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STATE BOARD OF LAND COMMISSIONERS 
August 17, 2010 
Regular Agenda 

 
SUBJECT 

Request for final approval to purchase 4.96 acres of property Zoned C-2, including 
improvements, in the City of Boise, ID.  The property is known as Affordable Self Storage. 

 
BACKGROUND 

The IDL (Buyer) entered into a Real Estate Purchase and Sale Agreement (PSA) (Attachment I) 
with Dirk L. Marcum, Leslie Marcum and Kevin A. Howell (Sellers) on July 16, 2010, for a self-
storage facility located at 450 S. Maple Grove Road, currently operated as Affordable Self 
Storage.  The property consists of 4.964+ acres and the improvements are “considered to be a 
Class A self-storage facility”1 containing 80,625+ sf of rentable enclosed storage and 1,400+ sf  
of office space plus 768 + sf of detached garage space for use by the office occupants (See 
Attachment 2, Thornton Oliver Keller Commercial Real Estate Investment Offering).  The PSA is 
subject to the following: 
 

1. Buyer’s satisfactory review of the Due Diligence Information; 
2. Final approval by the State Board of Land Commissioners for the acquisition of the 

property; 
3. Buyer obtaining an appraisal at least equal to the purchase offer price; and 
4. Delivery of title to Buyer’s approval. 

  
DISCUSSION 

The IDL completed due diligence necessary to recommend this Land Bank Fund purchase 
pursuant to the requirements outlined in the land board approved Asset Management Plan, 
appendix N – “Due Diligence Checklist.”  The findings of key reports and analysis follows: 
 
Appraisal – A summary appraisal report prepared by Timothy P. Williams, MAI, MRICS Idaho 
CGA #193 and Paul Rodeghiero, Idaho CGA #152 as of July 23, 2010 with the “As-Is” market 
value of the Fee Simple Estate at least equal to the purchase offer price of $2,680,000.00. 
 
Property Condition Assessment – A Property Condition Assessment (PCA) was conducted by 
Jeremy C. Jeffers, AIA, CSI, Senior Consultant with Terracon Consultants Inc., Boise ID.  The 
final written report is due August 9th.   
 
Phase I Environmental Site Assessment – Gem Environmental Management, LLC completed a 
Phase I Environmental Site Assessment (ESA) report pursuant to the American Society of 
Testing and Materials (ASTM) Practice E 1527-05.  The ESA report revealed no evidence of 
“recognized environmental conditions,” as defined in the ASTM practice in connection with the 
site. 
Preliminary Title Report –The Preliminary Title Report was reviewed by Deputy Attorney 
General, Robert Follett and Department staff and revealed no issues. 
                                                           
1
 Summary Appraisal Report, Williams Research Inc., July 23, 2010 
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Financial Analysis 
The Current Physical Occupancy rate is 92.9% and the Economic Occupancy for year end 2009 
was 91.8%.   Current rental rates appear to be below market rates.  Market rates were used to 
project Potential Gross Income in the financial analysis below and a Projected Rent Loss 
calculation was used to allow for a two year time period increasing rates to market, with a 10% 
vacancy.   
 

 
Units Year 1 Year 2 

Potential Gross Income 414  $     395,669   $395,669  
  Other Income 

 
         23,955       23,955  

Total Potential income 
 

       419,624     419,624  
  Less Vacancy & Collection Loss 10%  $     (39,567)  $ (39,567) 
  Projected Rent Loss 

 
        (48,300)     (16,100) 

Total Income 
 

 $     331,757   $363,957  

    Expenses 
     Taxes 
 

 $             -     $         -    
  Insurance 

 
           4,000        4,000  

  Management/Operations 
 

         60,000       60,000  
  Advertising 

 
         15,000       15,000  

  Utilities 
 

           9,000        9,000  
  Maintenance & Repair 

 
           7,600        7,600  

  Reserves 
 

           7,600        7,600  
Total Operating Expenses 

 
       103,200     103,200  

    Net Operating Income 
 

       228,557     260,757  

    Purchase Price  $2,680,000  
  CAP Rate  

(Net Income/Purchase Price) 
 

8.5% 9.7% 
 
This Land Bank Fund purchase provides the IDL and the board with the opportunity to invest 
Land Bank funds in real property; increase cash distributed to beneficiaries; and potentially 
increase the value of endowment holdings as the property is located in an area of current and 
projected future growth.   

