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PORTFOLIO OVERVIEW

Facility Name Riverside Storage

Addresses 7722 IL-84, 7512 IL-84, 335 Oak St, 2710 Wacker Rd, 8290 Martens Dr

City, State Savanna, IL

County Carroll County

Parcel Numbers 08-07-26-200-002, 08-07-25-300-001, 08-07-25-300-003, 
08-07-10-116-081, 08-07-12-303-001, 08-07-23-402-005

Lot Size (Acres) ±18.58

Year Built 1987-2010

Number of Buildings 19

Number of Stories 1

Net Rentable SF ±93,054

Total Units 441

Climate Controlled Units 0

Non-Climate Controlled Units 441

Parking Spaces 0

Unit Occupancy 80%

Square Foot Occupancy 82%

Economic Occupancy 79%

Management Owner-Operated

Foundation Concrete

Framing Steel

Roof Metal

Fencing None

Parking Surface Gravel

Entry Open Access

Traffic Counts ±4,350 VPD

Flood Zone No

On-Site Apartment No8290 MARTENS DR

2710 WACKER RD
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INVESTMENT HIGHLIGHTS
•	 Seller Financing available with very attractive debt terms for qualified investors

•	 Extremely low basis - being offered at only $27 per square foot, which is far below replacement cost

•	 Zero competition - with closest competitors over 8 miles away, there are no competitors for this property within the city of Savanna 

•	 Mom & Pop Operated - currently owner-operated which offers immediate upside through website implementation, online advertising, and 
improved occupancy 

•	 Very attractive projected cash-on-cash returns at stabilization 

8290 MARTENS DR 335 OAK ST



12

LISTING DETAILS

$2,600,000 

$169,486
Current NOI Year 2 NOI

$206,215
Year 4 NOI

$228,188

80%
Unit Occupancy SF Occupancy

82%
Economic Occupancy

79%

List Price

93,054
Net Rentable SFTotal Units

441
Lot Size

18.58 AC

6.53%
Current Cap Rate Year 2 Cap Rate

7.93%
Year 4 Cap Rate
8.78%

335 OAK ST8048 IL ROUTE 84



UNIT MIX
Non-Climate Controlled

Unit Size Unit SF Total Units Occupied Vacant Net Rentable SF Current Rates Monthly GPI Annual Total

10 X 10 100 69 60 9 6,900 $58 $4,002 $48,024

10 X 15 150 30 20 10 4,500 $62 $1,860 $22,320

10 X 18 180 2 2 0 360 $65 $130 $1,560

10 X 20 200 108 94 14 21,600 $70 $7,560 $90,720

10 X 24 240 27 26 1 6,480 $72 $1,944 $23,328

10 X 25 250 36 33 3 9,000 $75 $2,700 $32,400

10 X 30 300 26 19 7 7,800 $80 $2,080 $24,960

11 X 30 330 4 4 0 1,320 $50 $200 $2,400

12 X 30 360 73 67 6 26,280 $95 $6,935 $83,220

16 X 30 480 7 2 5 3,360 $100 $700 $8,400

30 X 40 1,200 1 1 1 1,200 $400 $400 $4,800

36 X 54 1,944 1 0 1 1,944 $100 $100 $1,200

5 X 10 50 1 0 1 50 $45 $45 $540

5 X 12 60 1 0 1 60 $40 $40 $480

5 X 8 40 55 27 28 2,200 $45 $2,475 $29,700

Facility Totals - 441 355 87 93,054 - $31,171 $374,052
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FINANCIAL OVERVIEW

ASSUMPTIONS:
•	 Gross Potential Rent - Unchanged in Year 1, 5% increase in Year 2, and 3% increases in Year 3 and 

Year 4

•	 Tenant Insurance (Self-Storage Units Only) - 20% penetration x $6.50 (Profit) x 12 months in Year 1, 
40% penetration in Year 2, 60% penetration in Year 3, 3% annual growth moving forward

