Development Handbook 2019

Architectural Trends 2019

Page 1 of 7

The Changing Look 0f Self-Storage

By Jeffrey S. Dallenbach, AIA, DALLENBACH-COLE ARCHITECTURE (formerly ARCHCON architecture)

s the world turns, so do architectural

trends in selfstorage design. Trends

have changed throughout the devel-
opment process, including site analysis, fea-
sibility, codes, and aesthetics—all of which
affect the architecture.

The self-storage development process be-
gins with land planning and acquisition, in
which there is a predominant new direction.
The directional trend is that of the multi-story,
single building that's virtually 100 percent
climate-controlled project. These mam-
moth structures are currently ranging from
100,000 to 120,000 square feet. Concep-
tual architecture and engineering to assess
the buildable area on a developer's site are
essential in determining site acquisition. Tra-
ditional architecture design tasks, including
defining easements, setbacks, topography,
tree analysis, and storm water detention, are
still necessary, but the latest challenge is that
of development restrictions. There are many
areas that have varying types of develop-
ment restrictions that dramatically change
the building type, size, and architectural ap-
pearance. This frend results in more visual
uniformity in an area where restrictions are
enforced.

In conjunction with land planning and site
analysis, the feasibility trends are changing
as well. Feasibility involves review of the
market area for the development. Income
level within the surrounding area, adjacent

facility proximity, and adjacent facility oc-
cupancy are all factors that are reviewed
to determine the proper unit mix for maxi-
mum profitability. More recent trends have
focused not just on these factors but more
specifically on the amount of climate-
controlled storage in the direct market

This self-storage evolution
trend of transitioning
from metal buildings built
in a field on the outskirts
of town to multi-story
facilities built in infill
and urban environments
has its complications.

area of a specific site. The trend is that
experienced feasibility consultants focus
their aftention on areas that may have
traditional storage but lack climate-con-
trolled storage. These infill sites in estab-
lished areas may have existing facilities
in the market area with drive-up buildings
but limited climate-controlled storage. The
challenge is finding an infill site that can
accommodate the mammoth facility from
an architectural planning standpoint.

Building Team Trends

This self-storage evolution trend of tran-
siioning from metal buildings built in a
field on the outskirts of town to multi-
story facilities built in infill and urban
environments has its complications.
Throughout the years, general contrac-
tor led teams with experience in steel
construction have paved the way by
developing turn-key projects for their
clients. This approach has proven
highly successful for many of the early
generation single-story facilifies, but as
building codes, accessibility require-
ments, neighborhood standards, de-
velopment codes, storm water issues,
and tree preservation come into play,
an experienced self-storage architect
and team of professional consultants is
a necessary trend early in the develop-
ment process. Professional assistance
early is a direct result of the city review
process, variance issues, International
Building Code, Accessibility Code
(ADA), International Energy Conser-
vation Code, and city amendments
that are complex and continuously
evolving.

An experienced selfsiorage archi-
tect can assist in the early phases of
design to avoid potential project end-
ing issues. As a project progresses,
the project delivery method should be
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decided by the developer. Options in-
clude design build, design-bid-build, and
a hybrid, collaborative team concept. The
trend towards a collaborative team con-
cept has proven to be highly successful
for multiple reasons that are very simple:
Put the appropriate party into the devel-
opment process fo focus on the task that
meets their strength, The most successhul
projects have the architect working with a
team of consultants: feasibility consultant
to define successful parameters, civil en-
gineer for site analysis/land acquisition,
and a general contractor with steel ex-
perience to assist in constructability and
real-time cost estimating.

Design Details

Developments vary from simplistic, sin-
gle-story, non-conditioned metal struc-
tures to highly arficulated, multi-story,
climate-controlled faciliies. Maximizing
the site area and feasibility needs still
drive the design. Civil engineer/architect
collaboration to develop a functioning
and accessible site and feasibility consul-
tant/architect collaboration on buildings
which maximize the unit mix goals is es-
sential. As current trends lean towards
single-building,  multi-story  facilities,
floor to area ratios FARs) and impervi-
ous cover percentages limit your build-
able square footage. FAR percentage is
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the square footage of the building to the
overall site. Impervious cover is roofing/
paving/drives and any other element built
on site that does not allow water to per-
meate into it-more green space and less
building. Water runoff in many cases must
also be addressed by detaining the water
and gradually releasing it back onto the

Developments vary
from simplistic, single-story,
non-conditioned metal
structures to highly
articulated, multi-story,
climate-controlled facilities.
Maximizing the site area
and feasibility needs
still drive the design.

adjacent properties. With this scenario,
earthen or concrete detention ponds may
be designed but will alse limit your build-
able area.