The purchase of Affordable Self Storage meets the purpose and objectives expressed in the 
board’s Asset Management Plan and priorities for new assets in the following ways:  

 Increases net cash flow $228,500 - $260,700 annually to Public School Funds 
 Diversifies asset types to reduce risk and  
 Reduces single industry dependence [forestland]  

 
Management of the Site 
The Department successfully manages seven other commercial properties in Boise.  However, 
managing a self storage facility is different.  Fortunately, there is a plethora of information on the 
self storage industry to use as a guide; a local chapter {Idaho Self Storage Association (ISSA)} 
that sponsors an annual conference; and industry specific requirements specified in Idaho 
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Statute Title 55, Chapter 23 Self-Storage Facilities.  Similar to existing office/retail management 
arrangements, the Department will contract for the day-to-day property management with an 
experienced company here in the Treasure Valley. 

RECOMMENDATION 

The Department recommends that the Board approve the acquisition of the above referenced 
property pursuant to the terms and conditions of the Purchase Sale Agreement. 

BOARD ACTION 

A motion was made by Attorney General Wasden that the Board approve the acquisition of the 
referenced property pursuant to the terms and conditions of the Purchase Sale Agreement.  
Controller Jones seconded the motion.  The motion carried on a vote of 5-0. 

ATTACHMENTS  

1. Purchase Sale Agreement 
2. Thornton Oliver Keller Investment Offering 
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Investment  Descrip tion

Affordable Self Storage
414 Self Mini Storage Facility
450 S. Maple Grove Rd.
Boise, ID 83709

•  Institutional quality facility
•  Rents average 20% below market area rates
•  Actual 8.1% capitalization rate
•  Ideal central Boise, ID location

Trevor Caster of Thornton Oliver Keller exclusively represents this opportunity to acquire this well posi-
tioned and well located institutional quality mini storage facility. 

Affordable Self Storage enjoys 168’ of frontage on the high traffi c corridor of Maple Grove Road and 
is less than 1 mile from Interstate 84, Interstate 184 and the super regional retail heart of the Treasure 
Valley anchored by the Boise Towne Plaza.  

A population of 91,186 with an average household income of $67,164 resides within a 3 mile radius of 
the subject property and there is a population of 219,726 within 5 miles.  Phase I of the 200+ unit high 
density multifamily project, Pine Tree Village, was just recently completed directly adjacent to 
Affordable Self Storage.
  
Affordable Self Storage is offered at a current actual 8.1% capitalization rate which jumps to 9.1% with 
a 10% increase in the more than 20% below market existing rates.  

The subject property boasts a present physical occupancy of 92.9% and has maintained a 90%+ 
occupancy level throughout the last several years.  The offering is underwritten with attractive in place 
management that makes this a ‘hands off’ passive investment.   51.5% of the existing tenants have 
resided at the property for 2 years or longer and 27.5% for 5 years or longer.  

ALL SHOWINGS SHALL BE COORDINATED THROUGH THE LISTING AGENT.   
PLEASE DO NOT VISIT THE PROPERTY WITHOUT AN APPOINTMENT.
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LOCATION

 Address: 450 S. Maple Grove Rd.
 Location: South of Franklin on Maple Grove, near I-84.  

PROPERTY  DESCRIPTION

 Type: Self Mini-Storage Facility
 Building Area: 80,625 square feet
 Construction: Concrete block with metal roof

            Parcel: Size:          4.96 AC
Zoning:      L - OD / DA

            Year Built: 1998 to 2000
            Frontage: 168’ on S. Maple Grove Road
            Traffi c Count: 19,104 vpd ACHD 9/11/2008

             Total Units & Spaces: 414

LEASING STATUS

 Current Physical Occupancy: 92.9%
  Economic Occupancy: 
             (Year End 2009)

91.8%

Executive  Summary

Affordable Self Storage
414 Unit Self Storage Facility
450 S. Maple Grove Rd.
Boise, ID 83709

