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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:     

Denise Theus

Dtheus@CalvaryRealty.com
(818) 860-1319

www.calvaryrealty.com
San Bernardino, CA

mailto:jbrown@calvaryrealty.com
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W H Y  S E L F  
S T O R A G E ?

1) High Returns: Storage REITs 

generated the highest returns of 

all REITs over the last 30 years! 

• Article: Self Storage REIT’s 

Outperform All Others

2) Recession Resistant: Self 

Storage outperformed all other 

REIT’s during the last recession! 

• Article: Five Reasons to 

Invest in Self Storage

Data below obtained from NAREIT “National Association of Real Estate Investment Trusts” www.reit.com 
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https://property-investment.net/2019/11/11/self-storage-reits-highest-return-and-risk-return-trade-off/
https://property-investment.net/2019/11/11/self-storage-reits-highest-return-and-risk-return-trade-off/
http://therealassetinvestor.com/wp-content/uploads/2019/06/Self-storage-report.pdf
http://therealassetinvestor.com/wp-content/uploads/2019/06/Self-storage-report.pdf
http://www.reit.com/
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PROPERTY VIDEO

Click Image to Play Video

https://youtu.be/yHAj-8bGjlI?si=b_SoZbRZOLtdzO46


PROPERTY OVERVIEW

Calvary Realty is pleased to offer Croswell Self Storage, located at 5537 Croswell Rd in Croswell, Michigan. This facility is 
situated on 3.17 acres in Sanilac County and features 28,400 rentable square feet, consisting of 16,400 square feet of enclosed 
space and 11,200 square feet designated for RV storage. With 122 units and a strong physical occupancy of 99%, the property 
has demonstrated consistent demand and reliable income streams. The facility, built in 1997, has benefited from recent capital 
improvements, including updated management software and electronic security features.

Croswell Self Storage provides convenient drive-up access for all units, enhancing the overall user experience. The facility is 
equipped with ESS management software, electronic gated entry, and video surveillance, ensuring secure operations and 
tenant peace of mind. The property has seen recent rent increases of 10%, reflecting its high demand and favorable market 
conditions. Additionally, with room for expansion, there is further potential to grow the facility and capitalize on its prime 
location.

This property presents a compelling investment opportunity, offering a competitive existing cap rate of 6.40% and a price per 
square foot of $76.22. Its excellent occupancy, combined with a waiting list for tenants, further highlights its operational 
success. Investors will appreciate the opportunity for long-term growth in a well-maintained facility with a strong tenant base 
and solid financials.
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• Recent Capital Improvements

• Good Traffic Count

• 100% Occupancy With Waiting List

• Recent 10% Rent Increases

• Local Boots on Ground Personnel

INVESTMENT HIGHLIGHTS
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• All Drive Up Access

• ESS Management Software

• Electronic Gate & Video Surveillance

• Set Up for Remote Management 

• Room for Expansion



Croswell, Michigan, is a small yet charming town located in Sanilac 
County in the heart of Michigan's "Thumb" region. With a 
population of around 2,300, Croswell offers a peaceful, rural lifestyle 
with a strong sense of community and a rich agricultural heritage. 
Known as the "Swinging Bridge City" due to its iconic pedestrian 
bridge over the Black River, Croswell is a hidden gem for those 
seeking small-town living with a scenic landscape.

Founded in the late 19th century, Croswell’s economy has long been 
supported by agriculture, with sugar beets, corn, soybeans, and 
dairy farming playing prominent roles. The town is also home to 
Pioneer Sugar Company, a major producer in the region. In addition, 
Croswell is located near Lake Huron, offering residents and visitors 
access to recreational activities such as boating, fishing, and beach-
going.

Major Employers in Croswell:
Pioneer Sugar Company | Croswell-Lexington Community Schools | 
Walmart (in nearby Sandusky) | McKenzie Health System (in nearby 
Sandusky) | Sanilac County government and services | Local farms 
and agricultural businesses 

Croswell’s small-town charm, affordable living, and scenic 
surroundings make it an appealing place for those seeking a quieter 
lifestyle. With its rich agricultural roots, friendly community, and 
proximity to outdoor activities, Croswell offers a blend of history and 
modern living that is unique to Michigan’s Thumb region.
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LOCAL AREA
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PROPERTY PROFILE
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Property Name: Croswell Self Storage

