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Introduction  
The proposed site for development is located a half mile from 
Downtown Salt Lake City, Utah, directly west of the old Rio 
Grande Station. The Redevelopment Agency (RDA) of Salt Lake 
City owns the parcels that make up the site and has entered 
into a partnership with the University of Utah to jointly 
redevelop it. The RDA is selling the site to the University of 
Utah under the terms of a 99-year unsubordinated ground 
lease. In the RFP that details the vision of both the city and the 
University for this area states that the RDA and the University 
of Utah the two entities want the following incorporated into 
the site: 

1.   Life Sciences—sparking the beginning of an Innovation 
District by supporting Life Science companies

2.   Community health—integrating steps to address the Utah 
Health Improvement Index. 

3.   Transit oriented development—encouraging users to 
choose other modes of transportation other than their private 
vehicle and promotes the pedestrian 
experience.

4.   Mixed-use—creating multiple uses on the site such as Life 
Science facilities, family residential, commercial, and nonprofit 
spaces. 

5.   Affordability—producing affordable housing and 
commercial space as well as space for local businesses.

6.   Equitable and inclusive opportunities—fostering 
educational and health opportunities. 

7.   Sustainability—ensuring the health of the users and 
residents of the site by taking environmentally responsible 
steps. 

8.   Historic preservation and celebration—maintaining and 
honoring the characters of the existing historic depot and 
warehouse buildings.



2

Site Analysis
This area of downtown lacks 
population density with a 
density of 2,530 people per square 
mile compared to a population 
density of 8,923 people per square 
mile just east of State Street 
according to the Census Data ACS 
5-year estimate. In 2019, over 62,000 
are employed in downtown Salt Lake 
City but only 1,130 live and work 
downtown. 

The University of Utah is also seeing 
a deficit in the housing supply, as 
they cannot expand in their current 
location. In 2021, the University of 
Utah had a 1,200-student waitlist for 
on-campus hous¬ing. The University 
of Utah also cannot expand in its’ 
current location and the introduction 
to a westside campus extension that 
includes housing and educational 
buildings would prove to be most 
beneficial to the city and the 
University.

According to the Utah Department of 
Health, the Downtown, 
particularly the westside, has a high 
Health Improvement Index (HII). 
This means that this area needs im-
provement to “advance health equity 
and reduce health disparities”.

The obvious goal for this site is to create more housing options for downtown workers and 
students, but before this area can increase and will increase in density, health 
disparities must be addressed. This can be done by addressing social determinants of 
health (SDoH)—economic, physical, and social conditions that influence the health status 
among communities and individuals. 
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Vision Campus West will set the standard for healthy, innovative communities in 
Utah, establishing a new quality of living for downtown workers and students. 

The vision for this site, as it’s detailed in the RFP, runs parallel with the criteria of a “healthy 
community”. Healthy communities are entire districts of a city that address SDoH through the built 
environment. These SDoH and how they relate to the built environment include:

1.   Neighborhood and the built environment—improv-
ing pedestrian mobility, access to nutrition, and environ-
ment sustainability. 

2.   Social and community context—providing inclu-
sive and equitable opportunities such as affordable and 
mixed-income family housing, spaces for minority owned 
businesses and community spaces. 

3.   Economic stability—generating economic growth 
through development such as Life Science research, 
space for locally owned businesses, and mixed-use.
 
4.   Access to healthcare—incorporating easy and effi-
cient access to healthcare.

5.   Access to education—fostering educational oppor-
tunities in under resourced areas.
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Master Plan 
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SDoH (1-3) Approach  

This site will improve pedestrian mobility and access to nutrition 
through: 
•   view corridors that double as pedestrian walkways
•   human scale buildings on the south section of the site
•   ground floor shops and activation
•   community park located next to the Rio Grande Station
•   300 South streets’ conversion into a pedestrian only and festi-
val street
•   a grocery store

This site will improve environment sustainability through:

• bioswales
• rainwater capture
• solar panels
• xeriscape
• louvers on both Life Science and Multi-Family buildings 

to mitiage sunlight from the south
• low-e glass panneling
• green roofs 

This site will provide inclusive and equitable opportunities such as affordable and mixed-income family housing, 
spaces for minority owned businesses, as well as community spaces. Campus West will also produce economic 
growth through development such as Life Science research, space for locally owned businesses, housing, community 
spaces, and a transportation hub.

