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Executive Summary

As 2024 gets underway, the UK self-storage industry remains in a strong position, achieving
record market indicators in a changing economic environment. Annual industry turnover in
the past year exceeded £1.2 billion while in 2023, turnover grew by more than £100 million
[1]. Total self-storage space increased to 64.3 million sq ft, an annual increase of 7-8 %,
roughly three times the volume available in 2005 [2][3]. Although growth in supply has been
rapid, and the demand for self-storage has kept pace, with an estimated 2% of the UK
adult population now using self-storage, compared to up 1.3% in 2018 because public
awareness is more now [4].

Occupancy declined somewhat due to rapid new supply, which is typically averaging ~75-
78% levels in 2023-2024, down from the low-80's level in 2022 [5][6]. Even with a slight
decline in occupancy, churn remains high, and operators are able to replace turnover with
new customers at higher rents that increased overall revenue levels [7]. Data included in
this report suggests that the industry is maturing, though this sector remains a resilient
business sector, still the UK remains the largest and most developed self-storage market
in Europe [8].

The increase in self-storage is primarily driven by domestic households, although small-
business usage is noteworthy. Almost three-quarters (74%) of self-storage space is utilized
by private individuals (for personal or residential use), while approximately one-quarter
(25%) is occupied by business customers [9]. Under the household definition, life events
are contributing demands, including moving to a new home (over 40% of domestic users
use self-storage while moving) and renovations [9][10]. Business customers, which are
mainly SME's with <10 employees, use self-storage for low-cost flexibility/space. Itis
relevant to note that approximately 20-25% of business customers are conducting their
entire business from the storage unit [11][12]. These trends underscore self-storage’s
evolving role: it has become an “essential service” for individuals experiencing personal
change, and a resource for small businesses [13].

Pricing trends for 2024 indicate an inflationary but positive environment. Operators have
steadily raised rental rates at a pace that hasn’t negatively affected demand. The average
rentalincome is about £29 per square foot per year, which is about 6% above the previous
year's rate [14][15] and continues to rise from an approximate rate of £27 per sqftin 2022
[16]. All of which has contributed to total revenue growth now have passed the £1 billion
threshold for the self-storage market. However, consumers remain price sensitive with
various surveys revealing that 36% of individuals believe that they cost too much for self-
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storage [17], and while there may still be time before they interject, the government may
want to pursue reforms for more consistent transparency in price for self-storage (e.g.,
rules against promotional or churn pricing) [18]. Going forward, operators must balance
price increases with value propositions.

Technological innovation and service model evolution are accelerating and changing how
self-storage is implemented. Over 68% of UK self-storage businesses now use artificial
intelligence (up from just 25% a year earlier) for operations, marketing, and security
[19][20]. Unstaffed, high-tech self-storage facilities are developing - approximately 15% of
stores operate without a permanent staff on site, instead using digital access control and
remote monitoring [21]. Administrators of self-storage are also investing in sustainability.
For example, more than 50% have installed LED lighting and/or solar panels [20][22]. They
are also incorporating self-storage into mixed-use urban developments. In addition, new
services like Storage-to-Your-Door have gained popularity as a convenient offering for
urban customers. This click-and-collect model, where items are picked up from the
customers home, putin storage and returned, is primed to reshape urban self-storage.
Start-up Stowable launched in 2024, offers valet storage, priced by the box, with photos
and app-based inventory and scheduled pick-ups [23][24], This offers city occupants who
do not have vehicles or time to drive to pick-up their storage items, access to self-storage.
This new service highlights the industry's flexibility and focusses on user experience.

Strategic Vision: The UK self-storage market is set to expand in size and increase in
complexity over the 2024-2025 period. Operators, both existing and new, are going to need
to respond to softer overall occupancy by differentiating themselves, evolving their urban
accessibility, and leveraging technology in new ways. This white paper will provide a
comprehensive review of where the market stands today (in terms of data including market
size, growth, occupancy, and consumer demographics), a comparison to previous years,
and an analysis of emerging trends around consumer behavior, pricing and innovation.
Finally, we provide some strategic recommendations, including a "storage-to-your-door"
service, to enable operators and investors to take advantage of new opportunities and
meet changing self-storage customer needs.

Market Overview

Throughout 2023 and into 2024, the UK self-storage market has made impressive progress,
securing its place as the leading self-storage market across Europe [10]. In early 2024, the
UK had approximately 2,700 - 2,800 self-storage units with a total of 64.3 million sq ft of
rental space [25][3]. This indicates a greater than 7% increase in overall capacity in the last
twelve months [3], even after an exceptional 8% increase the prior year, when around 475
units opened [26][25]. The UK now has a per capita storage rate of 0.94 sq ft per person, up
from 0.82 sq ftin 2022 [27][4]. This exceeds self-storage penetration in continental Europe,
butis still behind more d [27].

With the increased supply annual industry revenues are also increasing and reached to
record levels of approximately £1.2 billion [1]. This has been surged sharply from an
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estimated £990 million in 2022 [28][16]. Furthermore, £90 million of this figure was realized
within the last year [29], and this occurred despite continuing economic headwinds. The
Figure 1 below illustrates this trend with revenues rising with total supply:

UK Self Storage Occupancy Trend
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Figure 1: UK self-storage occupancy trend (%). After remaining in the ~83% range through
2021-2022[16][30], average occupancy declined to the upper 70s by 2023 as a wave of
new supply came online[5]. Occupancy in 2024 stands around 75%, reflecting a slight
oversupply in the short term[6]. Nonetheless, established facilities (“mature” stores) report
higher fill rates (~79%), indicating continued robust underlying demand.

