Rate: 4.18% \ .;
Price Per Square Foot: $65.68 ' Bears Den Storage
Enclosed Sq. Ft.: 27,404 ]l I\
Number of Units: 106
Physical Occupancy: 100%
Acreage: 9.08
Gross Square Feet: 395,525

Building A (2003) | Building B (2018) | Building C

Year Built:  017) | Building D (2019) v
APN / Zoning: 2-701 & 2-702 | Commercial (NEC) & SFR
County: Vilas County
Number of Buildings: 4 Buildings
Number of Stories 1 Story j'»f
Construction Type: Wood, Metal, & Drywall Vick 0,

Cross Streets:

Elkmound Drive

Nearest Freeway:

Traffic Count:

US Highway 51 I 9
8,700

Property Website:

John 14:6
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KEY DEMOGRAPHICS (3 Mile Radius)
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KEY DEMOGRAPHICS (5 Mile Radius)

Infographic: Key Facts (Ring: & mile radius)
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TRAFFIC COUNT

Traffic Count Map - Close-up
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Average Daily Traffic Volume
Up to 6,000 vehicles per day
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PROPERTY PHOTOS
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PROPERTY PHOTOS
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AERIAL PHOTOS

LOCATION MAPS
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PARCEL MAP & PROPERTY OUTLINE
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MARKET SNAPSHOT (1-, 3- and 5-Mile Radius)

Market Summary

Market 1768 US Route 51, Arbor Vitae, WI 54568

Coverage 5 mile radius

Comparisons are made with Averages

Market Snapshot Market including known developments
This Market 1 Mile 3 Miles This Market 1 Mile 3 Miles

Net Rentable Sq Ft 181,002 24,276 101,681  NetRentable Sq Ft 181,002 24,276 101,681
Sq Ft per Capita Sq Ft per Capita
2021 Sq Ft per Capita 29.85 54.55 29.67 2021 Sq Ft per Capita 29.85 54.55 29.67
2024 Sq Ft per Capita 29.81 54.43 29.61 2024 Sq Ft per Capita 29.81 54.43 29.61
2026 Sq Ft per Capita 29.76 54.19 29.52 2026 Sq Ft per Capita 29.76 54.19 29.52
Sq Ft per Household 68.33 138.72 71.26  Sq Ft per Household 68.33 138.72 71.26
Total Stores 8 2 5 Total Stores 8 2 5
REITS 0 0 0 REITS 0 0 0
Mid Ops 1 1 1 Mid Ops 1 1 1
Small Ops 7 1 4 Small Ops 7 1 4
New Developments 0 0 0
Sq Ft of Developments N/A N/A N/A
Stores opened within the last 0 0 0
Demographics
2021 Population 6,064 445 3,427
2024 Population 6,071 (+0.12% change) 446 (+0.22% change) 3,434 (+0.2% change)
2026 Population 6,082 (+0.3% change) 448 (+0.67% change) 3,444 (+0.5% change)
Households 2,649 175 1,427
Rental Households 599 14 210
Rental Households Percentag 22.61% 8% 14.72%
Median Household Income $ 66,409 $ 80,572 $ 74,693
Average Rate Per Square Feet
All Units without Parking $0.39 $0.41 $0.41
All Units with Parking $0.34 $0.34 $0.34
Regular Units $0.39 $0.41 $0.41
Climate Controlled Units N/A N/A N/A
Only Parking $0.32 $0.32 $0.32
Rate Trend (12 months) 26.64% 26.38% 26.38%
Units Not Advertised 0% 0% 50%

CALVARY
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RENTAL SURVEY

Property Name Address Phone # Lot Size Sq. Ft. Occupancy Year Built 10x25 10x30 10x40
SUBJECT PROPERTY 1768 US-51 N, Arbor Vitae, WI 54568 (715) 614-5680 395,525 32,444 100% 2003 $75 $80 $150
70 W Storage 9930 WI-70, Minocqua, WI, 54548 (715) 356-1931 241,322 41,800 100% 1993 S80  $130 $130
Assured Storage- Arbor
Vitae 1660 Egtvedt Rd, Woodruff, WI, 54568 (715) 201-2012 412,687 77,962 99% 1983 $80 $92 $130
Old 51 Stor All 724 Balsam St, Woodruff, WI, 54568 (715) 356-7781 185,130 39,668 100% 2000 n/a n/a n/a
Toy Den Self Storage 11570 Sumach Lake Rd, Woodruff, WI, 54568 (715) 354-0025 269,201 26,337 98% 2002 $S90 n/a n/a
Best Self Storage 9116 County J, Woodruff, Wl 54568 (715) 356-3560 76,099 19,787 100% 1980 S60 $90 $120
Averages 41,111 99% 1992 $78 $104 $127

CALVARY
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UNIT MIX & INCOME SUMMARY

