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A view from the east with the McGregor Square Residences to the left and 
The Rally Hotel to the right, connected via the skybridge. You can just barely 
glimpse into the central plaza between the two buildings. Courtesy of Teri 
Fotheringham Photography.

McGregor Square

EXECUTIVE SUMMARY
The late Keli McGregor, former president of the 
Colorado Rockies, was the first to envision that one 
day a stadium parking lot would turn into a mixed-
use destination for visitors and locals alike to enjoy. 

The urban infill development project was brought 
to life as a unique solution to fund ongoing 
maintenance needs for the Coors Field baseball 
stadium and is projected to provide $125 million 
over the next 30 years towards stadium costs. 
McGregor Square officially opened June 11th, 
2021, in Denver, Colorado, and pays homage to 
the late Rockies President, who passed away at 
age 48 from a rare heart virus in 2010.

The newly constructed 818,000 square foot 
development on a 3.2-acre site features three 11+ 
story buildings with a 100% occupied retail space 
housing bars, restaurants, a full-scale food hall, 
offices, condominiums, and a hotel. The 17,000 
square foot central plaza is home to Denver’s 
largest outdoor LED screen at 66 by 20 feet, 
prepared to serve as the family outdoor living room 
year-round.

QUICK FACTS
Location
Denver, Colorado

Project Type
Mixed Use

Site Size
3.2 acres

Land Uses
For-sale condominiums, 
hotel, office, retail, 
restaurants, plaza, live 
events, parking

Keywords
Urban Infill, Denver focused, 
entertainment, family-
friendly, baseball, outdoor 
space

Website
www.mcgregorsquare.com

Project Address
1901 Wazee Street
Denver, CO 80202

Developer/Owner
West Lot LLC (Colorado 
Rockies Baseball Club)

Architect
Stantec Architecture Inc.

General Contractor
Hensel Phelps

Brokers
Laramie Company
Kentwood City Properties

Hotel Operator
Sage Hospitality Group
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Project Vision
McGregor Square was a two-fold 
legacy project inspired by the late 
Keli McGregor and developed 
by West Lot LLC, an affiliate of 
the Colorado Rockies. Rockies’ 
team owner, Dick Monfort, 
led the effort as the group’s 
first and only undertaking of 
its kind. The team envisioned 
this development to serve as a 
solution to multiple stresses within 
the baseball stadium, the Lower 
Downtown (LoDo) and Ballpark 
neighborhoods, and the Denver 
community as a whole. 

The team built the project on a 
parcel of land previously serving 
as a parking lot used primarily 
only during the 81 Rockies home 
games per season. The initial 
plan to repurpose the space into 
a multi-use property was first 
sketched out on a small, square 
beverage napkin. Years later, this 
vision was brought to life through 
hundreds of formal architecture 
sketches, teams of construction 
workers, and a bold vision.

As mentioned, the Rockies 
baseball stadium, located 
adjacent to the square, requires 
ongoing and costly structural and 
cosmetic repairs to remain at 
the highest caliber of a ballpark 
for fans and players alike. This 
project will allow for the revenue 
generated [from land payments] 
to go directly back into the costs 
associated with implementing the 
refinements, which will alleviate 
the burden from local taxpayers 
and Denver residents. 

While there is an obvious Rockies 
tie-in based on the proximity 
and purpose of the square as 
an extension of the ballpark, the 
developers wanted McGregor 
Square to serve as a destination 
for everyone. 

The entertainment-driven project 
seeks to attract both locals and 
out-of-town visitors with the hotel, 
the office space, the condos, and 
the retail offerings. The city of 
Denver requested 75,000 square 
feet of retail space, of which the 
project delivered on. With the 
diverse retail mix and activities, 
the square also provides offerings 
for families, business travelers, 
and everyone in between. On 
game days, there will be a live 
pregame broadcast directly from 
the square, and with the largest 
outdoor LED screen in the city, 
McGregor Square can genuinely 
serve as Denver’s outdoor 
living room as the developers 
envisioned. The team also wants 

to activate the square 365 days 
a year with a cultural concert 
series and a farmers market in 
the summer, a skating rink in the 
winter, movie nights, Halloween 
and holiday parties, and much 
more. The project was not simply 
transactional nor design-inspired 
but instead served a greater 
purpose to create one of Denver’s 
most iconic places with the 
interest of the people of Denver 
at heart.

Plot map of site. Courtesy of Stantec.

Project Description & 
Site Plan
The Request for Proposal 
(RFP) process was a 
national competition and with 
approximately 12 competing 
agencies, a Canadian-based 
architect with a local Boulder/
Denver arm, Stantec, won the 
bid. Stantec worked closely with 
the developers to help make their 
vision a reality. The McGregor 
Square project sits on a 3.2-
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acre plot of land in the Central 
Business District (CBD), which 
spans an entire city block hugging 
three significant neighborhoods 
in the downtown area of Denver: 
Five Points, Ballpark District, and 
Lower Downtown (LoDo). The 
project is adjacent to Coors Field, 
home of the Colorado Rockies, 
and is also in close proximity to 
Union Station, which is the city’s 
transportation hub. With the 
increasing importance of using 
public transportation, McGregor 
Square is the first of its kind to 
be considered a transit-oriented 
development (TOD). In fact, 
the city imposed a maximum 
parking requirement of parking 
(1 per 1000 sf) as opposed to a 
minimum. The space hosts 373 
underground parking spaces and 
188 spots for bicycle parking, 
which serves well as the 5280 
bike trail connecting downtown 
Denver to the city runs directly 
through the project site.

