
Total Project Cost Apartments Life Science SF

Exit Value Retail SF Parking Stalls

IRR Affordable Apartments

Equity Multiple Affordable Retail

$171,004,199 160 184,000

$218,591,018 11,030 550

18.62% 40% of Units

3.59 30% of SF
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THE ZEPHYR + DISTRICT VISION

CONTEXT

DISTRICT ANALYSIS
INNOVATION

VALUES

COMMUNITY

RESPONSIBILITYROOTS

The Station Center Innovation District is located in 
a pinnacle position in Salt Lake City as it has key 
connection to multiple transportation networks as 
well as close proximity to other pivotal economic 
districts such as the Granary District, Downtown 
and the Gateway.  The District is also closely 
related to historically rich landmark of the 1910 
Rio Grande Depot building.

Adopting a view of the entire Station Center Innovation District is key to properly evaluating sites A 
and B. The proposals comprising The Market (Site A) and the Zephyr (Site B) are key to setting the tone 
for the following developments. These strategic sites which are located at the gateway to the District 
should incorporate both aspects of community and innovation. The central spine that links the most 
important assets together is the focal point of the District. 

Site A (The Market) & Site B (The Zephyr)

Asset/Spine

Main Transportation Network

Festival StreetGreen Space Over Parking

Community-Oriented Center

The Zephyr is redefining Salt Lake City. This 
new exciting innovation district is the future for 
the life science industries. This unique niche has 
yet to be explored in Utah and will become a 
great economic asset as this area houses many 
state of the art educational institutions. The 
Zephyr will be the home for new discoveries 
and research.

The vision of this dynamic, mixed-use urban 
place is to live, work, and play.  This community 
will be the beginning of a modern way of 
living for people that want a sense of the urban 
lifestyle with an emphasis of friendly and safe 
pedestrian environment. The Zephyr provides 
all needed ammenities and can only be found 
in Salt Lake City. 

Creating a site that responds to public issues 
through sustainability and affordability is 
imperative. The Zephyr provides affordable 
housing options that counters the current 
housing crisis, with 40% of the units dedicated 
to households making less than 60% AMI. The 
Market building utilizes sustainably-derived 
materials such as mass timber in its structural 
composition, and both buildings are potential 
candidates for LEED Silver Certification. The 
Zephyr is energy efficient and all electric.

The Zephyr preserves the past, by celebrating 
the historic innovation of transportation during 
the peak of the railroad era. The Rio Grande 
and other historic buildings are landmarks 
to the area’s revolutionary past. The Zephyr 
honors and preserves the past by creating 
a lively gateway into the Station Center 
Innovation District. 
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THE ZEPHYR FESTIVAL STREETTHE MARKET PARKING STRATEGY

The Zephyr is the embodiment of the live, work, 
play mantra, featuring a Class A lab facility, 
attractive apartments, and lively ground-floor 
retail and restaurant space. The building responds 
to both the historical context of the area and the 
innovative direction of the District. The Zephyr 
is an example of sustainability with its all electric 
design. With retail fronting the festival street, 
the program is expanded through an extensive 
outdoor-indoor relationship.

Southwest bird’s eye view of site A + B building proposals including The Zephyr (left) + The Market (right) East-facing view including Rio Grande, Festival Street (300 S) and both site A + B building proposals

300 South is to become a place for events 
and gatherings that is safe for pedestrians and 
cyclists.The festival street creates a unique 
space for the public and may also reinforce the 
commercial and mixed-use activity. This street 
will have minimal car traffic. The layout and 
landscaping of this road will make the driver feel 
uncomfortable navigating making fewer vehicles 
pass through. It additionally will be shut down 
periodically, giving complete access to festivals 
without hindering traffic circulation. 

The Market creates a destination location for 
the Station Center Innovation District. With 
precedents like the Grand Central Market in 
Los Angeles and Reading Terminal Market in 
Philadelphia, this building has the potential to 
become a hub for food activity in Salt Lake City. 
Community garden space on the roof of the 
structure creates the possibility for a successful 
urban agriculture program.