•	 Admin Fees - $24 per move-in x 15 move-ins per month x 12 months in Year 1, 3% annual growth 
moving forward

•	 Real Estate Taxes - Estimated in Year 1 based on the sale price (with 30% goodwill allocation) and 
current millage rate, followed by 2% annual growth moving forward

•	 Insurance Expense - 2% annual growth starting in Year 1

•	 Utilities Expense - 2% annual growth starting in Year 1

•	 Management Fee - 5% of Effective Gross Income

•	 Bank and Credit Card Fees - 2.25% of Effective Gross Income

•	 Advertising & Marketing - $500 per month budget starting in Year 1, 2% annual 
growth moving forward

•	 Office & Administrative - 2% annual growth starting in Year 1

•	 Telephone & Internet - 2% annual growth starting in Year 1

•	 Repairs & Maintenance - 2% annual growth starting in Year 1

T-12 Year 1 Year 2 Year 3 Year 4

Total $ PSF Total $ PSF Total $ PSF Total $ PSF Total $ PSF

Income

Gross Potential Rent $374,052 $4.02 $374,052 $4.02 $392,755 $4.22 $404,537 $4.35 $416,673 $4.48 

Billboard & Parking Income $24,000 $0.26 $24,720 $0.27 $25,462 $0.27 $26,225 $0.28 $27,012 $0.29 

Merchandise Sales $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 

Tenant Insurance (Net) $0.00 $0.00 $6,880 $0.07 $13,759 $0.15 $20,639 $0.22 $21,258 $0.23 

Admin Fees $0.00 $0.00 $4,320 $0.05 $4,450 $0.05 $4,583 $0.05 $4,721 $0.05 

Late Fees $0.00 $0.00 $3,184 $0.03 $3,280 $0.04 $3,378 $0.04 $3,479 $0.04 

Economic Vacancy -21.3% ($79,646) ($0.86) -15.0% ($56,108) ($0.60) -12.0% ($47,131) ($0.51) -12.0% ($48,544) ($0.52) -12.0% ($50,001) ($0.54)

Effective Gross Income $318,406 $3.42 $357,048 $3.84 $392,574 $4.22 $410,818 $4.41 $423,143 $4.55 

Expenses

Real Estate Taxes $32,446 $0.35 $53,544 $0.58 $54,615 $0.59 $55,707 $0.60 $56,822 $0.61 

Insurance $23,503 $0.25 $23,973 $0.26 $24,453 $0.26 $24,942 $0.27 $25,440 $0.27 

Utilities & Trash $17,871 $0.19 $18,228 $0.20 $18,593 $0.20 $18,965 $0.20 $19,344 $0.21 

*On-Site Payroll $30,000 $0.32 $30,600 $0.33 $31,212 $0.34 $31,836 $0.34 $32,473 $0.35 

*Management Fees $15,920 $0.17 $17,852 $0.19 $19,629 $0.21 $20,541 $0.22 $21,157 $0.23 

*Bank and Credit Card Fees $7,164 $0.08 $8,034 $0.09 $8,833 $0.09 $9,243 $0.10 $9,521 $0.10 

Advertising & Marketing $0.00 $0.00 $6,000 $0.06 $6,120 $0.07 $6,242 $0.07 $6,367 $0.07 

*Office & Administrative $5,323 $0.06 $5,429 $0.06 $5,538 $0.06 $5,649 $0.06 $5,762 $0.06 

*Telephone & Internet $3,200 $0.03 $3,264 $0.04 $3,329 $0.04 $3,396 $0.04 $3,464 $0.04 

*Repairs & Maintenance $13,493 $0.15 $13,763 $0.15 $14,038 $0.15 $14,319 $0.15 $14,605 $0.16 

Total Operating Expenses $148,920 $1.60 $180,688 $1.94 $186,359 $2.00 $190,840 $2.05 $194,955 $2.10 