The three-tower, mixed-use 
project was built around a 17,000 
square foot central plaza as the 
focal point. The three towers 
include two built to 13 stories (a 

Infill Development: McGregor Square. Courtesy of Stantec.
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Aerial View of the Project. Courtesy of Denver.gov.

hotel along Wynkoop and 20th 
and a condominium building along 
Wazee and 20th), and the third 
sits at 11 stories (an office along 
19th street between Wynkoop 
and Wazee). Additionally, the 
space hosts 35,000 square feet 
of an open-air urban pedestrian 
promenade which acts as the 
gateway to the baseball stadium. 
The gross square footage of the 
project is 818,000, with roughly 
655,000 square feet of net 
residential and commercial space. 

The plaza itself is not visible from 
the street; it makes for an exciting 
surprise featuring a stadium-sized 
LED screen in the city of Denver 
along with outdoor seating, a 
boastful lawn, and 360 degrees of 
speakers creating plenty of sound 
for those inside of it while not 
disrupting the outside world.

A brief description of each major 
asset is below:

Condominiums
The brick condo building, 
known as the McGregor Square 
Residences, consists of 103 
private for-sale residences with 
a unit-mix of studios (average 
519 square feet), 1-bedrooms 
(average 1,007 square feet), 
2-bedrooms (average 1,858 
square feet), plus one 3-bedroom 
3,800 square foot and one 
4-bedroom, 6,185 square foot 
custom unit. The condos feature 
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10-foot plus ceilings purposely 
to create the illusion of more 
spacious residences; designers 
forfeited the additional floor to 
allow for these higher ceilings. 
Because Denver is uniquely 
positioned with a temperate 
climate year-round, nearly 
every single home has outdoor 
space. The unit interiors are 
decorated with either a natural, a 
classic, or a contemporary color 
palette, Kentwood-engineered 
wood flooring, LED lights, 
Cambria quartz countertops and 
backsplashes, plus matte-black 
plumbing fixtures. Appliances 
include Sub-Zero refrigerators, 
Asko dishwashers, Wolf gas 
stovetops, Whirlpool washer 
and dryer set, plus Kohler and 
imported European shower 
enclosures. The for-sale condos 
range in price from $470,000 to 
$5.1 million, are currently over 
80% sold-out, with about 20 units 
still available as of November 
2021. 

Hotel
There are 25,000 square feet 
dedicated to a Hall of Fame 
experience within the 176-key 
red brick Rally Hotel. The hotel’s 
third floor features meetings 
and ballrooms, which made for 
a more economical build than 
having these on the 13th floor, 
reducing the number of access 

points and stairwells needed. 
The hotel’s eighth floor features 
special purple decor to match 
the 20th row of seating in the 
upper section of Coors Field; both 
unique and notable because they 
are exactly one mile above sea 
level. A suspended “magic carpet” 
sky-bridge connects the hotel 
with the condo building, allowing 
residents and hotel guests 
to share the common space 
ameniti es featuring the rooftop 
deck and plunge pool, outdoor 
grills, a large gym, and more.

Retail & Office
The brick and glass Class A office 
building, standing at 11 stories 
tall and 227,000 rentable square 
feet, is currently 80% leased out, 
with the first tenants moving in 
this past June after undergoing 
the allotted tenant improvements. 
The 75,500 square feet of retail 

consists of more than a dozen 
food and beverage selections 
with a mix of bars, a food hall, 
an upscale restaurant, a fitness 
studio, a locally-loved book 
store, and more. Each retail 
tenant was hand-selected, and 
the development team was 
more concerned with long-term 
partnerships and community 
engagement than revenue 
potential. The project was 
completed in 2021 during the 
middle of the pandemic, and retail 
space is already 100% leased 
out.

Rendering of the full project. Courtesy of Stantec.

Market Analysis
The Lower Downtown (LoDo) 
neighborhood, including the 
central business district of 
Denver, spans across 25 
square blocks and is a recent 
revitalization success story, with 
a history dating back to 1858. 
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‘Lower Downtown’ is Born

Union Station Opens

Denver Int’l Airport Opens (February)
Coors Field Opens (April)

Union Station is Refurbished

McGregor Square RFP Opens
Stantec Wins RFP Bid (November)

Hensel Phelps Breaks Ground on McGregor Square 
(October)

COVID-19 Global Pandemic Declared (March)

The first resurgence began in 1995 with the 
opening of Denver’s Coors Field baseball stadium, 
followed by the current revival that started with a 
refurbished Union Station in 2014 after serving as 
Denver’s main railway station and central transit 
hub since opening in 1881. LoDo’s comeback 
story continued as it welcomed Dairy Block in 
2017, followed by McGregor Square in 2021, two 
dynamic mixed-use developments conveniently 
located a short walk away from Denver’s public 
transit hub.

The State Demography Office of Colorado 
highlights that the Denver County population 
has grown 1.981% annually from 2010 to 2020, 
and 21.648% in total over the ten years. The 
United States Census Bureau reported that 
Colorado experienced the sixth-largest change 
in population from 2010 to 2020 at 14.8% 
compared to the national average of 7.4%. 
Current estimates for the 2021 Denver County 
population forecast that the end of year count will 
total 743,724 residents. This growth in Denver 
County and Colorado as a whole has driven 
increased demand across all property types. 
Downtown Denver itself has experienced over 
44 new development projects since 2018 at an 
estimated total investment value of $3.1 billion 
across 1,794 hotel rooms, 6,767 residential units, 
and nearly 3 million square feet of office space. 