Community Context and Economic Stability    

Neighborhood and Built Environment   

Bioswale Commercial Rainwater Capture Low-e Glass Paneling
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Access to Health & Education      
Our initial proposal includes access to nutrition (grocery store), 
and a fitness center in phase one. Phase two will include 
housing for University of Utah students and an additional space 
for University Neighborhood Partners—a University of Utah
 program that brings together west side residents, community 
organizations and higher educational institutions.  

However, we envision the surrounding development to expand 
this foundation of access with further expansion of the 
University of Utah campus extension and the future 
development University of Utah Health clinics. This with the 
growth of Life Science research will make this an Innovation 
District like no other. 

Partnerships: 
Intermountain Healthcare has a similar initiative to address 
community health in Utah, called “health districts”. Although, 
the University of Utah Health system is not directly involved with 
this initiative the two organizations collaborate on improving 
community health throughout Utah under the “Healthcare 
Anchor Network”—a national project to develop and scale 
strategies that address community conditions that contribute to 
poor health.
 
Intermountain Healthcare can execute these health districts 
through impact investment. University of Utah is limited to its 
campus boundaries in terms of impact investing. For this site, 
the University will have the opportunity to create a healthy com-
munity through their own resources. However, as the district 
expands, the city and the university may look to collaborate with 
Intermountain Healthcare as a means of furthering their 
community health impact. 

SDoH (4&5) Approach  
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Innovation District    

Innovation Districts need to be more than research parks 
for companies, entrepreneurs, and universities. They 
need to be a place where the sciences can flourish while 
simultaneously stimulating workers and the 
surrounding community. Innovation Districts must 
continuously evolve to meet the needs of a growing city. 

Examples: 

Research Triangle Park—Raleigh-Durham 
 
 One of the first and most successful research 
parks in the US and has plans kept up with the needs of 
their workers for an urbanized and resource rich 
ecosystem. 

Oklahoma City Innovation District
 
 Has started to incorporate a mix of uses such as 
apartments within the district with plans to integrate 
more mixed-use amenities such as restaurants and 
small businesses

Research Triangle Park—Raleigh-Durham

Oklahoma City Innovation District

https://www.rtp.org/
https://okcinnovation.com/
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Use Diagram   
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Due Diligence      

As the University of Utah is under state jurisdiction, the site 
is assumed to be exempt from city zoning regulations. This 
provides ample flexibility in redevelopment possibilities.

Zoning 

Visibility  

Sunlight Exposure

Ingress/Egress  
As this area has not been built-up, there is ample visual 
exposure to the mountains on the west and the east. 

There is great sunlight exposure on the south end of the 
site throughout the year, and this will be utilized through the 
south-facing solar system and roof gardens. It will be mitigat-
ed through the use of louvers on the buildings.

The ingress and egress of this site is generous, with large car 
entrances and exists. However, ingress of private vehicular 
traffic will be restricted to access points on 600 W and 500 W. 
Only emergency vehicles, public transit, and pedestrians will 
have ample access to the rest of the site. 
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Design Approach      
The RFP set the standard high for this future innovation district as it asks for a pedestrian-oriented development, a sustainable 
approach to the design, and to maintain and celebrate the character of the historic industrial buildings. 
The design was a direct result of these ambitious requests. As part of our design, we saw part of the 500 W Street as a future 
community park that will serve the residents, community and visitors. Breaking up larger parcels by pedestrian walkways was 
necessary to keep the district pedestrian-friendly as well as celebrate the historically preserved buildings through this use of view 
corridors. 

The project will be located to the north of the 300 S Pedestrian corridor that will become the heart of the district. The develop-
ment will include a 15-Floor Multi-Family Building with 2 underground parking floors, with a total area of 141,800 sq ft of space 
excluding the parking, and a 7-floor Life Science building with a total area of 140,000 sq ft. Both buildings include retail areas on 
the ground floor to help activate the streets.

