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Latest News from 2020 Self Storage Almanac

*Georgia is shown having 1,605 facilities
with 66,249,45 SF OR 6.22 SF/Person
(Data is +103 facilities)

eAtlanta is #9 in the Market Top 100
CBSA’s with 781Facilities/6.87 SF/Person
and 42 New Projects and is shown as over
supplied.

* The national average is 5.7 SF/person

*The national average occupancy rate for
2019 was 91.0% and the Southeast region
posted 90.7% all ending Q2 2019.
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2020 Almanac updates continued

2019 47,863 Total Facilities (+2316)
39,668 Average SF per store
1.898 Billion total net s.f.
5.7 Avg. S. F. per person

$107.11 + National Avg. 10 x 10 Rental Rate
$106.00 ~ South Atlantic Avg. 10 x 10 Rate
$132.66 + National Avg. Climate 10 x 10
$130.88 + South Atlantic Avg. Climate 10x10
National Rates PSF 5x5 5x10 10x10 10x15 10x20

Climate $2.27 S1.71 $1.34 S51.17 $1.11
Non Climate $1.90 $1.38 $1.08 $0.89 $0.78

manneballard@aol.com Universal Storage Group 770-801-1888 3



2020 Almanac updates continued
Table 1.1 - Industry Profile

National Data
Total Number of Facilities

Average Facility Net Square Footage
Total Rentable Square Footage

Average Renlable Square Foolage per Person

2019

47,863
39,668
1,898,604,872
5.

2018

43,347
371,523
1,709,085,816
5.4
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2020 Self Storage Almanac

State
Alaska
Alabama
Arkansas
Arizona
California
Colorado
Connecticut
District of Columbia
Delaware
Florida

Facility
Count*
116
1,093
723
961
3,681
959
344
22
114
2,747

Square
Footage
3,853,465
33,918,921
23,042 484
46,781,004

226,574,306

41,260,376
13,413,575
1,362,501
4,653,993

139,910,968

Table 1.2 - Facility Data by State

Population
755,517
5,002,985
3,086,841
1,234,773
39,813,541
5,793,770
3,632,883
702,321
999,941
21,239,528

SF per
Capita
5.10
6.78
7.46
6.47
5.69
712
3.69
1.94
465
6.59

Georgia

1,605

66,249,445

10,655,025

6.22

Hawaii
lowa
Idaho
linois
Indiana
Kansas

s

89
569
451

1,634
1,203

manneballard@aol.com Universal Storage Group 770-801-1888

4,348,915
14,969,610
19,269,921
60,760,862
39,451,210
16,437,962

1,449 919
3,236,212
1,806,180
12,915,181
6,788,130
2,966,501
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2020 Self Storage Almanac

Table 2.1 - Self-Storage Public Companies (REITs and U-Haul®)

Company Nama Number of Facilities Net Rentable Square Footage Numbier of Units

Pubdc Siorage 2 687 178 000,000 1,723,000

Extra Space Slorage 1782 134,009,707 1,277
CubeSmart 1,158 78022 088 64 671

"U-Haul infermational inc 1698 b4, 207 220 135653

Life Storage 418 o8, 885 373 a3 T

Mabonal Storage Affiliales Trus! BES 86,900,000 455,800

TOTAL 8,999 571,214 368 5,840 640

* -l i 8 publcally insced company bt i nol & REIT Source: Wirs-Siorage Messenger 2019 Top Operalors

According to the NKF 3Q19 Self Storage REIT Report, same-store operating
performance for the self-storage sector remained positive in the third quarter

of 2019, as non-weighted average NOI growth was 1.62 percent, while
non-weighted same-store revenue grew at 2.28 percent.

Table 2.4 - Historical Quarterly Occupancy

a7 T 4017 1018 018 JON8 4018 2018 n19
Pubsc Slorge B40% B40%  MIh WY M8 Ml S0% M0%
Life Storage Inc 028% SiM  o16% % 9% 93%  904% glon  90.5%
CubeSman S46% BATH  OITN 925%  G44%  0T% 91.2% g% W
Exira Space 944% 93%%  O19% Y WMI% Fs 9% Hek WL
National Siorage Affiliates 005%  004%  88.2% 8% B8  90.0%  BA4% ek 90.2%

Node: P5A, L&1 Cubs & N5& are baded on penod average occupancy, mhile EXK it hased on penad and Socupandy Source MKFE
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2020 Self Storage Almanac

Chart 2.9 - Industry Market Share Chart 2.10 - Industry Market Share
(By Rentable Square Footage) PR (By Number of Facilities)
MinvCo Publishing

B Public Companies M Other Top Operalors @ Rest of the Indusiry B Public Companies M Other Top Operalors M Rest of the Industry

Spending on advertising, especially in the
context of digital marketing and paid search,
was a consistent heightened burden on
operating expense. Elevated levels of
ad spending are projected for the
foreseeable future, especially in the
markets with elevated new supply.
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2020 Self Storage Almanac

Chart 3.1 - Self-Storage Deliveries

Gl‘l-lj-l

2016 2017 2018 2019
Source: Radius+ mTop1-50CBSAs = Top51-100 MSAs = All Other Markets

842 New Stores 2019
8
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2020 Self Storage Almanac

Radius+ has identified several
areas that have suffered rate
declines, including Denver, Houston,

Austin, Dallas, Chicago, Atlanta,
and Charlotte and Raleigh, N.C.