To eliminate the building area reduction
by using part of your site for a pond, a
current frend is to design subsurface de-
tention that can occur under the parking
or drive aisle area. In either case, defen-
tion ponds or underground detention in-
crease the overall project cost; therefore,
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early design review is required in the feasibility and site plan-
ning phases. From a feasibility standpoint, the trend for more
urban area is an average square foot per unit less than 100
square feet. This trend creates facilities that are less net to gross
area b@CCIUSE maore Corridors are necessury to reuch 'he I'T'IUF-
titude of smaller units. The net fo gross decrease concern is
eliminated if the smaller units are rented, since they rent for
more money per square foot than larger units.

Upon setting the unit mix goals, recent trends have included
the development of facilities with a mix of differing rental op-
tions other than just varying unit size. Typical drive-up ambient
units are not nearly as common, and climate-controlled units
have become increasingly more desirable. A combination of
both products is currently no longer predominant in self-storage
design. A multi-story, climate-controlled building housing an of-
fice and creafing a focal point surrounded only on the first floor
by single-story ambient drive-up units is a product that is the
mast common trend in the industry. In addition to these prod-
ucts, some developers are expanding on the rental options by
including flex offices, wine storage, and even postal facilities.
These options are typically applicable only in specific markets.

.
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Flex offices create a finished-out office with a storage unit adja-
cent to the office. This allows small businesses 1o rent office space
and store product without long-term lease commitments. Other
omenities in facilities with flex offices include a shared confer-
ence room, coffee bar, and vending area. A developer must also
consider the additional management obligation of daily tenants
when developing this product.

Wine storage is becoming more prevalent in Class-A facilities
where the median income of the surrounding area is high. Units
range from 2.5-by-2.5.-by-2.5-foot stacked to 5-by-10-foot rooms
to accommodate various users. The privale wine collector to a
local restaurant can be clientele that utilize this high-end feature.
Development considerations include humidity control and definite-
ly a backup generator to make sure a power failure doesn't ruin
thousands of dollars’ worth of wine.

A multi-story, climate-controlled
building housing an office and creating
a focal point surrounded only on the
first floor by single-story ambient
drive-up units is a product that is the
most common trend in the industry.

Postal facilities within self-storage draw new clientele into your
facility to rent more sterage. Balancing the management task of
serving postal customers in relation to the primary business of stor-
age is essential. Additional rental products can be a huge plus but
must be reviewed in relation to market needs. If not planned prop-
erly, they may detract from the primary business of self-storage.

Following the definition of a developer’s unit mix and amenities,
the architect and team dives into the aesthetic design goals. No
matter what type of facility you develop, one primary goal is vis-
ibility. The trend of the mammoth single-building multi-story facility
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lends itself well to being seen. Vertical elements,
vibrant colors, differing materials, and glass can
all be utilized to emphasize a facility and draw in
clientele.

An experienced architect will review the obli-
gations of the design for the region in which the
development is occurring. Aesthetics are not only
used to draw in clientele. In fact, many cities, mas-
ter planned developmens, neighberhood associa-
tion guidelines, highway corridor overlays, and
historic overlay districts have extreme design stan-
dards and building code amendments that limit, or
in some cases mandate, the materials and design

Current frends are mandating
stone, brick, or stucco and
discouraging the use of concrete
masonry units (CMU) and
especially metal wall panels which
are a more economical option.

characteristics of your facility. Standards

oftentimes are requiring 100 percent ]
masonry—not only on the primary fa- ‘re yo" Beady To nom,"a'e
cade but around the entire facility. i
Current frends are mandaling stone, yo"r com"at’t’on?
brick, or stucco and discouraging the

use of concrete masonry units (CMU| A no-nonsense guide to developing, marketing,
and especially metal wall panels which and running your own self_storage business_

are a more economical option. Trends
involve utilizing design elements that in- Topics include:

H HE FREE TOOLS AND RESOURCES INCLUDED!
clude stucco and econemical splitfaced v Designed to be easy to understand and process

; e th T
CMU in conjunction with limited use of L iaerar T

stone or brick to assist in meeling the ; .
masonry goals and the developer's bud- - The ACTION feon urges you to lake immediate

get if allowed. In addition to masenry SELF STORAGE EE o siness

requirements, some vicinities have trend- DOMINATION i i gukes you o
d 1

: " " additonal information
ed towards creating a “streetscape The VALUE icon shows B G il
environment. In this case, landscaping, > fcon shows exactly fiow much a sm

i i change can greatly increase the value of your business
window shading, percentages of glaz- L o e
ing, and walkways may all be required, N LNt 2 custonr ase

fulfilling all your customers' neads
even though the storage function does =

not lend itself to this cancept.
Creative design and education of per-

v Managing your revenue, hiring employees, and more!

mitting entities can in reduce or elimi- T0 DOMINATE yoy Order your
nate some of these requirements, but it T copy today ministorage
does take effort by the design profes- 1M ROSS and MATT vaNHoR for $24 95

N .

sionals. In some cases, sloped roof el-
ements are required, so canopies with messenger
sloped elements on a flat fagade may

meet the inent of the code in some in- 800-352-4636
stances, thus allowing the primary roof
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to be maintained as a simplistic sin-
gle-slope element. In addition, glaz-
ing (windows) has become an issue,
as a percentage of the facade must
be glazed. Storage doesn't lend itself
to glazing, but the articulation of an
office focal point with storefront glass
can go a long way in meeting the

In addition, facade
delineation has
become an issue
when requirements
include varying heights
of walls and offsetting
walls to create more

JALLENBACH:COLE

dynamic buildings.

