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ARCH DEVELOPMENT combines best practices from our collective backgrounds in finance, urban planning, architecture, and development 

16.8%irr:

2.63multiple on invested capital:

6.22%yield on cost:

Stabilized cash on cash: 5.7%

A Vision for the Innovation District, supported 
by Market Research  and Industry Data
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methodology, and project costs
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Project Financial Operations, Project level 
Returns, and Market Comparables



The Wasatch Front is projected to grow to a 
population of 5 MILLION by the year 2050.    
This demands bold action, now.  

Proper urban design is more than aesthetics 
and uses infrastructure to address large scale 
issues, ensuring inclusive and engaging cities 
that connect people. The vision of ARCH max-
imizes the potential of the Innovation District 
with small orthogonal blocks in a grid that 
fosters buildings scaled to pedestrians. The 
ZENITH is designed to be the catalyst of this 
vision by bringing together many uses in the 
area for an extremely walkable community.

A street layout 
for people1 A plan for the  

Rio Grande2 A sustainable 
path to growth3

Salt Lake City is experiencing an 
unprecedented transformation and 
has best-practices to glean from 
throughout the world in order to lay 
the groundwork for future growth.  
The Innovation District is positioned 
as an entryway into the city, and 
with its key proximity to existing 
and future mass transit, will be vital 
area to the city growing in a sus-
tainabile way.  The ZENITH is poised 
to be a highly successful project as 

the flagship anchor development 
to the Innovation District, spurring 
growth in the surrounding areas.  

The ZENITH lays the groundwork 
for the area by incoporating Hos-
pitality, Residential, Retail in ad-
dition to the primary Life Science 
use, giving the area vitality around 
the clock. Two case study cities that 
have excelled in the type of devel-
opment the ZENITH strives for are:

A Bold Vision                              
for Salt Lake City

DENVER’S UNION STATION BARCELONA’S STREET GRID

ARCH’s vision builds on the ‘Rio Grande Plan’, 
a proposal by landscape architect Cameron 
Blakely and transportation engineer Chris-
tian Lenhart. The plan calls for relocating the 
Frontrunner line to the west of the Rio Grande 
building in a underground train box and tying in 
with the Trax system. This plan breaks down 
barriers to the westside and creates a world-
class rail hub, revitalizing the Rio Grande.

A population that nearly doubles over a thirty 
year period requires rethinking our systems 
and processes.  Through organizations like 
Envision Utah, we have harbored paths to 
grow smart in ways that also reflect our core 
values.  Sustainable growth is more than ur-
ban cores and mass transit.  By maximizing 
the use of one of the most premiere TOD sites 
in the state, the project helps Utah move to-
ward a future of smarter resource usage.

ZENITH3
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Market                     
Demand Analysis

Thanks to ... a continuation of strong in-migration,  
Salt Lake City has weathered the pandemic .. bet-
ter than most US markets.  Employment returned to 
pre-pandemic levels in the first half of 2021, while the 
majority of the nation is still in recovery mode.

Multi-Family Market Report, Salt Lake City - UT, CoStar, Feb 2022

Residential

Census data has been utilizied to look 
at population and household growth 
rates over the last ten years.  Popula-
tion and household growth data is then 
forecast three years in the future to get 
our expected demand. Doing this gives 
a clear picture of the market demand 
for households based on current pop-
ulation and growth trends.

Expected New Renter occupied House-
hold Demand over the next 3 years: 
2,486 New Households

Retail  

CoStar forecasts demand to grow by 
1.9mm sq ft between 2022 and 2026. 
Indicating that the market can sup-
port the increased Retail space offered 
by the ZENITH. Salt Lake City market 
rents are currently at $23.78 sqft and 
are forecasted to be just below $27 
in 2026, when the ZENITH is to begin 
leasing up. With the ZENITH being in a 
prime location, rent rates charged can 
justifiably be above the Salt Lake Aver-
age of $27 per sq ft that includes less 
desireable locations and assets.

While overall hospitality occu-
pancy decreased as a result of 
the pandemic, Utah saw per-
sistent leisure travel related 
to the outdoors it has to offer. 
Business travel is picking back 
up and Utah has seen a mas-
sive flux of in-migration during 
the pandemic. In 2021 Hotel 
room supply grew by 1.7%, be-
low 2018 and 2019’s average 
of 2.2%. 

Salt Lake Average Daily Rate 
(ADR) has recovered from the 
pandemic, and is now above 
its pre-pandemic levels. Occu-
pancy has also recovered from 
the pandemic and is maintain-
ing its pre-pandemic levels of 
around 61%. Recovery of both 
ADR and occupancy, combined 
with a new convention cen-
ter and massive in-migration 
show that the market will sup-
port the 188 hospitality rooms 
offered by the ZENITH.

Hospitality Demand in Salt Lake City
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Overall ADR rates for Salt Lake City Comprise the total Hospi-
tality Market for Salt Lake City through Ogden.  The ZENITH will 
offer higher end flagged hotel rooms and amenities, with many 
comps that support ADR rates used in our financial analysis.  