During the early years of this development cycle, it was
not unusual for new facilities to take between 12 and 24
months from opening the doors to stabilization. As the cycle
has matured, the time to stabilization is extending from 36
months to 48 months or longer. In this part of the cycle, sup-
ply is being absorbed at a much slower clip because of all the
existing supply that is already leased up.
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2020 Self Storage Almanac

Table 4.4 — The baby boom generation (born

U-Haul Destination Cities for 2018 between 1946 and 1964) is largely
2018 Previous ; : .
Ranking Destination City  Year Ranking credited with the genesis of the modern
Houston, TX , : :
Chicago, IL self-storage industry with a propensity
Las Vegas. NV .
San Antonio, TX for mass consumption and a need to
Orlando, FL .
Brooklyn, NY store possessions that fell out of favor or
Austin, TX _ :
Philadelphia, PA grew too large for their available space.
Phoenix, AZ
Chariotia, NC
Tampa. FL Chart 4.2 = Self-Storage Customers by Generation
Columbas, OH
Jacksonville, FL
San Diego, CA
Los Angedes, CA
Dallas, TX
Indsanapolis, N
Sacramento, CA
Tucson. AZ
(20 Atanta GA
Miama, FL
Mashvile, TN
Bronx, NY
San Francisco, CA .
25 FL Worth, TX 2017 & 8 Millgnnals Baby Boomers

01T Soll Storeoe " T4 Years of
Saurre: U-Haw! Intsmaticnsd Dermand Sfodk (554) ™ Gen-X B Grgales! Genérabon *  age or older

D eE e Oh WY B 2 B -
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2020 Self Storage Almanac

Chart 5.1 - Average Tenant Mix
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Chart 5.7 - Number of Units Rented

Sowrce
2017 Solf Siorage
Domand Shudly (554) 2 More than 2

Chart 5.2 - Length of Rental

® Less than 1year ™ Between 1and 2 years ™ Longer than 2 years
Source: 2017 Sell Siorage Demand Shudly (554)

Chart 5.8 = Unit Size Rented
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2020 Self Storage Almanac

Table 6.4 - Household Income by Generation

Total Millennials Gen-X  Boomers  Greatest
Less than $20,000 13.1% 14.2% 9.0% 16.9% 10.3%
$20,000 to < $30,000 13.2% 16.4% 14.0% 8.8% 15.8%
$30,000 to < $40,000 8.0% 0.3% 1.3% 6.6% 11.2%
$40,000 to < $50,000 9.8% 13.3% 7.6% 9.5% 1.1%
$50,000 to < $60,000 1.2% 5.3% 9.2% 5.9% 10.5%
$60.,000 to < $75,000 9.4% 11.6% 9.2% 7.9% 7.9%
$75,000 to < $100,000 12.8% 12.7% 14.5% 11.8% 10.5%
$100,000 1o < $125,000 9.6% 8.7% 10.3% 10.4% 6.6%

$125,000 or more 16.9% 8.4% 18.8% 22.1% 19.3%
Source: 2017 Self Storage Demand Study (SSA)
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2020 Self Storage Almanac

Chart 8.3 — Rent For 10x10
Table 7.8 - Non-Climate-Controlled vs. Climate-Controlled
5180 00

South Occupancy si6o00

$140.00
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Q3 2017 89.7% Chart 8.5 — Rent For 10x20

Q4 2017 88.0% Non-Climate-Controlled vs. Climate-Controlled
Q1 2018 877% ||| e

Q22018 89.3% P B B I B BPSPR R

$200.00

2018 Q3 91.6% —— -
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2020 Self Storage Almanac

Table 8.18 - South Atlantic Rent Per Square Foot Table 8.19 - South Atlantic Rent Per Square Foot
(Non-Climate-Controlled) (Climate-Controlled)

X3 10  10x10  10x15  10x20 5x$ 10 10x10  10x15  10x20

2016 Q3 $1.93 $137  §$108  $091 $0.80 2016 Q3 $236 176  $137 118 $1.09
2016 Q4 $1.78 §1.31 $1.04  $5088 $0.79 2016 Q4 §2.18 3167  $1.31 $1.15 $1.06
2017 Q1 $1.81 $130  $103  §0.87 $0.78 2017 Q1 224 §67  §128 112 $1.05
2017 Q2 $196  $136  §1.07  $090 30.81 2017 Q2 $238  $172 $132  §116 $1.10