# Of Rentable Rate Rate / Monthly Annual

Units Sq. Ft. Sq. Ft. Income Income

Self Storage

Building A
10x24 240 24 5,760 $75 $0.31 $1,800 $21,600
10x48 (2 Doors) 480 1 480 $150 $0.31 $150 $1,800
Building B
11x26 286 16 4,576 $80 $0.28 $1,280 $15,360
22x52 (4 Doors) 1144 1 1,144 $320 $0.28 $320 $3,840
11x52 (2 Doors) 572 1 572 $160 $0.28 $160 $1,920
22x26 (2 Doors) 572 1 572 $160 $0.28 $160 $1,920
Building C
11x26 286 28 8,008 $80 $0.28 $2,240 $26,880
22x26 (2 Doors) 572 1 572 $160 $0.28 $160 $1,920
Building D
11x52 (2 Doors) 572 1 572 $160 $0.28 $160 $1,920
11x26 286 18 5,148 $80 $0.28 $1,440 $17,280
RV Parking
12x30 360 14 5,040 $35 $0.10 $490 $5,880
106 32,444 $8,360 $100,320
Units Sq. Ft. Average rate / sq. ft. $0.26
Enclosed Sorage 92 27,404 Average size 306.08
Open RV Parking 14 5,040
Total Units 106
Units Rented 106
Occupancy 100%

, JAJ |CALVARY
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PRICING INCOME & EXPENSES

INCOME Existing Pro-Forma
Gross Potential Income: S 100,320.00 $150,480.00
Vacancy: S 2,040.00 2% S 15,048.00 10%
Rental Income: S 91,440.00 $135,432.00
Electric: S 840.00 S 12,000.00
Outside Storage: S 6,000.00 S 12,420.00
Existing *Proforma | Total $ 98,280.00|  [$159,852.00 |

PRICE $1,800,000

Real Estate Taxes: S 5,711.65 S 5,711.65

*Local Boots on Ground: S 4,800.00 S 4,800.00

GROSS REVENUE $98,280 $159,852 Power: $ 600.00 $  600.00

Gas: S 600.00 S 600.00

EXPENSES $22,984 S 23,005 Insurance: $  3,152.00 $ 3,152.00

Electricity: S 720.00 S 741.60

Repair & Maintenance: S 2,500.00 S 2,500.00

Landscaping: S 300.00 S 300.00

0,

CAP RATE 7.60% Snow Plow: S 4,000.00 S 4,000.00

GRM 11.26 Advertising & Website: S 600.00 S 600.00
Total Expenses S 22,983.65 |23.39% S 23,005.25 |23.39%

ENCLOSED SQ. FT. 27,404
NET INCOME S 75,296.35 $136,846.75

PRICE PER SQ. FT. $65.68

Per Vilas County tax assessors office, the property taxes are not reassessed
upon transfer of ownership.

Taxes are reassessed every 5-10 years through a county revaluation which
determines the value of properties forthe entire town of Arbor Vitae.

Last revaluation in Arbor Vitae was 2017.

John 14:6 Pt SN TN 19



FINANCING & RETURNS

Purchase Price
Enclosed Sq. Ft.
Price Per Sq. Ft.
Current Cap Rate
Pro Forma Cap Rate

$ 1,800,000
27,404
$65.68
4.18%
7.60%

Bank Financing

Down Payment
Loan Amount
Loan to Value
Interest Rate
Amortization

Monthly Payments
Annual Payments

$ 900,000
$ 900,000
50%
7.00%
25
$  6,361.01
$ 76,332.15

Year *Current  *Proforma
Gross Potential Income S 100,320 $ 150,480
Vacancy S 2,040 $§ 15,048
Rental Income $ 91,440 $ 135432
Electric $ 840 $ 12,000
Outside Storage $ 6,000 $ 12,420
|Tota| Revenue S 98280 S 159,852 |
Real Estate Taxes: S 5712 $ 5,712
*Local Boots on the Ground: S 4,800 S 4,800
Power: S 600 S 600
Gas: S 600 $ 600
Insurance: S 3,152 S 3,152
Electricity: S 720 S 742
Repair & Maintenance: S 2,500 S 2,500
Landscaping: S 300 S 300
Snow Plow: S 4,000 $ 4,000
Advertising & Website: S 600 $ 600
Total Expenses $22,984 $23,005
Expense % of Revenue 23.39% 14.39%
Expense Per Sq. Ft. $0.84 $0.84

Net Income

$ 7529 $ 136,847

Loan Payments $76,332 $76,332
Debt Service Coverage Ratio 0.99 1.79
Cash Flow -$1,036 $60,515
Capitalization Rate 4.18% 7.60%
Cash on Cash Return -0.12% 6.72%
Gross Revenue Multiple 18.32 11.26
\{ [CALVARY

REALTY

Owner is open to seller financing with a full
price offer from a qualified buyer.

Pro-forma reflects raising rents.

