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BENCHMARKING IN THE SOUTHWEST

Benchmarking is a qualitative tool 

of analysis that considers total supply 

to the national average. In an analysis 

of parts of the Southwest, the states 

of Arizona, Nevada and New Mexico 

all indicate various degrees of over-

supply. However, as the analysis drills 

down to the Core Based Statistical Area 

(CBSA) level, the El Paso, Texas market 

indicates an under-supply. This is an 

example of the importance of local trade 

area analysis in the decision making pro-

cess regarding the self-storage sector. 

Benchmarking and CBSA analysis are 

only the beginning of the process. 

The supply and demand data is 

derived from the 2011 Self Storage 

Almanac State Saturation Levels and 

Market Conditions by CBSA. In the state 

analysis, the data is simply compared to 

the national average. In the CBSA analy-

sis, the demand forecast the Self Storage 

Industry Group of Cushman & Wakefield 

is based on a proprietary, econometric 

model that uses a mathematical regres-

sion of demand variables to existing sup-

ply in order to forecast stabilized demand 

in a CBSA or trade area. 

In general, trade area forecasting is 

more accurate because of data consis-

tency (wider range in CBSA and state 

data). The econometric model compares 

all top 100 CBSAs based on four key 

demographic criteria:  total population, 

percentage of renters, average household 

size and average household income.

The data is shown graphically in 

Figure 1. It demonstrates the differences 

among self storage markets in three 

states and one CBSA. While bench-

marking and CBSA analyses are start-

ing points, demand for self storage can 

vary significantly among trade areas. 

Therefore, as self storage is a local busi-

ness, local analysis in a neighborhood or 

trade area is best. 
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with significant job growth forecasts in 

tourism, healthcare and mining activities. 

Arizona continues to offer a favorable cli-

mate, low cost of doing business and an 

educated workforce drawing employers, 

jobs and ultimately population. All of this 

bodes well for self-storage investment.

Nevada currently has an unemploy-

ment rate of 12.1 percent. The rate in the 

Las Vegas area is 12.4 percent. Given 

the economic troubles facing the US and 

many other major countries it is unlikely 

that there will a dramatic improvement in 

any of these numbers for several years. 

There is no quick fix and for those with-

out a job it may mean relocation and/or 

retraining for what may ultimately be lower 

paying jobs. That said, when one walks 

the Las Vegas strip there appears to be 

substantial activity. It is likely that recovery 

there is inevitable. One must take “the 

glass is half full” mentality and hold on. Las 

Vegas will come back sooner than most, 

but to what level is the real question.

The New Mexico and West Texas region 

is anchored by eight large Metropolitan 

Statistical Areas (MSAs): Albuquerque, 

El Paso, Lubbock, Amarillo, Las Cruces, 

Santa Fe, Odessa and Midland, which 

contain a population of over 2.8 million. 

Those major population centers have seen 

good population growth, in line with the 

statistical trends of population shifts from 

“Rust Belt” states to the “Sun Belt.” 

Also notable is an affluent population 

shift moving north across the Rio Grande 

from Juarez and Chihuahua, Mexico, 

seeking safe haven for their families and 

family-owned businesses. The resources 

of those newcomers have helped sup-

port the regional commercial real estate 

market with demand for space for busi-

nesses, restaurants and homes. The rate 

of unemployment, though typically higher 

than national average in markets closer to 

the Border, has trended down in the past 

several months in all MSAs indicating a 

demand for workforce. 
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