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A-ARAKey Mini Storage
. ' San Antonio, Texas

_—

t was seven years in the making, but it's one of the most
I modern self-storage facilities the industry has seen in the

21st century.

Brundage Management Company broke ground on
A-AAAKey Mini Storage—its 44th location—in August 2011, but
the seed of the project was planted way back in 2004 —before
the commercial real estate bust and the Great Recession that
saw self-storage construction come to a screeching halt.

Tom Brundage, owner of the San Antonio, Texas-based
company that bears his name, snapped up the tract of land the
self-storage facility now calls home with plenty of development
options, including a retail strip center.

The site is strategically located in the west-northwest quad-
rant of the San Antonio metroplex, a densely populated and fast
growing area surrounded by large residential developments, big
box stores, and hundreds of thousands of employees. The area
is so strategic, in fact, that Brundage plans to buy one or two
properties within a couple of miles—effectively become his own
competitor.

“The location is phenomenal. It's a highway corner location,”
Brundage says. “I'm a big believer in unbelievable locations and
I’'m willing to spend more money on a piece of property than
anybody else.”

A Competitive Mindset

A wise businessman, Brundage made back some of the cost of
the land before breaking ground on his 44th self-storage facility.
He sold off a portion of the tract to Exxon to build a Tiger Mart
convenience store. But it was three years later before Brundage
would start planning the A-AAAKey Mini Storage—and he would
depart from the typical Brundage design.
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After building 43 single-story, mostly non-climate controlled
projects, Brundage decided to build a single, large four-story
mostly climate-controlled facility. But by the time the plans were
architected, the economy slowed down and a cautious Brundage
decided to put the project on hold until he could see the light at
the end of the economic tunnel. So the vision sat idle for three
years as the market stabilized.

Finally, in 2010 Brundage gave his builders the green light to
restart the process—but not without some major design chang-
es. Instead of one large four-story building, Brundage decided to
build a large three-story building for climate-controlled space and
single-story buildings with non-climate-controlled space to offer
better options to the community.

“I wanted to be competitive, and | couldn’t predict what the
economy would do,” says Brundage. “I thought having 100 per-
cent climate-controlled storage might be overreaching what the
market needed. So | decided to change the plans.”

Redesigning The Dream

Brundage chose Archcon Architecture, a San Antonio-based self-
storage architect that had done several projects with Brundage,
to draw a new design. This new design would essentially
change the image of the veteran self-storage brand. But pulling
off the new design came with a few challenges, according to
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2012 New Facility Winner

QUICK FACTS

Location:

San Antonio, Texas

Date Opened:

June, 2012

Rentable Square Feet:

63,695

Number of Units:

Climate Controlled — 617
Facility Owners:

Brundage Management Co., Inc.
Project Management:

Capco Steel

Architect:

Archcon Architecture Ltd.
Management Software:
Domico

Security System:

PTI Security Systems

Doors & Hallway Manufacturer:
Janus International

Jeffrey Dallenbach, principal of Archcon.
Dallenbach was tasked with arranging site
access from an adjacent road while still
maintaining visibility through an easement
full of large oak trees.

The site design incorporates a fortress-
like single-story building that spans the

front of the site. The building leads the eye
to a three-story focal point at the intersec-
tion of the highway and adjacent road.
Dallenbach explains that the prominent
three-story building steps up the site lead-
ing the consumer to the office. Locating
the large climate-controlled building at the
prominent corner with expanses of glass
and bold colors offers a focal point for all
passersby from the highway. Call it built-in
marketing.

Brundage decided to stick with the
purple and green company colors that
characterize all its buildings—and the
design incorporated those colors into the
actual structure of the building. Sizeable
sections of the building have glazed
Concrete Masonry Unit (CMU) walls with
purple surface, combined with earth tones
on the field of the walls and green glazed
CMU accent stripes. The combination
of these elements, along with aluminum
accent banding, expansive windows, and
an artfully created shape, immediately
catches the eyes of passers-by.

“The most unique design characteristic
is the building facades texture created
by the use of materials in creative ways.
Single wythe concrete masonry utilized
in a split-faced design creates a rough

texture that is representational of
South Texas limestone and is in
direct contrast with the texture of
the smooth-faced stucco coat-
ed masonry,” says Dallenbach.
“Crisp aluminum panels and the
glazing at the aluminum storefront
incorporate horizontality which
draws your eye to the bold use of
glazed masonry in the company’s
corporate colors of purple and
green.”

Overcoming Challenges

After building 43 self-storage facil-
ities, Brundage knew the con-
struction would be challenging.
He turned to Charles Plunkett,
CEO of Capco Steel, Inc., to get
the job done. After overcoming
the initial obstacle of permitting,
which included various permits
required to construct rights of
way and attach to roadways in
an area where the government

was conducting studies regarding
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endangered species, Plunkett was faced
with the obstacle of subgrade rock.

Capco brought in a rock milling machine
to undercut the rock deep enough to allow
installation of the footings underneath the
building foundations and a rock saw to cut
trenches up to I3 feet deep to allow for the
installation of utility lines. Portions of the
property had rock milled up to five feet in
depth to make way for the construction.
Plunkett also had to tackle cross slope on
the site. That required his team to install
large concrete retaining walls and tilting
the site up to seven feet in depth on the
side opposite the deep rock milling.

“We brought in a utility trenching
machine to cut out all the trenches for
the utilities. That machine was actually
guided by a global positioning system. We
had to program all data into the machine
so it could cut the trenches accurately,”
Plunkett says. “That was a bigger ordeal
than milling the rock.”

Complicating matters, the southern
boundary of the property was less than
one foot away from the property line.
There was literally no room left to build
the seven-foot concrete retaining walls.
Luckily, the neighboring apartment com-
plex allowed the construction crew to
work on its property to get the job done.
In a move to be a good neighbor, Plunkett
says his team left the apartment’s property
in better condition than they found it.

Then there were the water issues.
When Brundage sold the adjoining prop-
erty to Exxon, plans called for a joint
access drive. But when building designs
changed the joint access drive had to be
relocated. During the project delay, Exxon
decided to get out of the convenience
store business and sold the adjoining
property, leaving Brundage to negotiate
with the new company to sign off on a
revised plat. The end result: The entire
project was built without on-site water.
The water meters and check valve weren’t
installed until after the storage building
was completed.

“The only water we had was from a
fire hydrant that was not close,” Plunkett
says. “We did not get approval to set
the water meter in until a Wednesday.
We literally got our occupancy approval
on Friday. We welcomed tenants in on
Monday. It was close.”
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New Facility Winner 2012

Unique Construction Techniques

The architectural design and the materials it called for pre-
sented one of the largest obstacles for the construction team.
Plunkett says working with the glazed CMU walls was some-
thing he had never tackled before. His team had to make sure
split face CMU, smooth CMU, and glazed CMU all worked in
concert in precise locations of a large structure to create this
finished product.

With changes in elevation in the foundation of the large
three-story building, combined with linear lines that inter-twine
around the perimeter of the building, placement of horizontal
elements was crucial. This involved the careful planning and
monitoring of the elevations where various differing elements of
the building were located.

