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…he is like a man building a house, who dug deep and laid a foundation on the 

shake it, because it had been well built. “But the one who has heard and has not 

acted accordingly, is like a man who built a house on the ground without any foun-

dation; and the torrent burst against it and immediately it collapsed, and the ruin of 

that house was great.” Luke 6:48

O 
k so it may be a bit of a stretch 

that feasibility studies are Bibli-

There is great logic in basing the 

platform. Knowing what is ahead of you 

will help you to understand the risks in 

self-storage development and when 

storms occur, you may be well pleased 

that you dug deep and found a solid tie 

point to build upon.

FEASIBILITY STUDY VS. 
MARKET STUDY

-

though a comprehensive feasibility study 

will include a market study. A market 

study may be a place to start, but the 

decision to move forward with the devel-

opment should go much further.  

A good market study will inform 

the reader of past, current and predic-

tive market conditions. The author 

will inform how the subject property is 

positioned in the market based on the 

data presented. The market study will 

be used to create the assumptions and 

draw the conclusions stated in the fea-

sibility study (which cannot be properly 

prepared without a market study).

A good feasibility study will concen-

trate on the econometrics of the deal 

focusing on internal rates of return, 

developer’s yields and return on cost. 

The feasibility of a project can only be 

determined by calculating the returns. 

If they are acceptable, the project is 

feasible. It is entirely possible to have a 

very strong market, and a market study 

recommendation that is an absolute 

“yes,” but if the project cannot produce 

then it is not feasible to build.

The most critical elements are:

 Cost assumptions

 Land, entitlements, soft costs

 Lease up

 Time, marketing costs, negative 

 

Critical Questions That Must Be  

Answered in a Feasibility Study:

1. At what percent occupancy is the 

project stabilized, and how long will it 

take?

2. How long will it take to get 

entitlements, and how likely are they to 

be obtained?

Will public hearings be required, 

and if so, how many and when are the 

meetings?

4. What will be needed to make 

a formal submission (how much 

engineering and architectural design 

must be completed to obtain approvals?

5. What is the current zoning? 

What zoning classes allow for self 

storage? What will it take to obtain the 

approvals?

6. What professionals will be required 

their lead times and costs?

7. 

that need consideration?

8. Are there new projects under 

consideration?

9. How is the project going to be 

10.  When will they provide a term sheet?

11.  Who and where is the equity coming 

from?

12.  What is the expected return on 

equity?

 When is the expected return of 

equity?

14.  Who will guarantee the debt?

15.  How will the construction loan be 

taken out?

16.  Who is going to build the project?

FEASIBILITY STUDIES
by RK Kliebenstein

The feasibility of a project 
can only be determined by 
calculating the returns. If 
they are acceptable, the 
project is feasible.
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STUDY ELEMENTS FEASIBILITY STUDY MARKET STUDY
CONCLUSION AND FINDINGS

AREA CHARACTERISTICS 
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MARKET ANALYSIS
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SUBMARKET CONDITIONS
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Overview of storage market

Map of Competitors

Competitor Comparison

Rental Rate Comparison
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Climate Control Premium

Occupancy  Analysis

SITE ANALYSIS & COMPARISON  

Demographics

SUPPLY ANALYSIS
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Organic and Land to Purchase

DEMAND ANALYSIS
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Population Growth

Housing Units

Households

Seasonal Conditions

Student

Military

Vacation/2nd Home Market

Demographic Anomalies

“Soccer Mom” Index

Reversion Analysis

METRIC DELTA COMPARISON

RESUME OF CONTRACTOR

RESUME OF DEVELOPER

RESUME OF OPERATOR

RESUME OF ENGINEER

RESUME OF ARCHITECT

RESUME OF ZONING CONSULTANT

RESUME OF PREPARER OF THE STUDY

SCOPE OF WORK

LIMITATIONS OF THE STUDY

SCHEDULE OF VALUES

DRAW SCHEDULE

TERM SHEET FROM LENDER WITH DEBT ASSUMPTIONS

NUMEROUS INTEREST RATE SCENARIOS 

EQUITY EXPECTATIONS

FINANCIAL STATEMENTS OF GUARANTORS

RENT COMPARABLE ANALYSIS COMPARISON  

OF PROJECT TO COMPETITORS

UNIQUE MARKETING PROPOSITION

EXIT STRATEGY

PROJECT SALES COMPARABLES

OTHER POTENTIAL LAND OPPORTUNITIES

GROWTH PROJECTIONS FOR THE COMMUNITY

POLITICAL CONSIDERATIONS

DETAILED CASH FLOW PROJECTIONS

NUMEROUS CAP RATE SCENARIOS

DETAILED PROJECT DESIGN CONSIDERATIONS

UNIT MIX

“IF THEN” LEASE UP SCENARIOS

DISCOUNT AND CONCESSION DESCRIPTIONS AND PROJECTIONS

ELEMENTS OF A FEASIBILITY STUDY VS. MARKET STUDY