Cushman & Wakefield published the latest 
overview of Denver’s office market in October 
2021 that reports an overall 20.2% office vacancy 
compared to the national vacancy of 19.4%, as 
reported by Jones Lang LaSalle (JLL) on 11 Oct 
2021. Denver’s current average asking rental rate 
has increased to $31.02 psf and $42.53 for class 
A in the central business district (CBD) where the 
McGregor Square project was developed.

Colorado’s economy performed exceptionally well 
across national growth metrics, up until the World 
Health Organization declared a global health crisis 
in March 2020. Colorado Governor Jared Polis 
released a statewide disaster declaration that 

Original Planned Completion Date of MS (January)
Soft Opening Of MS (April)
Grand Opening Of MS (June)
Denver & The Rockies Host MLB All Star Game (July)

1858 

1881 

1995 

2014

2017 

2018

2020

2021

Key Points in Time
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same day followed by subsequent 
orders from the Governor’s Office 
and the Colorado Department of 
Public Health and Environment, 
as a contagious disease known 
as COVID-19 quickly spread 
worldwide.

These Colorado directives 
ordered the closing of all public 
gathering places, public and 
private schools, in-person staffing 
reductions for non-essential 
personnel, and travel restrictions 
for non-essential activities. 
Colorado did not go unscathed 
from the effects of COVID-19 
pandemic events, as it joined the 
pandemic recession taking place 
globally. The Colorado Tourism 
Office estimated that 2020 saw 
annual declines in earnings by 
12.7%, employment by 20.4%, 
spending by 36.3%, and tax 
receipts by 30%. 

A recent overview published 
by the Denver Downtown 
Partnership using Google’s 
Community Mobility Reports 
paints an optimistic future for 
the Denver economy, with 
people spending less time at 
their place of residence and 
increasingly back to places of 
economic stimulants towards 
pre-pandemic levels. Google 
reports that Colorado as of 23 
October 2021 is currently -11% 
for retail & recreation, -2% for 
grocery & pharmacy, -13% for 
transit stations, and -14% for 
workplaces.

Moving forward, flexibility and 
convenience will ultimately drive 

Colorado Economic 1997-2020 Changes. 
Courtesy of Colorado Tourism.

Where Are Denver County Residents Spending Their Time?  
Jan./Feb 2020 Sept 13, 2021 / Median value from Jan 3 – Feb 6, 2020 

Courtesy of Google Mobility Data.

where people choose to spend 
their time. These considerations 
were particularly highlighted 
in the recently published 2022 
Emerging Trends in Real Estate 
by the Urban Land Institute (ULI), 
which provides a comprehensive 
report on forecasts for all aspects 
of the real estate industry. 
Another key observation from 
the 2022 ULI report was that the 
COVID-19 pandemic accelerated 
a shift from large malls towards 
people preferring to spend their 
time in mixed-use areas with a 
“neighborhood-centric” focus. 

McGregor Square joins an 
increasing number of mixed-
use commercial development 
projects across North America. 
Since its Grand Opening in June 
2021, the development’s mixed-
use spaces have been getting 
significant attention and foot 
traffic. As of November 2021, 
80% of residential condos have 
been sold, with 23 units remaining 
out of the total 103 units and 
162,725 square feet of office 
space has been leased, 72% of 
the 227,000 rentable office space 

and 100% of retail spaces have 
been leased, notably with very 
little money spent on marketing 
efforts. The 75,500 square feet of 
the McGregor Square retail space 
is dedicated to a mix of 13 unique 
food and beverage offerings, 
brick and mortar shops, and 
entertainment. 

There are currently two other 
developments in Downtown 
Denver that are comparable 
to McGregor Square and are 
each less than a mile away. The 
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nearest space is Dairy Block 
which presents a mix of retail, 
food and beverage, office, and a 
hotel. The other is Market Station 
Denver which presents a mix 
of retail, office, and residences. 
Neither of these developments 
offers McGregor Square’s 
complete mix of retail, food and 
beverage, office, hotel, and 
residences.

Planning & Entitlement 
Issues
Initially, the site at 1901 Wazee 
Street was zoned at CMX-8 to 
only allow for eight (8) stories of 
wall, which aligned most closely 
with a wraparound building for 
this type of project. The design 
team was not interested in this 
style, and the previous zoning 
restrictions wouldn’t enable the 
kind of unique features desired 

for this project. Thus, the team 
undertook the arduous process 
of rezoning to a Planned United 
Development (PUD), which 
allows for various trade offs and 
creates zoning specific to this 
project. Because this project 
has so many unique elements, 
it required significant outreach 
and engagement with neighbors 
and multiple stakeholders. The 
team worked with consultants 
at CRL Associates to achieve 
approval for the proposed 
changes and were successful in 
rezoning through a PUD Zoning 
Amendment that helped fit the 
urban infill mixed-use project. 
The process required meeting 
every two weeks and was a pretty 
intensive process, but eventually, 
it paid off. They walked through 
the process with the neighbors 
and the city to rezone the site to 
a lesser square footage which 

Construction Underway. Courtesy of Engineering News Record.

required more open space in 
exchange for granting the taller 
buildings. The plaza was required 
to be adjacent to the right of way, 
but the PUD allowed for this to 
be inside the space. The lack of 
visibility of the plaza was not the 
original intent, but ultimately it 
turned out to benefit the project 
as it serves as a hidden surprise 
for guests. 