•  Institutional quality facility
•  Rents average 20% below market area rates
•  Actual 8.1% capitalization rate
•  Ideal central Boise, ID location
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Financial  Summary

Price
Down Payment

Capitalization Rate 
Cash on Cash Return
Total Pretax Return

Cost / Rentable Building SF

Self Storage Building Rentable SF
Office Building Rentable SF
Land Area (Acres)

Total Units
Year Built
Frontage
Traffic Count

Physical Occupancy - 2010
Economic Occupancy - YE 2009 

Tenant Longevity - 2 Years or Longer
Tenant Longevity - 5 Years or Longer

Zoning Use

Year Built
Exterior Construction 
Interior Construction
Foundation
Roof
Building Quantity
Doors
Fencing
Gate
Paving
Climate Controlled Units
Alarms
Security
Traffic Exposure
Flood Plain
Management Software
Property Website
Hours of Operation
Access Times

92.9%
91.8%

Mon-Sat: 9:00 am - 6:00 pm

L-OD/DA Commerical Group: Mini Storage

No
WinSen

1998 to 2000
168' on S. Maple Grove Road

24 hours a day & 7 days a week

Concrete Slab

No

19,104 vpd ACHD 9/11/2008

51.5%
27.5%

Good/168' on S. Maple Grove Road

Metal
33
Metal/Plastic Roll Up
Chain Link with Barbed Wire
Keycode Entry
Fully paved
None
All units are individually alarmed
Secured entry, Cameras, Alarms, Fenced

Concrete Block
Steel Frame

Property Information
1998 to 2000 

$34.30

Investment Summary
$2,800,000
$980,000 35%

8.1%
Actual [1] Proforma [2]

414

4.96

9.1%
10.6%

11.2% 14.2%

1,000

7.6%

80,625

Affordable Self Storage
Boise, ID 83709
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Annual  Operatin g  Data

Income
Total Potential Self Storage Income

Less Self Storage Vacancy Cost
Late Fees
Lein Fees
Returned Checks
Security Deposits
Miscellaneous

Total Gross Transaction Income
Less Credits

Total Gross Deposit Income
Rental Office Income

Less Rental Office Vacancy Reserve
Effective Gross Income
Less Expenses 

Legal & Accounting
Advertising
Office Expense
Landscaping
Taxes & Licenses
Refunds
Workmans Comp
Insurance
Postage & Delivery
Total Repairs
Telephone
Garbage
Irrigation
Portapotty
Sewer & Water
Gas & Electric
Total Payroll

Total Expenses
Net Operating Income
Less Debt Service
Pretax Cash on Cash Return
Principal Reduction (7 yr Ave.)
TOTAL Pretax Return
[1] Actual income is based on annualized YTD 4/30/10 income.
[2] Proforma income is based on a 10% rental rate increase. Current rental rates are over 20% below that of area 
       competitors.  A market area rent survey is available upon request.

Principal Balance

2,464$          2,464$          

1,526$          1,526$          
11,016$        11,016$        

5.0%

2,104$          2,104$          

(19,023)$       5.2% 5.2%

29,649$        29,649$        

1,376$          1,376$          

(17,404)$       

2,340$          2,340$          

(572)$            (572)$            5.0%

334,244$      365,339$      

13,878$        
4,815$          
1,748$          

508$             

13,878$        
4,815$          
1,748$          

508$             

327,716$      357,192$      

316,840$      346,316$      
11,448$        11,448$        

5.7%

Annual Operating Data
Actual [1] Proforma [2]

329,724$      362,696$      
(18,769)$       5.7% (20,646)$       

520$             520$             

568$             568$             
4,099$          4,099$          

1,935$          1,935$          
2,420$          2,420$          

297$             297$             
215$             215$             

28.6%

4,856$          4,856$          

1,010$          1,010$          
228$             228$             

1.68
225,646$      8.1% 255,122$      9.1%

37,786$        37,786$        

(151,585)$     1.49 (151,585)$

(102,070)$ 31.1% (102,070)$

74,061$        7.6% 103,537$      10.6%
35,510$        35,510$        

109,571$      11.2% 139,047$      14.2%

Interest Rate 6.80%

Down Payment 35%$980,000

Proposed New Financing
$1,820,000

Debt Coverage Ratio 1.49

Ammortized 25 years
Fixed Term 7 years
Maturity Date 10 years
Monthly Payment $12,632