Address: 5537 Croswell Rd, Croswell, MI 48422

City Population: 2,447

Pricing Guidance: $1,250,000

Existing Cap Rate: 6.40%

Pro Forma Cap Rate: 8.00%

Price Per Square Foot: $76.22

Enclosed Sq. Ft.: 16,400

RV Sq. Ft.: 11,200

Total Rentable Sq. Ft.: 27,600

Number of Units: 120

Physical Occupancy: 99%

Acreage: 3.17

Gross Square Feet: 138,085

Year Built: 1997

APN / Zoning: 150-033-200-060-02 | Commercial (NEC)

County: Sanilac

Number of Buildings: 3

Number of Stories 1

Construction Type: Concrete Block & Metal

Cross Streets: Croswell Road

Nearest Freeway: US Highway 90

Traffic Count: 6,427

Property Website: https://www.croswellselfstorage.com/
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DEMOGRAPHIC AND INCOME (3 Mile Radius)
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DEMOGRAPHIC AND INCOME (5 Mile Radius)
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HOUSING PROFILE (5 Mile Radius)
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TRAFFIC COUNT
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PROPERTY PHOTOS 
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PROPERTY PHOTOS 
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PROPERTY PHOTOS 
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FLOOR PLAN
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AERIAL PHOTOS LOCATION MAPS
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MARKET SNAPSHOT (1-, 3- and 5-Mile Radius)
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This Market 1 Mile  3 Miles This Market 1 Mile  3 Miles 

Net Rentable Sq Ft 163,261 70,731 70,731 Net Rentable Sq Ft 163,261 70,731 70,731

2022 Sq Ft per Capita 21.27 45.31 18.49 2022 Sq Ft per Capita 21.27 45.31 18.49

2024 Sq Ft per Capita 21.51 45.81 18.69 2024 Sq Ft per Capita 21.51 45.81 18.69

2026 Sq Ft per Capita 21.73 46.29 18.88 2026 Sq Ft per Capita 21.73 46.29 18.88

Sq Ft per Household 46.58 111.21 45.31 Sq Ft per Household 46.58 111.21 45.31

Total Stores 6 2 2 Total Stores 6 2 2

REITS 0 0 0 REITS 0 0 0

Mid Ops 0 0 0 Mid Ops 0 0 0

Small Ops 6 2 2 Small Ops 6 2 2

New Developments 0 0 0 New Supply Ratio N/A N/A N/A

Sq Ft of Developments 0 0 0

Stores opened within the last year 0 0 0

2022 Population 7,674 1,561 3,825

2024 Population 7591 (-1.08% change) 1544 (-1.09% change) 3784 (-1.07% change)

2026 Population 7513 (-2.10% change) 1528 (-2.11% change) 3746 (-2.07% change)

Households 3,505 636 1,561

Rental Households 759 171 363

Rental Households Percentage 21.65% 26.89% 23.25%

Median Household Income $ 55,892 $ 58,975 $ 59,095

All Units without Parking $ 0.76 $ 0.74 $ 0.74

All Units with Parking $ 0.76 $ 0.74 $ 0.74

Regular Units $ 0.76 $ 0.74 $ 0.74

Climate Controlled Units N/A N/A N/A

Only Parking N/A N/A N/A

Rate Trend (12 months) -1.59% -2.35% -2.35%

Units Not Advertised 25% 0% 0%

Market
Coverage

Comparisons are made with

Market Summary

5 mile radius
5537 Croswell Rd, Croswell, MI 48422

National Totals and Averages, Michigan State Total and Averages

Sq Ft per Capita

Demographics

Average Rate Per Square Feet

Market Snapshot Market including known developments

Sq Ft per Capita
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RENTAL SURVEY SUMMARY

19

Property Name Address Lot Size Sq. Ft.

Year 

Built 5x10 10x10 10x20 10x30

SUBJECT PROPERTY 5537 Croswell Rd, Croswell, MI 48422 138,085 27,600 1997 $59 $69 $105 $119 

A Storage 5178 Peck Rd, Croswell, MI 48422 240,451 41,956 N/A  $     65.00  $     80.00  $   100.00  N/A 

Village Lock up Mini Storage 5280 N Main St, Lexington, MI 48450 141,570 55,879 2016  N/A  N/A  N/A  N/A 

Shoreview Mini Storage 6127 Lakeshore Rd, Lexington, MI 48450 24,829 5,165 N/A  N/A  N/A  N/A  N/A 

Lexington Self Storage 6334 Lakeshore Rd, Lexington, MI 48450 70,362 6,604 N/A  $     65.00  $     80.00  $   100.00  N/A 

Spare Room Storage M46, Lexington, MI 48450 N/A 24,882 N/A  N/A  N/A  N/A  N/A 

Averages 26,897 $65 $80 $100 N/A
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UNIT MIX & INCOME SUMMARY

20

Size Sq. Ft. # Of 

Units

Rentable 

Sq. Ft.