Numerous variables support the market's growth and resilience. Firstly, consumer
demand remains high driven by life changes (moving, marriage/divorce, inheriting
belongings) and lifestyle changes (decluttering, working from home). In fact, over the last
20 years, self-storage has been the fastest growing component of UK real estate in
percentage terms [31]. The self-storage demand remained solid even as the country was
confronted with economic uncertainties in 2022-2023 (increased interest rates, cooling
housing market). For instance, while the housing market experienced a ~19% drop in
residential transactions in 2023 vs. 2022 due to higher mortgage rates, many people
decided to use self-storage rather than move [32]. The results of surveys of storage
customers established that needs-based drivers insulated the sector: 32% of storage
customers in late 2023 cited moving home as their reason for seeking self-storage; moving
is a consistent demand driver in self-storage irrespective of housing market cycles [33].
The use of storage through the home renovation process has also increased, and this
behavior is a reflection of the "improve, don't move" mindset during an era of inflated
housing costs [34].
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Secondly. business demand for self-storage space has increased alongside the growth of
entrepreneurship, e-commerce, and flexible working practices. Many startups and small
companies utilize self-storage units as nimble logistics centers or micro-warehouse
space. The UK has a low supply of self-storage per capita at 0.94 sq ft/person while some
US space ranges around 5+ sq ft/person, indicating some latent demand, mainly from
business, as it becomes more widely known. The latest statistics suggest that the UK
market is still untapped. For example, large cities such as London, have significantly fewer
self-storage facilities per capita than some regional town locations due to the land prices.
However, land prices have led to more creative solutions including urban multi-story units
and projects that include uses with self-storage [20].

The sector's robust performance has drawn significant capital for investment in recent
years. Institutional investors and commercial real estate funds have purchased portfolios
of self-storage assets, intuitively betting long-term on growth [35]. In 2024, one of the
largest global firms, Hines, entered the UK self-storage market for the first time by
acquiring multi-site portfolios [31]. The self-storage sector still has a high degree of
fragmentation, with the six largest operators ("Big Yellow," "Safestore," etc.) accounting for
~37% market share collectively [26]. The consolidation is ongoing with larger organizations
picking off independent operators to help scale their portfolios, but there are still moderate
barriers to entry, indicated by competitive growth in new container-based storage
locations and valet storage start-ups (discussed later).

In general, the UK self-storage industry in 2024 has a description of growth, but
competitive. Occupancy has fallen to around 75-78% overall (despite peaking over 80% in
2022) [5], and the high level of churn indicates operators will need to work harder to fill
their units. Nevertheless, the fact that turnover is continuing to grow (9% rise in the last
year) [36]shows that demand growth is keeping pace with supply growth, and pricing power
is driving revenue growth, even though physical occupancy has declined. Figure 2
contextualizes this statement, illustrating the amount of occupied space by domestic and
business customers, and showing the depth of demand that supports these fundamentals.
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Share of Self Storage Space by Customer Type (2024)
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Figure 2: Share of self-storage space used by domestic (household) vs business customers
in the UK[9]. Approximately 73% of occupied space is by private individuals for personal
storage needs, while 27% is utilized by businesses (mostly SMEs). This mix has remained
relatively stable, though the absolute volume of both segments has grown year-on-year.

The current market presents some interesting changes compared to the situation in 2022
and 2023 in Supply & Occupancy: In 2022, supply recorded a high occupancy level of
83.3% (on lettable space) due to strong post-pandemic demand [16]. In 2023 occupancy
dropped into the high 70's (%) when more than an additional 5.7% of space was added
[37]. By 2024, occupancy dropped an additional 1-2 points to ~75% [6]. The slight
downward trend is indicative of new capacity coming on line faster than customers can
absorb the new capacity into use. However, it is positive that mature facilities average
~79% occupancy [38], which suggests newer stores are in lease-up mode and demand is
still on its way to catch supply. - Revenue Growth. Industry revenue grew ~6.5% in 2022 (at
£990m) [28] and ~9% in 2023 (at £1.08bn) [36][29]. For 2024 revenue grew and additional
~11% at £1.2bn [1]. This translates to a substantial rise in revenue of ~27% compared to
2022. This elevation is due in part to price (rents spiking above inflation) and part to volume
(greater space rented) driven growth. However, it shows that operators were able to
effectively monetize their new capacity and maintained their relative positions financially
to maintain shareholder returns despite the dip in occupancy percentage. - Development
Pipeline. The pace of new store openings was exceptionally strong in 2023 (475 new stores)
[39], aided by the fact that several small container yard facilities opened across the
country. For 2024, development appears strong (7% supply growth) [3], and 44% of
operators plan to invest in additional stores moving forward [40]. However, potential
economic headwinds and rising interest rates may help moderate new building supply
growth expected to really impact beyond market builders in 2024.
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Macro Resilience: The cost-of-living crisis in 2022-2023 had a complex relationship with
self-storage. Indeed, 17% of customers reported changes in their storage needs as a result
of financial pressures [41] (some downsizing to save money), while others were more
dependent on storage (e.g. businesses needing to find cheaper space, or households
moving into smaller homes but maintaining belongings). Following these customers, itis
worth noting that 58% of self-storage businesses reported that current economic
conditions have been a benefit, as customers were either looking for more space, or were
simply using their self-storage more frequently with limited arrangements due to the
housing or work place circumstances [42]. This resilience of self-storage financial
ecosystem was demonstrated by occupancy remaining near 80% throughout 2022, after
which there was only a slight reduction in occupancy.