We followed two different design approaches for these buildings. The multi-Family building was designed in a more contemporary 
way with terraces on almost every level overlooking Downtown, the University of Utah, and the Wasatch Mountains, enriching the 
tenant’s experience.

The Life Science building is representative of an old warehouse with some contemporary additions, such as the louver mecha-
nisms on the south elevation to block the direct sunlight from entering the building, and the northern part of the building, where 
the design concept follows the same spirit of the multi-family building.
Both buildings include many sustainability design features such as solar panels, rainwater management system, low-e glazing, 
and VOC-free materials.

Our phase two proposed project shall include three low-density mixed-use buildings and five floors of student housing structure 
to bring the overall district to a more human-friendly scale.

Two parking structures will be part of the first two phases to support all the commercial, office, Lab, and education facilities de-
veloped in this district. All the residential buildings will include their own parking on premises, excluding the student housing.
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300 S Pedestrian Street Looking East      
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Life Science and Multi-family Floor Plans   
Ground Floor of LS and MF

First Floor of LS and MF

Life Science Building

Multi-Family Building

Floors:
2, 4

Floors:
3, 5

Floors:
6

Floors:
2, 4

Floors:
3, 5

Floors:
6, 8, 10, 12

Floors:
7, 9, 11

Floors:
13, 14
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Highest and Best Use   

Legally permissible: Maximally Productive: Physically Possible: Financially Feasible:
The site falls under state 
jurisdiction, as it will be 
purchased by the 
University of Utah. 
Assuming similar
regulations to D-1 zoning, 
the site conforms to all 
applicable rules. Land uses 
in this area should fos-
ter 24-hour activity in the 
area. Campus West also 
provides sufficient parking, 
as requested by the RFP.

Considering the goals set 
forth by the RFP, Campus 
West is the maximally 
productive use for this site. 
It provides 
substantial amounts of 
lab space, mixed-income 
housing, and affordable 
space for local retailers. 
It also creates a walkable 
site with the inclusion of 
walkways and sizeable 
amounts of greenspace.

The current site layout 
allows for optimal ingress 
and egress through the 
site. A staggered 
construction timeline will 
allow for optimal phasing 
of each asset type. The 
site appears to be 
suitable for the develop-
ment of large structures, 
but no soils or 
geotechnical study was 
available.

Despite the inclusion 
of significant affordable 
components in the multi-
family and retail buildings, 
Campus West still provides 
healthy returns at 
conservative underwriting 
metrics. Sensitivity 
analyses show that the 
project will remain 
feasible despite rising 
interest rates, 
construction costs, and 
rental rate stagnation.



Salt Lake County Vacancy Rate Survey 

Source Date of Survey Vacancy Comments 

Berkadia 3rd Quarter 2021 2.4% Down 220 basis points year-to-date. 

CBRE 1st Quarter 2022 2.9% Down from 4.8% year-end 2020 figure 

Marcus & Millichap Year-End 2021 3.8% Down from 4.2% 2020 figure 

Moodyʼs Analytics REIS 2nd Quarter 2021 5.3% Decreased from 6.0% one year earlier. 

Wadsworth Commercial RE 2nd Quarter 2021 3.0% Down from 6.8% figure one year earlier. 

Colliers International 2nd Quarter 2021 3.8% Down from 4.7% figure one year earlier. 

Cushman & Wakefield August 2021 < 2% Down from 3.9% figure one year earlier. 

Average 3.3%   

SALT LAKE CITY 
PROJECTED RENTER HOUSEHOLD GROWTH 

‒ 2019 TO 2025 ‒ 

Year Population Households 
Homeowner 
Households 

Renter House-
holds 

Renter Household 
Growth 

2019 200,567 81,839 37,758 44,081 - 

2020 203,776 83,148 37,758 45,390 1,309 

2021 207,036 84,479 37,758 46,721 1,330 

2022 210,349 85,830 37,758 48,072 1,352 

2023 213,715 87,204 37,758 49,446 1,373 

2024 217,134 88,599 37,758 50,841 1,395 

2025 220,608 90,017 37,758 52,259 1,418 

2019 Base Year figures derived from US Census Bureau, 2019 American Community Survey 

Summary of Apartment Construction in Salt Lake City 

Period # of Projects Total Units 

Completed 2011 ‒ Current 109 11,970 

Under Construction 44 7,581 

Likely Starts Next Six Months 41 5,825 

Potential Starts ‒ September 2022 or Later 38 5,571 14

Market Analysis    



Affordability 

It was evident in the RFP that affordability must be a 

main component of this project's design and underwrit-

ing. 