“Think of a structural cinder block, but on the outside you
have a glazed finish that’s a quarter inch thick. So when you
look at the building, you see blocks of purple color and little

lines of green color,” Plunkett explains. “What made it interest-
ing was that the owner did not want the joints between the cin-
der blocks to by a typical mortar color. They wanted the same
color as the blocks.”

Plunkett's team searched high and low for weeks but the
matching mortar did not exist. The team had to figure out how
to get the borderlines between the blocks to match. The solu-
tion: flush striking the mortar joints between the CMU rather
than a typical concave mortar joint. This was so that the joints
would not “telegraph” through the finish and be visible.

The team then used a special colored epoxy grout in the
exact color as the glazed CMU to place over the mortar joints.
The mortar between the block was cut back to an appropri-
ate depth so that the joints could then be filled over with the
colored epoxy grout. The end result of this is a large block of
color where the typical joints disappear. The epoxy serves as a
waterproof barrier between the blocks.

The walls of the building were painted with a high quality,
elastomeric paint coating. This system serves as the primary
waterproofing system on the building. The challenge was that
the smooth, sand textured block and split face block were to
be painted different colors. This meant that the line between the
differing elements, as well as the line where this paint system
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abutted the colored CMU, had to be precisely cut in to provide a
neat straight line and fully waterproof each joint or transition. Capco
applied a base coat of primer-filler and then two coats of high qual-
ity elastomeric paint. This was a painstaking process and took a
great deal of time to achieve.

“This project is very, very progressive. If you look at the mixture
of building materials and the finish on the building, for example, that
three-story building it incorporates smooth block with an EISF or a
sand finish on it,” Plunkett says.

“There are elements of the buildings with a coarse sand finish
that’s painted one color. Then you have elements with split-faced
block with rough-textured block and that’s actually a different color,”
Plunkett says. “Then you have these large blocks of purple color
with the glazed block. Then you have these lines that traversed the
building of this green-glazed block. It’'s kind of almost monochro-
matic in that these are just sort of different depths of color within
the same family. On top of that you have large expanse windows.”

Capco Steel installed the complete metal building systems, as
well as the special aluminum linear panels. These panels required
precise placement to integrate with the window systems and flash-
ings that were required.

“We hadn’t used these composite aluminized panels before,”
Plunkett says. “On the building, you will see that around the win-
dows and certain elements there are horizontal lines. Those are
aluminum panels and they are smooth. Altogether, there are five dif-
ferent finishes but it’s not busy to the eyes. It's modern, streamlined
and attractive. This facility is edgy compared to so much of what
we see in our industry.”

Secure, High-Class Interior

Brundage chose Janus International to provide complete hall sys-
tems and unit doors. Brundage opted for the 650 model doors and
the complete-flush panel system. All walls in the corridors are flat
surface, high gloss white panels including headers over the unit
doors in the interior climate-controlled space. Janus also provided
a flat panel high gloss white full ceiling system in the interior cor-
ridors, as well as purple and green doors on the corners of the
three-story building.
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2012 New Facility Winner

“Brundage went the extra mile with top
of the line systems,” says Clay Cullins,
Central Regional Sales Manager for Janus
International, which is headquartered in
Dallas. “The facility is impressive inside
and out. When customers walk in, they
don’t feel like they are in an industrial
warehouse. This is a totally finished prod-
uct built with consumer comfort in mind.”

Because the fire marshal required a full
20-foot wide opening at the drive-through
gate, a special two-stage gate had to
be installed. This type of gate is highly
uncommon, rather expensive, and there
are very few companies capable of install-
ing such a gate. The best company in the
area was hired to provide and install the
required gate and it functions perfectly.

Advanced Security Systems and PTI
Security supplied and installed the secu-
rity and controlled access system. The
primary gated entrance is directly adjacent
to the office. Windows provide visibility for
additional security. Direct access from the
on-site managers’ apartment to the office
and gated entrance incorporates visibility.
Wrought iron fencing sits between the
individual buildings. Safety-wise, a cus-
tom designed canopy spans 14 feet in
the air from the three-story building to the

adjacent ambient building. The canopy
creates shade and weather protection for
multiple users at the same time.

Completing The Finishing Touches

Customers who step foot into A-AAAKey
Mini Storage’s office find an impressive
design with muted purple and green,
harmony wood, and soft field colors. High
quality quarry tile covers the floors and
the ceiling sports sheet rock a la a high-
end home. Cabinets have frosted glass
doors and overhead LED lights shine over
the counter and product display areas.
The accent lights are linear with a strong
vertical element and emit light in purple or
green to accent the company colors.

The apartment is like a high-end cus-
tom home with two bedrooms, two baths,
and plenty of windows. The ceilings are
sheetrock finished with a fine sand tex-
ture. The walls are flat finish. The spa-
cious kitchen is fitted with rich, clear
stained, birch wood cabinetry together
with brushed stainless pulls and knobs.
Cabinets hang above the bar top seating
with clear glass doors to display china and
crystal or various other items of impor-
tance. The kitchen is equipped with high
end appliances including a built in cook
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top with down draft exhaust. There’s even
a garage and an outside patio.

In keeping with the Brundage style,
the landscaping was installed fully grown.
Colorful plants are installed in one-gallon
containers and shrubs in five-gallon con-
tainers, and trees are installed in the larg-
est size that can practically be moved
on site. Plants are densely placed. The
project is naturally surrounded by oak
trees that frame the property, and areas of
grass, rock, plantings, trees and the like
are part of the picture. The facility opened
its doors in June 2012, and after three
months, was 55 percent occupied.

“The building’s prime location is superb
marketing, but we also handed out plenty
of flyers,” Brundage says. “We always try
to be very friendly with the neighborhood
associations, so the community was very
eager for us to open this facility to meet
their storage needs. | can build a Taj
Mahal on any piece of dirt but if it doesn’t
make money, then | made a mistake. With
A-AAAKey Mini Storage, we built a beauti-
ful facility that’s also successful.” MM
Jennifer LeClaire is a freelance writer based in
Hallandale Beach, Florida, and a regular contributor
to MiniCo’s publications
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otorists heading along a stretch of Interstate

10in San Antonio sometimes experience a

spell of distracted driving as they pass a

three-story building with unusual stucco

walls -and three eye-catching, galvanized cisterns that
stand guard near the facility’s main entrance.

A sign reading “Self Storage” is the only clue to the

identity of this structure. Rows of orange roll-up doors

and cinderblock construction are absent from this design.

San Antonio, Teuas

by David Lucas

Instead, the facility houses a sustainable water catchment
system that includes a filtration pond and three rainwater
collection tanks holding 19,800 gallons of rainwater.

Stor Self Storage Cresta Bella is unlike any storage
facility Texas residents have seen in these parts. The strik-
ing design of this unusual facility also caught the attention
of Mini-Storage Messenger editors, who have named Stor
Self Storage Cresta Bella the 2013 Facility of the Year
Overall Winner.