Rate Rate / Sq. 

Ft. 

Monthly 

Income

Annual 

Income

5x10 50 8 400 $59.00 $1.18 $472 $5,664

10x10 100 13 1,300 $69.00 $0.69 $897 $10,764

10x20 200 66 13,200 $105.00 $0.53 $6,930 $83,160

10x30 300 5 1,500 $119.00 $0.40 $595 $7,140

RV Storage

10x40 400 28 11,200 $49.00 $0.12 $1,372 $16,464

120 27,600 $10,266 $123,192

Units Sq. Ft. $0.37

Enclosed 92 16,400 230.00

RV Storage 28 11,200

Total 120 27,600

Total Units 120

Units Rented 119

Occupancy 99%

Average rate / sq. ft.

Average size

Enclosed Storage
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INCOME & EXPENSES
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PRICING

2023 2024 Proforma

PRICE 1,250,000$  

GROSS REVENUE $106,856 110,240$  130,259$  

EXPENSES $18,609 30,259$    30,259$    

NET INCOME $88,247 79,981$    100,000$  

CAP RATE 7.06% 6.40% 8.00%

GRM 11.70 11.34 9.60

ENCLOSED SQ. FT. 16,400 16,400 16,400

PRICE PER SQ. FT. $73.17 $76.22 $76.22

INCOME 2023 2024 Proforma
Gross Potential Income: 123,192.00$  123,192.00$  141,670.80$  

Vacancy: 17,798.51$    14% 15,002.52$    12% 14,167.08$    10%

Storage Rental Income: 105,393.49$  108,189.48$  127,503.72$  
Tenant Protection Revenue: 1,462.66$      2,050.44$      2,255.48$      

Other Income: -$               -$               500.00$         
Total 106,856.15$  110,239.92$  130,259.20$  

EXPENSES
Property Taxes: 2,475.25$      10,235.11$    10,235.11$    

Boots on the Ground: 3,600.00$      3,600.00$      3,600.00$      
Gas & Electric: 818.81$         1,869.07$      1,869.07$      

Internet: 567.94$         704.64$         704.64$         
Landscaping / Lawn Care: 1,930.00$      1,848.00$      1,848.00$      

Management Software: 2,710.84$      3,000.00$      3,000.00$      
Property Insurance: 2,883.00$      2,883.00$      2,883.00$      

Routine Maintenance: 1,955.31$      2,237.14$      2,237.14$      
Snow Plowing: 700.00$         2,451.43$      2,451.43$      

Tenant Protection Split: 968.21$         1,430.64$      1,430.64$      
Total Expenses 18,609.36$    17% 30,259.03$    27% 30,259.03$    23%

NET INCOME 88,246.79$    79,980.89$    100,000.17$  

2023 numbers are actuals from Profit & Loss. 2024 numbers are January to July numbers annualized.

1 Boots on the Ground person that is paid $300 per month. 

Proforma numbers include 15% rent increases. Facility has been operating at 100% occupancy with a 
waiting list. As of 8/30/2024 only 1 unit was available in the entire facility (10x10). High demand shows 
room to increase rents. 

Owner is in process of switching tenant insurance providers and negotiated a higher insurance revenue 
split. Tenant insurance revenue will be increased by October of 2024. 
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FINANCING & RETURNS
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Purchase Price 1,250,000$                 Year 2023 2024 Proforma

Enclosed Sq. Ft. 16,400

Price Per Sq. Ft. $76.22 Gross Potential Income: 123,192.00$ 123,192.00$ 141,670.80$ 
2023 Cap Rate 7.06% Vacancy: 17,798.51$   15,002.52$   14,167.08$   
2024 Cap Rate 6.40% Storage Rental Income: 105,393.49$ 108,189.48$ 127,503.72$ 

Pro Forma Cap Rate 8.00% Tenant Protection Revenue: 1,462.66$     2,050.44$     2,255.48$     

Other: -$              -$              500.00$        

Total 106,856.15$ 110,239.92$ 130,259.20$ 

Bank Financing

Down Payment 450,000$                      Operating Expenses

Loan Amount 800,000$                      Property Taxes: 2,475.25$     10,235.11$   10,235.11$   
Loan to Value 64% Boots on the Ground: 3,600.00$     3,600.00$     3,600.00$     
Interest Rate 6.75% Gas & Electric: 818.81$        1,869.07$     1,869.07$     
Amortization 25 Internet: 567.94$        704.64$        704.64$        