In our underwriting process, we acknowledged the im-

portance of that component and decided to take our 

affordability to the next level by not only reserving a por-

tion of the residential units to Lower-income families but 

also keeping our retail areas on the ground floor of each 

of the 2 proposed buildings affordable and reserved for 

local families to empower them and help them in increas-

ing their income stream. 

30% of the Residential units will be reserved as afforda-

ble for families with income below 60% of the Salt Lake 

City AMI. 

The retail areas in the residential and life science build-

ings will be 50% discounted from the average asking price 

of similar spaces in the market and will be reserved for 

the local communities to benefit from. 

Proposed Use Type Parking Ra�os 

  Mul�family 0.8 stalls/unit 

  Life Science 1.5 stall per 1000 sf 

  Office 1 stall per 1000 sf 

  Retail 2 stall per 1000 sf 

  Student Housing 0.2 stalls/unit 
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Affordability & Parking 



Pierpont by Urbana 
0x1 - $2.92 PSF 
1x1 - $2.84 PSF 
2x2 - $2.80 PSF 
97% Occupied 

Gateway 505 
0x1 - $2.46 PSF 
1x1 - $2.14 PSF 
2x2 - $1.96 PSF 
96% Occupied 

Downtown 360 
0x1 - $2.42 PSF 
1x1 - $2.26 PSF 
2x2 - $1.85 PSF 
98% Occupied 

4th West 
0x1 - $2.94 PSF 
1x1 - $2.89 PSF 
2x2 - $2.60 PSF 
97% Occupied 

Hardware Village 
0x1 - $3.36 PSF 
1x1 - $2.86 PSF 
2x2 - $2.93 PSF 
96% Occupied 

theOLIVE 
0x1 - $3.12 PSF 
1x1 - $2.94 PSF 
2x2 - $2.72 PSF 

Lease-Up 

Multifamily 
Life Science 

Source: CBRE Research 

Due to the lack of available comparable spaces in Salt Lake City, other mar-

kets were researched to calculate asking NNN rental rates. The most similar 

markets are considered to be Denver-Boulder and Raleigh-Durham. Asking 

rents were verified with Salt Lake life science brokers. 
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Comparables    



LIFE SCIENCE 
Tenant Size NNN/yr NNN/mo Income 

A 17,220 $35  $2.92  $602,700  
B 28,700 $40  $3.33  $1,148,000  
C 28,700 $35  $2.92  $1,004,500  
D 22,960 $40  $3.33  $918,400  
E 17,220 $35  $2.92  $602,700  

Total 114,800 $37  $3.08  $4,276,300  

   Less: Vacancy   5%   $213,815  
   Less: Reserves   2%   $85,526  
   Plus: Parking (1) @ $100    $144,840  

   NOI - Life Science       $4,121,799  

RETAIL 
Tenant Size NNN / yr NNN / mo Income 

1 1,770 $20  $1.67  $35,400  
2 1,475 $20  $1.67  $29,500  
3 1,180 $15  $1.25  $17,700  
4 1,475 $15  $1.25  $22,125  

   Total 5,900 $18  $1.50  $104,725  

   Less: Vacancy   5%   $5,236  
   Less: Concessions   2 months   $17,454  

   NOI - Retail       $82,035  

   NOI - Combined      $4,203,834  
   Less: Ground Lease(2)    $112,826  
   NOI - Ground Lease     $4,091,008  