Occupancy (%) ADR ($)

RevPAR ($)

Jan 2017 Jan 2018 Jan 2019 Jan 2020 Jan 2021 Jan 2022 Jan 2023 Jan 2024 Jan 2025 Jan 2026 Jan 2027

Hospitality Market Report, Salt Lake City/Ogden - UT, CoStar, Feb 2022



LOCATION 
QUOTIENT

Insights 
from Life 
Science 
Trends

1.55

Life Science interior of the ZENITH

Biotech R&D Employment in the United States

Currently there are 
~40,000 Life Sciences 
jobs in Utah (Life Sci-
ences on the Rise: 
2021 North American 
Report, Cushman & 
Wakefield). Utah saw 
a 7.2% growth rate 
in Life Sciences jobs 
from 2020 - 2021, 
ranking second among 
states with “large-
scale life sciences activity” 
(Kem C. Gardner Policy In-
stitute).

Growth Trends in Utah’s Life Science Industry Fact 
Sheet - Kem C. Gardner Policty Institute. Aug. 2021

National projections show strong job growth for Life 
Science.  Salt Lake has a location quotient of 1.55 for 
this sector, indicating that Salt Lake will see an even 
larger increase in Life Sciences. This job growth will 
drive demand for wet and dry lab space and The ZE-
NITH provides 267,000 SF of leasable space to help 
meet this demand.

7.2% UTAH 
ANNUAL 
GROWTH

2011 2013 2015 2017 2019 2021

CBRE Research, US BLS Q4 2021

Biotech R&D jobs are growing 
at their fastest pace on record

Total Employment

Annual Change (%)

14%

12

10

8

6

4

2

0

300

250

200

150

100

(Thousands)



Paramount to the ability of a city to cultivate a vibrant 
urban space is the experience of the pedestrian as they 
transverse through the space. A vibrant area that has en-
gagement for people throughout the day into the evening 
and invites people to linger and engage, exponentially cre-
ating interest as the space itself is a positive experience in-
stead of a necessary, fatiguing passage. The ZENITH works 
to lay the foundation of such a space that can be built upon 
by those in the community.

Carrying from ARCH’s vision for the entire Innovation Dis-
trict, The ZENITH is designed from the ground up to engage 
with the surrounding community and those who experience 
it more transitionally. In addition to traditional retail, funda-
mental to the design of the ZENITH is a unique ground level 
space that will court dining from a variety of the area’s best 
eateries along with year-round and indoor street-market 
style spaces. This space will become an expansion of the 
Third Street Alamada, (renamed from 300 South).

Sustainability in the ZENITH is more than an afterthough of 
a buzz-word that has been down-trodden.  In addition to the 
ENVIRONMENTAL sustainability of Net-Zero through a high-
ly efficient thermal envelope, onsite PV, and RMP Blue Sky 
credits, the project strives for SOCIAL and ECONOMIC sus-
tainability - the often neglected apsects of a holistic sus-
tainability approach.  These are addressed through our solu-
tions to connect and provide to the community and address 
growth.

Pedestrian Experience

SOCIAL , ECONOMIC 
AND ENVIRONMENTAL

PROMOTING THE HEALTH AND 
CONNECTION TO THE COMMUNITY

Defining 
Principles of 
the ZENITH
While meeting or exceeding the framework of the 
RFP, the ZENITH also addresses the pedestrian ex-
perience, the needs of the community and future 
sustainable growth. 

Community Engagement

Sustainability

WALKABILITY IS NOT ABOUT BUILDINGS OR STREETS 
- ITS ABOUT THE EXPERIENCE OF THE PERSON

ZENITH6

The greatest and 
most admirable 
form of wisdom 
is that needed to 
plan and beautify 
cities and human 
communities

- Socrates



LEGEND
The ZENITH is placed on ‘Site B’ of the 
RDA’s ‘Request for Proposals for Station 
Center, Innovation District Phase One’.  Site 
B is 1.42. acres.  By proposing an improved 
street grid, ARCH development minimizes 
the area wasted on street infrastructure 
and maximizes the pedestrian experience.  
In addition to the benefit to the whole In-
novation District, it creates more space for 
the development of Site B, at 1.7 acres, 
and also creates better street interface to 
the front of buildings like the historical Salt 
Lake Mattress Co. Building.

The Site Plan

ZENITH7

PROPOSED NEW STREET LAYOUT

1 2

3

Site B - ZENITH Project Buildings

Site A of RFP - Future Residential

RFP Vision Area

Station Center Innovation District
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Rio Grande Station Train Box

TRAX Line Extension to 400 South

New Greenbelt over Rail Cooridor

Historic Buildings to be Preserved

Parking (Future Conversion to Office)
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de Site A, which is not underwritten and is part 
of a future development, is master planned to 
be a mix of retail and multifamily.  The sur-
rounding buildings that are not designated in 
the ‘Vision Area’ are to be buildings that sup-
port the Defining Principles and overall goals 
of the area to develop in to a rich urban TOD 
hub with innovation and life sciences at its 
core. With the proposed street layout creating 
smaller blocks, many buildings will naturally 
conform to a better pedestrian experience 
and scale and additional mid block pedestrian 
walkways are to be designed where possible. 