The Station Center Innovation District is 
perfectly situated to become the premier 
transit-oriented district in the state. The 
personal vehicle will play a significantly 
smaller role in the future as development 
continues in the district. To account for this 
changing condition, the ground-level public 
parking structure at the Zephyr is designed 
with flexibility in mind. When parking demand 
decreases the space can be converted to a 
more appropriate and profitable use such as 
retail. The top levels of the parking structures 
throughout the District are important open 
spaces featuring key amenities for both 
residents and employees, promoting a live, 
work, play atmosphere. 

SITE A + B PROPOSALS
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THE ZEPHYR STACKING

DEVELOPMENT CRITERIA

LEGALLY PERMISSIBLE MAXIMALLY PRODUCTIVE FINANCIALLY FEASIBLEPHYSICALLY POSSIBLE

MARKETING

The Zephyr is legally permissible under current 
entitlements. The Competition Site is zoned 
under Salt Lake City’s G-MU Gateway Mixed-Use 
District which envisions office, retail, and housing 
uses with a 75-foot height limit. However, Station 
Center Innovation District development will be 
exempt from municipal zoning under Utah State 
Code 10-9a-304 because the land will be owned 
by the University of Utah, a state entity. This allows 
us to build taller than G-MU zoning allows.

Given our underwriting, and using current market 
rates, The Zephyr is a financially feasible and 
investment-worthy asset. Our financial model 
projects a 18.62% IRR and a need for $55,019,115 
in equity and $115,985,084 in debt. Given the 
enticing projected returns, the amount of public 
and private equity available, and the current 
availability of debt, we believe this project is 
financially feasible.

The Zephyr is designed to be maximally 
productive, taking advantage of the best transit-
oriented development site in the state. The 
Zephyr consists of 184,000 square feet of office, 
11,030 square feet of retail, and 160 housing 
units on 1.42 acres of land. It wastes little space 
in car parking and allows public parking use to 
serve adjacent Station Center developments. 
The Zephyr infuses the district with office, 
retail, and housing, creating the start of a 
vibrant, pedestrian-focused, twenty-four hour 
neighborhood.

The competition site will be equipped with 
the infrastructure to ensure that The Zephyr is 
physically possible. Our partner, the Salt Lake 
City Redevelopment Agency, has committed to 
construct all required horizontal improvements, 
including adjacent streets, so that the land is 
ready for development. These improvements 
will include a beautiful and functional festival 
street at 300 South which will provide public 
space for programming at the Station Center 
Innovation District.

ROOFTOP AMENITIES BUILDING AMENITIES EXTERIOR AMENITIES

• Hot tubs
• Community garden
• Pickleball courts
• Rooftop yoga garden
• Dog park + washing station

• Lobby + receptionist
• Secured mail lockers
• Soundproof walls
• High ceilings
• Recycling + composting
• Fitness center

• Bike storage
• Covered + secured parking
• Electric car chargers
• Balconies
• Coworking space + lounge
• Near transit
• Display screen for transit arrival + departure

The Zephyr will be a pioneering 
development in the Station 
Center Innovation District. 
This section of downtown Salt 
Lake City has experienced 
disinvestment and blight since 
the mass adoption of the 
automobile. The Zephyr will be 
the first new building this district 
has seen in decades, breathing 
life into the area and kickstarting 
district-wide redevelopment.

Station Center contains rich 
existing assets and acres 
of opportunity. The historic 
1910 Rio Grande Depot and 
nearby warehouse buildings 
nod to the district’s industrial 
past. Artspace City Center 
houses artists and showcases 
the cultural contributions they 
bring. The district is also home 
to the most important transit 
hub in Utah–Salt Lake City 
Central Station–which offers 
long-distance passenger rail, 
commuter rail, light rail, and 
bus service through Amtrak 
and UTA. Combined with new 
buildings and the people and 
businesses they will bring, 
the Station Center Innovation 
District will be an attractive 
place to work, live, shop, dine, 
and socialize.
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FEASABILITY
COMPARABLES

BUSINESS PLAN

TOTAL COSTS

KEY METRICS

MULTI-FAMILYOFFICE

Pierpont Apartments By Urbana
315 W Pierpont Ave
Salt Lake City, UT  

Studio            
1 Bed   
2 Bed   

1 Gateway
90 S. 400 W.
Salt Lake City, UT 

$30.00 RSF  

Milagro Apartments 
241 W 200 S 
Salt Lake City, UT

Studio
1 Bed
2 Bed

Gateway III
440 W 200 S
Salt Lake City, UT

$29.00 RSF

The Charli
828 S Richards St.
Salt Lake City, UT

Studio            
1 Bed   

US Bank
170 S Main St
Salt Lake City, UT

$33.00 RSF $1,225.00
$1,727.00
$2,092.00

$1,400.00
$1,545.00
$2,362.00

$1,794.00
$1,887.00

Life Science Hard Costs
Life Science Soft Costs
Life Science Total Cost
Multifamily Hard Costs
Multifamily Soft Costs
Multifamily Total Cost