MULTIFAMILY 
  Unit Mix Count SF Rent / Mo $ / SF GRI 

  Studio 18 350 $1,200  $3.43  $259,200  
  60% Studio (5) 7 350 $969  $2.77  $81,396  
  1 BR 35 650 $1,700  $2.46  $714,000  
  60% 1BR 18 650 $1,038  $1.60  $224,208  
  2 BR 30 1000 $2,400  $2.40  $864,000  
  60% 2BR 10 1000 $1,245  $1.25  $149,400  
  3 BR 16 1250 $2,800  $2.33  $537,600  
  60% 3BR 4 1250 $1,439  $1.20  $69,072  
  Rent Premiums (4)     $8,500    $102,000  

  Scheduled Income 138 777 $1,751  $2.25  $3,000,876  

  Fees/Charges/Deposits   $1,000    $138,100  
  Utility Reimburse     $720    $99,400  
  Internet / Smart Home     $1,539    $212,400  
  Parking Charges (6)     $75 per stall   $94,500  
  Retail Income     $15 NNN   $120,000  

  PGI         $3,665,276  

  Less: Vacancy   5%   $183,264  

  EGI         $3,482,012  

  Payroll     $1,400    $193,200  
  Taxes     $1,600    $220,800  
  Utilities     $1,400    $193,200  
  Management   2.5% EGI $661    $87,050  
  Reserves     $250    $34,500  
  Maintenance     $700    $96,600  
  Insurance     $200    $27,600  
  Marketing     $250    $34,500  
  Administrative     $300    $41,400  
  Total Expenses     $6,720    $928,850  

  NOI     26%   $2,553,162  
  Less: Ground Lease Payment       $104,091  
  NOI - Ground Lease         $2,449,071  

(1) Parking provided at 1.5 stalls per 1,000 SF 
(2) Annual ground lease payments calculated by applying a 4.5% cap rate 

at a 10% land valuation. Land valued at $150 PSF 
(3) Retail restricted at about 50% of market NNN rates 

(4) Floor & View Premiums calculated at $0.03 /SF per floor 
Initial  
(5) 60% AMI restricted units calculated off 2021 HUD rent limits 
(6) Parking provided at 0.82 stalls per unit 17

Porforma   



Life Science Cost 
Hard Cost Per SF Total 
 Building Demo  $0 $20,000 

 Site Improvements  $10 $368,000 

 Parking Construction (1) $121 $3,025,000 

 Life Science Construction  $320 $44,800,000 

 FF&E, Amenities, etc.  $1 $75,000 

 Hard Cost Contingency  $10 $1,437,000 

 Tenant Improvements (2) $50 $7,000,000 

  $405 $56,725,000 

Soft Cost Per SF Total 
 Arch & Eng (5) $27 $3,828,940 

 Impact Fees  $1 $98,700 

 Plan Review  $1 $74,600 

 Building Permit  $1 $125,600 

 Testing & Inspection  $1 $70,000 

 Taxes and Insurance  $4 $567,250 

 Soft Cost Contingency  $1 $142,950 

 Interest Reserve (4) $18 $2,465,320 

 Developer's Fee  $14 $1,922,950 

 Loan Origination Fee (3) $4 $495,160 

  $70 $9,791,470 

Total Project Cost Per SF Total 
 Soft Cost  $70 $9,791,470 

 Hard Cost  $405 $56,725,000 

  $475 $66,516,470 

Multifamily Cost 
Hard Cost Per SF Per Unit Total 
 Building Demo  $0 $140 $20,000 
 Site Improvements  $10 $1,450 $200,000 
 Parking Construction (6) $114 $40,000 $4,200,000 
 Apartment Construction  $245 $237,900 $32,830,000 
 FF&E, Amenities, etc.  $8 $8,000 $1,104,000 
 Hard Cost Contingency  $14 $13,820 $1,906,700 
  $300 $291,740       40,260,700  
Soft Cost Per SF Per Unit Total 
 Arch & Eng  $12 $11,670        1,610,430  
 Impact Fees  $5 $4,400           607,200  
 Plan Review  $0 $450 $61,620  
 Building Permit  $1 $680 $93,360  
 Testing & Inspection  $1 $620 $85,400  
 Taxes and Insurance  $2 $2,190 $301,960  
 Soft Cost Contingency  $1 $600 $82,800  
 Interest Reserve  $13 $12,490 $1,724,140  
 Developer's Fee (7) $10 $9,750 $1,344,830  
 Loan Origination Fee  $3 $2,510 $346,290 
  $47 $45,300 $6,258,030 
Total Project Cost Per SF Per Unit Total 
 Soft Cost  $47 $45,300 $6,258,030 
 Hard Cost  $300 $291,740 $40,260,700 
  $347 $337,100 $46,518,730    