1
1
1
1
2017 Q3 $2.01 $1.41 $1.09  $1.06 $0.84 2017 Q3 23  ¥HMB $3M §119 $1.15
2017 Q4 8 132 $04  §0.88 $0.77 2017 Q4 $219  §165  §$129  §1142 $1.08
2018 Q1 $180  $1.28  $1.01  $086 $0.75 2018 Q1 9213 158 9126 §1.08 $1.06
2018 Q2 $189  §133  §106  $0.90 $0.79 2018 Q2 §2.18 $1.61 120  §IM $1.08
2018 Q3 $186  §134  §107  $090  $080 2018 Q3 $2.18 §163  $1.31 $1.44 $1.09
2018 Q4 179  §1.30 $116  $0.88 $0.78 2018 Q4 §2.10 §159  §126  §1.09 $1.05
2018 Q1 .71 $129  §$103 8087 $0.77 2019 Q §2.12 158  §124  §1.08 $1.05
2019 Q2 $186  §$135  §106  $0.91 $0.80 2019 Q2 $220  §165  $120  $1.12 $1.08

Source; Radius+ Source: Radius+

I the South, the majority of
selff-storage renters, 249.6 percent,
wisit their unit abowtr one time
per manth. Slightly fewer
(22.9 percent) only visic three
[ Six LIrmes o year. (E s inreresting
o norte thart only 9.7 percent of
renters in the S5outh access their

wnit fewer tharn three times per vear.
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2020 Self Storage Almanac

Table 9.2 - Length of Rental by Region

Northeast Midwest  South

Less than 3 months 14.0% 194%  16.9%
3 to 6 months 15.8% A1.0%  20.8%
I months to 12 months ~ 21.8% 175%  17.6%
102 years 22.6% 20%  19.9%
Longer than 2 years 25.7% 02%  248%
Source: 2017 Self Storage Demand Study (SSA)
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2020 Self Storage Almanac

Chart 10.5 - U.S. Historical Delinquency Rate By Property Type (as of September 2019)

Sourcer The BSC Group ———— P Frad

e il S Hobal

—

e a"-_’ﬁ_-_-__,_;}"“f S —TET =

[ =

A AN XR N0 A8 XS A0E NN N0 M08 0m 2O O A3 A XNS Hhe AT 208 AT
YTD

Self-storage reports extremely favorable delinquency
trends among its peers, outperforming all other property
types. Per data from rating agency DBRS, the delinquency
rate for self-storage in the CMBS market peaked at 3.04 per-
cent in 2011, As of September 2019, this figure was reported
as 0.1 percent, well below other property types (the closest
being multifamily at 0.3 percent). While no asset is recession-
proof, industry experts have long speculated that self-storage
is as close as it gets. Time will tell if this holds true, but stor-
age enjoys demand drivers that work well in both good times
and bad times.
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2020 Self Storage Almanac

Customer Visits to Facility
Average Number Of Unit Unlocks Per Day/5Site:

- 1 - Averaged - 57 locks accessed per day/per site
= 02 - Averaged - B2 locks accessed per day/per site
= Q3 - Averaged - B4 locks accessed per day/per site

*includes active customers accessing units and site managers
opening units (for inspection and touring customers)

Total Number Of Accesses During Residency
Per User That Have Moved QOut:

86 times averaged with outliers maintained

62 times averaged with top and bottom five percent taken out
5.1 times per month average

AVL: 12.15 months

Table 12.1 - Overlock Status (by Percentage)

East Central Mountain West Total
% of units that are occupied and
in overiock (non-smart units) 489% 1261%  386% 9.29% T7T43%
% of units that are occupied and
in overlock (smart units) 390% T783% 143% 3% 391%
Source: Janus infernational

Table 12.2 -
Regional Tenant Access by Hour

Time PST MDT CST EST
12 am. 0.01% D11% 0.05% 0.04%
1am 0.02% 0.25% 0.04% 0.01%
2am. 0.00% 0.15% 0.07% 0.02%
Jam 0.00% 0.29% 0.01% 0.11%
4am. 0.02% 0.24% 0.03% 1.32%
5am 000% 0.34% 1.21% 1.92%
6am 0.09% 2.35% 1.93% 2.62%
7 am 093% 4.23% 273% 6.70%
8am. 2.32% 6.52% 5.59% 7.59%
Sam 4 465% 8.06% 8.82% 8.7T7T%
10am 572%  952% 10.05% 8.91%
11 am. 1.36% 8.68% 9.03% 9.38%
12 p.m. 839% 10.7T% 8 78% 8.88%
1 p.m. 8.98% 8.84% 8.90% 9.05%
2 p.m 83%9% 9.23% 8.59% 8.62%
3 pm. 9.35% 791% T 49% 8.22%
4 pm. 919% 6.40% T.02% 7.54%
Spm 8.70% 9.09% 6.67% 418%
6 pm 7B6%  3.83% 4.75% 3.15%
7 p.m 5.85% 3.23% 3.70% 2.42%
8pm 4T6%  2.36% 2.78% 0.22%
gpm 400% 120% 048%  0.20%
10 p.m. 3.21% 0.68% 0.25% 0.08%
1 pm. 038% 0.32% 0.14% 0.05%