Total Project Costs

Equity Investment 
Equity Share
Construction Start Date
Construction Duration
Construction End Date

Total Cost Per SF Life Science
Total Cost Per Multifamily Unit
Average Rent Per SF
Stabilized NOI

Year 3 Stabilized Operating 
Expenses (Multifamily) Per SF
Year 3 Stabilized Operating 
Expenses (Life Science) Per SF

Average apartment Rent
Affordable Housing Element
Affordable Housing Element
Retail Space

$691.55
$267,794.25

$2.37
$6,542,831.68

$13.15

$11.06

$1,424.46
20% of Units meet 60% of (AMI)

20% Of Units Meet 40% of (AMI)
20% below Market Value

$10,469,754
$16,774,804

$127,244,557
$37,588,845
$5,258,235

$42,847,080

$171,004,199.17

$55,019,114.54
32%

4/1/2023
26 Months
6/30/2025

4/1/2023
Construction Start Date 

26 Months
Construction Duration 

6/30/2025
Construction End Date

$171,004,199
Total Project Costs 

4

$267,794
Cost Per Multifamily Unit 

$2.37
Average Rent per SF 

$1,424
Average Apartment Rent

3% Annually
Rent Growth Rate

2.5%
Expense Growth Rate

$691
Cost Per SF Life Science

$6,542,831
Stabilized NOI

$218,591,018
Exit Value



DEAL ECONOMY

Operating Cashflow at Stabilization YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10 YEAR 11

Gross Potential Rental Revenue

Gross Potential Life Science Rent $ 2,949,744 5,632,515$             7,540,382$             7,785,818$             8,039,194$             8,300,764$             8,570,794$             8,849,555$                  9,137,328$             9,434,402$                9,741,078$                

Vacancy & Collection Loss (7%) (205,251)$                  (359,394)$               (500,826)$               (538,279)$               (554,427)$               (571,060)$               (588,192)$               (605,838)$                    (624,013)$               (642,733)$                  (662,015)$                  

Life Science Rent Concessions (2,726,900)$              (3,581,102)$            (1,663,457)$            -$                         -$                         -$                         -$                         -$                               -$                         -$                            -$                            

Gross Potential Multi-Family Rent 2,042,182$                3,078,216$             3,170,562$             3,265,679$             3,363,649$             3,464,559$             3,568,496$             3,675,551$                  3,785,817$             3,899,392$                4,016,373$                

Vacancy & Collection Loss (5%) (102,109)$                  (153,911)$               (158,528)$               (163,284)$               (168,182)$               (173,228)$               (178,425)$               (183,778)$                    (189,291)$               (194,970)$                  (200,819)$                  

Multi-Family Rent Concessions (173,585)$                  (261,648)$               (269,498)$               (277,583)$               (285,910)$               (294,488)$               (303,322)$               (312,422)$                    (321,794)$               (331,448)$                  (341,392)$                  

Retail Income (20% Vacancy) 161,062.98$             199,073.84$          205,046.06$          211,197.44$          217,533.36$          224,059.36$          230,781.14$          237,704.58$                244,835.71$          252,180.79$             259,746.21$             

Total Net Rental Income 1,945,143$             4,553,750$          8,323,682$          10,283,549$       10,611,856$       10,950,607$       11,300,132$       11,660,773$             12,032,883$       12,416,824$          12,812,972$          

Other Income

Life Science CAM Reimbursements 1,530,883$                2,037,915$             2,212,013$             2,272,687$             2,321,959$             2,372,462$             2,424,229$             2,477,289$                  2,531,677$             2,587,424$                2,644,565$                

Utility Income 14,521$                     17,882$                  18,367$                  18,866$                  19,377$                  19,902$                  20,442$                  20,996$                        21,565$                  22,149$                     22,749$                     

