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APPROVED APPRAISERS

The list of appraisers approved by MHDC to develop market 
studies for 2023 applications is on our website.



LETTER OF TRANSMITTAL

The report must have a transmittal letter. At a minimum, the letter must state:

The analyst is a disinterested third party and that there is no identity of interest between the 
analyst and the client and intended users for whom the report is prepared.

Any and all recommendations and conclusions are based solely on professional opinion and best 
efforts.

The subject, neighborhood and comparables were inspected within the past three months of the 
effective date.

The analyst has read the 2023 guidelines. Reports not including this statement will be subject to 
rejection and/or sent back to the sponsoring developer.



UPDATING MARKET STUDIES

The market study and MHDC Form 1300 must have been prepared or updated 
within 6 months of the submission date. Previously submitted studies can be used 
from a previous funding round if they have been properly updated. MHDC will not 
accept a market study that is more than 24 months past the effective date of the 

originally submitted market study.



UPDATED MARKET STUDY 
REQUIREMENTS

If the market study is an update, an update letter must be provided. The update letter 
should recap the project and describe any changes to data in the market study.

Acceptable updated market studies must include:

Re-inspection of the site and neighborhood.

Changes to the development from the previously submitted market study.

Rents if they are different and an updated weighted overall Rent 
Advantage/Disadvantage Chart.

 Updated State and Local crime statistics from Areavibes.com



UPDATED MARKET STUDY 
REQUIREMENTS

Review of the economic conditions and the demand for the proposed 
development.

A statement of positive and negative attributes that will affect the property’s 
marketability, performance and lease up.

Marketability 
Performance & 

Lease Up

Negative

Positive



Economic Development

The market study should contain information that may be referenced in exhibits 
that are required for points in the Economic Development category as outlined in 

the 2023 Qualified Allocation Plan (QAP), the 2023 Developer’s Guide and is 
outlined as item #4 on the FIN-125 form.



PLEASE BE CERTAIN THAT THE MARKET 

STUDY YOU PROVIDE INCLUDES THE 

FOLLOWING ITEMS: 

What positive and negative locational factors affect the subject site.

What the achievable restricted rent is per unit type.

What the achievable market rent is per unit type.

If the market supports the developers projected restricted rents.

The point in time when the property is expected to reach stabilization.

If there are any risks to these projections.

If there are enough households at sufficient income levels to make the 

project viable.



PICTURE CAPTIONS

Photos must be “first party” photos taken by the appraiser during the site 

inspection. “Second party” photos are not allowed. Photo captions need to be 

informative, including the street name, direction of the view and where the subject 

is in relation to the street.

Subject Site – Looking East from South Broadway Street



Project Description

The market study must include a project description detailing the appraiser’s understanding of the 
project as proposed (whether rehab or new construction). The project description must include a 
narrative of the proposed development and the following:

Number of buildings, building type, number of stories, exterior finish, planned common area and/or 
site amenities and project amenities, parking options, number of spaces and fees, a copy of the floor 
plans, developer’s projected dates for start of construction, completion and stabilization and 
describe any supportive services to be provided for the residents.

The market study must include the proposed unit information such as number of units, number of 
each unit type, square footage per unit, unit amenities, features and finishes, proposed utility 
structure, net rents, gross rents, the property’s targeted market which may include income, age or 
special needs, age restrictions, if any, income restrictions and identify project based rental 
subsidies, if any.



CENSUS DATA

Census tract data is NOT required for all of the tracts in the PMA, just the ones 
that abut the subject’s tract, and that is only for proposals in the St. Louis or 

Kansas City regions (as defined in the guidelines).



CRIME RATES

Crime data must show violent crime rates for the subject neighborhood as defined 

and provided by AreaVibes.com.  

YOUR MARKET STUDY SHOULD NOT QUOTE NEIGHBORHOODSCOUT.COM



SCHOOL DISTRICT RATINGS

School district ratings must be included for both family AND senior proposals. 
Provide the 2022 MSIP 6 Annual Performance Report for the subject’s school 

district.



POPULATION, HOUSEHOLD AND 
INCOME CHARACTERISTICS

The American Community Survey data previously found in the Census Bureau’s 
Fact Finder website has moved to the United States Census Bureau website.