To summarize, the UK marketin 2024 is larger and more valuable than ever, albeit with a
minor recalibration as supply grows. But, the foundations created in 2022-2023
throughout a combination of strong public demand, increasing interest from investors, and
a more professional style of operations all continue to support growth. The sections that
follow will explore precisely who the self-storage customers are and how their behaviors
are changing, as well as some pricing trends and technology pushing the industry in the
future.

Customer Trends

Self-Storage User Profile: The average self-storage customer in the UK in 2024 is middle
aged, lives in a small household and is likely going through a life change that will require
temporary additional space. Surveys indicate the user base is roughly evenly divided by
gender, with men and women frequently representing a household unit using self-storage
collaboratively [43]. The preponderance of users is in the 40 - 70 age group [44], and there
is a clear aging of the customer base as long-term customers are growing older. In fact, the
proportion of customers over age 55 has been rising - at least in part because younger
adults (age less than 35) have fewer possessions and fewer life changes that result in
storage needs, and in part because of simply aging long-term customers [45]. Older
customers are likely to rent their units for longer terms, whilst younger customers (under
45) tend to be more transitory: 59% of customers who rented and were under the age of 45
rented for less than 12 months, in contrast to just 39% of customers over 45 renting for
less than 12 months [46][47]. These differences in rental duration associated with
generational perspectives contribute to a higher churn rate across the industry as younger
users not only rent for shorter periods but also cycle in and cycle out of the industry with
greater frequency.

From a financial perspective, users of self-storage mainly belong to middle and upper
income levels. For instance, around 55% of consumers are on incomes above the national
minimum wage, and many of these consumers are earning income well above the
minimum wage. As disposable income rises, people often accumulate more possessions,
making them more inclined to use paid storage options compared to lower-income
consumers. However, it does not stop there: homeowners as a group are slightly more
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utilized than expected as storage customers than expected based on their population ratio
[48], This may seem counterintuitive as we could assume that renters in smaller flats
would use more storage space; however, owned accommodation, especially in cases of
downsizers and retirees, generally has a greater number of additional furniture articles or
personal property items that require storage [48]. Renters, especially those in densely
populated cities, are frequent users of self-storage facilities. Still, practical and financial
priorities often take precedence, limiting broader adoption. According to UK statistics, just
2% of adults use any type of self-storage space [4], however, this rate has been climbing
steadily from the use of only 1.3% in 2018 and is likely indicative to increases in awareness
and recent storage developments or products entering the market.

Motivations and Use Cases: Self-storage is a service that is essentially needs-drive,
primarily as a result of a life event or transition. The residential housing market s the
primary driver for personal self-storage utilization. Existing customer surveys show that
about 36-40% of individuals utilize storage as part of a house move, for instance, to store
things during the move, or because they have moved into a new home with insufficient
space [49][9]. Atthe end of 2023, 32% of people considering self-storage cited "moving
house" as the reason (employ moving as a trigger, or find they simply do not have the space
they need in a new home) [33]. The relationship to housing means that, demand for storage
tends to stay consistent through property cycles; if home sales are booming (people use
storage use to move), if on the other hand, home sales are slow, homeowners are using
storage for renovations instead of moving altogether, or at the very least clearing out space
to provide basic comfort so they don't have to move. In fact, storage for home
improvement and redecoration has almost doubled since 2014, as so many are electing to
"improve, don't move" [34]. Renovation/storage (storing furniture during remodeling, etc.)
is now nearly equal to moving as a reason to rent a unit.

Other important life events are also large drivers of demand. Family status change is a
familiar theme. The death of a family member, for example, is reported as the next most
significant life event that drives people to storage (one study reported that almost 30% of
users of life events had had a family member die and needed a place for inherited items)
[50][51]. Similarly, divorce or separation makes a person twice as likely to use storage [52],
since people need a place for their possessions when they are in transition. On the
'happier' end of life events, new additions to the family (births), or grown children moving
back home, can cause the need to clean out rooms and rent storage (although this was a
lower percent, still in the under 5% range in surveys) [53]. Military deployment, travelling in
retirement, and other personal milestones also find their way into the "Other" category,
highlighting the many different situations self-storage can accommodate in all of our lives
[54][51].

Interestingly, the factors of decluttering and discretionary storage use have changed with
national sentiment. For example, the volume of customers citing “just need to create more
space at home” (not as a result of moving or other events) was about 4% in 2022 and had
dropped to 2% in 2023 [55]. This is explained by the slowdown in the housing market,
meaning fewer people were clearing out to sell and/or had less in the way of budget for
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unnecessary storage while the cost-of-living crunch was being felt [55]. But as conditions
improve, this customer segment could increase again, particularly with the rise of
minimalism and individuals trying to maximize their living space by off-loading rarely used
items to storage. It's also interesting that 96% of existing self-storage customers report
being satisfied with their solution [20], This means if they have tried it, they think it's good
value for money, (even though many times they initially do not believe it is “good value for
money” [56]).

From a business perspective, personal storage customers are primarily small and micro
businesses from various industries. More than 83% of business storage customers employ
fewer than 10 employees. They use storage units to store inventory, files, tools, or
equipment instead of paying a higher price and longer-term commitment associated with a
conventional warehouse. The highest proportion of business users is represented in retail
and e-commerce (19% of business customers) [58] which could include online sellers that
store their inventory and seasonal products in a self-storage unit. Professional service
companies (e.g., tradespeople, consultants) account for approximately 16%, and this
amountis regularly increasing as they store files or supplies off premise [59]. Other
industries represented in self-storage include construction (builders storing their building
materials), media/entertainment (film props, archives), charity/non-profits, and healthcare
supplies [60]. A surprising finding in the data is that approximately 1/5 of business
customers run their entire business out of their storage unit [11][13]. These companies are
almost always start-ups using the self-storage unit as a combined
office/warehouse/storage room, which points to the flexibility provided by self-storage. It
has "incubated" many businesses by giving customers the benefit of locking in space yet
having the option to scale at any point [61]. Many entrepreneurs rely on self-storage as a
way to start or grow their business (or side business) while not being locked into lengthy
leases or rental contracts.