Subject property rents have remained low for
years which is why many tenants prepay
months in advance to lock in the low rate.

Pro-forma can be further increased through
offering tenant insurance and adding more
enclosed or uncovered vehicle storage.

Last time seller expanded, units were
committed to tenants prior to opening.

Property is only 25% developed leaving
significant room for expansion.

Vacant land for expansion is factored into the
price which is why cap rate is 4%.




SALES COMPARABLES

1630 Wisconsin St, 17000 W Rogers Dr, New N 1989 Schaitel Rd, Lake
Sturtevant, WI 53177 Berlin, Wi 53151 Geneva, WI 53147
L. SR ol SR

O, .
Heartland Storage - Lake Geneva |

CubeSmart Self Storage Extra Space Storage

Sold Price $3,004,200 Sold Price $5,100,000 Sold Price $6,100,000
Sold Date May 24, 2023 Sold Date May 23, 2023 Sold Date Jan 26, 2023
Price/SF $65.27 Price/SF $66.15 Price/SF $74.93
Type 3 Star Self-Storage Type 3 Star Self-Storage Type 2 Star Self-Storage
Location Suburban Location Suburban Location Suburban
GLA 46,030 5q. Ft. GLA 77,100 Sq. Ft. GLA 81,410 Sq. Ft.
Floors 1 Floors 1 Floors 1
YearBuilt 1995 YearBuilt  1970; Renov 2019 YearBuilt 2005

Land SF 249,163 Sq.Ft.
Land SF 203,399 Sq.Ft. Land SF 379,843 Sq.Ft.

Bldg FAR 0.33
Bldg FAR 0.23 Bldg FAR 0.20

Parcels &A401100001,
Parcels 181-032216037010 Parcels NBC-1163-998-006 MA401100001
Acreage 4.67 AC Acreage 8.72 AC Acreage 5.72 AC

: JAQ |CALVARY
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SALES COMPARABLES

215 County Rd CB, 2325 Pinehurst Dr, 200 S Sylvania Ave,
Neenah, WI 54956 Middleton, Wi 53562 Sturtevant, Wi 53177

) D

69 n- i | — B JA g
i Clean & Dry |
|

Mid-West Mini Storage KO Storage Red Dot Storage

Sold Price Dec 30, 2022 Sold Price $2,400,000 Sold Price $3,152,500
Sold Date Dec 30, 2022 Sold Date Oct 28, 2022 Sold Date Oct 18, 2022
Price/SF $104.30 Price/SF $84.18 Price/SF $105.08
Type 3 Star Self-Storage Type 3 Star Self-Storage Type 3 Star Self-Storage
Location Suburban Location Suburban Location Suburban
GLA 43,384 Sq. Ft. GLA 28,5105q. Ft. GLA 30,000 Sq. Ft.
Floors 1 Floors ! Floors 1
- Year Built N/A -
Year Built 2013 Year Built N/A
Land SF 79,889 Sq.Ft.
Land SF 190,010 Sq.Ft. Land SF 161,172 Sq.Ft.
Bldg FAR 0.36
Bldg FAR 0.23 Bldg FAR 0.19
Parcels 0708-102-2951-3,
Parcels 010-02050204 0708-102-2971-9 Parcels 194 032112024000
Acreage 4.36 AC Acreage 1.83 AC Acreage 3.70 AC

. JAQ |CALVARY
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CALVARY REALTY TEAM

Lead Brokerage

Brandon Robinson Ingla Robinson
Director of National - 2 Vice President - Operations
Investments R 7

(909) 380-0073 Office
Irobinson@CalvaryRealty.com
CA License #: 02099837

(909) 380-0073 Office
Brobinson@CalvaryRealty.com

CA License #: 01787727 ‘

Jamaal Brown

Investment & Marketing
Advisor

(909) 246-9586 Mobile
Jorown@CalvaryRealty.com
CA License #: 02103466

Geramie Bascomb
Investment Advisor

(909) 701-7770 Mobile
Gbascomb@calvaryrealty.com
CA License #: 02188693

Milburn Stevens

Investment Advisor

(760) 641-0511 Mobile
Mstevens@CalvaryRealty.com
CA License #: 01265031

Jenny Brown Leanna Calderon

Office Admin Transaction Coordinator
(909) 380-0073 Office (818) 599-0862 Mobile
info@CalvaryRealty.com leanna@tcandbeyond.com

Broker of Record

Broker of Record
Designated Brokers
Jon Nesbitt
WI License#t 58762-90
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FOLLOW US ONLINE

f

@CalvaryRealty @CalvaryRealty
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http://www.calvaryrealty.com/
https://www.youtube.com/channel/UCWYVrwgvbiTorngy53Q1lEQ/videos
https://twitter.com/calvaryrealty
http://www.facebook.com/calvaryrealty
https://www.instagram.com/calvaryrealty/
https://maps.app.goo.gl/raMEqMCf7Ff1rraq5
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