Facility Of The Year Winners
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2013 Overall Winner

Creating An Unforgettable Identity

Stor Self Storage Cresta Bella is a three-
story, 5783-unit facility that includes
1,500 square feet of retal space and
a 1,000-square-foot on-site manager’s
apartment. Cresta Bella, which opened in
April, also features dedicated wine storage,
three floors of climate-controlled units,
state-of-the-art security components, cov-
ered loading, and an Insomniac Kiosk.

The facility’s water catchment system
captures nearly 90 percent of the runoff
from the roof and drive aisles and an irriga-
tion system distributes the rainwater to the
grounds to feed the native vegetation. The
two-story water tanks create an unforget-
table identity for passers-by. “Most cus-
tomers come in the first time asking about
the tanks,” says Cliff Wynn, vice president
of acquisitions and development for Hixon
Properties Inc. “It's an eye-catcher and
people are interested in it.”

The building architect has a somewhat
different perspective on Cresta Bella’s
most memorable feature. “The biggest
element we get repeat comments on is
the stucco system, a craftsman developed
system where they give it a staining tech-
nique that almost makes it feel like leather
for more of a rustic character,” says Jeff
Dallenbach, an architect with San Antonio-
based Archcon Architecture.

No matter whose opinion carries more
weight, the design elements work together
to create a dynamic combination of stuc-
co, stone, and steel. Cresta Bella is a wel-
coming oasis for customers to store their
precious belongings in secure, climate-
controlled conditions.

Challenging Preconceived Notions
Favorable demographics in the surround-
ing area and exceptional visibility of the
site attracted the owners to this location.
Households in the area have relatively high
annual incomes and the market did not
contain any Class-A self-storage facilities.
The site seemed ideal for storage,
however, the municipality, neighborhood,
and several other interest groups didn’t
exactly form a welcoming committee for
self-storage. HPI's mission was to cre-
ate a forward-thinking design that would
challenge preconceived notions about a
modern self-storage structure. Despite
the obstacles, the attractive location
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presented an opportunity larger than the
challenge.

“We had been looking in the area for
years and it was hard to find an efficient
site at the right price,” says Wynn. “The
location, demographically speaking, was
the exact area we wanted to be in. With
the I-10 frontage, the traffic count was
very high.”

The parcel was encumbered by
three deed restrictions prohibiting self-
storage. The restrictions were imposed
by a nearby park association, a residen-
tial association, and by a commercial
organization. In addition, the proposal for
self-storage on the site required it to be
re-platted through the City of San
Antonio, which can be both a lengthy
and costly process.

Besides the involvement of the munic-
ipality and neighborhood groups, the
Texas Department of Transportation
played a role in Cresta Bella’s approval
because of right-of-way entry. In addition,
the community’s Architectural Control
Committee had a say in the selection of
building materials, colors, and signage.

Wynn acknowledges the deed restric-
tions were among the biggest challeng-
es facing the developer. “Convincing all
those involved that it was in their best
interest to have self-storage at this loca-
tion was certainly a challenge,” Wynn
says. “We were able to overcome that
through educating them about our par-
ticular product.”

HPI emphasized to the interested par-
ties that roll-up doors facing the street
were not going to be used to advertise
self-storage. The developer also noted
that self-storage has a low impact on the
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neighborhood in terms of noise, traffic, and
light pollution.

With six other locations in the San
Antonio area, HPI successfully demon-
strated a reputation for creating aestheti-
cally pleasing facilities that are sensitive to
their surroundings.

“The quality and attention to design that
we have is similar throughout,” Wynn says.
“That was critical in that we were able to
show them actual facilities that were attrac-
tive. Once you’re able to show a neighbor-
hood that storage doesn’t have to be ugly,
they start to warm up, their perception
starts to change.”

Problems With The Site

While HPI considered the site to be ideal
for storage, the physical composition of
the land made construction challenging.
First of all, the site was less than two acres,
which was not ideal to accommodate
the proposed 86,000-square-foot build-
ing. What’s more, the soil and drainage
conditions on the property required the
contractor to remove, replace, and build
up the soil, which added cost and time to
the project.

“The site was very small to work with
compared to the size of building that’s on
it which didn’t leave us a lot of room to
store materials,” says Ted Culbreth of SBS
Construction in Boerne, Texas.

Dallenbach notes that the project was
in the Highway Corridor District, which
required the use primarily of stone and
stucco materials with a limited amount of
metal in the design. The requirement meant
that scaffolding remained on the sides of
the building for over two months, which
construction crews had to work around.



Overall Winner 2013

Soil was removed to a depth of nearly
four feet to the limestone base and then
built back up in areas so it was level with
the street.

Since the site is located over an
aquifer recharge zone, environmental
regulations required that runoff water had
to be filtered on site. A detention pond
was built lower than street level and
pumps were installed to remove standing
rainwater.

Catchment System

The greenest feature of the facility is the
rainwater catchment system, which cap-
tures rainwater from 55,000 square feet
of surface area. This ambitious project
encompasses the building roof, covered
parking area, drive lanes, and sidewalks.

“They are the only customer that
we've ever done that for,” Culbreth
notes. “lt's not something we typically
see in storage. This project had about 10
things you don’t typically see in storage.”

The water is directed to drains and
taken through an underground pipe sys-
tem to a sand filtration basin. The system
efficiently uses rainfall to effectively meet
Cresta Bella’s landscaping water needs.
It takes just over a half-inch of rainfall to
fill the three tanks.

The Texas Commission on Environ-
mental Quality mandates water filtration
on the site, but the water catchment sys-
tem is a voluntary measure HPI adds to
many of its building projects. “It's some-
thing we like to do when we can,” Wynn
attests. “We find it provides us with an
advantage. People recognize that and
often call us and say, “You're the facility
with those catchment tanks.””

The two-story cisterns that capture
rainwater also serve to break up the
building’s massive fagade, which is near-
ly the length of a football field.

The architect also employed varying
materials and alternating shades of color
for visual relief. The most prominent
corner, which houses the retail space,
extends out from the body of the build-
ing and steps down to two stories. The
distinctive retail center is clad in Texas
native cut limestone, which is the promi-
nent stone on the property. The site is
situated with limestone hillside accents
and surrounded by groves of trees.

“The craftsman developed stucco was
somewhat of a pallet to emphasize the
cut stone that projects from the building,”
Dallenbach says. “The native Texas lime-
stone links it to our region, but it also gives
you a great distinction of texture between
the different elements on the building. So
you get the rugged feel of limestone and
then it transitions and steps back to a
smooth leather-like stucco system.”

The design of the stucco was equal parts
science and art. “The finish on the exte-
rior stucco was a very specialized stain—it
was multicolored,” says Stephen Schiffman,
president of SBS Construction. “We had
a specialized contractor who was an artist
who colored the building.”

He explains that several acids that react
with the concrete were used to turn the wall
various colors. “It's pretty dramatic when

complements the customer service of
the on-site manager by providing another
option for on-the-go tenants. The retalil
office’s polished concrete floor and stucco
panel front desk wall are stained to reflect
the exterior colors. The Texas native lime-
stone used as an exterior facade element
is incorporated into the interior columns
of the office.

