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Assignment Four: Pro Forma and Feasibility Analysis 

Pro Forma Analysis for the IPS Coca-Cola Site in Indianapolis, IN 

Introduction 

 Indianapolis Public Schools (IPS) selected Hendricks Commercial Properties’ proposal to 

redeveloped of an important parcel in downtown Indianapolis (as known as the former Coca-

Cola bottling plant along Mass Ave and College Ave. The IPS used the site as IPS 

Transportation Center (commonly known as and referred to as 

the SCIPS Property). Out of the growth and the fast 

development long Mass Ave and being culturally, 

economically, and socially rich, with the full support of the City 

of Indianapolis, IPS choose to sell the property for a regional 

and site redevelopment. The following map shows (with red 

polygon color) the location of the site with in the central area of 

the city of Indianapolis.  

Type of Project 

          This is a high density site with one million sq ft of development and 1800 parking stalls. 

The design is broken down into three different Blocks. Block one as retail, entertainment, 

offices, town homes, and hotel. Block two as multi-family units. Block three as a mixed use.  

A. Multi-family housing: 
- 337 units with two and three bedrooms.  

B. Retail and entertainment: 
- 67,000 sq ft as retail. 41,000 sq ft as movie theater. 

C. Office: 
- Total 339,000 sq ft. 
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D. Education: 
- 68,000 sq ft including daycare and other schooling options.  

E. Hospitality: 
- Hotel with 132 rooms and suites. 

F. Parking of 1,800 stalls.  
 

During my financial calculation, I considered multi-family housing, and hospitality (hotel) as 

(Residential). And I considered retail and entertainment, office, education as (Commercial). And 

parking facilities as parking with $100 revenue per stalls.  

Market Analysis 

 A project like this will bring economic vitality and will add undoubtedly cultural and 

social value to the surrounding area and specially the upper right corner of central Indianapolis. 

The following infographic clearly states the following key facts as a tool to identify the need for 

a development like this and a quick glance to the area demographics.  

 

 

 

 

 

 

 

 

 

 

 

 

This Infographics rage is one-mile radius from the site. 
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And in the following chart shows the same type of demographic and facts for the area inside the 

loop as the central district of the city. Then the following map shows us the total of housing units 

by block groups and the block that the selected site in have roughly 567 to 936 units. This an 

opportunity to increase housing units to about 1300 units to meet the needs and demands of the 

area.  
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Site Selection 

On page one we have a map of the region and here a map of the site itself with the three blocks. 
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The site was zoned industrial until Hendericks was able to get a variance to change it to the block 

stated the specific use. In general, the main use going to be mixed use. The total size of the site is 

about 1,000,000 sq ft. That will make plenty of room for the proposed project. Hendericks now 

are conduction land investigation to determine if there is a possibility of contamination to be 

taken care of first. The city of Indianapolis is very supportive of this project.  

Costs and Financing 

The total development cost is $262,000,000. And the sources of funds as follows. 

Owner’s Equity (OE) is $79,600,000 and Conventional Debt Financing (CDF) is $180,000,000 

and Site Remediation Subsidies (SRS) is $2,400,000 once again to make a total cost of 

$262,000,000. Hendericks offered $12,000,000 to pay of the property and also be guided with 

IPS needs for the redevelopment. Once again the city is very supportive of this development and 

the city is being very collaborative with Hendericks to make this happen. The rest of the 

financial concerns will be clearly state at the feasibility report. Here are some of program shot 

that elaborate more on cost and financing.  
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Revenues 

 

Miscellaneous 

 

Revenues and Miscellaneous 

 As the pro forma states that there is 337 Multi-Family 

Housing with an average of three bedrooms with a rent of $1,400 

per month. And the calculation continues to cover commercial 

rent considering vacancy rate and parking stalls revenues. The 

effective gross Income is $16,429,992 for the first year, and 

operating income is $14,289,292 with operating expenses of 

$2,140,700. With IRR of 17.06%. And loan to be paid in 15 yrs.  

 

 

 

Feasibility Report 

 Based on my feasibility report, I reach to the conclusion that this project is feasible that 

IRR is 17.06% which makes it greater than 10%. Within a following document the pro forma is 

lead out clearly that shows the potential benefit behind this project.  

 

PROPOSED PERMANENT 
FINANCING   
  Amount 
BANK 180,000,000 
Amortizing Loan 0 
Amortizing Loan 0 
Interest Only Loan 0 
Interest Only Loan 0 
Deferred Loan 0 
Deferred Loan 0 
Developer Loan 0 

Cash Flow Loan 0 
TOTAL LOANS 180,000,000 
Grant - Non Basis 0 
Grant - Other 2,400,000 
TOTAL GRANTS 2,400,000 
EQUITY  79,600,000 
TOTAL SOURCES 262,000,000 


