




▪

▪

▪





1 2



































1 2









HR&A Advisors, Inc.

Market Demand Findings: We recommend near-term focus on residential 
densification, with longer-term growth of complementary commercial uses. 
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• Critical to downtown

• Large pipeline 
brings near-term 
competition

• Initial Focus: More 
feasible, less costly 
typologies

• Future potential for 
denser, more 
expensive 
typologies

• Future residential 
growth could 
support new 
restaurants and 
convenience retail

• Potential for grocery 
store following 
pending 
development

• Temporary/mobile 
amenities, including 
food trucks

• 1M SF of aging 
building stock

• Weakest rents but 
low vacancy

• Modest momentum 
for innovation uses

• Future potential for 
some new 
construction, 
especially with ASU 
tie-in

• Relative market 
weakness

• One planned 
project on prime 
downtown site

• Success of planned 
Found(RE) project 
would encourage 
additional 
development
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Overall feasibility is negative for two of three scenarios with structured 
parking, before accounting for infrastructure and site costs. 

Rental Housing $5

For-Sale Housing ($5)

Retail ($80)

Office ($120)

Hotel ($125)

Residual Land Value 
PSF by Use + Parking

Medium Scenario

98%

Medium-High Scenario

93%

High Scenario

83%

Residential Share 
of Scenario NSF

Residual Land 
Value

Medium Scenario

$5.0 M

Medium-High Scenario

($2.3 M)

High Scenario

($23.4 M)



HR&A Advisors, Inc.

Horizontal costs increase for higher density, more mixed-use scenarios, 
and will likely require funding from multiple sources.  

Horizonal Costs Potential Funding Sources

Revenues from 
Development

Discounted Land 
Acquisition Costs

Public Infrastructure 
Funding

Medium Scenario
($14.1 M)

Medium-High Scenario
($19.8 M)

High Scenario
($29.4 M)

Plus Land Acquisition Costs

Infrastructure Costs



Overall project revenues would need to increase by 5% to 20% to fund 
required infrastructure without outside funding sources.

Medium Scenario

+5%

Medium-High Scenario

+10%

High Scenario

+20%

Revenue Growth Required 
Absent Public Investment

Funding Gap 
Before Public 
Investment

($9.1 M)

($22.1 M)

($52.8 M)

Medium Scenario

Medium-High Scenario

High Scenario

Before Site Acquisition Costs
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Findings and Recommendations

1

Housing is and will continue to be the most feasible use and should be 
used to anchor the development. Commercial uses become more feasible 
in future phases. 

2

Mesa’s market is in flux, with pending public, private and institutional 
investments catalyzing fundamental market shifts in favor of growth.  

3

Outside funding will be required to cover a share of infrastructure, 
parking, and amenity costs, particularly in initial phases.  

4

Interim retail activation strategies such as pop-up retail, food trucks, etc. 
can provide amenities at minimal cost during the first stage of 
development.  
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