Implementation ARCH Development is working with the Public Sector to make the 
ZENITH the premiere TOD in downtown and the Wasatch Front

Gross Sqare Footage and Use

ZENITH8

334,800

187,400

107,700

78,200

LIFE SCIENCES

RESIDENTIAL

HOSPITALITY

RETAIL

ARCH development designed and proposes 
three buildings on Site B, with uses in Hospitali-
ty, Multifamily, Retail, and Life Science.  Building 
1 is a mix of residential on the first 11 floors and 
hospitality above on the top 6 floors.  Building 
2 is has a unique and interactive retail space on 
the first floor that flows onto the Third Street 
Alamada pedestrian market, with Life Science 
above.  Building 3 is Life Science with health fo-
cused retail on the first floor. Additionally,  pe-
destrian walkways between buildings are cre-
ated throughout, for outdoor dining and public 
amenity space.  

ARCH Development has worked 
with various government agen-
cies and land owners to ensure 
legal permissibility.  The project 
strictly conforms to all required 
building and zoning codes.  

PARKING765 STALLS

11

22

22

11

22

33

Roof Tops will be utilized 
for energy production in 
the form of Photovolta-
ic Panels. This will be a 
major contributor to the 
ZENITH’s achievement of 
Net-Zero Energy.

Retail of this building will 
prioritize health, nutrition, 
and community services. 
Example tenants would 
include fresh food grocers, 
fitness and wellness cen-
ters, and/or medical prac-
ticioners.

33

33

Building setbacks above 
three stories are imple-
mented to improve the 
pedestrian experience.  
Additionally, the buildings 
are lined with arcaded ex-
terior passageways and 
pedestrian walkways be-
tween buildings.



Cost per quantityTotal CostsCategory

$455MM
Project 
Costs

HARD COSTS      
    PARKING        26,775,000
    LIFE SCIENCES     234,360,000
    RETAIL        27,370,000
    MULTI-FAMILY       61,842,000
    HOSPITALITY       43,080,000    
HARD COSTS TOTAL                 393,427,000

SOFT COSTS
    ARCHITECTURE    $     7,869,000
    ENGINEERING           9,836,000  
    ENVIRONMENTAL              175,000
    GEOTECH              250,000
    PERMIT, ENTITLEMENTS        1,094,000
    IMPACT FEES             641,000
    PROPERTY TAXES             447,000
    LEGAL          1,094,000
    INSURANCE         5,115,000
SOFT COSTS TOTAL       26,521,000

FINANCING COSTS
   ORIGINATION FEE    $    4,199,000
   APPRAISAL               79,000
   TITLE INS. & CLOSING COST          393,000
 
DEVELOPER FEE    $    8,518,000

CONTINGENCY
   HARD COST     $ 19,671,000
   SOFT COST             796,000

GROUND LEASE (yr 1-3)           $      1,283,000

 
35,000   

700          
350          

327,200
229,100 

555

2%      
2.5%  

         
1.22%      

.25%      

$79            

1%     
2%     
1%     

2%       

5%       
3%

35,638
      

TOTAL:

   
per stall
per SF
per SF
per unit
per room 
per SF

of Hard Costs
of Hard Costs

of Land Value
of Hard Costs

per SF

of Hard/Soft Costs
of Hard Costs
of Hard Costs

of Total Costs

of Hard Costs
of Soft Costs

per month
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Residential Use
Living space is an essential component of a vibrant urban center. The ZENITH 
will infuse the Innovation District with an influx of multi-family residences. 
The unit mix is well situated to accomodate a wide range of individuals and 
families.  In addition, the tenant mix will include the reservation of 20% units 
for those earning 60% AMI with another 20% reserved for those earning 40% 
AMI.  This diversity is essential to creating equity in our communities and will 
lead to this project being celebrated for generations to come.  

189

48
99
33

9

unit mix
Studios
1 Bedroom
2 Bedroom
3 Bedroom

Total Apartments

15 for-sale units 
at 80% ami

ZENITH MULTIFAMILY UNITS
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Life Science Use ARCH Developments has located all Life Science use in the most prom-
inent location of the site.  Being adjacent to the pedestrian street, Front 
Runner, and the Historic Rio Grande ensures the public perceives Life 
Science as the anchor of the innovation district.  The connectivity of to 
substantial urban amenities will result in steady and consistent leases.

Life Science space requires significant systems integration.  The Lab spaces will utilize both raised floors and 
dropped ceilings to provide ultimate flexibility.  Life science can be a significant air polluter.  In response, all ex-
hausted air will pass through Erlab Green Fume Filtration Systems (A Zero Emission & Odor Technology) before 
exiting the buildings through the roof.