Customer Behavior and Tenure: It is a commonly held notion that rental periods are
shorter than they genuinely are in the UK. According to the 2023 SSA survey, 65% of clients
reported that they had rented their unit for about 2 years [62], and 23% of participants plan
to rent their unit for longer than 3 years [63]. These results clearly indicate that while many
newcomers to storage facilities believe they will only utilize a storage facility for "a few
months," their need for storage often continues or new needs need to be addressed. The
high turnover rate (an indication of the changeover of clients) for self-storage facilities is
attributable to some customers renting for short time spans and consistent satisfaction of
storage needs which has led to continual occupancy turnover in progression of new
occupants taking over for customers that have departed. Turnover was historically very low
(e.g.~76% in 2021) [64] during unique pandemic lockdown conditions, because residents
remained in one location; by 2022 turnover returned to normal at 81% [65] and then
surged to 98% during 2023 [66] as self-storage operators increased rates (which made
some turnover inevitable) while other turnover resulted from a swift influx of new
occupants. In 2024 turnover is slightly lower but still high at 97% [67]. The general
conclusion is that, on average, most units’ turnover approximately once a year and there
remains a base of long term occupants that contributes to occupancy of any facility.
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Business customers are statistically found to occupy a unit longer, on average, as
compared to personal customers [68], which has an effect of contributing to a more stable
occupancy rate.

Another behavioral tendency is the repeated use of self-storage. Approximately 41% of
consumers have previously utilized self-storage at some point [44], a fairly high rate of
return usage. Once people are familiar with the service, they generally use it again if the
need arises whether during another move, a new life event or simply accumulating stuff
over time. This is a healthy indicator of future demand, as more of the public becomes
aware of the service. In fact, speaking of awareness, public surveys indicate around half
the public still has only limited knowledge of self-storage. In fact, it was reported that
~51% of people had good awareness [69]. So, it’s improving, however for many younger
adults (under 25) they simply are not aware of it as they have not needed it yet, while with
older demographic groups they simply feel that there’s no need. There is an enormous
amount of potential users that are simply waiting to use self-storage at some pointin time,
and once they have a space concern they may consider using the service, but only if they
understood the service and perceived its value [70][71]. Additional education and
awareness will likely increase these groups of prospective users, especially as the urban
environment space diminishes.

In conclusion, the self-storage market demographic is widening; previously it was tied to
moving house, but it now includes varied personal and business purposes. The common
factor is a need for flexible space at particular points in time. Regardless of whetheritis a
family transition, a business expansion, or simply because a more organized life is needed.
Clients feedback to operators that they are highly satisfied and often retain long-term
storage beyond what was originally planned. This suggests that storage services have
effectively become "external rooms" for clients. However, there is some price sensitivity
noted in the consumer market. Operators must remember a notable minority of users
raised concerns about if their self-storage service was "value for their traditional dollar"
[56]; Therefore, operators may provide convenience and service (i.e. pick up service,
security, etc.) to help explain price, and retain their customers.

Pricing

Pricing Trends: In the past several years the UK self-storage sector has exercised several
years of pricing power, as rental rates increased at a faster rate than overall inflation in
2022 and 2023. In 2022, the average net rental rate was roughly £27.19 per sq ft per year,
which represented an approximate 4% increase from the previous year [16]. By 2023
achieved rents averaged across £26.23 to £27.50 per sq ft, again depending on region and
promotional effects, which constituted another ~1% lift [66]. Most recently, early 2024 has
indicated an industry average rental revenue rate of £29.13 per sq ft, and ~6% increase
from one year prior [14][72]. This shows that operators were able to raise rates despite
slight occupancy level declining. High inflation in the wider economy likely played a factor
in customers being more accepting of price increases and feeding on the highly inductive
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nature of convenience during transition periods, which tends to have short term inelastic
effects [7].

Nevertheless, headline rental rates only tell an incomplete story. Actual revenues per
available square foot (RevPAF) increased in 2023 in part because operators reduced
discounting and transferred customers to standard rates more quickly. More than half of
operators reduced discount promotional offers in 2021-22 as the pandemic era began to
decline [73]. With occupancy increasing and facilities filling up, there was need for less
“half off first month” to bring tenants into vacant units. This led to an increase in effective
rents. Entering 2023 and 2024, as pressures on occupancy arose, some operators have
brought back promotions to maintain move-in volumes (particularly at new facilities in
lease-up). Nonetheless, average discounting durations are still lower than those that
occurred prior to 2020 and many operators utilize revenue management systems to
dynamically raise and lower prices and discounts. Larger operators in particular rely on
algorithms that take unit availability, competition’s rates, and seasonality into account
when acting on occupancy rates.

Regional pricing differences are pronounced. Historically, London and the South East have
the highest rents, by 30-50% compared to other regions [17]. For example, the best
London facilities can charge from £35-40/sq ft/yr whereas a facility in the North might offer
similar units at £20-25/sq ft/yr. The cost differential is warranted by higher property costs
and a denser population in London and the South East, hence a greater willingness to pay
for the space. One interesting development is that new valet storage models claim they
can eliminate these differential pricing. They utilize centralized warehouses just outside of
expensive cities, offer pick-up/delivery, and provide national pricing across the country
potentially undercutting cities and self-storage [17]. Whether this puts downward pressure
on the traditional urban self-storage rentis not yet to be determined. So far, predominant
operators have kept their pricing by emphasizing the immediate access and control people
maintain by utilizing their self-operating units in those cities.