“Totals represent random sample of 20 faclities per
region and 1.3M lenant access data points; randomly
selecled approcamately 333,000 unit/gate activities
per region from Q1-Q3 2019

Source Janus nfemational

manneballard@aol.com Universal Storage Group 770-801-1888




2020 Self Storage Almanac

Table 13.3 — Cap Rates by Investment Class

Class A Class B Class C
Cap Rate Range 4.50% - 5.50% 5.50% - 6.25% 6.25% - 8.50%
Cap Rate Average 5.00% 5.50% 6.50%
Source: NKF Seif-Storage Investor Survey: 2nd Qtr. 2019

Table 13.5 — Mortgage Equity Analysis

Loan-to-Value Ratio T0%
Interest Rate 4.25%
Amortization Term 30 Years
Mortgage Constant 5.90%
Equity Yield Rate (Ye) 14.25%
Projection Period (n) 10 Years
Compound Annual Appreciation / Depreciation 3.5% per Year
Total Appreciation/Depreciation 41.06%
Source: Compliled by NKF
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2020 Self Storage Almanac

Table 14.1 - Demand Forecast

Existing Calculated Demand  Total
Average  Existing Supply  Demand - Supply Unsatisfied

Total %of  Household Household Supply (SF)/  (SF)/  (SF)/  Demand
Population Renters  Size(Avg) Income  (SF)  Capita  Capita  Capita  (SF)

3-MigRadus 117762 319 34 399437 649734 552 166 M 2227
Source: Compiled by NKF
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)20 Se orage Expense 0eboco 0
AL [ B UJDE
National East Midwest South West
EastNorth  West North
Expense East Mideast Nodheast | Midwest Cenral  Centd | South Southeast Southwest | West Mowtam  Pacfic
Category Region Division Divison | Regon  Dnison  Diwison | Region Division  Ondsion | Region Division  Division
Real Estate Taxes S | 21 #3824 f38 §14 §240 $.8  §7 §18 | §5 S0e8  §126
Progerty Insurance f0t8 | S013 SO0 S0 011 8010 §04 020 0 f0n | 0% SN 5B
Utities 031 | 038 $0B¥ 4 028 026 5042 031 038 N5 | 0% NN 5NN
Repalrs & Mainienance 042 | S051 $03 S0 | S0% S0 S04 | MO} 0% B | L SN 04
Adminisirafion f064 | 0T §053 SO 0%  §05 084 | S061  S00  f0E3 | H0& 04 &
(Off-Gite Management §085 | $095 $0M 095 0n o fe  fn S04 Wl W | NA 0B %
On-Site Management f.22 | §3 §16 S14 12§10 §1.3 10 §in §18 | B2 0% 8
Advertsing 031 | 2 B N3 034 5035 §0.31 034 03 03 | 0B M NN
Miscellaneous 001 | §001 §000 5001 000 $000 0.1 000 §000 000 | 000 SO0  S000
Total Expenses (SF) 948 | §653 §a19  S69 504 4T B30 | MH M MW | B RE B
Efiechie Gross Income (SF)- | §1601 | §1858 §M618  §1839 | §1230 1205 SN0 | SB3A3 $3B1  $24T | SN 07§83
Cperafing EpenseRafio: | 3426% | 3afe% 320%% J60th | 409% 3054  BM1h | 651% Jobth  392%h | %% 1291% 2956%
Sample Size Bl | 24 189 104 B 19 28 16l 18 %4 W




020 Se orage ExXpense genoo J
L
Average Rentable Average Units Average Average
Region/Division SF Per Property Per Property Unit Size Expense Ratio
East Region 70,013 723 96.9 35.2%
Mideast Division 68 592 648 1058 321%
Northeast Division 70513 749 9L2 36.0%
Midwest Region 64,097 339 119.0 41.0%
East North Central Division 66,026 264 118.0 39 5%
West North Central Division 23231 426 1250 481%
South Region 66,139 39 116.3 36.5%
S0utheast Division 0,251 620 1133 33.5%
Southwest Division ST 465 1243 39.3%
West Region 67,820 661 1026 30.0%
Mountain Division 11,624 292 1209 32 %%
Pacific Division 66,979 676 931 29 6%
National 67,558 639 1057 34.3%




e Nationwide, Yardi Matrix tracks a total of 2,101 self
storage properties in various stages of development,
comprising 575 under construction, 1,112 planned
and 414 prospective projects. The national new-
supply pipeline as a percent of existing inventory
increased by 0.1% month-over-month in December,
and the share of projects in various stages of
development account for 8.6% of existing inventory.

manneballard@aol.com Universal Storage Group 770-801-1888 22



Yardi IMatrx

December 2019 Year-over-Year Rent Change for 10'x10' U
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Automatit

2019 Same Store Website Performance
These stats are for the 40 stores that were marketed for the entire period.

Reservation Year over Year increase store average = 31.37%
Total Reservations = 9,058 (4,931 Web / 4,127 Phone) - (753 PPC)
Total Spend = $325,623 (5183,152 on PPC)
Cost Per Reservation Total = $35.94
* PPC=$250.54
* NonPPC=517.16