(1) Structured parking priced at $25,000 per stall 
(2) Tenant improvements up to $50 included in cost, beyond this will be 

covered by tenants 
(3) Loan Origination Fee calculated at 0.75% of loanable costs 
(4)  Interest reserve calculated at 4% of hard and soft costs, exceeding 
lending requirements of 4.5% interest of running construction loan balance 

(5) Architecture and engineering calculated from State of Utah Cost 
Schedule at 6.75% of project cost 

(6) Subterranean parking priced at $40,000 per stall 
(7) Developer fee will be deferred and taken as equity in the project 18

Costs   



Multifamily 

Loan Commitment $34,036,485 

Equity Requirement $11,889,400 
Total Capital Required $46,518,730 

Construction Financing 

Total Loanable Cost $45,381,980 
Loan Commitment $34,629,330 

Rate 4% 
Term 24 Months 

LTC 75% 
Loan Cost @ 0.75% $340,360 

Interest Reserve $1,694,620 
Financing Type Bank 

Permanent Financing 

Value $57,625,200    
LTV 70% 

Loan Commitment $40,337,640 
Rate 3.75% 

Term 10 Years 

Amortization 30 Years 
PMT $2,262,442 

Life Science 
Loan Commitment $46,214,917 

Equity Requirement $20,301,553 

Total Capital Required $66,516,470 

Construction Financing 

Total Loanable Cost $66,021,310 
Loan Commitment $46,214,917 

Rate 4% 
Term 24 Months 

LTC 70% 
Loan Cost @ 0.75% $495,160 

Interest Reserve $2,465,320 
Financing Type Bank 

Permanent Financing 

Value $81,820,152 
LTV 65% 

Loan Commitment $53,183,099 
Rate 4.00% 

Term 10 Years 
Amortization 25 Years 

PMT $3,404,355 

 Financing  terms were agreed upon by lenders 
who specialize in  in each asset type 

 Interest reserves are calculated at 4% of nancea-
ble costs. This exceeds lender requirements 

 Interests rates are expected to rise over the com-
ing years, but sensi�vity analysis indicates that 
rising rates will not make this development nan-
cially unfeasible 

 Given that the development provides substan�al 
amounts of affordable housing and retail, it would 
likely be eligible for addi�onal low-interest nanc-
ing 

Multifamily Sources 

$46,518,730  

Multifamily Uses 

$46,518,730  

Life Science Sources 

$66,516,470  

Life Science Uses 

$66,516,470 
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Sources and Uses    



Phase 1 Timeline 

Phase 2 

Phase 3 

Phase 4 

This phase will include 3 retail buildings 
with brownstone-style apartment units 
above. Additionally, a 5-story University 
of Utah Student housing building and 
parking structure will be constructed in 
this phase. 

Phase 3 of the Innovation district is the 
northwest quadrant of the master plan. 
This phase will include a public health 
clinic, University of Utah classroom 
space, and additional laboratory/office 
space 

Phase 4 will include the rehabilitation of 
the Mattress Building as requested by 
the RDA. This phase will include a large 
parking structure, additional laboratory 

Phase 5 
A large public greenspace will be devel-
oped next to the Rio Grande, and TRAX 
lines will be routed under this street 

Phase 1 
To include a multifamily building, a life 
science building, and a parking struc-
ture in the northwest quadrant of the 
innovation district. 