In the short term, occupancy and rent are inversely related. The industry experienced this
in 2023: operators made rate increases, which drove slight occupancy declines (as some
price-sensitive tenants vacated). The ~5 percentage point drop in occupancy in 2023 [5]
was somewhat intentional — operators were freeing up units to re-lease at higher rates.
Operators essentially traded marginal occupancy for marginal yield-per-sqg-ft. The churn
spike to 98% [66]: illustrates this: long-time tenants (who were often paying lower (older)
rates), vacated, to be replaced by new tenants at the market rate [7]. Overall, this resulted
in positive revenue growth with only a modest occupancy decline. Heading into 2024, that
strategy is limited; occupancy will need to stabilize to ensure cash flow is maintained,
which is why operators are now being more cautious in raising rental rates. The latest
information supports this with a slight abatement of the churn (97%) suggesting pricing is
approximately stable at this stage.

Customer Pricing Attitude: Customer value is still rated highly (96%+) despite rising costs;
only 4% of customers were unhappy with their storage value proposition [74]. However,
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people who need the service often have limited alternatives (the "do nothing" option could
be clutter or not being able to move), which somewhat insulates self-storage from price
pressure. In saying that, value perception is another issue; a meaningful portion of
customers (roughly 1 in 3 in surveys) consider available self-storage options overpriced for
what they are [17]. This represents a potential friction point; if there are better, cheaper
substitutes or new entrants emerge, price-sensitive customers may switch. The challenge
for operators is justifying the price through service and convenience. For example, a
growing list of facilities offers free use of trolleys, pallet trucks, and/or will receive service
for a customer's deliveries, as well as additional security, to differentiate value. Some
urban facilities may partner with van rental or "man-and-van" services to help customers
move items and address the hassle factor of self-storage.

One ought to stress also ancillary revenues as part of the pricing mix. Many self-storage
operators generate additional revenues through selling insurance, padlocks, boxes, and
packing supplies. The insurance can be a mandatory add-on; customers either buy the
facility's coverage or show their own. With insurance included, it could mean £1-2 more
per week for a unit rental. While it's one thing to add ancillary fees as part of the operator’s
costing, with added scrutiny on transparency, it would be difficult to promote pricing
based off just the rental fees. UK regulators are introducing a piece of legislation entitled
Transparency of Prices Said to be Better Value for Money, seeking out more transparency
of pricing and displaying the “all-in” price to the customer upfront [75]. Some operators
may advertise a low price for a unit but then add paid insurance, admin fees, or refundable
padlock deposits. The proposed amendments may need operators to disclose upfront
clearly or include in the written quoted price. Either way, if it affects, the way operators
advertise their pricing is yet to be seen.

Competitive Dynamics: As of 2024, established brands (Big Yellow, Safestore, etc.) report
strong rental rate growth in their financials, indicating that they appear to have pricing
power from their brand and location. Smaller independent locations might be more limited
in their pricing strategies since they often price below national brands in order to draw
customers. Moreover, competition from alternative models — such as container storage
“yards”, which tend to have lower cost structures than traditional self-storage — can also
have a downside price effect in some areas. Container self-storage (typically outdoor
shipping containers on less expensive land) tend to charge lower rates per sq ft (a bit
regarding the quality of the unit/structure itself). The fact that container self-storage
accounts for up to 39% of locations [76] (an exponential increase from ~16% the previous
year) indicates expansion in this budget segment. Marketing and profitability are largely
dependent on price (and drive-up access), which will likely inhibit local self-storage L rate
growth, particularly in rural and suburban areas where container storage is prevalent.

In cities, a new approach is coming from "valet storage" startups that could drive a
different pricing model, usually charging either a per box fee, or a fixed monthly fee for a set
volume (including pickup). An example of this pricing model could be a service charging
£6-£8 per box per month. For customers with only a few boxes, this price is less than
renting even a small (10 sq ft) locker at a self-storage site. Therefore, valet storage is aform
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of effective market segmentation by customer size; customers with smaller volumes may
seek valet services over self-storage to obtain a price advantage on storage, while
customers with larger volumes continue to rent self-storage. The ultimate effect on pricing
of the smallest unit sizes at self-storage sites is still a question mark; some self-storage
operators may simply drop prices for the smallest units, or also introduce their own
variants of "by-the-box" solutions.

Summary: The pricing forecast for 2025 remains cautiously optimistic for operators. As
occupancy returns, operators will likely have the ability to keep rates the same, or to
increase them at least to the level of inflation, when new supply has been absorbed into
the market. Current rental yields per square foot are at an all-time high near £29[77], and
operators are experiencing very strong same-store revenue growth. Customers are clearly
price sensitive, given the current environment, but continue to pay more for the
convenience and importance of storage, especially if added services lessen the burden of
moving property. The strategic implications of this is that providers should continue to
consider the levers of pricing — leverage dynamic pricing to balance occupancy vs. rate,
minimize customer confusion through transparent pricing, and provide value-added
services (e.g. free pickup, packing support) that leverages additional pay-for-need
services, instead of outright price cuts, to compete with price. This aligns with the
following section of innovations (Technological or new on-demand service models such as
“storage-to-your-door”) that enable providers to enhance value while maintaining healthy
price levels.