The sales counter’s granite counter-
tops and custom cabinetry complete a
high-end look for the retail office. “lt's
a high income area, so we wanted to
maintain a comfortable level for the
clientele that would be utilizing the space,”
Dallenbach notes. “We also wanted to
keep it contemporary with a combination
of stained floors and cut limestone.”

The retail interior features a masonry
veneer of limestone, exposed structural

you drive by. It has more of a contemporary
office look than it does a storage look.”

Another innovative means the architect
employed to break up the visual building
mass was through living screens, which are
planted with confederate jasmine to provide
additional greenery to the facility facade.
The landscaping was developed to soften
the effect of stone and stucco along the
facade. The screens also have the added
benefit of helping to keep the building cooler
during the summer.

Upscale Retail Space

At the entry to the retail space, the facility
has an easily accessible Insomniac Kiosk
from Phoenix-based OpenTech Alliance.
The kiosk integrates new technology while
increasing the convenience of the storage
experience. Insomniac allows tenants to
reserve and rent units, print leases, pay
bills, and purchase locks during tradition-
al office hours or after hours. The kiosk

Facility Of The Year Winners

steel elements, and energy efficient store-
front glazing. Large expanses of storefront
glass on the office allow natural light into
the space.

The use of exterior elements indoors
required several specialized tradesmen to
complete. “Not only did we have to find
trades that would do those applications
on the exterior of building, but trades that
would do them on the interior as well,”
Culbreth says. “The finish on the interior
is held to a different standard than the fin-
ish on the exterior, so finding trades that
could provide a higher level of finish would
be difficult.”

Schiffman notes that Hixon Properties
considers the appearance of their facili-
ties a critical component of their success.
“They build class-A and their operations
demand that kind of finish,” he says.

The facility is constructed of structural
steel and cold rolled, formed steel mem-
bers that create a 10-by-10 grid system,
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allowing load bearing walls every 10 feet.
The interior hallway systems, which were
installed by Temple, Ga.-based Janus
International, incorporate two large cargo
elevators. R-32 insulation is used under
the roof deck.

The site also features a covered drop-
off area, where tenants can escape the
hot Texas sun while moving in.

The on-site manager’s apartment is
situated on the ground floor away from the
heavily trafficked sections of the property.
The two-bedroom apartment achieves
a high-end appearance by incorporating
granite countertops, stainless steel appli-
ances, and dark wood laminate flooring.

While many storage operators have
moved away from on-site managers on
new properties, most of HPI's facilities
have them. Wynn sees advantages in
offering the apartments. “Sometimes it's
hard to pencil out the returns of doing
that, but what it allows us to do is retain
some of the best managers,” Wynn says.
“Those apartments are great selling tools
to allow them to stay with us long term.”

Wine Storage
The 1,125-square-foot wine storage com-
ponent caters to the facility’s upscale cli-
entele. A refrigeration system is designed
to maintain consistent temperature and
humidity in an ideal setting for wine.
Janus International installed nearly 50
wine storage lockers with a variety of
unit sizes from 2.5-by-2.5 to 10-by-12.5.
The storage space serves as both a per-
sonal wine cellar and commercial storage

for restaurants. “This is our fourth loca-
tion with wine storage. Everywhere we've
done it has been very high household
incomes and it's worked out fine for us,”
Wynn says. “It helps set us apart from our
competition in terms of the perception of
quality for the overall facility.”

The envelope for the space incorpo-
rates a traditional insulated wall system
and rigid board insulation in the walls and
slab to ensure a clear thermal break from
the rest of the building.

SBS made two pours of the foundation
under the wine storage space. After the
first pour of concrete, a layer of polyure-
thane foam was installed, then the final
pour. “The entire room had to be airtight
because if the system leaked air, the room
would condensate,” Schiffman explains.

Marketing

Prior to opening, a “Coming Soon” land-
ing page was used to build an online
presence for Cresta Bella. The market-
ing strategy included mailers as well as
fostering relationships with surrounding
apartment complexes. Wynn estimates
that 90 percent of the company’s market-
ing is done through Web efforts, including
search engine optimization, pay-per-click,
and website promotion. The strategy is
working as the facility is on target to meet
or exceed the proforma lease-up of 36
months.

HPI has not dedicated special mar-
keting for wine storage, relying on word
of mouth from current wine customers.
“Most of them are either private collec-
tors or members of some wine club,
so word of mouth works well,” Wynn says.

The signage continues Cresta Bella’s
green theme by incorporating energy effi-
cient LED lighting into both a building sign
and monument sign. Signage required
multiple layers of regulation and approval,
including gateway corridor design require-
ments as well as the master planned com-
munity’s architectural control committee.

Since the facility is located near a
military base, design parameters included
military dark sky overlay requirements.
This ordinance regulates the type, inten-
sity, and positioning of all outdoor lighting
to reduce glare and other distractions
that could impact the base’s night training
operations.
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“We utilized wall mounted fixtures that
were shrouded so only a certain percent-
age of lighting could project upward,”
Dallenbach says. “They light up areas that
would be used after hours and create a
safe environment but not hinder the dark
sky requirements we had to comply with.”

Cresta Bella’'s computer technology
operates with SiteLink Web Edition. The
company’s website uses SiteLink API to
pull real-time data that allows for online
account management, payments, reser-
vations, and up-to-date pricing. SiteLink
integrates directly with Blue Moon, which
allows Texas-based operators to print
documents more quickly and reduce data
entry errors. Blue Moon is designed to
reduce paperwork and associated printing
and storing costs.

The facility’s keypad controlled security
elements are offered through PTI Security
Systems of Scottsdale, Ariz. Units are
accessible 24/7 via security controlled
access points. Tenants enter the wine
storage area by keying in a passcode,
adding another level of security.

Translated from both Spanish and
ltalian, “Cresta Bella” means “the beautiful
crest, or hilltop.” Cresta Bella is also the
name of the master planned community
where the facility resides. As Facility of
the Year, Stor Self Storage Cresta Bella
certainly lives up to its name, and then

some. MM

David Lucas is a freelance writer and editor based in
Phoenix, Arizona.

QUICK FACTS

Facility Owner:

HPI Cresta Bella, LLC, San Antonio, Texas
General Contractor:

SBS Construction, San Antonio, Texas
Architect:

Archcon Architecture, San Antonio, Texas
Kiosks:

OpenTech Alliance, Phoenix, Arizona
Doors & Interior Systems:

Janus International, Temple, Georgia
Security System:

Sitesafe/PTI Security Systems,
Scottsdale, Arizona

Management Software:

SiteLink by SMD, Raleigh, North Carolina
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Fand Ranch, Ltd.
doesn’t sound like the

name of a self-storage owner at first glance.

As the name implies, Fasken is a petroleum producer
and ranching enterprise. But Fasken also owns a diverse set of
real estate holdings, including warehousing, residential subdivisions, apartments, retail, and office.

Until recently, self-storage was missing from Fasken’s real estate portfolio. That changed when a storage facility went up near
one of Fasken’s residential properties in San Antonio. When the storage developer approached Fasken about obtaining a water and
sewer easement through the property, the oil enterprise quickly became interested in their neighbor’s project.