Affordable Self Storage
Boise, ID 83709
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Ren t  Roll

Type Size Total Rented Vacant Unit Total Rented Vacant Unit Per SF Total Rented Vacant
A 5x5 12 12 0 25 300 300 0 19$         0.76$      228$       228$       -$           
B 5x10 43 36 7 50 2150 1800 350 32$         0.64$      1,376$    1,152$    224$       

BA 10x5 6 6 0 50 300 300 0 32$         0.64$      192$       192$       -$           
BB 5x12 10 9 1 60 600 540 60 34$         0.57$      340$       306$       34$         
BC 6x10 16 16 0 60 960 960 0 34$         0.57$      544$       544$       -$           
BD 10x7 6 6 0 70 420 420 0 36$         0.51$      216$       216$       -$           
C 6x12 15 14 1 72 1080 1008 72 38$         0.53$      570$       532$       38$         

CA 5x15 1 1 0 75 75 75 0 40$         0.53$      40$         40$         -$           
D 10x10 20 20 0 100 2000 2000 0 50$         0.50$      1,000$    1,000$    -$           

DA 12x10 4 4 0 120 480 480 0 53$         0.44$      212$       212$       -$           
DB 10x12 21 20 1 120 2520 2400 120 53$         0.44$      1,113$    1,060$    53$         
DC 10x14 3 3 0 140 420 420 0 54$         0.39$      162$       162$       -$           
DD 12x12 3 3 0 144 432 432 0 56$         0.39$      168$       168$       -$           
E 10x15 20 20 0 150 3000 3000 0 61$         0.41$      1,220$    1,220$    -$           

EA 12x14 8 8 0 168 1344 1344 0 66$         0.39$      528$       528$       -$           
EB 12x16 43 41 2 192 8256 7872 384 69$         0.36$      2,967$    2,829$    138$       
F 10x20 43 43 0 200 8600 8600 0 72$         0.36$      3,096$    3,096$    -$           

FA 12x20 40 38 2 240 9600 9120 480 75$         0.31$      3,000$    2,850$    150$       
G 10x25 15 15 0 250 3750 3750 0 77$         0.31$      1,155$    1,155$    -$           

GA 12x21 4 4 0 252 1008 1008 0 79$         0.31$      316$       316$       -$           
GB 12x25 5 5 0 300 1500 1500 0 85$         0.28$      425$       425$       -$           
GC 11x30 1 1 0 330 330 330 0 96$         0.29$      96$         96$         -$           
H 10x35 8 7 1 350 2800 2450 350 100$       0.29$      800$       700$       100$       
I 12x30 8 6 2 360 2880 2160 720 103$       0.29$      824$       618$       206$       
J 10x40 2 2 0 400 800 800 0 119$       0.30$      238$       238$       -$           
K 25x22 2 2 0 550 1100 1100 0 124$       0.23$      248$       248$       -$           
L 26x22 2 2 0 572 1144 1144 0 145$       0.25$      290$       290$       -$           
M 20x30 6 6 0 600 3600 3600 0 159$       0.27$      954$       954$       -$           

MA 18x35 1 1 0 630 630 630 0 161$       0.26$      161$       161$       -$           
MB 30x22 6 5 1 660 3960 3300 660 165$       0.25$      990$       825$       165$       
MC 20x35 2 2 0 700 1400 1400 0 175$       0.25$      350$       350$       -$           
MD 22x35 1 1 0 770 770 770 0 187$       0.24$      187$       187$       -$           
N 20x40 1 1 0 800 800 800 0 197$       0.25$      197$       197$       -$           
O 43x22 2 2 0 946 1892 1892 0 226$       0.24$      452$       452$       -$           

RV 13x22 34 24 10 286 9724 6864 2860 83$         0.29$      2,822$    1,992$    830$       
414 386 28 80625 74569 6056 27,477$ 25,539$ 1,938$  

100% 93.2% 6.8% 100% 92.5% 7.5% 100% 92.9% 7.1%

Units Square Footage Rental Rate

Rent Roll

Affordable Self Storage
Boise, ID 83709
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