
THE 
FOUNDRYTotal Cost

$71,812,510

Stabalized Value
$97,632,258

IRR
27.53%

Equity Multiple
4.56x

MF Units
250

Retail SF
12,000

Office SF
20,000

900 S 500 W Salt  Lake City,  UT 84101



PHYSICALLY POSSIBLEMAXIMALLY PRODUCTIVEFINANCIALLY FEASIBLELEGALLY PERMISSIBLE 

THE FOUNDRY

The Foundry is a mixed-use development 
located in The Granary district of Salt 
Lake City. The project is composed of 
four building blocks that come together 
seamlessly to offer a true live/work/
play environment for residents. The 
residential apartment mix consists 
of affordable units and market rate. 
Parking is provided to the south end 
of the site by way of a four-story, 
450-stall parking structure. The roof 
of the parking structure will serve as 
an elevated amenity space offering 
fire pits, seating, pickle ball courts, and 
open space. The ground floor of the 
project includes 8 retail spaces that have 
been positioned to activate both 900 
south and Rio Grande Street creating 
a pedestrian friendly gathering place 
for both residents and retail patrons. 
Finally, in a post COVID-19 environment 
where remote work has and will continue 
to be standard for many working 
professionals, The Foundry will offer 
20,000 SF of dedicated office space. 
The office space will be comprised of 
private rooms, meeting space, and other 
essential workplace amenities.

Geotechnical reports indicate the site 
will require moderate attention. The 
Foundry’s innovative design has allowed 
construction to avoid any subterranean 
parking in turn limiting site work. The 
property is ideally positioned for easy 
access from 900 South and the 1300 
South freeway interchange.

The site is currently zoned CG with a 
National Historic overlay. The Foundry 
Group has petitioned the Salt Lake City 
Planning Department for a change in 
zoning from CG to D-2. The D-2 zoning 
designation is held by several plots of 
land less than 1,000 feet east of the site. 
D-2 zoning will allow for higher density 
housing and a maximum building height 
of 120 feet.

The current site has been underutilized for 
several decades. Considering Salt Lake 
City’s high demand for housing a mixed-use 
development including retail, multifamily 
and office space is ideal. As we approach 
the end of the Covid-19 pandemic we enter 
a new normal of remote working. To adapt 
to the changing needs of the public The 
Foundry will offer residents dedicated office 
space on lower levels.

Although land prices are increasing at a 
historic pace The Foundry is positioned 
in an irreplaceable location. The site plan 
offers a one of a kind live/work space that 
will provide investors a secure yield for 
years to come. Despite high construction 
costs, underwriting models project healthy 
returns on a ten-year hold. The Foundry’s 
construction budget and operating proforma 
have used conservative assumptions and 
been reviewed by Salt Lake City’s leading 
developers.
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METHODOLOGY

SUSTAINABILITY

COMMUNITY

AFFORDABILITY

AMENITIES

THE GRANARY MARKETING

BREAK DOWN OF THE MODEL

When speaking of sustainability on site 
we wish to efficiently use the space 
for all residents and the surrounding 
community to enjoy. Green space 
corridors are present on site, most 
prevalently featured on top of our 
parking structures. Other sustainability 
efforts are in construction materials and 
energy saving methods from light bulbs 
to bike storage while also encouraging 
people to work from home with adjacent 
office space included.

STATE OF THE ART GYM

DOG WASH

MOVIE THEATER ROOM

ROOF TOP PICKLE BALL COURT

ROOFTOP DECK WITH ENTERTAINMENT 
KITCHEN

ONSITE COWORKING SPACE

SECURED MAIL LOCKERS

ELECTRIC CAR CHARGING STATIONS

SCOOTER DROP OFF ZONE

CONTROLLED ACCESS GARAGEAt the center of the site sits the 
community draw. A small retail strip 
leading into the heart of public open 
space. With space to spare for groups 
and a focus to keep the center street as 
pedestrian friendly as possible we want 
to make this strip of hardscape a plaza. 
A place where the road can be blocked 
and events be held with booths setup 
along the strip. 