Operating Expense Ratio 46.8% - 50.6% - 47.5% - 46.5% - 46.1% -

Net Operating Income $169,486 $1.82 $176,360 $1.90 $206,215 $2.22 $219,978 $2.36 $228,188 $2.45 

*Expenses not incurred by seller
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10 YEAR CASH FLOW ANALYSIS
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Income

Gross Potential Rent $374,052 $392,755 $404,537 $416,673 $429,174 $442,049 $455,310 $468,970 $483,039 $497,530

Billboard & Parking Income $24,720 $25,462 $26,225 $27,012 $27,823 $28,657 $29,517 $30,402 $31,315 $32,254

Merchandise Sales $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00

Tenant Insurance (Net) $6,880 $13,759 $20,639 $21,258 $21,896 $22,553 $23,229 $23,926 $24,644 $25,383

Admin Fees $4,320 $4,450 $4,583 $4,721 $4,862 $5,008 $5,158 $5,313 $5,472 $5,637

Late Fees $3,184 $3,280 $3,378 $3,479 $3,584 $3,691 $3,802 $3,916 $4,033 $4,154

Economic Vacancy ($56,108) ($47,131) ($48,544) ($50,001) ($51,501) ($53,046) ($54,637) ($56,276) ($57,965) ($59,704)

Effective Gross Income $357,048 $392,574 $410,818 $423,143 $435,837 $448,912 $462,379 $476,251 $490,538 $505,254

Expenses

Real Estate Taxes $53,544 $54,615 $55,707 $56,822 $57,958 $59,117 $60,299 $61,505 $62,736 $63,990

Insurance $23,973 $24,453 $24,942 $25,440 $25,949 $26,468 $26,998 $27,538 $28,088 $28,650

Utilities & Trash $18,228 $18,593 $18,965 $19,344 $19,731 $20,126 $20,528 $20,939 $21,357 $21,785

On-Site Payroll $30,600 $31,212 $31,836 $32,473 $33,122 $33,785 $34,461 $35,150 $35,853 $36,570

Management Fees $17,852 $19,629 $20,541 $21,157 $21,792 $22,446 $23,119 $23,813 $24,527 $25,263

Bank and Credit Card Fees $8,034 $8,833 $9,243 $9,521 $9,806 $10,101 $10,404 $10,716 $11,037 $11,368

Advertising & Marketing $6,000 $6,120 $6,242 $6,367 $6,495 $6,624 $6,757 $6,892 $7,030 $7,171

Office & Administrative $5,429 $5,538 $5,649 $5,762 $5,877 $5,995 $6,114 $6,237 $6,361 $6,489

Telephone & Internet $3,264 $3,329 $3,396 $3,464 $3,533 $3,604 $3,676 $3,749 $3,824 $3,901

Repairs & Maintenance $13,763 $14,038 $14,319 $14,605 $14,897 $15,195 $15,499 $15,809 $16,125 $16,448

Total Operating Expenses $180,688 $186,359 $190,840 $194,955 $199,161 $203,460 $207,854 $212,347 $216,939 $221,633

Operating Expense Ratio 50.6% 47.5% 46.5% 46.1% 45.7% 45.3% 45.0% 44.6% 44.2% 43.9%

Net Operating Income $176,360 $206,215 $219,978 $228,188 $236,676 $245,452 $254,525 $263,904 $273,599 $283,621
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DEMOGRAPHIC ANALYSIS