* Cost Per Rental Estimated = $71.89
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Automatit 2019 Annual Data

(
:

Demographics Reservations
. tale
" Female
50.2%  49.8%
Traffic PPC Traffic
B Motile - Mobile

Desktop
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Automatit £ gﬁg}g@g&% Website Must:
Take Payments,

Reservations/Rentals

Show Prices

Compete Online With
Promotions/Pricing

Show Amenities/Photos

Keep Text & Clicks To A Minimum
Now Daily Price Scraping

PPC Reservations

2019 Overall Performance

These stats are for the 40 stores that were marketed for the entire period.
*53% conversion Rate from Reservation to Rental

Reservations / Rentals

* Total 9,058 / 4,900
* Phone 4,931 / 2,613

* Website 4,127 / 2,187

* Cost Per Reservation = $35.94
* Cost Per Rental Estimated = $71.89

manneballard@aol.com Universal Storage Group 770-801-1888




2019 USG Store Averages

= Average Store size in 2019 was 60,297 Net Rentable SF

= 2019 average unit size was 117 s.f. and average units per
site was 514.

= 2019 Average Gross Possible Income of $14.58 psf/yr or
$1.215 psf/month

= Box Sales Per Lease 2017 was $25.60

= USG Portfolio Same Store Sales Increases, YoY

= Actual Occupied Unit Rates up 6.25% - Economic Occupancy
= Unit Occupancy +2.0%

= Total Insurance Sales +12.18%
= TJotal Payments + 9.28%

= Gross Potential’Rates + 1.38%
: Gross Occupled Rates + 5.84%

» WINNER

U[ i i
|SS BT DEALGIN e

BEST MANAGER TRAINING
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USG vs. the REITs

Same Store % Sales Increase vs. Prior Year

16.0%
14.0%
12.0%
10.0%

8.0%

6.0%
4.0%
L b
0.0%

QL Q2 Q3
2013 2014 2015 2016 2017 2018 5 o 570 510

B USG 14.0% 9.4% 10.6% 7.3% 5.5% 5.2% 6.4% 4.5% 3.0%

Public Storage 5.3% 5.4% 6.5% 5.5% 3.0% 1.5% 1.5% 1.9% 1.1%
mExtra Space 7.4% 7.3% 9.3% 6.9% 5.1% 4.1% 4.2% 3.9% 3.3%
B Cube Smart 7.4% 7.2% 7.3% 5.8% 4.4% 3.3% 2.6% 2.0% 1.5%
M life Storage 7.7% 7.5% 6.2% 5.2% 1.7% 3.4% 2.4% 2.0% 1.8%

©2020 Universal Storage Group
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USG vs. the REITs

Net Operating Income % Increase
vs. Prior Year

20.0%
15.0%
10.0%

I|I|HII[I |
0 0% LTI

-5.0%

Ql Q2 Qs
2013 2014 2015 2016 2017 2018 5.0 5519 2010

B USG 17.6%12.7%18.6%11.8% 7.3% 7.2% 7.6% 2.5% 3.5%

Public Storage 8.3% 6.7% 8.5% 6.6% 2.8% 0.9% 0.6% 0.8% -0.9%
B Extra Space 10.0% 9.5% 11.9%9.2% 6.9% 4.0% 4.8% 3.9% 2.1%
B Cube Smart 9.3% 9.6% 9.6% 8.1% 5.1% 3.3% 2.8% 1.3% 0.1%
mLife Storage 9.9% 9.1% 7.9% 6.5% 0.6% 4.1% 2.5% 2.4% 2.6%

©2020 Universal Storage Group
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0c A ovea 201¢
59 Total STORES Avg Per Sto./YR Avg Per Sto/Mo.
29,103.00 VISITS 493 41
40,557.00 EVENT VISITORS 687 a7
62,252.00 NETWORKING/AWAREMNESS 1,055 o
71,774.00 OQUTBOUND CALLS 132 11
26,793.00 LETTERS/POSTCARDS 454 38
2,429,630.00 EMAILS 41,180 3,432
15,525.00 FACEBOOK POSTS 263 22
15,760.00 MNEW LEASES 267 22
1,428.00 REFERRALS 24 2
. 804,375.00 FACEBOOK REACH 13,634 1,136
3,433,201.00 TOTAL ACTIVITY 58,190 4,845




& UNIVERSAL < - 700

N STORAGE GROUEA
_— USG 2019-2010 Per Store Avg. Volume, Net, MI, MO

- 600

- 500
- 400
- 300

B Move Ins B Net

B Volume Move Outs - 100

2019 2018 2017 2016 2015 2014 2013 2012 2011 2010

B Volume 514 548 527 520 530 552 614 585 588 559
Move Outs| 244 25 233 256 251 264 290 279 272 264

M Move Ins 270 297 255 264 279 288 324 306 316 295
B Net 26 47 23 8 28 24 34 27 44 31
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350

y | USG 2019-2010 Per Store Avg.
Calls, Walkins, Leases Converted

300
250
200
150
100

Leases B Walk Ins

< UNIVERSAL

STORAGE GROUP

50

M Calls

2019 2018 2017 2016 2015 2014 2013 2012 2011 2010
Leases 200 286 252 254 261 252 267 270 280 261