Downtown Salt Lake City is experiencing 
electrifying growth in the Granary 
District. Formerly the Granary consisted 
of industrial warehouses, railways, 
and grain silos. The area is now 
being rediscovered as a “maker’s 
space” housing artists, breweries, 
restaurants and business of all types. 
Utah continuously ranks at the top in 
the United States for economic and 
population growth, providing investors
confidence in housing trends moving 
forward. With a strong labor market, 
Utah is ranked #23 for the lowest 
unemployment (4.1% vs U.S. 8.4%). 
According the U.S Census Bureau Utah 
has the #1 fastest growing population 
this decade. 

Coupled with the Granary’s creative and 
urban vibe it makes for an
unparalleled development site.

The Foundry is design to cater to the 
needs of the residents and to nurture 
a community. We cant start this 
process without those aforementioned 
residents however. We want this site 
to be accessible to a large community 
of people both who live there and who 
come to relax at the provided amenities. 
No large apartments and massive 
boutique stores are found at this site, 
only those small businesses and a living 
experience accessible to the everyday 
worker.  
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THE DESIGN

ROOFTOP EXPERIENCE OFFICE AMENITY FITNESS AMENITY PHASING

As we densify our city more and 
more, creating a usable rooftop is an 
opportunity to provide an attractive 
open amenity space and also stave off 
heat gain. The roof of our four story 
above-ground parking structure will be 
complete with green space, seating and 
lounge areas, pickle ball courts, and fire 
pits.
Green roofs have been proven to help 
reduce heat islands and can be 30-40 
degrees cooler than conventional roofs.

The Foundry’s on-site office space amenity 
will allow residents to work from home 
without requiring an additional dedicated 
bedroom.
The Foundry will offer 100 individual office 
rooms connected through a common area 
that provides additional workstations, 
conference space, and necessary office 
amenities.
The individual office rooms will be offered to 
residents at $150/month.

The on-site fitness center is located on the 
first floor and contains 16,000 SF of free 
weights, machines, group exercise space, 
and cardio equipment. The fitness center 
will contain all of the essentials of a gym 
that actually gets used.

In response to future trends away from 
personal car use, we have designed the 
first level of the parking garages to be 
compatible with converting into future 
retail. This promotes future economic 
security for the project and takes away 
possible future dead space in the parking 
garages that won’t be in use. 
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We will be converting Rio Grande 
Street to a private road and 
renaming it “Silo Street”. The name 
Silo Street pays tribute to the history 
of the Granary District
Silo Street will be pedestrian friendly, 
inviting, and well-lit. We envision 
this as the center piece of the project 
connecting The Foundry and creating 
activity amongst the retail spaces
Silo street will offer an experience for 
both residents and visitors. To make 
Silo street a destination location 
we will include photo shoot friendly 
murals by local artists, pocket parks, 
and multi-color lighting
Retail tenant selection will be 
essential to the lure of Silo Street. For 
this reason we have conservatively 
underwritten retail income at 
$20/PSF/NNN to allow room in 
the budget to entice key tenants 
and provide a mix of restaurants, 
breweries, and pop-up experiences.

SILO STREET



FEASABILITY

COMPARABLES TOTAL COSTS BUSINESS PLAN

PIERPOINT BY URBANA

SEASONS ON CITY CREEK

ALTA GATEWAY STATION

RENT
Studio (412 SF):
1x1 (686 SF): 
2x2 (1,037 SF): 

$1,125
$1,680
$2,245

RENT
Studio (538 SF): 
1x1 (800 SF): 
2x2 (1,015 SF): 

$1,450
$1,625
$2,160

RENT
Studio (620 SF):
1x1 (775 SF): 
2x2 (1,090 SF): 

$1,420
$1,550
$1,900
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Unit mix: 75 - Studio units, 150 - 1 bedroom units; 25 - 2 bedroom units
Retail: 12,000 SF
Office: 20,000 SF

Land (4.28 acres @ $75/SF)
Site Improvements
City Tap, Impact and Permit Fees
Hard Costs
Parking Structure
Architect, Engineering & Pre-Dev
FF&E
Office/Retail TI’s
Hard Cost Contingency (5%) 
Total Development Costs

DEVELOPMENT COSTS

SOFT COSTS

GC, Overhead/Supervision Fees
Construction Management Fee
Lease Up/Operating Deficit
Legal, Closing
Property Taxes
Construction Interest
Financing Fees
I/R
Insurance
Soft Cost Contingency
Total Soft Costs