IPS Rent 38,475$                     47,626$                  49,176$                  50,777$                  52,430$                  54,135$                  55,896$                  57,714$                        59,591$                  61,529$                     63,529$                     

Apartment Other Income 445,833$                   551,049$                567,581$                584,608$                602,146$                620,211$                638,817$                657,981$                      718,994$                718,994$                   -$                            

Total Other Income 2,029,711$             2,654,472$          2,847,137$          2,926,938$          2,995,912$          3,066,711$          3,139,384$          3,213,981$               3,331,827$          3,390,096$             2,730,843$             

Effective Gross Income 3,974,854$             7,208,223$          11,170,819$       13,210,487$       13,607,768$       14,017,318$       14,439,516$       14,874,754$             15,364,709$       15,806,919$          15,543,815$          

Operating Expenses

Repairs and Maintenance 543,273$                   668,226$                684,932$                702,055$                719,607$                737,597$                756,037$                774,938$                      808,246$                532,038$                   545,339$                   

Utilities 477,224$                   586,986$                601,660$                616,702$                632,119$                647,922$                664,120$                680,723$                      711,676$                433,054$                   443,881$                   

Staffing & Payroll 464,182$                   570,944$                585,218$                599,848$                614,844$                630,215$                645,971$                662,120$                      694,698$                371,189$                   380,469$                   

Property Taxes & Insurance 774,128$                   952,178$                975,982$                1,000,382$             1,025,391$             1,051,026$             1,077,302$             1,104,234$                  1,155,529$             680,514$                   697,527$                   

Reserves for Replacement 516,908$                   635,796$                651,691$                667,983$                684,683$                701,800$                719,345$                737,329$                      755,762$                774,656$                   794,022$                   

Other Operating Expenses 250,917$                   308,628$                316,343$                324,252$                332,358$                340,667$                349,184$                357,914$                      376,267$                185,595$                   190,235$                   

Property Management (3.5% EGI) 139,120$                   252,288$                390,979$                462,367$                476,272$                490,606$                505,383$                520,616$                      537,765$                553,242$                   544,034$                   

Land Lease 350,985$                   421,183$                421,183$                421,183$                421,183$                421,183$                421,183$                421,183$                      421,183$                421,183$                   35,099$                     

Total Operating Expenses 3,516,737$                4,396,228$             4,627,988$             4,794,772$             4,906,457$             5,021,016$             5,138,524$             5,259,056$                  5,461,124$             3,951,471$                3,630,604$                

Net Operating Income 458,117$                2,811,995$          6,542,832$          8,415,715$          8,701,311$          8,996,302$          9,300,992$          9,615,698$               9,903,585$          11,855,449$          11,913,210$          

Annual Debt Service 4,973,546$                5,968,255$             5,968,255$             5,968,255$             5,968,255$             5,968,255$             5,968,255$             5,968,255$                  5,968,255$             5,968,255$                

DSC 0.09                            0.47                         1.10                         1.41                         1.46                         1.51                         1.56                         1.61                               1.66                         1.99                            

Net Cashflow 5,431,663$                8,780,250$             12,511,087$          14,383,970$          14,669,566$          14,964,557$          15,269,247$          15,583,953$                15,871,840$          17,823,704$             

Revision Value (At Sale 5.45% Cap Rate) 218,591,018$           

Principle Balance (Perm Loan) 88,378,287$             88,029,414$          87,944,125$          87,854,605$          87,760,646$          87,662,027$          87,558,517$          87,449,874$                87,335,844$          87,216,158$             

Net Revision Proceeds 129,188,950$           

Cash on Cash 9.87% 15.96% 22.74% 26.14% 26.66% 27.20% 27.75% 28.32% 28.85% 32.40%

Equity Multiple 3.59

Unlevered IRR 9.86%

Levered IRR 18.62%

Key Metrics

Life Science Income 38.25$                        39.39$                     40.57$                     41.79$                     43.05$                     44.34$                     45.67$                     47.04$                          48.45$                     49.90$                        51.40$                        

Life Science Growth Rate 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%

Multi-Family Income/Unit 12,763.64$                19,238.85$             19,816.01$             20,410.49$             21,022.81$             21,653.49$             22,303.10$             22,972.19$                  23,661.36$             24,371.20$                25,102.33$                

Multi-Family Income Growth Rate 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00% 3.00%

Operating Expense Life Science & Multi-Family 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%
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