N

it:Paint - RESTORE!

‘A Everbrite™is a clear restoration coating that restores faded metal of any color.
/ﬁ' NOT a paint or automotive coating - No masking or taping is necessary.

RESTORES -

Faded, chalky doors, metal buildings, signs and gates to their original color and luster.

PROTECTS -

Surfaces from sun fading, salt air, acid rain and other damaging elements.

EASY TO USE -
Do it yourself with illustrated step-by-step instructions and “How-To" videos
on our website. Ready to use - NO tricky mixtures.

ECONOMICAL =
About $15 material cost per 8'x8" roll-up door. One-part coating. No waste like
two-part coatings or paints.

LONG LASTING

Can be maintained indefinitely by recoating every 7-10 years depending on exposure.
Remains flexible - Will not crack, chip, peel or yellow.

EVERBRITE 40

Call 800.304.0566 -

or visit www.RenewStorage.com e 5
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glazing requirements mandated in many
areas. In addition, facade delineation
has become an issue when requirements
include varying heights of walls and off-
sefting walls to create more dynamic
buildings. This delineation may include
five-foot offsets in your floor plan and vari-
ation in vertical heights of your parapets
as well, These frequently seen trends can
limit your functional area to rent and add
to cost in additional exterior wall area.

Complying With Codes

A trend that really hits hard in the building
cost is that of energy code compliance.
Energy efficiency is becoming a require-
ment, and insulating characteristics of your
building are adding to project cost more
than ever. Continuous insulation on the
exterior walls of buildings is now required
in current building codes, as is the much
higher insulation values of roofing. Issues
of reflective roofing, roof color that relates
to low heat absorption, insulation values
beyond building code requirements, and
more extreme mechanical system require-
ments are all now being mandated. Me-
chanical systems are requiring more fresh
air than in previous codes, which relates
to more treatment of outside air and more
energy cost fo run a building.

In addition to the material and design
trends that have changed the scope of
many projects, there are construction
phase trends that assist in providing high-
er quality buildings. However, they also
have cost implications. Building codes re-
quire design professional oversight during
the construction phase of the project and
confirmation on the completed project
prior to the issuance of the building’s Cer-
tificate of Occupancy. Traditionally this in-
cluded material testing, but there’s a trend
of expanding this info special inspections
for steel, masonry, fireproofing, and other
items. In addition, mechanical systems
may have commissioning required which
relates fo a professional checking outside
air, quantity of air delivered, and water
pressures in your building. In other words,
the trend of utilizing architects, engineers,
and testing laboratories throughout the
consiruction phase is here to stay.

There are a vast series of design chal-
lenges related to the code trends from

https://view.imirus.com/1181/document/13220/page/45

the feasibility phase all the way through
construction. An experienced architect
and development team can analyze the
trends and work with the local authori-
ties to develop alternative solutions to
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to experienced self-storage team mem-
bers. Putting the proper team members in
their strengths is a priority. The days of
designing a litfle stone on the office and
wrapping the rest of the building in metal

Selfstorage associations and long-term facility

operators understand these ever-changing complexities

of our industry and can assist in directing developers

to experienced self-storage team members. Putting the

proper team members in their strengths is a priority.

these design challenges, thus creating
a building that meets the intent of the
regional design standards and remains
financially feasible for the developer.
Self-storage associations and long-
term facility operators understand these
ever-changing complexities of our indus-
try and can assist in directing developers

Introducing the

siding are gone, but the ever-evolving self-
storage indusiry is dynamically adapting
io meet the stringent design parameters
mandated by many areas. A collabora-
tive architect led process with input to
the developer throughout the entire proj-
ect lifecycle is the key to self-storage
success! MR

2019 Self-Storage Management 101 Guidebook

Self-Storage Management 101 covers essential
management topics such as:

+ Self-Storage Monagement Options
* How to Hire and Fire Facility Managers
* What to Do After You've Hired a Manager
* The Importance of Management Training
* Knowing Your Competition
* Occupancy Rates, Rental Rates or Pr
+ How to Deal with Difficult Customers
* Conducling Audits and Property Visits
* How to Upsell
,SV?:RS‘S'KEEME%} * Driving P.tpwenus with Tenant Insurance
‘—’__-‘-ﬂ"’

s e mini-storage
Visit MiniStorageMessenger.com

or Call 800.352.4636

messenger
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