Phase 3 will extend the 300 South pe-
destrian corridor west. It will have a va-
riety of uses, including a University 
Medical Clinic, medical office space, 
and University of Utah classroom space 
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Timeline    



  Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 

 Rental Income    $3,000,876 $3,090,902 $3,183,629 $3,279,138 $3,377,512 $3,478,838 $3,583,203 $3,690,699 $3,801,420 $3,915,463 

 Lease Up Deduction    ($1,500,438) ($618,180)                 
 Other Income    $332,200 $531,520 $664,400 $684,332 $704,862 $726,008 $747,788 $770,222 $793,328 $817,128 

 PGI   $1,832,638 $3,004,242 $3,848,029 $3,963,470 $4,082,374 $4,204,846 $4,330,991 $4,460,921 $4,594,748 $4,732,591 

 Vacancy Rate  5.0%     ($192,401) ($198,174) ($204,119) ($210,242) ($216,550) ($223,046) ($229,737) ($236,630) 

 EGI    $1,832,638 $3,004,242 $3,655,628 $3,765,297 $3,878,256 $3,994,603 $4,114,441 $4,237,875 $4,365,011 $4,495,961 

 Operating Expenses    ($928,850) ($956,716) ($985,417) ($1,014,979) ($1,045,429) ($1,076,792) ($1,109,095) ($1,142,368) ($1,176,639) ($1,211,939) 

 NOI    $903,788  $2,047,526  $2,670,211  $2,750,317  $2,832,827  $2,917,812  $3,005,346  $3,095,506  $3,188,371  $3,284,023  

 Ground Lease    ($104,091) ($104,091) ($104,091) ($104,091) ($104,091) ($104,091) ($104,091) ($104,091) ($104,091) ($104,091) 

 NOI - Ground Lease    $799,697  $1,943,435  $2,566,120  $2,646,226  $2,728,736  $2,813,721  $2,901,255  $2,991,415  $3,084,280  $3,179,932  

 Debt Service    Int. Res Int. Res ($2,262,442) ($2,262,442) ($2,262,442) ($2,262,442) ($2,262,442) ($2,262,442) ($2,262,442) ($2,262,442) 

 Pre-Tax Cash Flow    $799,697  $1,943,435  $303,678  $383,784  $466,293  $551,278  $638,813  $728,973  $821,838  $917,489  

 Construction Draw  ($9,234,488) ($18,468,976) ($18,468,976)                 

 Loan Repayment  ($346,290)     ($34,629,330)             ($40,599,732) 

 Loan Proceeds  $963,792  $18,468,976  $18,468,976  $40,337,640                

 Equity Proceeds  ($10,544,570)     $5,708,310              $26,349,715  

 Reversion Value        $62,264,147              $69,020,048  

 Net of Costs        $60,396,222              $66,949,447  

 Net Capital Flow  ($10,544,570)     $5,708,310              $26,349,715  

 Net Cash Flow  ($10,544,570) $799,697  $1,943,435  $6,011,988  $383,784  $466,293  $551,278  $638,813  $728,973  $821,838  $27,267,204  

 Lev 10-Year IRR                      20.8% 

 NPV                       $10,665,733  

 Cash-on-Cash            4.4% 5.2% 6.1% 6.9% 7.8% 8.7% 

 DSCR            1.21 1.24 1.28 1.32 1.36 1.41 

Return Metrics 
  Entry Cap Rate 4.25% 
  Exit Cap Rate 4.75% 
  Levered 10-yr IRR 20.8% 

Return Metrics (cont) 
  Cash-on-Cash 8.7% 
  DSCR 1.41 
  Yield on Cost 5.74% 21

Discounted Cash Flow: Multi-Family



  Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 

 NOI   $0 $4,091,008 $4,213,738 $4,340,150 $4,470,354 $4,604,465 $4,742,599 $4,884,877 $5,031,423 $5,182,366 $5,337,837 

 Ground Lease    ($112,826) ($112,826) ($112,826) ($112,826) ($112,826) ($112,826) ($112,826) ($112,826) ($112,826) ($112,826) ($112,826) 

 NOI - Ground Lease    ($112,826) $3,978,182  $4,100,912  $4,227,324  $4,357,528  $4,491,639  $4,629,773  $4,772,051  $4,918,597  $5,069,540  $5,225,011  

 Debt Service    Int. Res Int. Res. ($3,404,355) ($3,404,355) ($3,404,355) ($3,404,355) ($3,404,355) ($3,404,355) ($3,404,355) ($3,404,355) ($3,404,355) 

 Pre-Tax Cash Flow    ($112,826) $3,978,182  $696,557  $822,969  $953,174  $1,087,285  $1,225,419  $1,367,696  $1,514,243  $1,665,185  $1,820,656  
                          