Eventually, the storage developer was put in charge of charting a course that would take Fasken into new territory. Self-storage
held the promise of additional diversification, new revenues, and, as it turned out, public acclaim. It was from this perspective that
Fasken developed Mines Road Self Storage in Laredo, Texas.

Fasken Oil and Ranch, which has been in business for over 100 years, develops all of its real estate holdings with plans to hold
them virtually forever. “Fasken’s philosophy is to build quality projects and upgrade materials for better quality so projects have a
longer life so they can be long-term assets,” says Benjamin Puig, Fasken’s real estate development manager/Laredo division.

The Midland, Texas, company has a reputation for building first class facilities, using upgraded materials and best practices.
“They are absolutely intent on having high quality products in everything they do,” says Charles Plunkett, CEO of Capco Steel in San
Antonio. “They want things that are going to hold up. They realize in the long haul, it's going to reduce operating costs and provide
a great product for customers.”
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This unwavering focus on attaining the highest quality paid off as Fasken’s first self-storage endeavor has earned
Mini-Storage Messenger’s highest honor: the 2014 Facility of the Year Overall Winner.

Laredo’s Rapid Growth
Laredo is a key point in the cross-border trade with Mexico, which has contributed to the city’s rapid growth in
commerce, development, warehousing, and infrastructure. Laredo’s proximity to the Eagle Ford Shale oil and gas
deposits undoubtedly has spurred the area’s unprecedented growth.

Fasken became interested in storage after being approached by Skeans Development about the water easement. i
Mark Skeans, owner of Skeans Development and past president of the Texas Self Storage Association, took Fasken : JU—
representatives on a tour of his facility in Schertz, Texas, near San Antonio. L :

Skeans and Fasken formed a business relationship to develop Fasken’s first facility in Laredo. Skeans turned to
30-year veteran Capco Steel as general contractor and Archcon Architecture of San Antonio for the facility design.
Capco Steel has built nearly 60 million square feet of self-storage projects in 36 states. Macina Bose Copeland
provided civil engineering services.
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The project sits on five acres near
Interstate 35 and Loop 20, which is a
major feeder road around the city. Mines
Road Self Storage resides within a master-
planned parcel that includes two apartment
complexes as well as Fasken-owned retalil
and restaurant properties.

The project comprises five buildings,
which include an office, apartment, and 22
mini offices. Approximately one-third of the
largest building is unfinished and awaiting a
second phase that will include eight addi-
tional mini offices. A portion of the future
building area is now dedicated to RV and
boat storage.

Code Challenges

The City of Laredo was in the process of
adopting a new version of its International
Building Code around the time Mines Road
was being developed. Since the 2012 code
would contain significant changes from the
2009 version, the developer had a choice
to make: either slow the development pro-
cess so the facility could incorporate the
new, unknown code changes that could
potentially delay the start of construction,
or speed the process and build the project
under the existing code.

“The issue was that we didn’t have as
much exposure to the new version of the
code yet,” Plunkett says. “We didn’t know
what kind of hidden things are in there that
may be different from the 2009 code.”

The developer chose to speed up the
process and submit plans for the facil-
ity before the new code went into effect
in January 2013. The developer submit-
ted plans two days before the new code
went into effect and construction of the
69,000-square-foot facility began in June
2013.

Building a self-storage facility in the des-
ert Southwest, in 105-degree heat, with 20
mph winds blowing dust around the project
is a challenge unto itself, but the project ran
into several other problems along the way.

“There were several issues where build-
ing officials weren’t interpreting the code
correctly and trying to force us to do things
that were not required,” Plunkett recalls.

One of the major issues arose when it
was time to obtain a certificate of occu-
pancy. Since mini offices are a new concept
in Laredo, their requirements were subject
to some interpretation.

“At the last minute when we were try-
ing to get the certificate of occupancy,
they weren’t going to give it to us,”
Plunkett says. “They told us to put in more
bathrooms for the mini offices. There are
office buildings all over this city that don’t
have a bathroom in every suite. The code
doesn’t require that.”

After several days of discussions and
the intervention of the architect, the city
finally acquiesced and provided the cer-
tificate of occupancy.

The development required the installa-
tion of infrastructure improvements entail-
ing a lengthy approval process from the
Texas Department of Transportation and
the City of Laredo. Improvements includ-
ed a new intersection with a traffic signal
and deceleration lane as well as a new
street terminating behind the facility that
will also serve the future apartment com-
plexes. This endeavor required significant
engineering, a traffic study, and an impact
study.

Eye-Catching Design

The exterior design goal for the Laredo
facility was to establish a presence reflect-
ing contemporary Texas regionalism,
according to Jeff Dallenbach, Archcon
principal. Mines Road is a progressive,
soaring design that catches the eye of
passers-by. A two-story office and apart-
ment design draws the eye to the con-
temporary cubic shapes of earth-tone
stucco. The modern portico canopy is
designed with angular tube steel and a
sloping roof that projects outward to wel-
come visitors to the leasing office.

A vertical stairwell serves as a signage
element and transitions to the mini offices,
which line the two primary facades of the
building. Each mini office has a sloping
exposed steel canopy to protect tenants
from the intense sun.

The Texas regionalism design is
addressed with the combination of sloping
steel roofing, differing color stucco cubes,
and limestone planting beds. Transitioning
between the climate-controlled building
and the drive-up storage structures are
two clear span canopies that provide
protection from the elements for tenants
unloading items to be stored.

The interior of the office features earthy
colors, which coordinate with the colors
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on the building’s exterior walls. The cabi-
netry softens the space using a natural
maple wood. The countertop at the front
desk is made with durable granite, while
other countertops are finished with high
definition laminate resembling a slate
stone finish.

The interior of the second floor apart-
ment has the feel of a luxurious custom
home, with 1,580 square feet of contem-
porary living space. The kitchen is spa-
cious and utilizes the same natural maple
wood cabinetry as the office. The kitchen
countertops include both bar height and
counter height natural granite. The two-
bedroom apartment has two bathrooms,
including a master bath equipped with a
42-inch oval Jacuzzi whirlpool tub.

Construction

The building extderior is constructed
primarily of structural CMU with load-
bearing walls heavily laden with reinforc-
ing steel. The structural CMU walls were
overlain with a skim coating of EIFS finish
system, which was then painted with two
coats of high quality elastomeric paint.

The exterior incorporates large tubular
steel columns that sweep up and away
from the building. These columns sup-
port a roof structure that extends out in
front of the structure with a steep fly-over
design. When combined with rectangu-
lar archways and horizontal projecting
roof assemblies around the front entry,
the finished product offers a dramatic
appearance.

The roofline is fully enclosed behind
parapet walls with concealed roof drains.
Capco installed a 60-mil TPO roof sys-
tem that is more commonly found on
office buildings, schools, and institutional
facilities.

A Munters desiccant wheel was
installed with the climate-controlling sys-
tem to dehumidify and pre-condition the
air before being sent to the air handlers.
This helps to cool the air more easily and
reduces the required tonnage of air con-
ditioning by approximately 50 percent.

