
1

Self-Storage New Supply Update for Top 50 MSAs
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The Development Opportunity

Source:  U.S. Census Bureau
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2010 - 2014 Deliveries Top 50 MSAs

NRSF Facility Count

Deliveries 2010-2014 of an estimated 250-285 facilities (estimated 50-57 per year)

+

Population growth > 1% annually

Increased mobility: Millennials

+

Shrinking single family ownership (67.4% in 2009, 63.7% 2015)

+

=

Unprecedented same store revenue growth 2014 – mid 2016
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This Development Cycle Differs from Previous Cycles

• Sophisticated vertical construction developer facing 

enhanced zoning and financing challenges

• Gen V – vertical and climate controlled buildings 

comparable to new office/multi-family

• Urban core locations following multi-family/retail 

customers

• Estimated 75% of development is in Top 50 MSAs

• Increased average facility size (estimated average of 

80,000 NRSF)

• Increased cost to develop
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JCAP Danger and Watch List Definitions

JCAP Definition

DANGER LIST
Likely to experience higher risk of longer-term absorption issues 

and 2-3 years of softened rates

WATCH LIST
Likely to experience higher risk of short term absorption issues 

and moderately softened rates
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JCAP Danger and Watch List as of September 18, 2017
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Top 50 MSA New Delivery Forecast as of September 18, 2017
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133 Top US Markets 
(74 comprise Jernigan 
Top 50 markets)

> 80% of US pop.

~28k stores

28,410 properties total

26,533 completed 
stores

1,877 facilities in 
development 
pipeline (85% of new 
supply in Top 50 Jernigan 
markets)

1.5 billion square feet

Completed 
inventory of 1.4 
billion square feet 
and 148 million 
square feet under 
construction, 
planned and 
prospective

Institutional Research

~45 full-time staff 
dedicated to 
surveying, analyzing 
and publishing 
research on self 
storage

Yardi® Matrix Self Storage: Coverage Statistics (12/11)



Yardi® Matrix Self Storage Heritage

• Precursor Company focused on multifamily founded 
in 2001

• Acquired by Yardi in 2013

• Self storage expertise obtained via acquisition of 
Centershift in 2014

• Self storage data product development started in 
2014

• Product launched March 2017



Yardi® Matrix Self Storage: Complete Coverage of Urban US

Jernigan Top 50 MSAs (74 Matrix markets):
Other Yardi® Matrix Markets (59 markets):  



The Full Picture: Nashville’s Completed Stores &  Development Pipeline



Typical Property Record: 1 of 4



Typical Property Record: 2 of 4



Typical Property Record: 3 of 4



Typical Property Record: 4 of 4



How We Got Here: Raw Data 
Collected & Curated



Where Do We Get Our New Supply Data? Original Research Sources 
and Methods at Yardi® Matrix: 100% of Stores Confirmed

Exhaustive 
Sourcing & 

100% 
Confirmed

PRIMARY: 
Plans Directly 
from builders 

and 
municipalities

SECONDARY: 
Published news 

about developments

TERTIARY: 
Direct updates 

from 
properties



Sources and Methods – 21 Team Members

Lead Generation

Lead Review

Cycling



New Supply Data - Generating Leads (Primary)



New Supply Data - Generating Leads (Primary)



New Supply Data - Generating Leads (Primary)



New Supply Data - Generating Leads (Primary)

City / County Planning Departments



New Supply Data - Generating Leads (Secondary)

• Builders Websites

• Brokers

• Industry Articles obtained from proprietary search engine

• Targeted Google Searches



New Supply - Generating Leads - Tertiary Sources

Market Maintenance Reviews / Cycling:
• Often, we are alerted to new deals, expansions, or renovations 

when reviewing new supply as well as existing properties.

Construction or Lease Up Phase:
• Rate reviews, find properties under construction and alert us to 

more accurate completion dates.

Data Sharing Agreements:
• Many of the large developers and investors provide us data, 

with which we validate and confirm before adding to the 
pipeline.



Generating Leads - Mistakes & Lessons Learned

Mistakes:

Counting every lead as valid.

• 1 in every 4 leads is not a valid property in the supply 
pipeline.

Trusting public documents and systems to give the properties 
true status.

• Because every public system and process is different, the only 
sure way to know the status of a property is to validate it with 
a person who knows about the project.  Public 
documentation is not enough.

