
1. Portfolio Overview
 

Feasibility Study 

Portfoliosize: 

1 property
~14 acres
~640–650 storage units

Higley & Thomas RV & Boat Storage 

Purchase Price Assumption: $12,000,000

Property:
RV & Boat Storage

Development

Location
SEC Higley Rd &

Thomas Rd,
 Mesa, AZ

Asset Type:
Industrial /

Outdoor
Storage

Mesa, AZ

Status: Shovel-Ready (Fully Entitled Development)



2. Stabilized Income
 

Total Units:
≈ 645 units

Based on projected operations:

Average Monthly Rent (blended):
≈ $400

Net Operating Income (NOI):
≈ $1,980,000

Gross Revenue (Stabilized):
≈ $3,200,000 annually

Operating Expenses (~20%):
≈ $640,000

Total project
cost:

$12,000,000

NOI:
$1,980,000

3. Cap Rate at Negotiated Price
Cap rate (Yield

on Cost):
≈ 16.5%

This is significantly above stabilized RV storage cap
rates (5%–6%), indicating a high-margin
development opportunity.



Total units:
≈ 645

4. Revenue Per SQ Unit Analysis

This is strong and in line with high-demand RV
storage markets like Phoenix.

Annual
revenue:

≈ $3,200,000

Revenue per
unit (annual):

≈ $4,960

Monthly per
unit:

≈ $413

Cap Rate Property Value

6.0% $33,000,000

5.5% $36,000,000

5.0% $39,600,000

5. Value Creation Potential
Using stabilized NOI:

$1,980,000



6. Immediate Equity Created

Total project
cost:

$12,000,000

Value at 6%
cap:

$33,000,000
Instant equity:
≈ $21,000,000

This represents exceptional development arbitrage
and value creation.

7. 5-Year Investment Projection
Assumptions:

• Lease-up within 18–24 months
• 3% annual rent growth

• Exit cap rate: 5.75%

Year-5 NOI:
≈ $2,300,000

Total profit:
$40M − $12M

≈ $28M

Exit value:
$2,300,000 ÷ 5.75%

≈ $40,000,000

Equity Multiple:
≈ 2.8x – 3.5x



8. Market Feasibility
Mesa / Phoenix RV storage fundamentals:

One of the top RV ownership markets in the U.S.
Strong population growth
High-income suburban expansion
HOA restrictions limiting RV parking

RV storage is a supply-constrained, high-
demand asset class.

9. Demand Drivers
Key demand factors:

Rapid growth in RV ownership
Seasonal “snowbird” population
Proximity to lakes & recreation (Salt River, Apache Lak
HOA restrictions (no RV parking)
Strong logistics and highway connectivity

This creates recurring, long-term storage
demand.



10. Risk Analysis

Development Risk

Construction execution and cost overruns.
Mitigation: Fully entitled + contingency included.

Lease-Up Risk

Time required to reach stabilization.
Mitigation: Strong existing market demand.

Interest Rate Risk

Higher rates impact exit valuation.
Mitigation: High yield on cost (~16.5%).

Market Risk

New competing developments.
Mitigation: Prime location + freeway exposure.



Category Rating

Location 9.5/10

Demand 10/10

Cash Flow 9.5/10

Growth 10/10

11. Investment Score

Overall Investment: Exceptional (Development +
High Yield)

Our Honest Opinion
If executed at:

~$12M total project cost
This becomes a top-tier development deal with
institutional-level returns.
This is a development-driven wealth creation
deal, not just income.



• 16%+ yield on cost
• $20M+ value creation
• 3x equity upside potential
• Strong demand fundamentals
• Multiple exit strategies

Key reasons:

One Important Strategic
Insight for You
Most investors focus on stabilized assets.

But the real opportunity is:

Ground-up RV storage development
Why?
• Low operating complexity
• High margins
• Strong exit demand from private equity
Advanced strategy:
• Stabilize → Sell to institutional buyer
• OR refinance and hold for cash flow

This can push valuation toward:
$35M – $40M+ within 3–5 years
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