The storage buildings were construct-
ed with steel framing and a 24-gauge,
Galvalume finish, standing seam roof.
Skeans included extra-large, 12-foot-tall,
industrial storage units to accommo-
date cross-border shipping needs. These
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units feature motorized, keypad-activated
large doors for ease of entry.

High-grade tile floors in varying colors
and patterns were installed in the leasing
office as well as the mini offices. The mini
offices also feature solid natural finish birch
wood doors.

Mini Offices Are Hot ltems
The idea of adding mini offices to the Laredo
store originated from Skeans, who built 36
offices at his 3009 Self Storage operation.
“That concept went over really well in San
Antonio and the market in Laredo doesn’t
have anything like that,” Skeans says. “In
Laredo, office space is very sought after.
We’re on a major thoroughfare, so it made
sense that mini offices would go well and
obviously they have.”

All 22 offices are rented and there
is a waiting list of 10 more business-

es. Mini offices appeal to small business
owners who want to move out of their
houses or garages and gain a retail pres-
ence. Insurance agencies and healthcare-
related businesses are among the
companies occupying the offices.

The mini office is 12-by-12 feet with a
glass storefront and an individual door. A
rear door leads to a 12-by-18 foot ware-
house equipped with a roll-up door that
allows access to storage units, restrooms,
and a conference room. Mines Road has
several 12-by-16 foot maxi offices with
16-by-18 foot warehouses.

Security

Skeans engaged Advanced Security of San
Antonio to provide a PTI StorLogix system.
Entry access is via PTl Apex keypads at
both drive gate locations and entry doors
outside of the fence. The gate access

Facility Of The Year Winners

drive-up keypads incorporate an unusual
feature in that each station includes two
keypads: one high and one low. This
provides easy access for both drivers
of passenger cars as well as for taller
vehicles such as moving trucks and RVs.

The keypads incorporate customiz-
able displays that provide a greeting to
tenants or a personal message alert-
ing them to issues such as delinquent
accounts.

The 22 mini offices have two keypads
that restrict access into the climate-
controlled building to only office ten-
ants. There are 32 high-resolution color
cameras feeding into two high definition
digital video recorders. These camera
feeds are displayed on three 32-inch
color monitors in the leasing office.

Ten intercom stations are located
throughout the property as well as a
commercial grade stereo system piping
music continuously throughout the facility.
The music is played over 24 individual
speakers, which are located within the
climate-controlled storage area as well as
on the outside ambient buildings along
the drive aisles.

A monitor inside the office displays
PTlI's Site Graphics software system,
which is a graphical representation of
the facility. “It will automatically update
and change colors based on unit sta-
tus—whether the unit is vacant, rented,
delinquent, or whether the customer
is currently on site,” says Jon Loftin
of Scottsdale, Ariz.-based PTI Security
Systems. “It’s a tool not only for the man-
ager to be able to see what’s happening
at the property, but it's also a marketing
tool for self-storage customers because
they can see a map that is dynamically
updating. The manager can use a remote
control to show the customer where their
unit is located and how to get to it.”

An INSOMNIAC ILock system pro-
vides individual unit security and access
control through advanced wireless tech-
nology. ILock integrates with the PTI
StorLogix system, allowing locks to auto-
matically engage and disengage when
tenants gain access at the keypad. When
tenants log in at the keypad to gain entry,
the system sends a wireless signal to
disengage ILock, which allows the tenant
to access a unit.
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ILock provides additional security and management advantages. If a tenant
becomes delinquent, the SiteLink management software notifies ILock and the unit gets
over-locked automatically. The INSOMNIAC ILock automates the over-locking process,
allows operators to control access to vacant units, and provides added security to every
tenant’s unit.

Robert Chiti, CEO of Phoenix-based OpenTech Alliance, notes that ILock can help
prevent errors that occur with over-locking, such as securing the wrong unit. Also, the
manager doesn’t have to leave the office to over-lock a unit. “This electronic locking
system automates the entire process because it prohibits a user from getting into a unit
when they’re not supposed to,” Chiti says.

Doors And Hallways
The walls and ceiling consist of a Janus corridor system with all flat panel, high-gloss
white finish. The hallways are well lit with bright white fluorescent lighting. The corridors
also house 18 Solatube skylights, which have a light-transmitting acrylic dome on the
roof where light enters and travels down a metal tube to a diffuser located at the ceiling.
Janus installed Galvalume exterior doors with filler panels at the top. The hallways
feature upgraded flush full ceilings to minimize the industrial look of visible pipes and
air conditioning ducts. Mines Road has motorized openers in its RV units that can be
accessed wirelessly with remotes.

Management

The store’s SiteLink Web Edition software allows access to key data from anywhere in
the world through cloud-based technology. SiteLink allows owners and managers to
coordinate activity 24/7 from any computer or mobile device.

SiteLink resides in the cloud as well as on a local computer so that if the Internet
goes down, the facility still has access to data at the counter.

One of the top SiteLink features is the ability to roll out online payments and res-
ervations in one step using a website template that employs client-defined business
rules. The property management system allows tenants to pay rent, reserve units, and
gain access to their accounts anytime. The system gives the owner and management
access to real-time data, settings, reports, and corporate control at any time.
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Marketing

A large component of the marketing strat-
egy is an on-site billboard that was used
during construction to display a render-
ing of the 278-unit facility and a “coming
soon” message announcing self-storage
as well as mini offices.

As the project was nearing completion,
a banner was installed across the front of
the facility noting “small offices for lease.”
Within only a few hours of hanging the
banner, Mines Road Self Storage received
17 phone calls inquiring about the offices.

To promote a ribbon cutting ceremony
in August, the management team joined
with the Laredo Chamber of Commerce
to send more than 1,000 invitations to
chamber members, dignitaries, and U.S.
Customs and Border Patrol officials.

Mines Road has developed a cross
advertising campaign with neighboring
apartment complexes as well as on-site
mini office tenants. Skeans reports that
the best marketing is done by the building
itself. Drive-by traffic is a powerful market-
ing force with 65,000 vehicles passing the
facility every day.

Occupancy during the first three
months of operation reached 37.5 per-
cent, which is ahead of projections. With
an award-winning initial venture into self-
storage, it appears Fasken Oil and Ranch
has struck gold. M
David Lucas is a freelance editor and writer based in
Phoenix, Arizona

QUICK FACTS
Facility Owner:

Fasken Qil and Ranch Ltd.
Developer:

Skeans & Associates
General Contractor:
Capco Steel

Architect:

Archcon Architecture
Doors & Hallway Systems:
Janus International
Security System:

PTI Security Systems
Management Software:
SiteLink
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San Antonio, Texas

by Steve Bergsman

hen Mini-Storage Mes-
w senger checked in with

the operating team
at Brundage Management
Company, Inc., in San Antonio to talk about its winning entry
for the Facility of the Year Award, Donna Muse-Marcy, chief
operating officer, was wearing purple, but Bert Denson, vice
president of Development and Construction, has a preference
for lime green.