A compliment to the Life Science focus is the 
ZENITH’s utilization of Sustainability.  The whole 
project will achieve net zero.  Since all tenants 
will have zero energy costs, Arch has factored 
this benefit into lease rates.

268,000 Leasable Square Feet

Exhaust Filtration
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Ground level retail totals 59,500 
sqft of net leasable space. The 
‘Time Out’ Markets were used 
as a model of the retail in Build-
ing 1.  These markets are located 
throughout the world and bring 
together in one place some of the 
best eateries their cities have. 

Large Bi-Folding windows open to 
allow the market to become an ex-
tension of public space. Additional 
retail in Buildings 2 and 3 contain 
retail targeting health and com-
munity uses, such as health clincis, 
fitness, spa facilities, and nutrition.  

Building 1 contains 188 hotel 
rooms across the top 6 stories.  
Each room contains luxurious ame-
nities including collapsible sliding 
windows connected to a private 
balcony, high end finishes/fixtures 
and furnishings meeting or exceed-
ing top tier flagged hotel standards. 
Hospitality will provide a necessary 
use to establish Station Center as a 
premiere urban center and transit 
hub with easy accessibility to the 
airport, downtown, and across the 
Wasatch Front.  

MODERN & DESIRABLE HOTEL 
ROOMS

Retail & 
Hospitality 
Uses
The Retail and Hospitality spaces within the ZENITH 
will help create a much more robust community and 
many more attractions to the area as it becomes a 
space that is engaging.  

FLEXIBLE AND DYNAMIC 
LEASABLE RETAIL SPACE

The ZENITH Hotel 
Contains: 
• 188 Total Hotel 

Rooms
• 28 Executive Suites 

across top 2 floors

Hospitality

Retail  



The ZENITH provides high quality and 
diverse amenities for each asset class, 
focused on health. Certain Hotel ameni-
ties will be designed for guests and pay-
for-use. Multi-family and Life Science 
amenities will be available to tenants 
associated with their respective asset. 
Retail will be free to each use and also 
enhances each use by added conve-
nience and dining. 

The hotel includes 
amenities such as 
a spa, rooftop pool, 

fitness center, yoga/meditation, and a 
game room.

The multifamily resi-
dential space will in-
clude a pool, fitness 

center, and an office space for location 
flexible workers.

An outdoor court-
yard for connecting 
to the outside is a pri-

mary amenity and also includes shared 
conference and relaxation  rooms.

ZENITH Amenities

HOSPITALITY

The ZENITH not only will have high quality amenities for tenants, but by being integrated 
into the community at a core level with an active street presense and public spaces, will 
become an amenity for the surrounding area and an anchor to the Innovation District

ZENITH13

RESIDENTIAL

LIFE SCIENCE

ESTIMATED AMENITY BUDGET: 
               11.2MM

Hospitality Rooftop Pool



ZENITH 
PARKING 
STALLS765A CONVERTIBLE PARKING STRUCTURE

Parking for the ZENITH will be acco-
modated by 3 underground levels of 
parking under all proposed buildings. 
This equates to 255 stalls per level 
and a total of 765 stalls. Parking is a 
revenue source from tenants of each 
use, as well as providing day use cus-
tomer parking for retail. In order to 
ensure the feasibility of parking, prop-
er water table, soils, and environmen-
tal studies are to be conducted.  Sub-
terranian parking in downtown with 
similar anticipated water tables have 
been accomplished. Per stall costs is 
underwritten at 35k per stall. Parking 
access is on the west and south.

     RENO RAIL ACCESS CORRIDOR

ZENITH14

Returning the Rio Grande to a 
true rail hub is a second chance at 
a world class rail facility in SLC.

PARKING RATIOS

MULTIFAMILY:       1 to 1    189

HOSPITALITY:        1 to .5        94

RETAIL:                  1.5 per 1,000 SF          87  

LIFE SCIENCE:       1.5 per 1000 SF         395

Transportation & Parking

Parking in the Innovation District has 
been master planned to include lim-
ited street parking and underground 
parking on both sites A and B.  Two 
above grade structures are to be built, 
reducing parking demand for each 
new building and spur development. 
These are constructed to be convert-
ible to office in the future as the area 
is increasingly more transit oriented.

A train box, a key  part of ‘The Rio Grande 
Plan’ is the most transformative idea for the 
area. The concept has been accomplished 
across the country and not just in dense-
ly urban areas.  Recently, the city of Reno 
completed construction on the ‘Reno Trans-
portation Rail Access Corridor’ (pictured be-

PLATFORM ELEVATION

low), complete with park and art space 
above select blocks. Even where the the 
rails remain open above, there is vastly 
improved connectivity for pedestrians. 
This plan frees up the rail yards next to 
I-15 and breaks down a huge barrier to 
the Poplar Grove neighborhood.