B Walkins 267 316 276 281 285 288 309 296 308 293
| Calls 148 149 156 169 178 168 177 121 147 194
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YOUR 30 o
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10 -

0

USG 2019 -2010 Inc & Exp PSF
Stabilized -

All SF Counted

2019 | 2018 @ 2017 @ 2016 | 2015 2014 2013 2012 2011 | 2010
W Total Inc All SF | 11.36 | $11.27 $11.30 $10.96 10.06 | $10.50 $9.09 $7.60 | $7.49 | $6.86
B Total Exp AlISF| 4.52 | $4.68 $4.48 $4.65 4.06 | $3.95 | $3.90 | $3.19  $3.18 $3.03

manneballard@aol.com Universal Storage Group 770-801-1888




<3 UNIVERSAT »7.00
b | USG 2019-2010 Expenses Dollars

N | R i : S/PSF ALL SF Counted 1 °6.00

- $5.00
- $4.00
- $3.00
- $2.00

- $1.00

2019 2018 2017 2016 2015 2014 2013 2012 2011 2010
® Maint. = $0.39 $0.41 $0.43 $0.33 $0.36 $0.34 $0.32 $0.29 $0.27 $0.27

®Mgmt.  $2.37 $2.26 $2.25 $2.18 $2.05 $2.12 $1.75 $1.74 $1.71 $1.58

Utilities| $0.41 $0.41 $0.38 $0.37 $0.37 $0.45 $0.40 $0.33 $0.37 $0.36
M Insur. $0.16 $0.17 $0.14 $0.18 $0.14 $0.16 $0.13 $0.13 $0.11 $0.09
® Admin. | $0.50 $0.49 $0.46 $0.43 $0.40 $0.44 $0.41 $0.32 $0.33 $0.34
® Adver. = $0.29 $0.27 $0.25 $0.23 $0.22 $0.24 $0.23 $0.21 $0.20 $0.24
W Oper. $0.20 $0.21 $0.21 $0.20 $0.19 $0.19 $0.16 $0.17 $0.19 $0.16
H NOI $6.59 $6.59 $6.82 $6.31 $6.00 $6.55 $5.19 $4.41 $4.31 $3.03

manneballard@aol.com Universal Storage Group 770-801-1888



70.0%

USG 2019-2010 Expenses as % of Actual Income Stabilized Stores £ UNIVERSAL

" STORAGE GROUP

Without Taxes 2019 Expenses were 38.36%;
1 | 2018 Expenses were 38.55; 2017 was 36.71%.

AR

2019 2018 2017 2016 2015 2014 2013 2012 2011 2010
® Maint. 3.4% 3.6% 3.8% 3.2% 3.6% 3.3% 3.5% 3.90% | 3.62% | 3.91%

Mgmt. | 20.8% | 20.1% @ 19.9% | 19.8% | 20.4% | 20.2% @ 19.2% | 22.90% 22.78% | 23.03%
m Utilities| 3.6% 3.7% 3.3% 3.4% 3.7% 4.3% 4.4% 4.30% | 4.95% | 5.26%
M Insur. 1.4% 1.5% 1.2% 1.6% 1.4% 1.5% 1.5% 1.80% | 1.43% | 1.30%
B Admin. | 4.4% 4.4% 4.1% 3.9% 4.0% 4.2% 4.5% 4.20% 4.41% | 4.90%
M Adver. 2.6% 2.4% 2.2% 2.0% 2.2% 2.3% 2.5% 2.80% | 2.71% | 3.53%
M Oper. 1.8% 1.8% 1.8% 1.8% 1.9% 1.8% 1.8% 2.30% | 2.55% | 2.30%
m NOI 58.00% | 58.44% 60.3% | 57.6% | 59.64% | 62.40% | 57.05% | 57.95% | 57.54% | 55.73%

- 60.0%

- 50.0%

-+ 40.0%

- 30.0%

- 20.0%

- 10.0%

- 0.0%
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Ve —1 $2.50
@ USG 10 Year Costs for Mgmt. PSF & % of Income
€W UNIVERSAL
W STORAGE GROUP
- $2.00
A
- $1.50
- $1.00
- $0.50
- s-

2019 | 2018 | 2017 2016 2015 2014 2013 2012 2011 2010
W Spsf/yr $2.37  $2.26 $2.25 $2.18 | 2.05 $2.12 S$1.75 $1.74 $1.71 $1.58

m%ofS$S 20.8% 20.1% 19.9% 19.8% 20.4% 20.2% 19.20%22.90%22.78%23.03%
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1200

1000
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USG 10 Year Avg Length of Stay in Days