None of this who's hue business would be important
except that one of the outstanding features of A-AAAKey Mini
Storage #45 on North Loop 1604 West in San Antonio is its
dramatic use of flamboyant colors, particularly purple and lime
green, which are contrasted against a background of dark and
light grey. Make no mistake, this year’s winner of Facility of the
Year is no shrinking violet—even though some people may see
violet where others see purple.

Brundage Management, which developed, manages, and
owns the facility, was out to make a statement—and it did. As
some of the folks in the commercial area around the facility
have told Brundage Management, they call the self-storage
facility “The Landmark” because of its presence. Or, due to
its dramatic night lighting, it has also been referred to as the
“Starship Enterprise”.

Perhaps the ultimate compliment by a client was the per-
son who declared, “This place is nicer than my house,” which
is not something you often hear about a self-storage facility.

One of the things that gives A-AAAKey Mini Storage
#45 its noteworthiness, besides its color scheme, is it size
and standing. The facility consists of five buildings, totaling
124,000 square feet, distributed across three and a half acres.

'I_L'-""-:.t_';F MF qr‘.E

*2“15*

:ﬁ t%{"!/ﬁ'

rh?f

There are four single-story, non-climate-controlled buildings that
total 16,900 square feet of rentable space and a three-story, fully
climate-controlled building of 78,420 square feet of rentable space,
1,260 square feet of lease and sales office, and a 2,738-square-

foot apartment. In addition, a glass enclosed front-of-building
edifice with a distinguished check-pattern roof stands four-stories
high as does the Claes Oldenburg-inspired key shaped signage,
as distinctive as any modernist sculpture in a public place.

Brundage Management also has another subset called Sun
Loan, a consumer loan and tax business, and when A-AAAKey
Mini Storage was built, Brundage added a building for Sun Loan,
making the campus appear even larger.

There are many small touches that add to the facility’s distinc-
tiveness. For example, inside the gated areas of the storage facility
and along the drive aisle behind Building Two, Sun Loan’s pres-
ence is indistinguishable from the rest of the storage units. The
back of the office has six dummy doors installed, which make the
rear wall of Sun Loan identical to the rest of the storage units on
Building Two—all with lime green roll-up doors.

The unusual check-patterned roof of the glass-enclosed edifice
isn’'t just a single-shot of design, it gets repeated in the canopies
above the loading docks, or as Brundage Management submitted
in its application for Facility of the Year: “The owner’s contem-
porary design goal was extended to the loading and unloading
areas on both sides of the buildings. These areas are covered with
check-mark shaped canopies just like on the office tower. The
check-mark canopies are very large and provide ample cover to
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tenants during foul weather and from the
hot Texas sun.”

Brundage Management is quite proud of
its use of LED lighting, which is also integral
to the use of the check-mark canopies. For
example, one added design effect was that
the canopies are edged all the way around
with lime green steel trim and on top of that
LED rope lights were placed at the edge of
the edges. This accent is quite striking as it
illuminates the lime green trim against the
night, making it all look like neon lights.

How the building appears to be lit up
like an amusement park was an impor-
tant consideration. As Brundage’s appli-
cation for Facility of the Year noted: “The
lighting effects are not just for night-
time as custom-designed boxes create
a pleasant aesthetic during daytime.
Several perforated boxes just off the
screen wall add texture and geometric
pop to the building. The light boxes real-
ly work their magic at night. Perforated
metal screen boxes generate a halo
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effect that is visible through the perfora-
tions. Light fixtures inside the boxes direct
light both upward and downward out of
the boxes in great arcs. These great arcs
of light fan across the building upwards
and downwards like giant hourglasses.”

The basic wall of the building consists
of alternating bands of split- and smooth-
faced concrete masonry units, or CMU.
The split-faced masonry is representative
of South Texas limestone. Contrasting
shades of elastomeric paint are used in
ash gray for the split-faced CMU and in
slate gray for the smooth-faced CMU. The
distinction of the split- and smooth-faced
in two different colors create a dynamic
textured backdrop.

The striped gray walls are cut by
blocks and vertical architectural features
all in the company’s corporate purple.
Logos, highlights, edging, and roll-up
doors are done in the striking lime green.

“We used a lot of different accents
of well-known colors,” says Thomas
Brundage, president of Brundage
Management. “Then we added a lit-
tle more bravado with the lime green,
because it comes across as unusual
when combined with our outside lighting.
Your eye picks out the doors through the
glass windows, and at night the place
looks like Disneyland.”

That’s because the metal-wrapped
window boxes project away from the
facade of the building resulting in a broad
expanse of glass. The idea was to show-
case the rows and rows of storage doors.
Normally, there would be nothing excit-
ing about a storage door that you would
want to attract attention to it. Counter-
intuitively, that’s exactly what Brundage
wanted to do: the lime green storage
doors are brightly lit and highly visible day
and night so people passing and glancing
up at the building would instantly know
that this is self-storage.

Building The Store
There’s a short story of how A-AAAKey
Mini Storage #45 was built, and there’s a
long story. The latter is more interesting.
Brundage Management has been
around since 1968. It was founded by
Thomas L. Brundage, a pioneer in the
self-storage industry and a member of the
mini-storage hall of fame. Besides being
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the first self-storage developer to include
an office and apartment combination at a
store, Brundage also amped up the size
of the projects. His first facility, also in San
Antonio, had over 160 units.

“It's important to remember, Thomas
L. Brundage, Tom’s father, was the first
person to build mini-storage on a large
scale throughout the country and it was
very much about having to educate the
public as to what it was, so there was a lot
of marketing involved,” says Muse-Marcy.

That also explains the unusual name.
Going back 40 years, the Yellow Pages
was a very significant factor in the mar-
keting of self-storage and some folks felt
it was important to be the first company
listed,” explains Muse-Marcy.

If someone was going to research self-
storage or warehouse, “we wanted to be
first,” reiterates Brundage, who realizes the
name has outlived its original purpose. He
confides, “we are now thinking of chang-
ing the name. It’s a big job, but it will be
worth it. People ask ‘What’s the name of
the facility?’” and you stutter for five min-
utes to get the name out.”

However, that’s something for the
future. Going back to the history of the
current project, Muse-Marcy continues the
story of the company: “In 1997, we hadn’t
built anything for nine years and we had
a valuable piece of land in San Antonio
that Tom thought would be a great mini-
storage site. So, he told the team, ‘let’'s
do something different” We called it the
Taj Majal.”

It was so impressive it won Facility
of the Year. Flash forward a number of
years, and Muse-Marcy was at a con-
ference where the president of the Self
Storage Association was at the podium
talking about the evolution of the indus-
try. He mentioned Thomas L. Brundage
being a member of the self-storage Hall
of Fame resulting from his keen vision and
innovations. He added, as an example
of this continuing innovation, Tom recog-
nized a valuable site in San Antonio and
the opportunity to do something special.
This facility, the speaker said, “started the
‘Wow Mini-Storage Era’.”