Technology & Innovation

In 2024, technology and innovation are transforming how the self-storage industry
operates and serves customers. The self-storage industry accelerated adopting digital
tools, automation, and smarter approaches to service during the last 2-3 years as a result
of the pandemic. Now the self-storage offering will be multi-faceted, more efficient, and
more high-tech and customer-focused than it was even a few years ago.

Digital Customer Experience: Today's self-storage consumers are coming to expect an
online and on-demand experience, and operators are meeting this demand. Almost all
major operators offer their customers reasonable options to either reserve units or even
fully book and pay online, as of 2021, this was reported at 86% of self-storage businesses,
and likely even higher now [78]. Also, many operators have delivery options to digitally sign
a lease and access their account on a portal that reduces the upfront indecision and
paperwork that requires an in-person visit from the tenant. A new prospective tenant can
now ask from their cell phone, for example, to find an available unit, see prices in real time,
electronically complete their rental agreement, and receive instruction on how to access
their unit — all within minutes. Anytime/anywhere online booking capability is instrumental
to the market share capture of these younger consumers who have those expectations.
This consumer demand also lends itself to the emergence of “on-demand storage”
business models.
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One of the many models that is gaining traction is Storage-to-Your-Door service (often
referred to as valet storage or click-and-collect storage). This is a younger model that turns
traditional storage operations upside down; rather than the customer driving their items to
the storage facility, the storage provider drives to the custome. These companies operate
as pick-up services, collecting items from residences or businesses, securely storing
them, and delivering them back at a later date or upon request using a smart phone
application. This is significant for urban consumers without cars or busy work, children,
and other lives' activity schedules. More recent entrants into the market are firms like
Stowable in the UK, which launched in 2024. Stowable offers by-the-box storage, using a
tech-enabled dashboard that allows customers to catalogue their boxes, schedule pick-
ups/returns, and manage inventories virtually [23]Another startup Keepr as well as older
firms like Lovespace operate similar models. Utilizing technology (QR Codes, GPS and
logistics tracking, and warehouse management systems), these services provide simple
access; your storage is “in the cloud” when accessed through an app, and you access with
a click when you want to retrieve items physically.

Storage-to-Your-Door is worth noting as a strategic response, especially as it relates to
urban markets, where storage is limited, and customers value convenience rather than
physically visiting their unit. Urban populations including students and young
professionals may only need to store a few boxes or seasonal items and can't justify the
costs or hassle of trips to self-storage facilities. Valet storage addresses this gap. Itis,
simply put, the Uber-ification of self-storage, and while still a very niche offering, it is
growing in popularity. The mere existence of these offerings has pushed traditional self-
storage providers to compete by innovating: some offer collection & delivery for an added
fee, and others have partnered with removal companies to offer combined moving-
storage.

Automation & Security: The use of automation in facilities, as with other areas, is
enhancing efficiency and security. Increasing numbers of new facilities are fully unmanned
or semi-automated. As noted, approximately 15% of stores are now fully automated with
most stores in the study having less than full-time on-site employees [21], These facilities
utilize technology for access control and customer support, making it possible for a store
to be available for customer access without the need for a constant employee presence. In
modern stores, customers are able to enter and access their storage unit with the use of
PIN codes or smartphone apps (Bluetooth/NFC access), while the use of surveillance
cameras in the store monitors the premises as added security. This development reduces
labor cost and accommodates the customer demand for access 24/7 - many of the
automated stores provide customers the access to visit their storage unit at any time, not
just during business hours. Furthermore, modern facilities utilize two-factor authentication
(such as a phone app plus a PIN), and zoned access which restricts customers to a floor,
providing heightened security [80][81].

Al and analytics are beginning tools. In 2023, just 1 in 4 operators indicated that they used
artificial intelligence in some capacity; by 2024, this met an impressive 68% of operators
actively using Al [19]. Applications differ widely, and there is Al-driven security monitoring -
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- an algorithm analyzes CCTV feeds to flag anomalous behavior or attempts of
unauthorized access [82], There are also examples of chatbots or virtual attendants
answering customer inquiries on operator websites. Some larger operators are utilizing Al
models to enable dynamic pricing across their portfolio, allowing them to optimize what
rent should be charged to each unit based on patterns of demand. Other operators are
analyzing their customer data to predict a possible exit by one of their tenants (e.g.,
changes in payment or occupancy patterns of use) so they can intervene with retention
offers. These examples demonstrate how quickly Al has been adapted and accepted into
the storage industry, underscoring the willingness of the storage industry to embrace
technologies that can improve their operations and cut costs.

One more area of innovation is smart unit amenities. For instance, temperature-controlled
units with loT sensors can maintain the temperature/humidity in an acceptable range,
along with notifying both customer and operator of any problems, which is useful for
customers storing sensitive items like documents and electronics. A few facilities have
even tried allowing the customer to access a remote camera to view the unit's contents
through an app, or provided a smart lock that would tell the operator if a unit was left
unlocked. While these features are not mainstream yet, they demonstrate how loT
(Internet of Things) technology ultimately can deliver added value and peace of mind.

Mobile and Self-Service Operations: The infusion of mobile technology is widespread.
Industry leaders provide customers with a mobile application to achieve basic tasks, such
as paying bills, updating insurance, or opening access gates/doors. Staff also use mobile
tablets to conduct site inspections, audit unit conditions, or process move-ins/outs while
they are there. We are also seeing more self-service kiosks at facilities. This is typically a
touch screen station, where the customer can rent a unit, purchase a padlock, and
dispense keys/key-codes, all without the manager needing to be present. This is also
helpful at unmanned sites, or late at night when the office is closed.