There were very few adjustments 
throughout the planning process 
from a design standpoint, and the 
final project only changed 10% 
from the first iteration. There is 
a slight risk in that there is no 
vehicular access from 20th and 
Wynkoop, so you can’t access 
the site from two of the four sides, 
but they mitigated this by building 
underground parking and creating 
a central core. 
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Project Designs 
& Sustainability 
Features
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Building Design. Courtesy of Denver.gov.

Visual difference b/t Mat & Raft Foundations. 
Courtesy of K4C.

The site acts as a bridge 
between Union Station 
and Coors Field, with 
over 15,000+ pedestrian 
traffic on game day. As 
such, it was essential to 
create physical and visual 
connections and community 
spaces. The team accomplished 
this by enclosing the central 
plaza from the outside vehicular 
traffic while opening up towards 
a pedestrian walkway that 
invites foot traffic into the heart 
of McGregor Square. Visually, 
this created another connection 
from LoDo to Coors Field and the 
surrounding areas. This aesthetic 
was achieved through a mixture 
of building scales, setbacks, and 
facade material selections to 
blend the styles while creating 
the feeling the project has always 
been around.

The three towers of McGregor 
Square were built on a mat 
slab foundation dispersing the 
entire building load safely to the 
earth. The parking needs in the 

As far as entitlement, the team 
secured entitlement within 14 
months and broke ground in 
October of 2018. Initially, the 
project was planned to be 
completed within an aggressive 
time frame of about 27 months, 
but with the unforeseen global 
pandemic of COVID-19, the 
project was delayed to last 
about 29 months. Still, this is 
extremely impressive given the 
circumstances, much to the 
credit of both Stantec and Hensel 
Phelps for their well-thought-out 
planning, phasing, and staging of 
the project.

With such a large-scale project, 
they ran into some pricing issues 
and were about $30 million over 
budget due to China-imposed 
tariffs at an early-stage budget 
check predicting material 
shortages. Ultimately, they came 
in at budget by buying materials 
ahead of time and holding them 
in storage to keep costs down 
before there were shortages. 
They could stick to budget 
constraints fairly well because of 
how early they brought Hensel 
Phelps, their general contractor, 
on board.

initial designs called for digging 
below water level, but with a 
city-mandated 1/1,000sf parking 
garage (atypical from a standard 
minimum requirement for parking) 
allowed for the lower level of the 
parking garage to be removed 
and raised the building out of 
the water table. Had there been 
more parking, the project would 
have had to dewater or construct 
a raft-style foundation. Both were 
more expensive solves than the 
mat slab, especially considering 
the dewatering would require 
filtering the water of contaminants 
such as benzene, uranium, and 
dissolved solids.
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A lot of thought on consideration 
went into laying out the three 
towers to reduce the street noise 
in the central plaza area. The 
development sits with vehicle 
traffic on three sides and a 
pedestrian walkway along the 
northwest side of the site. For this 
reason, they left the northwest 
side open to encourage foot traffic 
between the pedestrian walkway 
and the central plaza.

The office tower sits on the 
southwest side of the site 
overlooking Denver’s LoDo 
district. As the shortest of the 
towers, the office building tops 
off at 11-floors. The challenge 
developers faced was how to 
utilize the space behind Denver’s 
largest outdoor LED screen at 66 
feet wide by 20 feet high. They 
knew the real estate behind the 
screen would obstruct views and 
therefore be the least desired 
space within the office tower, so 
they built it out for Rock Fitness, 
a gym available to office tenants 
and community members.

Facing the Coors Field is the 
hotel tower topping off at 13-floors 

Side-by-side rendering (L) and finished product (R) of the sky-bridge connecting the condo & hotel towers. Courtesy of Stantec.

offering 176 rooms as the Rally 
Hotel. The second floor includes 
a Colorado Rockies Hall of 
Fame showcasing memorabilia 
from the franchise’s history. The 
developers recognized a lack of 
meeting and event space in LoDo, 
so the Rally includes a 2,100 
square-foot ballroom and 6,500 
square-foot plaza deck to help fill 
this void. Sticking with a similar 
theme in Coors Field, the hotel’s 
eighth floor sits at a Mile High 
above sea level and incorporates 
the purple theme of the seats that 
sit at 5,280 feet in elevation at 
Coors Field.

The final tower, McGregor Square 
Residences, consists of 106 
luxury condos and primarily has 
studios, one, and two-bedroom 
units, plus two penthouse units. 
The first thing you’ll notice is the 
height of the ceilings throughout 
the residence. Instead of 
squeezing an additional floor, 
the developer opted to provide 
ten-foot plus ceilings, making 
everything feel more open and 
spacious. The studio units have 
built-in Murphy beds that can be 
easily stored to maximize living 

space to maximize space.

The development faced a 
challenge with the bridge that 
connects the Rally Hotel to the 
McGregor Square Residences 
on the 12th and 13th floors. 
The challenge arises when 
considering how to connect 
two free-standing towers. The 
engineering team and contractor 
devised a solution that would 
allow them to fix one end of 
the bridge and allow the other 
end to float, allowing for minor 
movements of the individual 
buildings without compromising 
the structural integrity. Atop the 
bridge is a shared pool and 
outdoor bar area shared by the 
residences and the hotel guests. 
Below the pool on the 12th floor 
is a shared gym space with 
sweeping views of downtown 
Denver and the Rocky Mountains.