‘RIO GRANDE PLAN’

THE RIO GRANDE

TRAX
FRONTRUNNER AND 
LONG RANGE RAIL
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Wood is considered the most sustainable building material 
due to its renewability and ability to sequester carbon

Geotechnical reports indicate soil is susceptible to heave 
and liquefaction due to poor bearing capacity and the 
presence of ground water. To hedge against these risks, 
the soil will be upgraded with geo-piers and structural 
fill.  

GEOTECHNICAL

All Building Structures to be comprised of Mass Timber Construction

Building Feasibility ARCH Development conducted an extensive due diligence pro-
cess and has determined The ZENITH to be a feasible project

Significant foundation drainage and waterproofing will 
be provided to remediate the presence of ground water. 
Integral Crystaline Waterproofing will also be added to 
cement mix to make all subgrade concrete imperme-
able to water.

CONSTRUCTIBILITYGROUND WATER

The construction types of this project will include types 
IVA, IVB, & IVC according to IBC 2021; which is Mass 
Timber Construction.  Concrete footings & foundations 
will be utilized for all subgrade structure.  The building 
envelope will be both air tight and thermally broken.  
Exterior finishes will include Curtain Wall, Masonry Ve-
neer, & Dry Joint Metal Panel.  The utilization of prefab-
rication will ensure the ZENITH is constructed in the 
most efficient way possible.  



ZENITH16

Project Operational Expenses

TOTAL ANNUAL             
STABILIZED  EGI:

42.2MM

Life Science: 
       18.2MM

   Retail: 
  2.2MM

   Multifamily: 
   3.3MM

   Hospitality: 
   18.0MM

Parking/Other:  
0.5MM

STABILIZED 
EGI42.2
OPERATING 
EXPENSES13.1

STABILIZED 
NOI29.1MM

MULTIFAMILY RENT           PER QTY 
    AVG MARKET  $ 1,950    per unit
    60% AMI   1,170
    40% AMI       780
    FOR SALE 80% AMI           520,000

RETAIL RENT 
    MARKET RATE $       30    per SF
    20% DISCOUNT        24 

HOSPITALITY REVENUE
    TIER 1  $     215    per room
    TIER 2       260  
    TIER 3       290
    ADR        255

LIFE SCIENCE
    AVG LIFE SCIENCE $       50       per SF
    UofU EFFECTIVE RATE       65 
       UofU DISCOUNT        45
       UofU EQUITY CONTRIB.             20
    WEIGHTED AVG $      51.37

OPERATING EXPENSE ASSUMPTIONS:
ESCALATIONS:
REVENUE ESCALATION
     YEARS 4-6
     YEARS 7-10
EXPENSE ESCALATION 
    YEARS 4-10
EXPENSE RATIO:
    HOSPITALITY
    MULTIFAMILY
    LIFE SCIENCE
    RETAIL
    PROJECT LEVEL
  STABILIZED VACANCY:
RETAIL:   10% LIFE SCIENCE: 2%
HOSPITALITY: 30%  MULTIFAMILY: 5%

3.5%
3.0%

3.0%

39.5%
31%

1%
3%

31.2%



The ZENITH has an equity structure 
that is derived from three main sources.  
The Developer as the General Partner 
(GP), the University of Utah as a Limited 
Parnter (LP), and other Limited Partners.  
• The GP will contribute 15% co-invest 

in the deal.  
• The University of Utah will co-invest 

5% of the deal.
• The Limited Partner will invest 80% of 

the deal. 

ZENITH17

Project Returns

16.8%irr:

2.63multiple on invested capital:

6.22%yield on cost:

Stabilized cash on cash: 5.7%
EXIT ASSUMPTIONS

PROJECT KEY METRICS:

High Case

Low Case

Exit Cap Rate

5.50%

6.50%

Sales Price

$   616,345,000

$  521,523,000

148mmProfit of project:

2. Tier 1 Splits at GP: 
• GP     8%
• UofU  12%
• LP  80%

1. A single IRR waterfall promote 
structure that splits cashflow as 
follows:
• GP   15%
• UofU    5%
• LP          80%

 

EQUITY  REQUIRED
    TOTAL EQUITY INVESTMENT 

EQUITY RETURNS 
    NET CASH FLOW RETURN
    TIER SPLIT
    TOTAL RETURN (PROFIT)
    
DEVELOPER FEE

IRR
MOIC

GP
$      (13,646,629)

$         35,851,925
5,699,287

27,904,583

8,518,052

18.9%
3.04

LP1-UofU
$      (8,048,876)

$         9,795,204
8,548,930

10,295,258

17.3%
2.28

LP2
$      (72,782,022)

$      122,124,621
56,992,867

106,335,466

15.8%
2.46



All comparables were selected based on location, quality, and rentable square footage. 
The ZENITH rates reflect average market rates for Residential, Life Science and Retail.
Hospitality reflects a rate comparable to higher tier hotels throughout Salt Lake City.