60

o

40

o

20

o

m.& STORAGE GROUP I | I

2010

2011

2012

2013

2014

2015

2016

2017

2018

2019

M Series2

933

999

960

1033

1169

1051

1059

1118

1146

1027
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90.00%

N ; USG 2019-2010 Demographics M UNIVERSAL
. (1] —
70.00%
60.00%
50.00%
40.00%
30.00%
20.00%
10.00%
0.00%
Residential Commercial Avg % Male Avg % Fem Avg < 5 mi Avg <45 yr
B UMC 2010 80.51% 19.49% 63.56% 36.44% 71.03% 46.41%
mUMC 2011 84.4% 15.6% 62.1% 37.9% 68.7% 42.9%
B UMC 2012 83.00% 17.00% 61.10% 38.90% 73.00% 39.60%
m USG 2013 83.2% 16.8% 61.2% 38.8% 71.0% 42.0%
USG 2014 82.5% 17.5% 57.7% 42.3% 66.7% 36.3%
m USG 2015 83.3% 16.7% 59.5% 40.5% 68.8% 38.7%
m USG 2016 86.2% 13.8% 58.2% 41.8% 70.5% 36.2%
USG 2017 85.7% 14.3% 58.3% 41.6% 69.2% 36.0%
B USG 2018 86.0% 14.0% 57.7% 42.3% 68.4% 36.0%
m USG 2019 87.0% 13.0% 56.0% 44.0% 68.9% 35.5%
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USG 2019 Customer Age Groups

£ M UNIVERSAL

M

- nader 25’ wsron_gee GROUP

36-45,
18.1%
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USG 2019 Customer Distance In Miles From Store

Outside Country Ouside State
0.4% 2%

<« UNIVERSAL

R

'."““““ STORAGE GROUP

0-2
19.3%
5-10
2-5mi
m0-2 49.6%
M 2-5 miles

W 5-10

m>10

M Ouside Country
Outside State
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Ever Used Storage Before?
USG 2019 Customers

manneballard@aol.com Universal Storage Group 770-801-1888

No, 23.7%

€M UNIVERSAL
QF $10FAGE GROUF
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50%

,

USG 2019 10 Year Traffic Sources

45% |
40% M UNIVERSAL
WP STORAGE GROUP
35% |
30% |
o W RREM = Repeats,
i Referrals, Events,
20% - .
Marketing
15% |
10% |
"} [
0% .
Drive-By Yellow Pages Other Internet RREM
m UMC 2010 45% 2% 7% 13% 35%
E UMC 2011 42% 1% 2% 18% 37%
UuMC 2012 40.4% 0.80% 4.00% 19.4% 37%
W USG 2013 28.8% 0.80% 3% 21% 45%
USG 2014 38.8% 0.7% 4.8% 23.1% 30.1%
B USG 2015 38.7% 0.4% 3.0% 24.2% 33.3%
m USG 2016 33.4% 0.003% 3.5% 29.9% 27.5%
m USG 2017 32.5% 0.1% 3.7% 34.0% 30.5%
m USG 2018 35.0% 0.1% 3.00% 36.00% 26.00%
m USG 2019 32.20% 0.2% 3.40% 40.62% 23.30%
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For Each
Call We
Had 2.19
Walk-ins
For Each
Walk-in
We closed
89.2% Of
Them.

USG 2019 - 2010
Traffic Conversion Ratios

M % Calls to Walk-ins

& UNIVERSAL

"“ STORAGE GROUP

Lol

B % Walk-ins to Leases

2019 | 2018 2017 2016 2015 2014 2013 2012 2011 | 2010
M % Calls to Walk-ins 219 | 212 | 179.0 167.0 161.0 175.0 175.0 244.0 210.0 152.0
M % Walk-ins to Leases| 89.2 | 90 |91.50 90.20 91.50 87.50 86.20 91.00 91.00  88.40

manneballard@aol.com Universal Storage Group 770-801-1888
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<M UNIVERSAL

QP STORAGE GROUF
Other) 2'9% ‘ |

Business Inventory, 13.8%

Parking/RV, 6%

Wine, 1%

Furn/Boxes, W Business Inventory
76.1% m Parking/RV
Wine
MW Furn/Boxes
M Other

USG 2019 - What Is Stored?

45
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: , Ads/Other, -
Price/Special 1.6% -

16.4%

ia
7

4
<

ERSAL
= RO

All Of The
Above, 0.3%

Mgmt
Features
23.1%

Location/Convenience
B Mgmt/Features . oy
M Price
W Ads/Other
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USG 2019 - Reason For Storing W ((NIVEREAL

o

Life Event, Other, 3.50% W SIORAGE GROUP
5.10%

Business
Needs,
13.40%

Moving,
40.10%

M Business Needs
Excess Stuff

® Moving

M Life Event

M Other

manneballard@aol.com Universal Storage Group 770-801-1888



60.00% ‘ USG 2019
i AL
Top 6 Types of Businesses @7 *°"*

50.00%

/
rd

Service Retail Dr/Law/Ac = NonProfit Dist Industrial
c/Pharm
M Types of Bus. 52.00% 12.40% 9.70% 6.50% 6.90% 6.10%

manneballard@aol.com Universal Storage Group 770-801-1888



SR universal

R

7.0%, 1

0.5%, 4
5.0%, 2 :