Project Financing
Overview
The financing portion for any 
mixed-use project can get 
complicated, especially one of 
this caliber. We had very little 
concrete information to go off of:
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The total project cost $365 
million. There were about $262 
million in hard costs. The project 
was sourced with a combination 
of debt (73%) and equity (27%).
Two local Colorado banks 
sourced the debt, speaking to 
the project’s regional focus and 
partnership emphasis. The equity 
was likely sourced by ownership 
plus internal friends and family 
investors with a personal tie to 
the Rockies and Coors Field. 
We did use the assumption that 
the debt and equity ratio was the 
same across the entire project. 
We also knew the developers 
did not outright purchase the 
land but instead took advantage 
of a 99-year land lease which 
adds to the uniqueness of this 
project. The land lease is likely 
not included in the overall project 
budget of $365 million, so we 
added in a calculated land cost 
based on the discounted value of 
the lease payments. We collected 
information through interviews 
with McGregor Square, Stantec, 
Hensel Phelps, and the Laramie 
Company, as well as advisors and 
the Internet to conduct a back-
of-the-envelope calculation. We 
did a separate BOE analysis for 

each asset to estimate revenue, 
annual net operating income, 
capitalization rate, and valuation. 
It must be noted that these are 
not exact and accurate figures 
because that information is 
proprietary, so we had to exercise 
some creative liberties in our 
valuations. We used the below 
capitalization rates based on a 
market study compiled by CBRE 
[see ‘Cap Rates’ in Appendix]. 
Denver is considered a Tier 2 city, 
so we used those rates across 
the board. When given a range, 
we went with the low end of the 
spectrum to achieve the highest 
potential valuation possible.

Land Lease
The main benefit to doing a land 
lease is access to the valuable 
plot of land without having to 
front any portion of the cost of 
the land. Because the land is in a 
prime location, you can generally 
charge higher rates rent than 
the market rate. Alternatively, 
the downside of land leases is 
that you will generally overpay 
for the land given the long-term 
costs, which is likely the case for 
McGregor Square. The Denver 
Gazette states that the land lease 

negotiated a payback of $125 
million to The District. The lease 
will be paid with the schedule 
of $7.5 million for the first five 
years, $5 million for the next 15, 
and then $1.25 million for ten 
years, totaling the $125 million. 
However, this doesn’t consider 
the time value of money, so we 
discounted the cash flows at a 5% 
rate to get a land value of roughly 
$77 million. [Appendix Figure 
1] We then divided that number 
by the total square footage 
developed, 818,000, to get the 
cost per square foot developed of 
$94. We also calculated the floor 
area ratio (FAR) as 5.87:1. 

In actuality, based on the 
comparables, and even with a 
generous psf boost of $52 psf 
from the higher of the two comps, 
the land should only be worth $63 
million. That leads us to believe 
that the developers knew they 
would be overpaying but accepted 
this cost to avoid the upfront costs 
of paying for the land outright with 
the hope the development would 
add long-term value. Also, these 
lease payments are going directly 
to the District (the landowner), 
and the District has committed 
to putting money back into the 
baseball stadium. The Rockies 
and Dick Monfort are long-term 
tenants of the stadium, so more 
or less, the lease payments are 
being taken out and put back into 
the same pot. 
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The project has five major 
revenue-generating arms, 
including the McGregor Square 
Residences (condos), The Rally 
Hotel, the office space, the retail 
(including food and beverage), 
and the parking. We recognize 
the plaza and other sources of 
revenue such as sponsorship 
and advertising revenue may also 
deliver some revenue. Still, this 
income is minute and will likely 
not even cover the plaza costs 
and regularly activate the space. 
The plaza, in its entirety, as both a 
development and an event space, 
is simply just a vehicle to drive 
foot traffic into the retail space 
McGregor Square offers and bring 
more foot traffic in better proximity 
to Coors Field and the Rockies 
Baseball Club. Next, we looked 
at each asset and projected a 
potential value if the owner ever 
sold.

Condominiums
The condominiums were the 
easiest valuation to come up with, 
but not without a lot of leg-work 
and research. We knew that there 
were 103 for-sale condo units, 
and the average per square foot 
price was $1109. However, we 
did not know the total 
square footage of 
the residences, so to 
find the full potential 
sales volume, we had 

to find the sum of the purchase 
or sales price for all active listings 
and previously sold units. We 
knew they were roughly 80% 
sold out at this point, so we had 
23 active listings to pull the sales 
price from. Then, with combined 
sources of several residential sales 
data, we were able to find the price 
of 70 out of the 80 sold condos. 
We assumed these ten units were 
sold off-market to friends and 
family, which is why they were 
never in the MLS (multiple listing 
service). Initially, we used the 
psf price and estimated to back 
into the remaining ten units to 
calculate a total potential sales 
volume of around $138 million. 
However, upon digging into the 
tax records on Denver.Gov, we 
were able to pull the sales data 
from the remaining ten units by 
looking at the chain of title and 
sales price. This research is how 
we discovered 
an additional 
three residential 
units built but 
never sold (nor 
intended to sell) 
that will either 
be developer/
owner-occupied 

or otherwise for personal use. 
That brought the total unit count 
to 106, which we would like to 
recognize the construction costs 
would be lower per unit, but 
revenue potential is also lower. 
The unit mix comprises studios, 
one and two-bedroom units with 
one three-bedroom and one-four 
bedroom custom unit. 