HOSPITALITY RESIDENTIAL LIFE SCIENCE RETAIL

Knowing the Market

ZENITH18

SALT LAKE CITY MARRIOT  CITY CENTER

Average Daily Rate (ADR):  $255
Tier 1  $215
Tier 2  $260
Tier 3  $290

PIERPONT BY URBANA

For Rent:
1 Bedroom: $1,735
2 Bedroom: $2,010

BIOHIVE AFFILIATE
located at The Gateway:

Price per sf:  $48

FARMINGTON STATION

Retail Rates: $30 per sf
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Community Benefits The ZENITH is designed to be an 
anchor to the community

Community Gathering Place
The marketplace styled eatery is 
equipped with a stage that would host 
live music and other types of events, 
providing a great gathering place for 
community and entertainment.
The innovation district, created in part 
by the ZENITH, will be a hub for stu-
dents of the University of Utah (an an-
chor tenant) and working professionals 
in a way that facilitates collaboration 
and higher education.

Community Health
Part of the retail space will be allocated 
towards a Health Clinic. Having a medi-
cal clinic close to a public transportation 
hub will allow convenient medical treat-
ment for those who might not have ac-
cess to a car.
Retail space will also be allocated for a 
fitness center, that will allow local resi-
dents or employees convenient access 
to health promoting fitness.

Inclusion 
Retail spaces that are reserved for mi-
nority and women-owned businesses 
create a space that will better reflect 
the community. Eligible businesses are 
prioritized for relocation of existing Salt 
Lake City small business or new small 
businesses being created by a Salt Lake 
City resident, or a Non-profit services or 
underrepresented business types that 
the local community identifies as lack-
ing and desires.

Connections
The new grid pattern for the roads, in 
conjunction with relocating the rail lines, 
will create a significatly improved tran-
sition from the westside to downtown, 
with a smaller footprint of the inter-
state being the only barrier, for better 
community engagement between west 
side residents and other Salt Lake City 
residents. The interstate remains the 
sole barrier, which is significatnly easier 
to mitigate and overcome.



Innovative Public-Private  Financing
Structuring Public Private Transactions 
presents a dilemma and a conflict be-
tween the perspectives of private and 
public bodies and their risks and needs. 
ARCH development has structured a 
capital structure that is a win-win sit-
uation for both the private and public 
sector by implementing the following 
capital structure.  

ARCH Development will have skin in 
the game by contributing 15% ($13.6M) 
of the equity required while seeking a 
total contribution of 5% ($8M) from the 
UofU. This comes from an initial cash 
contribution of $4.5 million and an ad-
ditional $500k per year paid in the form 
of a rent premium which equates to 
$500k per year above a 10% discount-
ed rental rate. To round out the equity 
raise, we seek from Limited Partners 
the remaining 80% ($72.7M)

Public contributions in the form of 
tax-exempt bonds will be pursued, 
which is 30% of the total cost of the 
project. This will come from industri-
al revenue bonds and housing bonds, 
501(c)(3)) as well as other government 
loan funds. We also seek Tax Abate-
ments and Sharing which reduces the 
annual property tax obligation by 40%, 

RATES/
TERMS:

455MM

Financial 
Partnerships

allowing the developers to retain or re-
ceive back a portion of taxes generated for 
use to assist the economics of the project.

Of the total project costs, 50% will 
be obtained from institutional 
debt, which is $227.5 mil-
lion at a rate of 4.25% 
for the 3 year con-
struction period. 
We will then seek 
permanent fi-
nancing of $274 
million at 4.75% 
rate for a 30 
year term.

The parcel will 
be financed 
through a 99 
year ground 
lease. The 1.7 
acres is val-
ued at $165 per 
square foot or 
$12.2 million. The 
ground lease is to be 
paid annually at a 3.5% 
cap rate, and will increase 
10% every 5 years. The first 
5 years of lease payments will be 
$427k per year. 

PRIVATE EQUITY:

CONSTRUCTION DEBT:

PUBLIC BONDS:

ZENITH20

TOTAL:

4.25%
3 YR

3.5%
40 YR

227.5MM

136.5MM
91MM

PERM INSTITUTIONAL DEBT:
4.75%

5 YR  
30 YR AM

1 YR I/O

274.1MM 
AT 1.25 DSCR

GROUND LEASE
    ACRES
    LAND SF 
    LAND VALUE per SF    
    CURRENT LAND VALUE
RENT INCREASE EVERY 5 YR
LAND LEASE CAP RATE
ANNUAL GROUND RENT (YR 1-5)

1.7
74,052

$165
$12,218,580

10.00%
3.50%

$(427,650)

ARCH
DEVELOPMENT

ARCH
DEVELOPMENT



1
-3

$   (2,277,313)

$   (2,277,313)

University of Utah   
Equity Return
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PERIOD (Years)
OPERATIONAL YEARS
    