2.0%, 3

84.0%, 0

0.5%, 5

USG 2019 How Many Stores Contacted

Most Don't Visit Any Others, Proof Location/Convenience Are
The Critical Factors, Not Price

manneballard@aol.com Universal Storage Group 770-801-1888
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66.00%

64.00%

62.00%

60.00%

58.00%

56.00%

54.00%

52.00%

50.00%

2010-2019 USG Customer Age 46+

£ UNIVERSAL
' STORAGE GROUP

48.00%

2010

UMC
2011

2012

2013

2014

2015

2016

2017

2018

2019

Age over 45

53.59%

57.10%

60.40%

58.00%

60.00%

61.30%

63.80%

63.80%

63.40%

64.20%
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100.0% : :
* i 2019 USG Exit Interviews & UNIVERSAL
o I B STORAGE GROUP
90.0% Percentage Responses | @ ="
80.0% |
70.0% - As More Renters Come From
) The Websites & Online
60.0% - Sources, Price Sensitivity Is
i 2 Growing Overall; Now 7.9% or
= Over 5% For The First Time
40.0% |
30.0% |
20.0% |
0.0% .;,?'- — - = = ~» =
e Cannot | Closing | Consoli | Moving No Other Rate |Renting Too Vacate | Would
afford | Busines | dating Longer Increas at Expensi d Rent
s Units Need e Other ve Withou | Again
t
Notice
Responses| 3.7% | 14% | 83% | 17.6% | 57.3% | 4.6% | 2.4% | 0.7% | 1.8% | 2.1% 95%
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2019 USG 5 Star Customer Ratings Move Out

5.00 -
£W UNIVERSAL
2y B B N =
«0o "N B M N N
3.50 -
Google Reviews Are Super Critical To Website B
by Performance Now, 2019 Totals 1242 Reviews, 4.58 Stars
2.50 - Average Rating; Exactly The Same As Move Outs
0 "N B M M N
=3y I B B N .
=3y B H "B B B
¢ B B B B B
0.00 : ) :
5 star Cleanliness Price Safety Services Staff
ratings avg
M 5 star rating 4.58 4.66 4.16 4.69 4.66 4.74
B Percentage 91.7% 91.6% 83.3% 93.8% 93.2% 94.9%
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1,800 -

1,600 -

1,400 -

1,200 -

1,000

800 -

600 -

400 -

200 -

USG 2019 Mov

NN\ N

,,,,,,,

LA UNIVERSAL

STORAGE GROUP

e Ins ‘

0

Jan

May

June

July

Aug

Sep

Move Ins

1,103

1,235

1,393

1,526

1,787

1,526

1,583

1,554

1,196

1,165

1,113

1,026
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1,600 USG 2019 Move Outs £ UNIVERSAL

7 $1ORACE GROUF
1,400 |
1,200 -
1,000 -

800 -

600 -

400 -

200 -

0
May | June | July | Aug Sep

Seriesl 1,164 1,072 1,071 1,214 1,265 1,168 | 1,459 1,437 1,249 1,192 1,244 1,119
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USG 2019 Net Gains

d

600 - £ UNIVERSAL
' STOR_AGE GROL_IP
500 -
400
300
200 -
0 ' ' = l
-100
200
Jan Feb Mar Ap May June July Aug Sep Oct Nov Dec
Seriesl -61 | 163 322 312 522 358 124 117 -53 -27 -131 -93
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2019 USG Box Sales

550,000 < UNIVERSAL
"W STORAGE GROUP

$45,000 -

$40,000 -

$35,000 -

$30,000 -

$25,000 -

$20,000 -

$15,000 -

$10,000 |

$5,000 -

$0 -
Jan Feb Mar May June July Aug Sep
POS Sales| $36,529 | $45,827 | $39,228 $38,027 $47,768 | $44,001 | $33,619 | $33,235 | $25,482 | $25,582 | $23,434 | $22,202
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70000 -/

2019 USG Call Center Activity
60000 | & UNIVERSAL
WP S/ORAGE GROUP
50000 | QOpenTech
-~ AlLliance.
40000 -
30000 +~
20000 -
10000 -
0
Total Abando | Voicem | Present | Answer @ XpressP | Transfer Non Sales Move
Calls ned ail ed ed ay red Sales Ins
Seriesl 62578 28771 13688 13817 12831 6946 342 16760 2757 727
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stions or Comments?

manneballard@aol - 58



Thank You GASSA Members & Guests

Georgia’s Original Self-Storage Experts
Award-Winning Solutions for Facility Owners ; G A S S A

" Georgia Self Storage Association

Better vs. Bigger

Being the"biggest” in the industry has never been our goal.
However, being the “best” is what drives every member of our team.

e chalenoge vau o comoare ouwr numbers to the rest. You'll see thol

LISG confinuai

£ UNIVERSAL

Wy AR e

Call Today -
Let's Get Started!

universalstoragegroup.com + 770.801.1888
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