One fascinating idea emerging in city centers is the “micro self-storage” outlet: small
automated lockers or container units positioned in easily accessible urban locations
(sometimes in partnership with supermarkets or parking garages). Customers rent these
micro-units short-term via app. While not widely available yet in the UK, concepts like this
are being tested to engage customers who want ultra-convenient, small-scale storage for
perhaps one or two weeks.

Sustainability and Design Innovation: While the industry is growing, it is also innovating
in sustainable practices. Over 50% of operators have introduced LED lighting within the
facilities for energy savings [22], and many of them are using motion sensors to turn lights
on and off only when necessary. Solar panels are the next most popular eco-upgrade, and
this is the second most common sustainability initiative according to SSA UK, the
installation of solar PV on facility rooftops [22]. Some new facilities are achieving high
environmental standards (e.g. BREEAM certifications), and there is a movement to efficient
design; i.e. multi-story facilities on smaller urban spaces, vacant retail big-box stores being
converted to storage (recycling buildings), and better insulation to lessen heating demand.
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Interestingly, valet storage companies touts sustainability angles too: since customers do
not drive to facilities, individual car trip counts are down, warehouses can be purposely
located where energy/carbon footprint per sq ft is lower, etc [83][84]. For example,
Stowable specifically focuses on maximizing space efficiency by eliminating customer
access, meaning they can pack more boxes (minimizing energy consumption in empty
hallways) [85][84].

Mixed-Use and Urban Integration: Innovation is not only high-tech: it is also about
embedding storage into multiple aspects of communities. There is increasing interest in
mixed-use development that includes self-storage, typically alongside residential or
commercial uses. 5% more operators expressed interest in mixed-use projects in 2023
[20]. For example, a new apartment block might have self-storage on the ground or lower
levels, servicing both the residents of the apartments and the outside public. This idea
serves several purposes, including providing convenient storage for residents living in
smaller flats, developing land in urban environments where a self-storage facility alone
may run into zoning issues, and adapting to current urban living (eg. combined homes and
workspaces). In the UK, the planning authorities have been more accepting to mixed use
opportunities using self-storage as the low-impact neighbor to either housing and/or retail.

In conclusion, technology and innovative models are swiftly transforming the self-storage
industry, developing from a real estate industry to a hybrid service+tech industry. The UK
sector is already adapting to many of these changes:31. Al is widely adopted, and
automation enables the industry to grow without the same growth in staff (staffing is only,
on average, 2.6 staff per store) [86][87], and hew consumer-driven services such as
storage-to-door are also giving the sector reach. For operators, this investment translates
as a competitive advantage through reduced operational costs, improved security, and
better differentiated customer service. For customers, it leads to more options: if
customers want, they can have a fully DIY storage experience with 24/7 access or have
everything provided for them as a fully serviced experience - the market can now provide
that.

Strategic Recommendations

Based on the market landscape and data provided, | Like To Move It Move It Storage (and
the self-storage industry in general) should consider the following strategic actions to
adjust to the business landscape in 2024-2025:

1. Adopt "Storage-to-Your-Door" Service Models: One of the most evident opportunities
is to take advantage of the trend of increasingly greater demand for click-and-collect
storage for urban consumers. The opportunity to offer a Storage-to-Your-Door option (that
is, the user's location for pick-up, store the items, call for return) is a significant
differentiator in an urban setting. This model will relieve friction points for urban users with
no vehicle & limited available time. By adding valet storage to your new offering, either on
your own or through an already established logistics provider, you can tap into new
customer segments (e.g. students, carless apartment dwellers) as well as additional
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revenue (e.g. pick-up fees, per box pricing, etc.). In fact, smaller box-storage needs that
wouldn't warrant a full unit rental would be captured in this service model. As early users
(e.g. Stowable [17]. have shown, the market is hungry for solutions like this. We suggest
starting a "we collect, we store, we deliver" service in two major cities or locations. This
service could be scheduled through an app. The marketing message could be framed as a
"premium, but affordable" service that saves people time and delivers value to city
dwellers. This would help bolster the company's perception as an innovative, and
strategically appealing, service to meet a new need. Over time, this will differentiate | Like
To Move It Move It Storage from traditional competitors.

2. Enhance Revenue with Price Transparency: Pricing is and will continue to be a critical
lever. Be willing to change your mindset to a more sophisticated revenue-management
strategy. This will require you to adopt more dynamic pricing tools, perhaps even look at Al-
driven solutions, as about 68% of all companies are using Al now [19]) Dynamic pricing
would allow the rate to reflect occupancy, seasonal demand, and the number of units
available, with the goal of optimizing yield per square foot while still reaching desired
occupancy (for example, consider setting a desired (target, maybe ~ 80%) occupancy for
mature sites. This will allow you to sell the unit at an elevated rate). Second, be sure there
is price transparency. With regulations for pricing transparency becoming more common
[75], be proactive in confirming your pricing is straightforward (i.e. no hidden mandatory
fees) while also developing customer trust with the message that you're not likely engaging
in "too good to be true" scenarios. Consider simplifying your promotional offers as an
example; simply offer free pickup or a free first week rental instead of a complicated
discount schedule. Also, provide the total all-in cost of the unit (rental fee + rental
insurance) and communicate that price up front. Providing transparency builds trust and
prepares for any changes in regulation, while also improving your ability to secure
customers, as many prefer the straightforward, easy-going no surprise information from
the outset. By emphasizing pricing to be competitive with (but not necessarily the
cheapest) peers and valet storage options, the company can compare more toward a Co-
Pricing position (worthy yet premium) without needing to discount pricing to compete, but
rather imply you are with comparable costs (to lower prices), but better services for pricing
rationale.