Relying too much on third party providers.

• Only by covering all resources for each market, can you get a 
comprehensive view of the true market pipeline.



Generating Leads - Mistakes & Lessons Learned

Lessons Learned:

• To define valid leads by stakeholder verification of public or 
private documentation.

• To never assume information from any lead is correct.  

• To be much more efficient and methodical in our questioning 
process.

• That there is no silver bullet when it comes to lead resources.

• Some leads just can’t be found until later in the process.



• Primary objectives:

• Validate that there is actionable evidence of an entity’s 
intent to create new self-storage.

• Validate what part of the process the property is in.
• Assign a valid status.

Lead Review



Filling the New Supply Funnel: 3 Development Statuses

TOTAL DEVELOPMENT 
PIPELINE

UNDER 
CONSTRUCTION

PLANNED PROSPECTIVE



Lead Review - Statuses

Under Construction:
Construction of the facility has commenced. 
Construction should not be confused with site work 
(the grading of the site, laying underground utilities) 
which does not qualify as Under Construction. Site work 
can take anywhere from a few months to several years 
for large mixed-use developments. Note that large 
mixed-use developments may include multiple 
components (office, retail, etc.) but we only consider a 
property to be Under Construction when the self-
storage improvements are being built.

The beginning of construction is typically identified by 
reviewing permits. Permit information typically 
includes the names of the property owner, 
developer(s), and contractor(s), contact phone 
numbers, as well as the name of the development 
itself. A property remains Under Construction until the 
final Certificate of Occupancy has been issued as 
determined by a call to the development or issuing 
authority.

Planned:
A site has been acquired, building plans are being 
drawn, and the developer is actively moving through 
the development process.  A Prospective development 
moves into the Planned stage when a zoning application 
is approved, or active planning is under way with an 
architect, a site plan has been completed, and unit mix 
and size have been determined. Construction on 
Planned properties should be anticipated to begin within 
the next 12 months.

Prospective:
A developer acquires a site and enters an active zoning 
change/municipal approval process.  No definite plans 
have been made, or will begin, until the zoning process 
is complete and the development is authorized. There 
may be conceptual plans outlined by the developer 
which may change significantly if approval is received.

Or…Construction of the facility will not commence for 
one year. The developer may have city approval but the 
start date has been delayed for some reason.  
Redevelopment of an existing facility is an example 
where approval may have been received but the start of 
construction could be several years out.



Lead Review - Statuses

Abandoned:
Where active zoning or site plans have been drawn 
up, or even grading or construction has started, but 
for whatever reason, the deal falls through and there 
is supporting evidence that the deal will not continue 
to be pursued.

Deferred:
When active plans are being pursued to build but for 
whatever reason, the project is halted for an extended 
length of time. 

Pending:
During our lead review process, there are many leads 
that don’t qualify for a status because there is not 
enough concrete evidence that they have taken 
actionable steps to make the deal a reality.  We keep a 
separate list of these properties to follow up with, but 
we do not publish whispers in Matrix, only what’s 
happening or what we can project is going to come to 
fruition with a higher degree of confidence.



Lead Review – Build Types

New Build:
Properties that are being built new 
from the ground up.  These can include 
land where an existing structure is 
demolished in order to make way for 
the new structure.

Expansion:
Properties that are expanding square 
footage of an existing structure or that 
are adding separate square footage to 
their operational location.

Renovation:
Properties that are altering the existing 
structure to increase rentable square 
footage or make the space more 
appealing to increase value.

Conversion:
Existing structures that were not 
originally designed to accommodate 
rentable self-storage space.  Properties 
that are being altered in structure to add 
net rentable square footage in the self-
storage space.

Validated by Call



Commitment to Constant Curation: Cycling the Updates

TRACKING

UPDATING

CROSS-CHECK 
VERIFICATION 
& VALIDATION



Cycling Timelines:

Under Construction 30 Days

Planned 60 Days

Prospective 90 Days

Deferred As Needed

Pending As Needed

Quality Assurance Cross-Checks:

1) Validate status with Stakeholder

2) Validate supporting documents

3) Visual Validation (Maps/Locals)



Refining the Process

What We Have Done:

• Compared data against local market experts

• Compared data against large developers

• Compared against mortgage REITS

• Compared against lending REITS

• …and a variety of other sources



Refining the Process

What We Have Found:

• There are large discrepancies of how everyone defines their data 
(geography, statuses, whispers, site plans, funding, bids, etc…)

• The geographical boundaries are in many cases different.