INVESTMENT

NET CASH FLOW RETURN

TIER 1 SPLIT
TOTAL RETURN
IRR
MOIC

TOTAL UNIVERSITY OF UTAH RETURNS

TOTAL:
$   (8,048,876)

9,795,204

8,548,930
10,295,258

17.3%
2.28

2
-2

$   (2,277,313)

$   (2,277,313)

3
-1

-

-        

4
1

$      (500,000)

2,666,863

$   2,166,863

5
2

$      (500,000)

260,568

$   (239,432)

6
3

$      (500,000)

311,140

$     (188,860)

7
4

$      (500,000)

356,945

$     (143,055)

8
5

$      (500,000)

404,124

$        (95,876)

9
6

$      (500,000)

421,529

$         (78,471)

10
7

$      (500,000)

5,374,037

8,548,930
$  13,422,967

ANNUAL RENT PAYMENT @ $65 PSF
10% DISCOUNTED RATE @   $45 PSF 
ADDITIONAL RENT PAYMENT  
7 YEAR CONTRIBUTION @ 500K/YR

CONTRIBUTION TO TI DURING CONSTRUCTION
TI PSF CONTRIBTUION TO 25,000 SF

TOTAL CONTRIBTUION TO PROJECT OVER 7 YEARS
TOTAL PROFIT OVER 10 YEARS

$      1,625,000
1,125,000

500,000
3,500,000

$     4,500,000
180

$     8,000,000
10,295,258



Project Timeline

Process includes, but is not 
limited to, pre-design services, 
continued due diligence, design 
team selection, schematic de-
sign, securing financing, concep-
tual design, contractor selection, 
etc.

Start of Entitlements Entitlements 
Completed

Project Lease-Up

Fast Tracking a project involves 
the delivery of early package 
drawings by designer (typ. sub-
grade work, footings/founda-
tions). This allows construction 
to commence before the whole 
document set is completed.  

Project Start

The ZENITH will require a 3 year timeline.  To ensure feasibility of this schedule, the Design & Construction 
team will Fast Track the project with construction starting at month 6 on an early Subgrade Package.  Prefabri-
cation will also be utilized as a necessary component to meet meet this tight schedule.    

ZENITH22

Fast Track 
Construction

Above Grade 
Construction

Project 
Completion

Month 0

End of Year 3

EARTHWORK SUB-GRADE STRUCTURE ABOVE GRADE STRUCTURE THERMAL ENVELOPE EXTERIOR/INTERIOR BUILD-OUT FINISHES & F.F.E.

Month 6 Month 12 Month 18 Month 30 Month 36

Design team delivers the final 
construction documents.  Con-
tractor bids remaining scope.  
Remaining building permit is 
acquired.  

Prefabricated Mass Timber 
Structure delivered to site and 
installed.  Since structure is de-
livered as a set of parts, instal-
lation would complete in a short 
time frame with minimal disrup-
tion of site/community.

As construction nears comple-
tion, lease-up of project to com-
mence. Tenant improvement 
plans developed for Life Scienc-
es and Retail.   

Construction Ownership trans-
fers from contractor to Project 
Owners.  Tenants begin occupy-
ing the buildings.  T.I. construc-
tion commences.  Multi-Family 
begins leasing.  Hospitality open 
for nightly rentals.    
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Highest and 
Best Use
FINANCIALLY FEASIBLE
The project relies on public private partnerships 
from the dirt up. The ground lease and TIF are mu-
tually beneficial to the city as a long term revenue 
source. The UofU not only is a Life Science anchor, 
but their initial and long term capital contributions 
substantially help NOI while providing fantastic 
returns. The public can invest through bonds at a 
low risk ROI, bringing another layer of favorable 
capital. The Life Science and Hospitality space 
create the revenue to give the project wings. 

MAXIMALLY PRODUCTIVE 
To maximize this project, ARCH is to implement 
several asset classes: specialized life science, res-
idential (affordable for-rent & for sale), hospitality, 
and retail.  Through multiple asset classes, a true 
mixed-use site will maximize each use.  ARCH has 
proposed to realign the street grid, to create the 
most efficient buildable parcels.

LEGALLY PERMISSIBLE
As property that has been sold to the University 
of Utah, it is exempt from Salt Lake City zoning 
regulations and must only meet the building code 
and use requirements of the city, state, and the 
University.  

PHYSICALLY POSSIBLE
The main structures will consist of Type IVA con-
struction (Mass Timber) and will precisely fol-
low requirements from Building, Fire, & Seismic 
Codes. Mass timber construction allows major 
components to be prefabricated, resulting in fast-
er construction schedules and optimal material 
efficiency for less construction waste.
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Many Thanks to our Collaborators:

Russ Mumford - Project Director

Kyle Wight - Senior Estimator

Paul Drake - Director of Real Estate & T.O.D.