With the total 103 for-sale 
units, we calculated a total 
potential sales volume of 
$139.5 million. You can see the 
entire breakdown of units sales 
and square feet in [Appendix 
Figure 2]. We also factored in 
commission and marketing at a 
6% rate, so the total potential 
revenue came to $131 million.
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Additionally, based on various 
articles and the HOA dues noted 
on the active listings, we knew 
the HOA dues were $0.55/psf/
month. That brought the total 
HOA dues for all units, including 
those owned by the developer, 
to $863,354. These dues cover 
the common space, which the 
hotel likely contributes to because 
of the shared space. We didn’t 
include this in valuation because 
we addressed with the hotel.

Hotel
Next, we looked at the hotel, 
which is typically a problematic 
asset to drive a profit given the 
high operating expenses and 
low margins. The 176-key hotel 
in McGregor Square, The Rally, 
is operated by Sage Hospitality, 
a native Denver group that, 
again, plays back to the project 
aiming to tie the local community 
together. We knew two key (no 
pun intended) components to 
calculating hotel revenue were to 
find both the ADR (average daily 
rate) and the RevPar (revenue 
per key). To find the RevPar, we 
first needed to find ADR, which 
was $218 based on their website 
and confirmed by a consultant on 
the project. We also needed to 
find the average occupancy rate, 

which we determined 
to be 74.48% based 
on historical data pre-
pandemic.

This gave us a 
RevPar of about 
$162, which multiplied 
by the number of keys 
gave us daily revenue 
of $28,575. Multiply 
that number by 365, 
and our annual room 
revenue came out 
to be $10.4 million. 
We also wanted 
to include revenue 
for their robust 
event and meeting 
space, around 21,000 square 
feet. For simplicity, based on 
an article surrounding Denver 
hospitality rates, we used $0.50 
psf as a daily rate and used a 
conservative assumption of 30% 
meeting occupancy. This brought 
our annual event space revenue 
to $1.1 million, for total annual 
revenue of $11.6 million. We did 
not include food and beverage in 
our revenue streams because it is 
generally not a big moneymaker 
yet has high operating expenses 
resulting in shallow profit margins. 
We determined this to be minute 
in the valuation of this entity.

Next, we found the 
operating expenses. 
We created a ratio 

based on a comparable operable 
hotel we had financial access to 
in order to determine a rate of 
40.25% of operating expenses.

After the expenses were taken out, 
the annual net operating income 
came out to $6.9 million. We used 
a 7.89% cap rate to get a total 
hotel valuation of $88 million 
and about $498,000 per key.
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Based on our comparables 
listed on the previous page, we 
determined the higher rate per 
key due to several factors. First 
of all, Hotel Indigo was sold 
during the peak of the COVID-19 
pandemic, potentially from a 
distressed seller. Also, the ADR 
is significantly less at only 65% of 
the ADR at The Rally. The nearly 
$100k discrepancy between the 
Rally and the Residence Inn is 
most likely due to the ADR (as 
The Rally is more boutique than 
the Residence Inn) and the asset.

Finally, it should be noted that the 
hotel is currently the most robust 
revenue stream at McGregor 
Square, a tip from an inside 
consultant. Some contributors 
to this success include Denver 
hosting the Major League 
Baseball All-Star game this past 
summer, as well as the general 
inclination for non-Denver 
residents to travel again and 
needing a place to stay.

Retail
We were lucky enough to 
have full transparency from 
The Laramie Company, the 
commercial broker and consultant 
for the retail space. As a general 
note, the rates for both the retail 
and office space are based on 

pre-pandemic numbers 
to use the best estimate 
for valuation when the 
project was planned. 
The broker provided 
us with the rates of 
$50 psf for the ground 
floor and $40 psf for 
the second floor, with 
operating expenses at 
$15 psf. We calculated 
a weighted average 
of $45.33 psf annually 
to get an NOI of $2.3 million. 
As a note, the current industry 
average is $23.47, so the $45.33 
seems very high, but taking both 
the pandemic into account and 
that they inflated because of the 
location, Class A, and it is a new-
build, the number makes more 
sense. 

We used a vacancy rate of 0% 
because the retail space is 
100% leased. We used a 5% 
capitalization rate which gave us 
a valuation of $45.8 million.

Office
We then examined the office 
revenues. Office rental rates 
are suffering everywhere, so we 
decided to use occupancy and 
psf rates based on pre-pandemic 
rates. To find the vacancy rate, 
we observed historical averages 

between 2016-2019 for a rate 
of 9.13%. As a note, the current 
vacancy rate for offices in the 
Denver market is 24.1%.
For the annual psf rental rate, 
we looked up some comps under 
the criteria; they were all Class 
A, office, and within ½ mile of 
McGregor Square, which gave us 
an average annual rent of $35.25 
psf. Ultimately, we connected with 
an advising broker on the project, 
and he gave us the pro forma rate 
of $40 psf. That would explain the 
$4.75 discrepancy as the rates 
we found are current.
We used the $15 psf as our 
operating expense because 
this also came directly from the 
broker. Because the office leases 
are NNN, we only calculated 
operating expenses off the vacant 
units assuming the tenants 
occupying leased space will need 
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to cover their expenses. We then 
calculated an NOI of $7.9 million, 
and with a cap rate of 5.25%, we 
valued the office building at 
$151 million.

Additionally, we didn’t use the 
tenant improvement costs in 
finding our valuation. Still, we 
did calculate potential TI costs to 
come out to around $6.8 million, 

which would have been included 
as roughly 2% of the total project 
budget.