Total Project Budget

$13,982,760 
$3,000,000 
$2,929,750 

$34,500,000 
$5,250,000 

$625,000 
$529,250

 $2,400,000
$ 1,553,750 

$ 64,770,510

$55,931 Per Unit
$12,000 Per Unit
$11,719 Per Unit

$138,000 Per Unit
$21,000 Per Unit

$2,500 Per Unit
$2,117 Per Unit

$75        PSF
$6,215 Per Unit

$ 259,082 Per Unit

$2,400,000 
$600,000 
$500,000
$165,000 
$122,000 

$1,700,000 
$420,000 
$765,000 
$120,000 
$250,000 

$7,042,000

$71,812,510

$9,600 Per Unit
$2,400 Per Unit
$2,000 Per Unit

$660 Per Unit
$488 Per Unit

$6,800 Per Unit
$1,680 Per Unit
$3,060 Per Unit

$480 Per Unit
$1,000 Per Unit

$28,168 Per Unit

$287,250 Per Unit

6/1/2021

1

24

$71,812,510

$287,250

$371

$1,735

$2.24

3%

2%

10

$1,670,653

$6,683

$2,000

Anticipated Construction Start

Construction Start Month

Construction End Month

Total Project Cost

Total Project Cost/Unit

Total Project Cost/SF

Average Rent

Average Rent/SF

Average YOY Rent Growth

Expense Growth

Hold (Years)

Year 3 (Stabalized) Opex

Year 3 (Stabalized) Opex/Unit

Tax Assessment Per Unit



DEAL ECONOMY
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OPERATING CASH FLOW AT STABALIZATION YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10 YEAR 11

Gross Potential Rent
Vacancy Loss (7%)
Other Loss
Bad Debt
Concessions
Total Net Rental Income

Parking Income
Utility Income
Office Space Income (30% Vacancy)
Washer/Dryer Rental Income
Internet/Media Income
Retail Income (20% Vacancy)
Total Other Income

Other Expenses
Utilities
Staffing/Payroll
Repairs & Maintenance
Turnover
Contract Services
Reserves for Replacement
Admin, Legal & Security
Advertising, Leasing & Marketing
Property Insurance
Real Estate Taxes
Property Management Fee (3%)
Total Operating Expenses

Annual Debt Service
DSC
Net Cash Flow
Reversion (Sale) Value (4.75% Cap Rate)
Principal Balance (Perm Loan)
Net Reversion Proceeds (Includes Broker Commission)
Cash on Cash (Not Factoring Year-10 Sale)
Equity Multiple
Unlevered IRR
Levered IRR

Rental Income/Unit
Rental Income/NRSF
Other Income/Unit
Expense per Unit
Rental Income Growth
Other Income Growth
Operating Expense Growth