• Comparable data sets were often outdated and stale, having properties 
fallen through over a year ago or properties completed but not 
removed as new supply.

• Many records were only rumored with no supporting evidence.



Refining the Process

What We Have Learned:

• How to focus on leads that will most likely come to market.

• How to better define properties within the new supply pipeline.

• The optimal timeline to cycle properties to keep data current.

• How to find, validate and maintain an ever evolving pipeline.



Finishing Up - New Supply Property Record

Other Information We Collect:

• Rents during the lease up stage

• Square footage, Net Site Size (acres), Number of Buildings

• Owner / Manager – With Contact Information

• Loan Information

• Location Ratings (Improvement ratings once the property is completed)



Proprietary, patented system rates all 
stores by Improvement Class:

Major factors are: Variety and size of units, variety 
and quality of amenities, security and construction 
quality/aesthetics of property.

• “A” ratings should have larger units and more 
variety, have a variety of desirable or higher-end 
amenities such as climate control, wine storage, 
or indoor units, have security to facility and 
units, and are usually built in the last 20 years.

• “B” ratings might have most of what A-Class 
does, but not everything: Variety of units but 
not as many amenities, climate controlled but 
not multiple stories, and are usually built in the 
1980s or 1990s.

• “C” properties have little variety, little amenities 
(usually only a few units with climate, if any, and 
no indoor units), some security or none and are 
usually the properties built in the 1970s and 
earlier.

Visit us at: www.YardiMatrix.com/Property-Types/Self-Storage



And all stores also rated by 
Location Class:

Demographic information, especially income, is the factor 
weighted the heaviest. 

Other factors we weigh: Neighborhood crime levels, 
freeway or public transportation access and nearby 
retail/restaurants, which can be negative or positive. 

• "A" ratings usually have very high income for the 
market, access to transportation, low crime and 
sometimes nearby high-end restaurants. 

• "B" locations might have good income but not as 
high, usually still do not have high crime and 
have access to transportation. 

• "C" locations have low income for their area, 
higher crime, worse access and if near business 
they will usually be very small.

Another factor we weight for self-storage is proximity to 
business/industrial parks, or migrant populations such as 
colleges, universities or military installations.

Visit us at: www.YardiMatrix.com/Property-Types/Self-Storage



Music City Momentum: Nashville’s Development Pipeline at Dec. 4, 2017



Base Data Analytics: Calculating Total 
US Completed Inventory and New 

Supply



Yardi® Matrix Steps Taken to Calculate the Complete 
Storage Inventory Picture

MAPPING 
MARKETS

SUMMING 
STORES

CALCULATING 
CURRENT 

INVENTORY

TABULATING 
POPULATIONS

DELIVERING 
NEW SUPPLY 

STORE COUNT

JERNIGAN 
ANALYTICS



Yardi® Matrix Self Storage Covers 133 Urban Markets



Jernigan’s Top 50 Metros Correspond to 74 Yardi®
Matrix Markets



Mapping Markets to Metros: New York Metro Extreme 
Example

New 
York 
Total

Manhattan

Brooklyn

Staten 
Island

Queens

Long 
Island Bronx

West-
chester

Northern 
NJ

Central 
NJ

New York Metro 
is Comprised of 

Nine Actively 
Monitored Yardi®
Matrix Markets



Totaling Up the Universe of US Completed Inventory, 
One Store at a Time

EQUALS: 
Total US 

Completed 
Inventory

New York metro stores

PLUS: Nashville stores

PLUS: Honolulu stores

PLUS: All stores in 122 other 
Yardi® Matrix markets



Totaling Completed Inventory Based on Store Details



Delivered to Jernigan: Annual Completions File 1990 to 
2016



Matrix Calculated Inventory per Capita by County



Delivered to Jernigan: Inventory per Capita by Metro



Delivered to Jernigan: New Supply Store Counts
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JCAP Proprietary Pipeline Tracking

$9.1 billion

(~1,200 projects)

Investments Reviewed

$1.1 billion

Term Sheets Issued

$821 million 

Signed Term 

Sheets

$623 million (~7% of Evaluated)

Financed by JCAP
* As of November 10, 2017

$540 million (~6% of Evaluated)

Financed by Other Sources

~$1.2 billion

~13%
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How Many Prospective Projects Will Reach The Finish Line?

