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Evolution of 
Market Study 

Guidelines 

 

Dedicated  to enhancing the professionalism and standards 
surrounding residential rental real estate market analysis for Tax 
Credit Communities

NCAHMA creates  Set of Resources:
Model Content Standards          Code of Ethics
Market Study Terminology        White Papers
Market Study Index                      Professional Desgination

HUD issues Revised MAP Guidebook
Separate Section for Market Studies
Requires Market Analysis and Appraisal to be conducted by 
Separate Analysts

NCAHMA conducts User Survey of MAP Market Study Users 
10 HUD MAP Offices
6 FHA MAP Lenders

organization expands its scope to include other conventional 
housing market analysis and users including market-rate 
apartments, multifamily condo-developments, and senior housing 
products

Adopted January 14, 2013

Aug 2013

Revised Guidelines and Resources to cover Afforable, Market Rate and 
Seniors Housing

National Council of Affordable Housing Market Analysts (NCAHMA) 
formed

NCAHMA renamed National Council of Housing Market Analysts 
(NCHMA)

Provide HUD with detailed recommendations to revise MAP market 
study guidelines

Winter 
2012

July 2012

Fall 2012

2001

Nov-11

2001-
2010



Section 7.5  -  General Comment 
Map Guidelines  should follow NCHMA organization, 
reflecting how market study is typically presented:  

• Site Analysis and Market Area 
• Economic Context 
• Demographic Context 
• Supply Context 
• Findings and Conclusions: 

• Balance of Supply and Demand  
• Affordability 
• Product Positioning in terms of offering and pricing 

 
 



Section 7.5.C  - Description of Proposed Project 

• C-2:  (Add) Utility policy of the proposed community 
(costs paid for tenant/costs paid by landlord should be 
presented. 

 
• C-7:  (Added Section) For rehabilitation projects 

provide: 
a) Description of proposed scope of rehabilitation.   
b) An estimate of total construction cost and cost per unit.  
c) Identify existing unit mix, rents & existing subsidies.  
d) Current and historical occupancy information.  
e) An analysis of the current rent roll (if available).  

 



Section 7.5.D  - Housing Market Area (HMA) 

• Housing Market Areas (HMA) is a term used by 
HUD's Economic and Market Analysis Division 
(EMAD) for Comprehensive Housing Market 
Analyses.   

• HMA’s typically are large metropolitan areas.   
• Market analyses generally use term Primary 

Market Area (PMA). The scale of a PMA is 
typically smaller than a metropolitan area. 

• Eliminate required Secondary Market   

 



• E.1.b.2: Wage Levels reflect the vitality of an area and 
provide context whether the market can support a 
project targeted to a certain market.   
– Wage levels do not translate directly to affordability. 
– Better to focus on Household Income distribution by 

Tenure.  
 
• E.1.B.5:  (Added Section) Information on 

Commutation Patterns  
 

Section 7.5.E.1.B -  Economic Conditions 



Section 7.5.F - Current Housing Market Conditions 

• F.2.B: Annual absorption ten years ago is 
irrelevant to today.  Likely, maximum relevant 
information is 5 years ago. 

• F.2.C: Appraisal function is the primary voice in 
term of rents (income),  
However, market analyst must discuss in detail 
the proposed price position of the subject 
property in the context of the competitive 
environment.   

 



Section 7.5.H -  Demand Estimate and Study 

• H.1-4: Net Demand for rental units should be 
separate from “Effective Demand”, which is not 
defined in the document. 



Net Demand 

• Items H.1 and H.4 address the demand and 
supply factors for overall Net Demand.   

 Renter Household Growth 
 Tenure breakdown 
 Replacement of Lost/Dilapidated Units 

 

 



Net Demand 
Analysis 

Net Demand
Projected Change in Household Base Units

January 2013 Households 40,731
January 2016 Households 42,138
Net Change in Households 1,406

Add: Units Removed from Housing Stock
Housing 

Stock
Removal 

Rate
Units 

Removed
2013 Housing Stock 42,650 0.370% 158
2014 Housing Stock 43,171 0.370% 160
2015 Housing Stock 43,700 0.370% 162

479
Net New Demand for Housing Units 1,886
Average Percent Renter Households over Analysis Period 65.0%
Net New Demand for Renter Units 1,226

Add: Multifamily Competitive Vacancy Inventory Vacant

Stabilized Multifamily Communities 5,673 243
Subtotal Stabilized Communities 5,673 243

Communities Under Lease Up 0 0
Total Competitive Inventory 5,673 243

Market Vacancy at 5% 284
Less: Current Vacant Units -243
Vacant Units Required to Reach 5% Market Vacancy 41

Net Demand for New Rental Units 1,266

Planned Additions to the Supply
Total Units 95% Occupancy

Parc Rock 360 342
Avant at Rock Town Center 359 341

Subject - Boulevard at Loger  Station 448 426
Total New Rental Supply 1167 1,109

Excess Demand for Rental Housing 158



Effective Demand 

 

• Item H.2 and H.3 addresses number of income 
qualified households that the subject and other 
projects addressing the same market need to 
address.   
– Capture Rate Analysis ( % qualified households subject 

project needs to capture) 
– Penetration Rate Analysis ( % qualified households 

subject and inventory of like communities need to 
capture) 



Section 7.5.H - Demand Estimate and Study 

• H.1.5: The impact of the proposed property on 
existing rental developments should stand on its 
own as a conclusion. 

• H.7: For subsidized communities, sensitivity 
affordability and penetration rate analyses should 
be conducted both with and without project 
based rental assistance. 



Section 7.5.I - Seniors Housing 

• I.1& I.2: Generally, 221(d)(4) and 231 properties 
target independent seniors that do not have 
frailty issues and do not offer services to address 
Frail seniors (ADLs). 

• I.3: Income is the key determinant for 
independent senior rentals.  Unlike assisted 
living, don’t typically look at net worth. 



Section 7.5.I - Seniors Housing 

• I.4: Most states use a 35% to 40% net rent 
burden for income calculations for senior renter 
households.  The industry generally uses a 40% 
rent burden.  Not necessary to introduce 30% 
rent burden. 

• I.5:  NCHMA criteria is maximum 2 person 
income limit for two bedroom units. 



Section 7.5.I- Seniors Housing 

• I.6: Concern about over-counting large senior 
households is unfounded.   
– Senior one and two person households account for 92 

% of all senior renter households. 
– I.7: Two thirds senior renter households are single 

person households.  

• I.8: It is typical to look at senior one person 
households when looking at assisted living.  Not 
particularly appropriate for senior independent.  
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