ParkingParking
Finally, we needed to value the 
underground public parking 
garage. We knew there were 
373 spots in the garage total, 
with one spot dedicated to each 
for-sale condo which leaves only 
270 spots combined for the hotel, 
retail, office, and the public. The 
monthly parking rate per spot is 
$275, which came directly from 
the broker as well. We were 
comfortable with this number 

based on the comp we found 
adjacent to the project at a rate of 
$250 per month. 

We only used the 270 spaces for 
lease to find our NOI with a 15% 
vacancy assumption. We used 
a rate of $50 monthly operating 
expenses based on a comp 
provided by our advisor through 
a public parking lot study in 
downtown Denver. This gave us 
an NOI of $595k, a 5% cap rate, 
and a valuation of $11.9 million. 

As a general note, given the 
nature of underutilized parking 
spots, they are often oversold. 
Even though the lot only has a 
capacity of 373, they may “sell” 
or lease out closer to 550 spots. 
We did not factor this in, so the 
value of the parking garage could 
actually be much higher than we 
found.

The parking overview can be 
found on the following page.
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Valuation Summary
With all assets combined, this 
gave us a total project valuation 
of $427.8 million.

Current Operational 
Issues
Since McGregor Square’s Grand 
Opening in June 2021, the 
development has intentionally 
kept marketing efforts low to 
analyze organic operational flow 
during their first year and make 
adjustments as necessary. 

As McGregor Square grows 
in popularity, the untested “full 
house” scenario will bring unique 
challenges. The city of Denver 
aims to promote public transit 
and capped the development’s 
underground parking structure 
at 373. The parking structure 
provides each residential unit 
with one parking space, where 
some retail tenants get two 
parking spaces. Limited parking 
availability within the underground 
structure and even more limited 
street parking will inevitably lead A view from inside the Plaza.  Courtesy of McGregor Square.

to frustrated patrons looking 
to access retail options, bars, 
dining, offices, residences, 
hotel, and entertainment. This 
could be mitigated by patrons 
using public transit; however, 
staffing shortages continue to 
cause cancellations in regularly 
scheduled public transportation 
schedules.

The winter season is another 
untested arena for Denver’s 
outdoor living room. The 
outdoor space was not 
equipped with snowmelt system 
capabilities within the shaded 

central plaza surrounded by 
three 11+ story towers which 
was ultimately a budget decision 
during the construction process. 
Of note, the main plaza is capable 
of turning into a skating rink 
during the winter months, as 
determined by McGregor Square.

Exit Strategy
The ownership group developed 
this project intending to hold 
it long-term, so we created a 
potential scenario if they were to 
hold the project for three years 
and then sell it.

The overall valuation we came 
up with was $427.8 million, 
summarized in the chart on the 
following page.

We examined two scenarios, the 
first in which total outward cash 
flow was the combined cost of 
the project budget and the land, 
and the second only includes the 
project budget. The results are 
displayed on the following page 
as well.
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Scenario 
#1

Scenario 
#2
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In both scenarios, the returns 
don’t quite reach the typical 
desired numbers for developers, 
which makes sense because 
the ownership group intended 
for this to be a legacy project 
and not necessarily to seek high 
returns. Why would they do this 
project, potentially at a loss or 
with small profit margins in either 
scenario? To protect the value of 
their primary assets, Coors Field 
and The Rockies baseball club, 
which is valued at $1.3 billion. 
By building McGregor Square, 
they created more foot traffic 
near Coors Field with the ultimate 
goal to keep the Rockies team 
attractive to fans, visitors, and 
potential baseball players alike. 
An essential financial benefit 
of the project is the Rockies 
will sell more game tickets, 
again adding to the value of 
their significant asset at hand. 
They hand-picked all of their 
retailers, even foregoing extra 
profit in the process, which again 
speaks to curating a Denver-

focused philanthropic project and 
attracting local residents. If they 
were to sell the project, someone 
may come in and increase profits 
for the square and its tenants, but 
they may devalue the Rockies 
in doing so, depending on which 
moves they make.

In the end, this project is unique 
in so many facets, and it is clear 
that this was not simply a financial 
transaction for the developer. 
The Rockies ownership, which 
is also the development group of 

Rooftop pool for hotel guests & condo owners alike. Courtesy of McGregor Square.

McGregor Square, wanted to be 
partners with the city of Denver 
in this project, and the numbers 
speak to that.

Innovation & Impact of 
the Development
McGregor’s Square is designed 
to bring communities together 
of local families and visitors in 
a family-friendly environment 
with a fully packed calendar 
of events that include movie 
nights, concerts, and an ice rink 
during the winter months. The 
project continuously brings traffic 
to the LoDo district and has 
complemented the city’s “Outdoor 
Downtown” central plan by 
serving as Denver’s outdoor living 
room.  

McGregor Square is one of nine 
buildings registered by WELL 
Community Building Standard. 
The residential building of 
McGregor Square is certified 
as WELL, and the plaza area is 
certified as WELL Community: 
air, water, nourishment, light, 
movement, thermal comfort, The Central Plaza of McGregor Square.  Courtesy of DenverInfill.
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sound, materials, mind, and 
community-- in the world to 
enhance health and well-being 
of residents and visitors alike. 
McGregor Square is also the 
first building in Denver to meet 
the Green Roof incentive. This 
incentive is so new that the 
city was writing the standards 
as they were planning in real-
time. The implementation of 
green vegetation has attracted 
bumblebees and three different 
varieties of butterflies calling 
McGregor Square home. 