• Challenges observed by JCAP Development Team

- Commercial bank reluctance
- Basel 3 and “HVCRE” reserve requirements/costs 

- Great Recession “hangover”

- Loan demand from other sectors with greater front-end lease up 
visibility

- Municipal initiatives regulating self-storage development in 
large cities such as New York, Miami, Atlanta and Seattle

- Significantly increased time/difficulty in obtaining self-storage 
zoning and building permits

• Feedback from JCAP Network of Developers 
– More difficult design/build process

– Longer construction periods 

– Banks require greater equity and substantial recourse

– Substantial pursuit costs and financing challenges

– External factors produce systemic limitations on new 
development
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JCAP’s Data Interpretation 

• Starting point = Yardi Raw Data
– Under Construction

– Planning

– Prospective

• JCAP weighting of Yardi Data
– Weighting for Watch List purposes 

• 100% of Under Construction

• 80% of Planning

• 50% of Prospective

– Weighting for forward-looking delivery forecast 
• 100% of Under Construction

• 60% of Planning

• 35% of Prospective

• Watch List: New Supply > 10% or > 8.0 SF per capita

• Danger List: New Supply > 15% or > 8.0 SF per capita
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Cross Check with U.S. Census Bureau 

2017 2016 2015

Annualized Seasonally 3,408,000,000 1,914,000,000 969,000,000 

Total HC/PSF $75 $73 $71 

GSF 45,440,000 26,158,000 13,574,075 

Efficiency 75% 78% 81%

NRSF 34,080,000 20,403,240 10,995,001 

Assumed Top 50 MSAs % 75% 75% 75%

NRSF Deliveries Top 50 -

Census 25,560,000 15,302,430 8,246,251 

NRSF Deliveries Top 50 -

Yardi 26,960,000 15,690,502 14,054,008 

Base at beginning of period 925,180,898 909,490,396 895,436,388 

New Supply % - Census 2.76% 1.68% 0.92%

New Supply % - Yardi 2.91% 1.73% 1.57%

Source:  U.S. Census Bureau
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Danger and Watch List are Supported by 3Q17 Same Store Comps

• Weighted average results from CUBE, LSI, EXR

JCAP Danger List

Miami 2.24%

Denver 1.35%

Charleston 0.6%

Charlotte 0.3%

Raleigh -0.6%

Austin 0.34%

JCAP Watch List

Jacksonville 2.90%

Boston 2.06%

Dallas 1.65%

NYC 1.10%

San Antonio -0.40%

Houston -2.52%

Atlanta 0.0%

Orlando 2.3%

Phoenix 1.4%

Tampa 1.1%

Washington DC 2.71%

Source:  LSI 3Q17 Supplemental Package, EXR 3Q17 Supplemental Package, CUBE 3Q17 Supplemental Package
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JCAP Conclusions

• Submarket specific development is still viable 
even in Danger and Watch List markets

• Deliveries should peak in 2018

• Deliveries should decline in 2019

• Many prospective projects will fall out due to 
entitlement, permitting and/or financing issues

• Projects will continue to take longer than 
historical norms 

• Data will become increasingly valuable and will 
better reflect supply trends 
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Yardi Matrix Copyright Notice

This presentation is protected by copyright, trademark, and other intellectual property laws. Use of this presentation is subject to the terms and 
conditions of an authorized Yardi Systems, Inc. software license or other agreement including, but not limited to, restrictions on its use, copying, 
disclosure, distribution, and decompilation. No part of this presentation may be disclosed or reproduced in any form, by any means without the prior 
written authorization of Yardi Systems, Inc. This presentation contains proprietary information about software and service processes, algorithms, and 
data models which is confidential and constitutes trade secrets. This presentation is intended for utilization solely in connection with Yardi software 
licensees’ use of Yardi software and for no other purpose.

Yardi®, Yardi Systems, Inc., the Yardi Logo, and the names of Yardi products and services are trademarks or registered trademarks of Yardi Systems, 
Inc. in the United States and may be protected as trademarks in other countries. All other product, service, or company names mentioned in this 
document are claimed as trademarks and trade names by their respective companies.

© 2017 Yardi Systems, Inc. All Rights Reserved.


