
Jill Spencer
Payson City Planner

Re: Important facts and conclusions regarding the unit-mix, project absorption and financial feasability of the
Red Bridge project.

In concluding a final development concept for the Red Bridge project and to satisfy the market analysis requirements
of underwriters and investors, PSMP has completed numerous studies of the multi-family market throughout Utah
County and comparable markets in Salt Lake County. In addition to our own studies, we have used the services of
numerous third party real estate market consultants including MetroStudy Inc., a national real estate market
consulting firm engaged by D.A. Davidson, the PID bond underwriter, to study the market feasability of the Red
Bridge PID.  In completing these studies we have incurred more than $60,000 in outside consulting fees.  Some of
the firms and individuals providing outside consulting services for the Red Bridge project are as follows:

MetroStudy, Inc. (National firm specializing in real estate market analysis engaged by D.A. Davidson) 
EMG Management: (Manages over 60 communities located in rural, suburban and gentrifing areas.)
Western States Multifamily: (Regional multifamily consultants)
Cushman Wakefield: (National real estate broker specializing in the multi-family market)
James Wood (Director, Bureau of Economic and Business Research, University of Utah) 
WCEC Engineers (Parking and traffic specialists)

The following is a summary of information obtained from outside consultants and our own analysis of comparable
Utah County communities. This information was used to derive conclusions for the Red Bridge project involving
absorption, unit mix, and stabilized vacancy.

ABSORPTION:

Third party consultants conclusions and recommendations regarding absorption  

Cushman Wakefield: Utah County continues its trend as one of the nations strongest markets. The
vacancy rate is less than 2%. The 2022 vacancy rate is expected to remain below
4% with rental rates increasing by 10% to 12%.  Cushman Wakefield estimates,
along with Jim Wood (Director of Economic and Business Research University
of Utah), by 2040, the population of Utah County will be equal to the population
of Salt Lake County. (Cushman Wakefield Page 1)

Meyers Research-MetroStudy: Based on a review of the competitive market area, MetroStudy estimates an
absorption rate of 19.54 units per month for the Red Bridge Project (Page 37). 

Western States Multi-family: The Market Study update letter signed by Western States Multifamily August 21,
2021, indicates the rents, occupancy levels and optimal unit mix is unchanged
from what was concluded in the original market study. The market study (on
Page 134) indicates an absorption rate of 20 units per month is projected for the
Red Bridge project.

Payson South Meadows Partners conculsions and projections of absorption for the Red Bridge project: 

As indicated above, Jim Wood (Director of Economic and Business Research University of Utah) projects in 18
years the population of Utah County will be equal to Salt Lake County. Based on the foregoing, it is assumed that
over the next 12 to15 years, the population and economic growth patterns along the I-15 corridor between downtown
Provo and Payson (a distance of approximately 17 miles) should be at least equal to the significant growth and
development which has occurred along the I-15 corridor between downtown Salt Lake City and Draper over the last
15 years (a distance of approximately 20 miles). 

Recent absorption rates of 15 to 22 units per month indicated by the Eversage multi-family project located
approximately three miles north of Red Bridge is also considered an important factor in concluding absorption for
the Red Bridge project.  

Based on the foregoing, Payson South Meadows Partners has projected an absorption rate of 18 to 20  units per
month commencing in the first quarter of 2023. Therefore, the total residential inventory in the Red Bridge project
should reach stabilized occupancy by 2028. 



UNIT MIX:

Third party consultants conclusions and recommendations regarding unit mix:  

Cushman Wakefield: The overall average rental rate for all unit types increased by 17.3% in 2021,
The rental rate for one-bedroom units increased by 24.4%, two-bedroom, two-
bath units increased by 19.4% and three-bedroom units increased by 19.6%. The
highest demand by unit was for one-bedroom units, followed closely by studio
units. The push in demand for studio units is direct result of the massive increase
in rental rates (page 1).

EMG Management: The data and experience we have provides a strong case for the recommendation 
of a diversified unit mix consisting of approximately 20% studio units, 40% one-
bedroom units, 20% two-bedroom units and 10% three bedroom units (page 1). 

Western States Multi-family: The suggested optimal unit mix for the Red Bridge project is 30% one-bedroom
units, 50% two-bedroom units and 20% three-bedroom units (page 102).

Payson South Meadows Partners conculsion of optimal unit mix for the Red Bridge project: 

Based on the foregoing recommendations and our own analysis of market data involving multi-family uses in Utah
County, we have concluded the following unit mix for the Red Bridge project. 
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