Muse-Marcy concludes, “it did change
the level of expectations of what people
could do to make their mini-storage facility
really nice. We were proud of what we did.”
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Flash forward again to the mid- to
late-2000s. Referring to A-AAAKey Mini
Storage #45, Brundage says, “This was
a very powerful site; in fact, it was one of
the greatest sites in San Antonio for mini-
storage. It’s at a busy intersection. There
are probably 150,000 to 180,000 cars a
day that pass this site.”

Someone would have swooped up
the site quickly, but in the mid-2000s the
country entered the Great Recession and
the valuable tract of land that totaled over
100 acres ended up back at the bank
where an investment company that was
buying up busted real estate around the
nation, acquired it from the lender.

Brundage wanted this site and ended
up being one of the first to buy a portion
of this San Antonio land tract owned by
the investment company. “We bought 3.5
acres for almost $1 million,” he says. “|
thought it was a bargain and didn’t even
negotiate the price. Lucky us.”

The Texas Department of Trans-
portation’s highway-overpass develop-
ment and the creation of an expansive
drainage structure to alleviate flood-
ing resulted in a high visibility, elevated

site with direct highway frontage on
Loop 1604.

Here’s how Brundage Management
defined the site: “The project is boldly sit-
uated on an elevation with two very high
and very steep sloping sides formed by
the flood control plain at the confluence
of Helotes Creek and Culebra Creek. This
particular site affords broad views of the
facility from across the flood control plain.
Its exceptionally wide and unencumbered
frontage along Loop 1604 allows traffic
from both directions to see it from a long
distance away.”
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The highways, the infrastructure, and drainage system,
everything was there,” says Brundage. “The price we paid
was about $6 a square foot; today the property is worth about $20
to $30 a square foot.”

The site on the west side of San Antonio is considered to be
within a high-growth area. A-AAAKey Mini Storage #45 sits next to
an emergency medical hospital and a $300 million mixed-use devel-
opment with retail and multifamily.

“I knew immediately we were going to put up a mini-storage
facility,” says Brundage. “What | didn’'t know was how many floors
we were going to do. | didn’t know if | was going to build out the
whole site. Then | decided to build a three-story building in addition
to some single-story buildings. Also, | thought, this would also be a
good location for Sun Loan.”

The Sun Loan addition was definitely appropriate because
energy-wise, the facility does depend on the sun. The entire storage
project, including Sun Loan, has its own roof-top solar panels, which
are producing almost 60K of power. Together with other San Antonio
facilities, Brundage Management produces over 1.2 megawatts of
solar power making it the largest private producer of solar energy
within the City Public Service system.

Among the key players in the development were: CAPCO Steel
Inc., San Antonio, for construction management; Archon Architecture
Ltd., San Antonio; Janus International Corp, Temple, Ga., for door
and hallway systems; PTI Security Systems, Scottsdale, Ariz,;
Advanced Security Systems, San Antonio; and DOMICO, Oakland,
Calif., for management software.

“How did the design come about?,” asks Brundage rhetorically.
“We have some talented people in-house. Then we brought in our
architect. He’s always willing to try to do something out of the box,
something new. This is our fourth award. | would think we win for
always doing something different. In order to keep our juices flowing,
we try to innovate every time we build a new facility.”

As anyone who has developed a self-storage facility or any other
kind of commercial real estate project knows, not everything goes
according to plan. The neighboring Texas Emergency Medical
Clinic had its phone service connected from the rear of its project
and it was assumed phone lines would be extended from the rear
of A-AAAKey #45 to bring in the service as well. However, when
Brundage Management started making applications with AT&T, the
local provider, it learned that because of the Loop 1604 construction,
AT&T was going to provide service from the front of development,
which meant the lines had to come underneath Loop 1604 then con-
tinue down the newly formed frontage road to the interstate.

“It delayed us getting phone and Internet data service for longer
than we expected,” says Denson. “We opened the facility with a
wireless configuration, picking up a signal from one of our sister
facilities about a mile away.”

In addition, A-AAAKey Mini Storage #45 was built without access
to the electric grid. The entire project was built using generators,
adding $50,000 of extra costs. “We had to operate with generators
and temporary power until the very last stages,” says Denson. “We
even had to install the elevator by renting a generator. There were
real concerns if there would even be permanent electrical service.”
Permanent power wasn't installed until just six weeks before project
completion.
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In early autumn, the Texas Self Storage Association had its
annual convention in San Antonio. A lot of the participants
took a field trip to see the A-AAAKey Mini Storage #45.
While duly impressed by the building, they wondered if the
extravagance was worth it. One of the first questions asked
was about the rate of lease-up.

“When | said, we approached 50 percent within four and
a half months their eyes got big. That was sweet, right there,”
Brundage says.

The facility opened in April, and by autumn was 53 per-
cent leased—way ahead of pro forma. “We are getting the
rates we were hoping to get,” says Muse-Marcy. “We look at
this a little differently than most developers because we are
not looking to sell. We are looking to keep. Some of the wow
factor adds to cost, but some of it was just imagination and
creativity. We are still going to price the project to be able to
rent it and have a good run.”

Without being specific, Muse-Marcy added, the new facil-
ity’s lease rates are at the top of the San Antonio market.
This was Brundage Management’s 47t facility under owner-
ship. It does no third-party management. San Antonio is the
company’s biggest market was just under 20 stores. It also
has stores in eight other states, stretching from Louisiana to
llinois and Florida to Colorado.

The company has five more mini-storage deals in the
pipeline, and most of the architecture will be defined by loca-
tion. For example, one future A-AAAKey will be approximate
to housing developments, so the look of that store will be
more of a residential design. When asked if the company
would build another facility as extravagant as A-AAAKey Mini
Storage #45, Brundage says, “I would only repeat a project
like this on a similar type of site.” T
Steve Bergsman is a Mesa, Ariz.-based author with more than 25 years of
experience writing books and articles. He is the author of six books: The
Death of Johnny Ace: Growing Up In Levittown In A Time Of Conformity,
Controversy and Cultural Crisis; After The Fall: Opportunities & Strategies for
Real Estate Investing In the Coming Decade, Passport To Exotic Real Estate,
and Maverick Real Estate Financing; Maverick Real Estate Investing.

QUICK FACTS

Facility Owner: Brundage Mini Storages, LTD

General Contractor: Brundage management Company
Construction Management: CAPCO Steel, Inc.
Architect: Jeffrey Dallenbach, AlA, Archcon Architecture
Doors & Hallway Systems: Janus International

Steel Systems Supplier/Roof: CAPCO Steel, Inc.
Security System: PT| Security Systems

Security System Installer: Advanced Security Systems
Management Software: DOMICO
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Capital Markets

The NGKF Self Storage Group is the Matlon's leader in self
storage capital markets transactions. Having completed
mare than 55 billion in transactions across the LS, with an
Integrated services platform and over 40 years of combinad
experlence, the MNGKF Self Storage Group provides
unmatched expertise for every phase of a self storage

transaction,
Brokerage
Proprietary Lending
Valuation and Advisory Services
Debt / Equity Placement
aswerdlin@ngkf.com kacox@mngkf.com
713.5558.5123 S01.302.4312

1700 Fost Cak Blvd, 2 BLVD Place, Suste 250, Houston, TX 77066 wwrwnokfstorage.com
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