Monthly Payments 5,527.29$                    Landscaping / Lawn Care: 1,930.00$     1,848.00$     1,848.00$     
Annual Payments 66,327.51$                  Management Software: 2,710.84$     3,000.00$     3,000.00$     

Property Insurance: 2,883.00$     2,883.00$     2,883.00$     

Routine Maintenance: 1,955.31$     2,237.14$     2,237.14$     

Snow Plowing: 700.00$        2,451.43$     2,451.43$     

Tenant Protection Split: 968.21$        1,430.64$     1,430.64$     

Total Expenses $18,609 $30,259 $30,259

Expense % of Revenue 17.42% 27.45% 23.23%

Expense Per Sq. Ft. $1.13 $1.85 $1.85

Net Income 88,247$            79,981$            100,000$         

Loan Payments $66,328 $66,328 $66,328

Debt Service Coverage Ratio 1.33 1.21 1.51

Cash Flow $21,919 $13,653 $33,673

Capitalization Rate 7.06% 6.40% 8.00%

Cash on Cash Return 4.87% 3.03% 7.48%

Gross Revenue Multiple 11.70 11.34 9.60
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BROKER REMARKS
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• Owner lives out of state and has automated the facility for remote management. 

• Facility comes equipped with local boots on the ground personnel paid $300 / month, Easy Storage Solutions 
management software, PDK automated gate system, and 7 reolink wifi cameras, & public utilities. 

• Recent capital improvements include; repair and replacement of fencing, new light pole, gutters and 
downspouts on all buildings, new drainage under road with connection to public sewer, 80 tons of stone on 
driveways, new security cameras, new LED lighting, repair and replacement of unit doors.   

• The metal roofs are in good shape and no improvements were necessary. 

• Owner is in the process of switching tenant insurance providers to achieve a 70 (Owner) / 30 (Insurance 
Provider) revenue split which will boost income. 

• Facility has debt that is not assumable. 

• Seller is not interested in carrying financing and is looking to use the equity for another real estate project. 

• Most recent rent raise was earlier in 2024. Rents were raised 10% across the board. 

• Property is 99% occupied with a waiting list showing room to raise rents or expand. 

• Space to more than double the enclosed square feet by building on outdoor RV space. 

• Site has signage and visibility on major thoroughfare in the city with over 6,000 vehicles per day. 
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Jamaal Brown
Investment & Marketing Advisor
(909) 380-0073 Office
(909) 246-9586 Mobile
Jbrown@CalvaryRealty.com

Ingla Robinson
Vice President - Operations
(909) 380-0073 Office
(310) 736-5099 Mobile
Irobinson@CalvaryRealty.com 

Milburn Stevens
Investment Advisor
(909) 380-0073 Office
(760) 641-0511 Mobile
Mstevens@CalvaryRealty.com

Brandon Robinson
Director of National 
Investments
(909) 380-0073 Office
(760) 534-8135 Mobile
Brobinson@CalvaryRealty.com

Geramie Bascomb
Investment Advisor
(909) 380-0073 Office
(909) 701-7770 Mobile
Gbascomb@calvaryrealty.com

CALVARY REALTY TEAM

Lead Brokerage
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Denise Theus
Investment Advisor
(909) 380-0073 Office
(818) 860-1319 Mobile
Dtheus@CalvaryRealty.com

Ta’Mara Jones
Investment Advisor
(909) 380-0073 Office
(310) 619-0244 Mobile
Tjones@CalvaryRealty.com

Leanna Calderon
Investment Advisor
(909) 380-0073 Office
(818) 599-0862 Mobile
lcalderson@CalvaryRealty.com

The Virtual Realty Group
Michigan License# 6504431408

TeamVRG@gmail.com

Broker of Record
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CalvaryRealty.com

@CalvaryRealty

@CalvaryRealty @CalvaryRealty

@CalvaryRealty

FOLLOW US ONLINE
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Google 5 Stars transparent PNG - StickPNG

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

	Slide 1
	Slide 2
	Slide 3
	Slide 4
	Slide 5
	Slide 6
	Slide 7
	Slide 8
	Slide 9
	Slide 10
	Slide 11
	Slide 12
	Slide 13
	Slide 14
	Slide 15
	Slide 16
	Slide 17
	Slide 18
	Slide 19
	Slide 20
	Slide 21
	Slide 22
	Slide 23
	Slide 24
	Slide 25