$18,842
$2.03

$3,929
$6,173

$19,407
$2.09

$4,046
$6,552

3.0%
3.0%

2%

$19,900
$2.15

$4,168
$6,683

3.0%
3.0%

2%

$20,589
$2.21

$4,293
$6,816

3.0%
3.0%

2%

$21,207
$2.28

$4,422
$6,953

3.0%
3.0%

2%

$21,843
$2.35

$4,554
$7,092

3.0%
3.0%

2%

$22,498
$2.42

$4,691
$7,233

3.0%
3.0%

2%

$23,173
$2.49

$4,832
$7,378

3.0%
3.0%

2%

$23,869
$2.57

$4,977
$7,526

3.0%
3.0%

2%

$24,585
$2.64

$5,126
$7,676

3.0%
3.0%

2%

$25,322
$2.72

$5,280
$7,830

3.0%
3.0%

2%

-$2,642,553
1.57

$1,506,818

$52,767,942

7.0%

-$2,642,553
1.60

$1,582,982

$51,561,375

7.3%

-$2,642,553
1.65

$1,726,127

$50,321,207

8%

-$2,642,553
1.71

$1,873,894

$49,046,500

8.7%

-$2,642,553
1.77

$2,026,428

$47,736,295

9.4%

-$2,642,553
1.83

$2,183,879

$46,389,600

10.1%

-$2,642,553
1.89

$2,346,401

$45,005,402

10.9%

-$2,642,553
1.95

$2,514,153

$43,582,654

11.7%

-$2,642,553
2.02

$2,687,300

$42,120,284

12.5%

-$2,642,553
2.08

$2,866,009
$119,852,828

$40,617,188
$76,858,571

13.3%
4.56

10.30%
27.53%

$62,500
$148,750
$281,250

$43,750
$52,500
$87,500
$62,500
$62,500
$75,000
$58,750

$500,000
$170,780

$1,543,280

$63,750
$151,725
$286,875

$44,625
$53,550
$89,250
$63,750
$63,750
$76,500
$59,925

$510,000
$174,195

$1,637,895

$65,025
$154,760
$292,613

$45,518
$54,621
$91,035
$65,025
$65,025
$78,030
$61,124

$520,000
$177,679

$1,670,653

$66,326
$157,855
$298,465

$46,428
$55,713
$92,856
$66,326
$66,326
$79,591
$62,346

$530,604
$181,233

$1,704,066

$67,652
$161,012
$304,434

$47,356
$56,828
$94,713
$67,652
$67,652
$81,182
$63,593

$541,216
$184,857

$1,738,147

$69,005
$164,232
$310,523

$48,304
$57,964
$96,607
$69,005
$69,005
$82,806
$64,865

$552,040
$188,554

$1,772,910

$70,385
$167,517
$316,733

$49,270
$59,124
$98,539
$70,385
$70,385
$84,462
$66,162

$563,081
$192,325

$1,808,369

$71,793
$170,867
$323,068

$50,255
$60,306

$100,510
$71,793
$71,793
$86,151
$67,485

$574,343
$196,172

$1,844,536

$73,229
$174,284
$329,529

$51,260
$61,512

$102,520
$73,229
$73,229
$87,874
$68,835

$585,830
$200,095

$1,881,427

$74,693
$177,770
$336,120

$52,285
$62,742

$104,571
$74,693
$74,693
$89,632
$70,212

$597,546
$204,097

$1,919,055

$76,187
$181,325
$342,842

$53,331
$63,997

$106,662
$76,187
$76,187
$91,425
$71,616

$609,497
$208,179

$1,957,436

Other Income

Effective Gross Income

Net Operating Income

Operating Expenses

$5,692,650

$4,149,371

$5,863,430

$4,225,534

$6,039,332

$4,368,679

$6,220,512

$4,516,446

$6,407,128

$4,668,980

$6,599,342

$4,826,431

$6,797,322

$4,988,953

$7,001,241

$5,156,706

$7,211,279

$5,329,852

$7,427,617

$5,508,562

$7,650,446

$5,693,009

$5,205,000
-$364,350

-$26,025
-$52,050
-$52,050

$4,710,525

$209,250
$133,875
$168,000
$111,600
$167,400
$192,000
$982,125

$215,528
$137,891
$173,040
$114,948
$172,422
$197,760

$1,011,589

$221,993
$142,028
$178,231
$118,396
$177,595
$203,693

$1,041,936

$228,653
$146,289
$183,578
$121,948
$182,922
$209,804

$1,073,195

$235,513
$150,677
$189,085
$125,607
$188,410
$216,098

$1,105,390

$242,578
$155,198
$194,758
$129,375
$194,062
$222,581

$1,138,552

$249,855
$159,854
$200,601
$133,256
$199,884
$229,258

$1,172,709

$257,351
$164,649
$206,619
$137,254
$205,881
$236,136

$1,207,890

$265,072
$169,589
$212,817
$141,372
$212,057
$243,220

$1,244,127

$273,024
$174,677
$219,202
$145,613
$218,419
$250,516

$1,281,450

$281,215
$179,917
$225,778
$149,981
$224,972
$258,032

$1,319,894

$5,361,150
-$375,281

-$26,806
-$53,612
-$53,612

$4,851,841

$5,521,985
-$386,539

-$27,610
-$55,220
-$55,220

$4,997,396

$5,687,644
-$398,135

-$28,438
-$56,876
-$56,876

$5,147,318

$5,858,273
-$410,079

-$29,291
-$58,583
-$58,583

$5,301,737

$6,034,022
-$422,382

-$30,170
-$60,340
-$60,340

$5,460,790

$6,215,042
-$435,053

-$31,075
-$62,150
-$62,150

$5,624,613

$6,401,493
-$448,105

-$32,007
-$64,015
-$64,015

$5,793,352

$6,593,538
-$461,548

-$32,968
-$65,935
-$65,935

$5,967,152

$6,791,344
-$475,394

-$33,957
-$67,913
-$67,913

$6,146,167

$6,995,085
-$489,656

-$34,975
-$69,951
-$69,951

$6,330,552

KEY OPERATING METRICS