HOUSEHOLDS
3 MILES 5 MILES 10 MILES

2020 Households 423 2,219 4,390

2025 Households 413 2,199 4,277

2030 Household Projection 406 2,175 4,211

Owner Occupied Households 351 1,675 3,238

Renter Occupied Households 55 500 973

INCOME
3 MILES 5 MILES 10 MILES

Avg Household Income $69,590 $67,290 $70,364

Median Household Income $64,330 $53,087 $55,976

< $25,000 67 410 800

$25,000 - 50,000 93 643 1,136

$50,000 - 75,000 115 451 868

$75,000 - 100,000 53 258 546

$100,000 - 125,000 41 185 352

$125,000 - 150,000 20 128 273

$150,000 - 200,000 18 66 189

$200,000+ 5 57 112

POPULATION
3 MILES 5 MILES 10 MILES

2020 Population 1,078 5,105 10,129

2025 Population 1,061 5,073 9,906

2030 Population Projection 1,046 5,021 9,766

Median Age 49.2 47.9 48.1
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Confidentiality Agreement and Disclaimer
This Offering Memorandum contains select information pertaining to the business and affairs of the property owner and its tenant for real property located at 7722 IL-84 
Savanna, IL (“Property”). The Offering Memorandum may not be all-inclusive or contain all of the information a prospective purchaser may desire. The information contained 
in this Offering Memorandum is confidential and furnished solely for the purpose of a review by a prospective purchaser of the Property. It is not to be used for any other 
purpose or made available to any other person without the written consent of Seller or Matthews™. The material and information in the Offering Memorandum is unverified. 
Matthews™ has not made any investigation, and makes no warranty or representation, with respect to square footage, income and expenses, the future financial performance 
of the property, future rent, and real estate value market conditions, the condition or financial prospects of any tenant, or the tenants’ plans or intentions to continue to 
occupy space at the property.  All prospective purchasers should conduct their own thorough due diligence investigation of each of these areas with the assistance of their 
accounting, construction, and legal professionals, and seek expert opinions regarding volatile market conditions given the unpredictable changes resulting from the continuing 
COVID-19 pandemic. The information is based in part upon information supplied by the Owner and in part upon financial information obtained from sources the Owner deems 
reliable. Neither owner, nor their officers, employees, or real estate agents make any representation or warranty, express or implied, as to the accuracy or completeness of 
this Offering Memorandum, or any of its content, and no legal liability is assumed or shall be implied with respect thereto. Prospective purchasers should make their own 
projections and form their own conclusions without reliance upon the material contained herein.    

By acknowledging your receipt of this Offering Memorandum for the Property, you agree: 

1.	 The Offering Memorandum and its contents are confidential; 
2.	 You will hold it and treat it in the strictest of confidence; and  
3.	 You will not, directly or indirectly, disclose or permit anyone else to disclose this Offering Memorandum or its contents in any fashion or manner. 

Matthews™ is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee in the Offering Memorandum.  The presence of any entity’s name or logo, 
including any commercial tenant’s name or logo, is informational only and does not indicate or suggest any affiliation and/or endorsement of Matthews™, the property, or the 
seller by such entity.

Owner and Matthews™ expressly reserve the right, at their sole discretion, to reject any and all expressions of interest or offers to purchase the Property and to terminate 
discussions with any person or entity reviewing this Offering Memorandum or making an offer to purchase the Property unless and until a written agreement for the purchase 
and sale of the Property has been fully executed and delivered. 

If you wish not to pursue negotiations leading to the acquisition of the Property or in the future you discontinue such negotiations, then you agree to purge all materials relating 
to this Property including this Offering Memorandum. 

A prospective purchaser’s sole and exclusive rights with respect to this prospective transaction, the Property, or information provided herein or in connection with the sale 
of the Property shall be limited to those expressly provided in an executed Purchase Agreement and shall be subject to the terms thereof. In no event shall a prospective 
purchaser have any other claims against Owner or Matthews™ or any of their affiliates or any of their respective officers, directors, shareholders, owners, employees, or agents 
for any damages, liability, or causes of action relating to this solicitation process or the marketing or sale of the Property. 

This Offering Memorandum shall not be deemed to represent the state of affairs of the Property or constitute an indication that there has been no change in the state of affairs 
of the Property since the date of this Offering Memorandum.
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