3. Capitalize on Technology for Efficiency and Experience: Keep investing in technology
that improves operational efficiency and the customer experience. For operations, think
about smart access control systems and facility management software to allow one
manager to monitor multiple sites remotely, especially for the trend of unlanned sites. This
could allow you to expand into smaller markets without having to incur large staffing costs.
For operational efficiency, you will want to be sure to provide each site with the latestin
security technology (CCTV analytics; individual door alarms; etc.) and promote it as we
know security is always a top concern for new customers and technology is very
marketable [80]. On the customer experience side, develop a mobile app or increase your
website's self-service capabilities. Options for account management, bill pay, unit size
upgrades, or even a bot for chat support that is available 24/7 will help improve your
customer's satisfaction. You will also want to provide a seamless online user journey from
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reservation to move-in given the younger customers tend to always communicate digitally
first.

Another technology angle would be data analytics: you can use customer data to help
market (for example, targeting life events such as selling a home or when families leave for
university by advertising discounts for students) and use data to predict churn (so you can
give incentives to customers at risk of leaving to remain customers for a longer period of
time). If 20% of your business clients are operating from a unit [13], you may want to
consider a small business package (for example, with shelving, mail handling, etc.) that
you would advertise to entrepreneurs, analytics can help identify these users. Technology
is no longer optional; it’s the price of entry for successful operators, and it directly impacts
profitability by minimizing manual labor while expanding the reach to audience size.

4. City's Footprint Expansion in Flexible Formats: The data indicates urban demand is
strong and growing, but urban supply is insufficient. We recommend you pursue some
creative strategies for urban expansions; for instance, look for mixed-use development
opportunities or repurposing existing buildings (e.g., parking garages, vacant retail stores,
etc.) into storage. It tends to be much faster and can be more economical than starting
from the ground up, and local councils may look favorably on repurposing unused spaces.
Also think in terms of a “micro” facility or collaborations — e.g., a small-unit satellite within
city centers feeding into a larger hub. These can serve as drop-off/pick-up points (to
complement storage-to-door services) and increase visibility of your brand. Considering
that 44% of operators anticipate new sites [40], being aggressive in site acquisition
(particularly in weaker supplied markets) is essential to maintaining market share. | Like To
Move It Move It Storage should be using the latest market intelligence (for example, SSA
UK’s regional occupancy data) to identify potential locations that have demand exceeding
supply (for example, secondary cities or suburbs where population growth is strong, but
self-storage depth is low).

5. Improve Customer Awareness and Experience: With about half of the general public
unfamiliar with a self-storage use case [69], a strong marketing and education campaign
can be beneficial. Content marketing would be favored that highlights the various use
cases of storage. Case studies work, such as a family using storage while renovating or a
business that has prospered because they have found a way to store "your warehouse in
the city” This could also focus on solutions to common urban lifestyles, closet space, a
place for seasonal gear, etc. Another way is through engaging events for the community,
such as allowing storage auction events or partnerships events with local movers or
realtors. Itis also essential to keep customer service a differentiator; train staff (or have a
call center) to be knowledgeable and empathetic while explaining sizing, packing, or any
guestions a first-time customer might have, with the goal of delivering a message to the
customer that creates an experience that allows them to convert the user to a customer. It
is important to remember that 96% of users are satisfied with the service [74], consider
referral programs or incentives/rewards for completing an online review. Satisfied
customers can promote their satisfaction by word of mouth.
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6. Prioritize Customer Retention and Ancillary Services: Attracting new customers is
important, but the longer you can keep an existing customer, the more lifetime value you
create. Improving retention can be done in a variety of ways: providing a loyalty discount
after a rental period, or having value-adds that create ease so customers don’t feel
compelled to leave. For example, providing a free “unit swap” service (if someone wanted
to downsize, work to keep them instead of losing them entirely) would retain price-
sensitive customers during economic downturns. In addition, consider providing new
ancillary services, or improving existing ones: tenant insurance (with good coverage at a
competitive price), packaging materials for sale, or on-site business services (receiving
deliveries, pallet toss for business tenants). Some facilities even incorporate co-working
lounges and/or coffee spots for business tenants - while this may not be possible
everywhere, the goal is to create more ways of binding the customer to using your property
as part of their routine.

7. Maintain Financial Discipline and Monitor Risks: It is a prudent strategy to prepare for
the ups and downs of the economy. Interest rates and property prices have increased, so
it’s critical to underwrite any new development or acquisitions based on conservative
occupancy ramp-up parameters and reasonable pricing. Keep an eye on the impact of
additional new supply on your existing stores’ occupancy; if you see a market becoming
saturated, then shift your marketing and potentially consider promotions to protect your
market share. Also, pay special attention to the economics with respect to the valet
storage segment, if they are able to compete with a significant percentage of the market
share, be prepared to alter your offerings or pricing accordingly for your small units. From a
risk perspective, if you have a high churn theoretical occupancy, close to 100%, [88]itis
better to be prepared to actively fill the units, keep your marketing funnel running strong
and consider investing more in digital advertising or lead aggregators during the slow
season.

To summarize, | Like To Move It Move It Storage is ready for success in 2024-2025 with a
focus on the customer and innovation. The UK self-storage market is growing, but also
developing — companies that can adapt with new consumer expectations (including on-
demand service), utilize technology to assist with smarter operations, and expand
carefully will be able to position themselves favorites. Through the recommended above,
the company can improve its position in the market, delight customers, and attract
investors with a future-proof business model that is robust.
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