The unique aspect of the 
McGregor Square development 
is the intention to provide funds 
to the Ballpark District for much-
needed renovations to Coors 
Field. A burden that would 
otherwise have been placed 
on the taxpayers of Denver is 
projected to generate $125 million 
over the next 30 years to offset 
maintenance costs.

As a legacy project from the 
Colorado Rockies Baseball Club 

Denver from a Distance. Courtesy of Envato Stock Twenty20Photos.

to the city of Denver, from the 
first sketches on the back of a 
cocktail napkin, the motivation 
was to give the city of Denver an 
iconic landmark as a thank you 
for all the years of supporting the 
Colorado Rockies.

McGregor Square is solidifying 
its place as a model for 
future, sustainable mixed-use 
developments. The project 
submitted for the Specialty 
Construction ENR Mountain 

Primary Assets: Coors Field & The Rockies. Courtesy of Envato Stock.

States Best Projects Award in 
November of 2021 and has 
already gained recognition with 
the following awards.

Best On-the-Boards Mixed-Use 
Project (2019)

ULI Infill Impact Award (2021)

Award of Merit Sustainability 
(2021)



Appendix

Figure #1: Land Value Cash Flows

Figure #2: Condo Sale Prices



Figure #3: Hotel Operating Expenses

Figure #4: Map of Denver, CO



Figure #5: Sample condo floor plans

Figure #6: Exterior photograph of the development



Award, Best Mixed Use Project - Mile High CRE | https://www.milehighcre.com
Award, Infill Impact Award - Urban Land Institute (ULI) | https://www.uli.org
Award, Merit Sustainability - ENR Mountain States | https://www.enr.com
Award Submission, Construction Excellence - AGC Colorado | https://agcace.com
Brokerage Commission Averages for Denver, CO - Clever | https://listwithclever.com
Cap Rates - Coldwell Banker Richard Ellis (CBRE) | https://www.cbre.us
City & County of Denver, CO (Denver) | https://www.denvergov.org
City & County of Englewood, CO - Real Estate | https://www.englewoodco.gov
Colorado, General Assembly | https://leg.colorado.gov
Colorado, State Demography Office | https://demography.dola.colorado.gov
Colorado, Tourism Office | https://oedit.colorado.gov/colorado-tourism-office
Colorado Rockies - Forbes | https://www.forbes.com/teams/colorado-rockies
Condos at Dairy Block - Commercial Cafe | https://www.commercialcafe.com
Condos at Sugar Cube - Commercial Cafe | https://www.commercialcafe.com
Condos, McGregor Square - Blue Picket Realty | https://bluepicketrealty.com
Condos, McGregor Square - High Rises | https://www.highrises.com
Condos, McGregor Square, Property Value - Denver | https://www.denvergov.org
Denver Metro MLB Stadium District (The District) | http://www.dmmlbsd.com/
Denver Metro Real Estate Reports - Englewood | https://www.englewoodco.gov
Denver, Brokerage Commission Averages - Clever | https://listwithclever.com
Denver, Commercial Real Estate Market - Hoff & Leigh | https://www.hoffleigh.com
Denver, The Outdoor Downtown | https://www.denvergov.org
DenverInfill | https://denverinfill.com
Downtown Denver Partnership | https://www.downtowndenver.com
Emerging Trends in Real Estate, 2022 - ULI | https://www.uli.org
Google Community Mobility Reports | https://www.google.com/covid19/mobility
Google Maps | https://www.google.com/maps
Hensel Phelps | https://www.henselphelps.com
Hotel Indigo, Sale - Denver Business Journal | https://www.bizjournals.com
Hotel Market - Colorado Real Estate Journal (CREJ) | https://www.crej.com
Hotel Meeting Space, Denver - BizBash | https://www.bizbash.com
Land Comparable at California St - LoopNet | https://www.loopnet.com
Land Lease, McGregor Square - Denver Gazette | https://denvergazette.com
Land Lease, West Lot (McGregor Square) - The District | http://dmmlbsd.com
Laramie Company | https://www.laramiecompany.com
Lower Downtown (LoDo) | https://lodo.org
Major League Baseball (MLB) | https://www.mlb.com
Market Insights - National Association of Realtors (NAR) | https://www.nar.realtor
McGregor Square (MS) | https://www.mcgregorsquare.com
McGregor Square - Denver Infill | https://denverinfill.com
Offices at 1800 Larimer, Denver - LoopNet | https://www.loopnet.com
Offices at 1660 17th, Denver | https://www.officespace.com/co/denver
Office Market, Denver - Cushman & Wakefield | http://www.hendricksonjohnson.com
Office Market, United States - Jones Lang LaSalle (JLL) | https://www.us.jll.com
REColorado | https://www.recolorado.com/ 
Stantec | https://www.stantec.com
The Outdoor Downtown - Denver | https://www.denvergov.org
United States Census Bureau | https://www.census.gov
University of Maryland (UMD) | https://arch.umd.edu

Sources

Special thanks to Brooke Bishop (Chief Operating Officer, McGregor Square), Patrick Walsh (Chief Executive Officer, 
McGregor Square), Daniel Aizenman (Senior Principal, Stantec), and Kurt Seeman (Operations Manager, Hensel 
Phelps) for allowing us to interview them for this project; it would not have been possible without the perspective of 
those who made the vision come to fruition.


	McGregor Square