Abe Nielsen - Senior Urban/Landscape Designer

Sam Thorley - Urban/Landscape Designer

Mark Hampton - Co Founder & Managing Member

Ted Kokernak - Managing Partner

Rocky Schutjer - Managing Partner

Patricia Haslam - Senior Real Estate Manager

Aaron Wade - Associate / Attorney

Brian Watts - Partner

Michael Glauser - President

Okland Construction

Okland Construction

Utah Transit Authority

FFKR Architects

FFKR Architects

Rimrock Construction

Storage Corner Group

RAGE Development

AES (Alternative Energy Solutions)

Gilmore Bell

JF Capital

Odyssey Partners, LLC

Naylor Wentworth Lund Architects

J Development

University of Utah



Cash Flow
Period 1 2 3 4 5 6 7 8 9 10 Total
Development/Operations -3 -2 -1 1 2 3 4 5 6 7
DEVELOPMENT

Development Development Development Lease Up
Land 427,650 427,650 427,650 - - - - - - - 1,282,951 
Hard Cost 15,737,080 188,844,960 188,844,960 - - - - - - - 393,427,000 
Soft Costs 22,387,012 2,706,342 1,427,704 - - - - - - - 26,521,058 
Financing Costs 4,671,593 - - - - - - - - - 4,671,593 
Developer Fee 864,467 3,839,579 3,814,006 - - - - - - - 8,518,052 
Hard Cost Contingency 786,854 9,442,248 9,442,248 - - - - - - - 19,671,350 
Soft Cost Contingency 671,610 81,190 42,831 - - - - - - - 795,632 
Total Development 45,546,266 205,341,970 203,999,400 - - - - - - - 454,887,636 
OPERATIONS -3 -2 -1 1 2 3 4 5 6 7

Construction Construction Construction Lease Up / Operations Stab Operations Operations Operations Operations Operations Operations
Effective Gross Income (EGI) 36,546,810 42,237,851 43,716,176 45,027,661 46,378,491 47,769,846 49,202,941 301,107,938 
Operating Expenses - - - (11,873,663) (13,182,946) (13,649,830) (14,045,212) (14,452,456) (15,495,723) (15,303,963) (98,003,793)
Net Operating Income - - - 24,673,148 29,054,905 30,066,346 30,982,449 31,926,035 32,274,123 33,898,979 203,104,145 
Debt Service - - - (19,704,599) (23,843,552) (23,843,552) (23,843,552) (23,843,552) (23,843,552) (23,843,552) (162,765,912)
Free Cash Flow - - - 4,968,549 5,211,353 6,222,794 7,138,897 8,082,483 8,430,571 10,055,427 40,338,233 
DSCR 1.25 1.22 1.26 1.30 1.34 1.35 1.42
SALE ASSUMPTIONS -3 -2 -1 1 2 3 4 5 6 7
Sale price at 5.5% Cap Rate 7,800,000 616,345,068 624,145,068 
Cost of Sale (234,000) (4,622,588) (4,856,588)
Net Sales Proceeds 7,566,000 611,722,480 619,288,480 
EQUITY -3 -2 -1 1 2 3 4 5 6 7
Equity (45,546,266) (45,431,261) - - - - - - - - (90,977,527)
DEBT SERVICE -3 -2 -1 1 2 3 4 5 6 7
Public Debt (Muncipal Bonds)
Construction Draws - 136,466,291 - - - - - - - - 136,466,291 
Debt Repayment - - - (143,754,668) - - - - - - (143,754,668)
Institutional Construction Debt
Construction Draws - 23,444,418 203,999,400 - - - - - - - 227,443,818 
Debt Repayment - - - (233,342,296) - - - - - - (233,342,296)
Perm Public Debt (Muncipal Bonds)
Loan Takedown - - - 143,754,668 - - - - - - 143,754,668 
Debt Repayment - - - - - - - - - (130,908,550) (130,908,550)
Perm Perm Loan
Loan Takedown - - - 274,145,000 - - - - - - 274,145,000 
Debt Repayment - - - - - - - - - (246,168,723) (246,168,723)
RETURNS - Levered -3 -2 -1 1 2 3 4 5 6 7
5.5% Cap Rate
Invested Equity (45,546,266) (45,431,261) - - - - - - - - (90,977,527)
Construction Loan Repayment - - - (377,096,963) - - - - - - (377,096,963)
Permanent Loan Draw - - - 417,899,668 - - - - - - 417,899,668 
Free Cash Flow - - - 4,968,549 5,211,353 6,222,794 7,138,897 8,082,483 8,430,571 10,055,427 50,110,073 
Net Sales Proceeds - - - 7,566,000 - - - - - 517,611,329 525,177,329 
Permanent Debt Repayment - - - - - - - - - (377,077,273) (377,077,273)
Total (45,546,266) (45,431,261) - 53,337,254 5,211,353 6,222,794 7,138,897 8,082,483 8,430,571 150,589,483 148,035,307 
Cash-on-cash 5% 6% 7% 8% 9% 9% 11%