The market study should provide household poverty estimates, not family poverty 
estimates.



MIGRATION DATA

An example of the required format for migration data is provided in the Market 
Study Guidelines.

Provide data and analysis on migration by census tract for the subject census tract 
and all abutting census tracts.



HOUSING MARKET AND COMPETITIVE 
ENVIRONMENT

MHDC wants to know if the percentage of affordable housing units in the subject’s 
census tract exceeds 20% of the total housing units in those tracts. If the subject is 

in Kansas City or St. Louis regions the information is required for the abutting 
census tracts.



SECTION 8 DATA LINK

An example of where to find Section 8 information is provided in the Market Study 
Guidelines.

https://www.huduser.gov/portal/datasets/assthsg.html

https://www.huduser.gov/portal/datasets/assthsg.html#2009-2019_data


COMPARABLES REQUIRED

Both the market rent analysis and the affordable rent analysis must be based on 
comparables.  Both require the use of adjustment grids and reasons for any 

adjustments. 

The  market rent analysis is to be based on market comparables and the affordable 
rent analysis is to be based on LIHTC comparables.

The report must contain a profile for all comparables.



REAL ESTATE RENT

The rent comparables should NOT be adjusted for proposed special needs or 
service enrichment.  

Any contributory value of these items should be discussed in a separate paragraph 
below the adjustment grid, showing the ‘real estate’ rent (from the grid) and the 

‘enhanced’ rent, if any.



WEIGHTED OVERALL RENT ADVANTAGE 
DISADVANTAGE CHART

The affordable rent advantage/disadvantage is to be displayed in chart form. Show 
the advantage/disadvantage per unit type for each percentage of AMI (Area 

Median Income). The chart should also display a weighted overall rent 
advantage/disadvantage percentage.

The Rent Advantage/Disadvantage Chart is to utilize Subject proposed rents and Market Rents to 

calculate the weighted overall percentage, NOT Average Rent.



INCOME AVERAGING MINIMUM SET 
ASIDE

The Average Income (AI) minimum set aside allows developments to serve 
households earning up to 80% of the Area Median Income (AMI) in credit qualified 
units, so long as the average income/rent limit in the development is 60% or less of 

AMI. Owners electing the AI minimum set aside must commit to having at least 
40% of the units in the development affordable to eligible households.

If a development elects Income Averaging, market studies must establish rents for 
all unit types and rents for all rent levels. The beginning or lowest rent level is 

30% and are to be set in 10% increments.



INCOME AVERAGING MINIMUM SET 
ASIDE

For example, if the project has two and three bedroom units, the market study 
must provide LIHTC rents at 30, 40, 50, 60, 70 and 80% levels, along with market 
rent for the two and three bedroom units.

Additional data will need to be included in the following three sections of the 
market study:

Affordability Analysis

Include the estimation of minimum and the maximum annual income 
requirements calculated in accordance with HUD and restricted rent guidelines for 
each unit type at all AMI levels based on household size and potential proposed net 

or gross rents. 



INCOME AVERAGING MINIMUM SET 
ASIDE

Demand Analysis

Establish the number of potential income qualified households for the subjects 
affordable units and for all income bands. 

Market and Achievable Rent Analysis

Adjustment grids and adjustment explanations are required for the market rate 
rents and achievable/affordable rents for each major unit type in the project. A 

chart with projected potential rents for all unit types at all AMI levels and market 
rent will need to be included in the market study.



SORT TABLE DATA

Sort data in tables (such as number employed per industry or median/average 
wages) by a pertinent variable so the data is easy to interpret.



SHOW THE MATH!

Any numerical conclusions in any part of the study are to be supported by the 
formula or math used to create that conclusion.



Questions?



Kansas City:

920 Main Street, Suite 1400

Kansas City, MO 64105

(816) 759-6600 

St. Louis:

505 N. 7th Street, Suite 2000

St. Louis, MO 63101 

(314) 877-1350

Annette Lloyd

MHDC Analyst/Appraiser

816-759-6626

annette.lloyd@mhdc.com
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