 Construction Draw ($13,204,262) ($26,408,524) ($26,408,524)                   
                          

 Loan Repayment  ($495,160)     ($46,214,917)             ($53,567,136)   

 Loan Proceeds  $4,679,181  $26,408,524  $26,408,524  $53,183,099                  

 Equity Proceeds  ($18,378,603)     $6,968,182              $38,583,057    
                          

 Reversion Value        $84,546,479              $95,000,200    

 Net of Costs        $82,010,085              $92,150,194    
                          

 Net Capital Flow  ($18,378,603)     $6,968,182              $38,583,057    

 Net Cash Flow  ($18,378,603) ($112,826) $3,978,182  $7,664,739  $822,969  $953,174  $1,087,285  $1,225,419  $1,367,696  $1,514,243  $40,248,243    

 Lev 10-Year IRR                      17.1%   

 NPV                      $18,425,838    

 Cash-on-Cash            5.2% 5.9% 6.7% 7.4% 8.2% 9.1%   

 DSCR            1.28 1.32 1.36 1.4 1.44 1.49   

Return Metrics 
Entry Cap Rate 5.00% 
Exit Cap Rate 5.50% 
Levered 10-yr IRR 17.1% 
Cash-on-Cash 9.1% 
DSCR 1.49 
Yield on Cost 6.15% 22

Discounted Cash Flow: Life Sciences



LS Cap Rates Increase 100 BPS 

Levered 10-yr IRR 13.7% 

Cash-on-Cash 7.9% 

DSCR 1.32 

LS Cap Rates Increase 50 BPS 

Levered 10-yr IRR 15.4% 

Cash-on-Cash 8.6% 

DSCR 1.41 

MF Cap Rates Increase 50 BPS 

Levered 10-yr IRR 18.7% 

Cash-on-Cash 7.8% 

DSCR 1.38 

MF Cap Rates Increase 100 BPS 

Levered 10-yr IRR 16.6% 

Cash-on-Cash 6.9% 

DSCR 1.29 

Cap Rate Sensitivity 

Interest Rate Sensitivity 
MF Interest Rates Increase 50 BPS 

Levered 10-yr IRR 20.1% 

Cash-on-Cash 7.4% 

DSCR 1.32 

MF Interest Rates Increase 100 BPS 

Levered 10-yr IRR 19.3% 

Cash-on-Cash 6.0% 

DSCR 1.25 

LS Interest Rates Increase 50 BPS 

Levered 10-yr IRR 14.8% 

Cash-on-Cash 8.1% 

DSCR 1.41 

LS Interest Rates Increase 100 BPS 

Levered 10-yr IRR 14.1% 

Cash-on-Cash 7.1% 

DSCR 1.34 

Rent Growth Sensitivity 

0% LS Rent Growth 

Levered 10-yr IRR 12.1% 

Cash-on-Cash 5.0% 

DSCR 1.27 

2% Rent Growth 

Levered 10-yr IRR 14.7% 

Cash-on-Cash 6.9% 

DSCR 1.37 

0% MF Rent Growth 

Levered 10-yr IRR 11.5% 

Cash-on-Cash 2.0% 

DSCR 1.1 

2% MF Rent Growth 

Levered 10-yr IRR 16.9% 

Cash-on-Cash 5.2% 

DSCR 1.24 

Cost Sensitivity 
LS Costs Up 3% 

Levered 10-yr IRR 15.7% 

Cash-on-Cash 8.8% 

NPV $19,022,570 

MF Costs Up 3% 

Levered 10-yr IRR 19.0% 

Cash-on-Cash 8.4% 

NPV $11,013,187 

MF Costs Up 10% 

Levered 10-yr IRR 15.4% 

Cash-on-Cash 7.8% 

NPV $11,823,915 

LS Costs Up 10% 

Levered 10-yr IRR 12.8% 

Cash-on-Cash 8.2% 

NPV $20,414,945 
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Sensitivity Analysis



Walkways & Transit Access 
Campus West breaks up the site, allowing for ingress and egress between 

the life science and multifamily components. Rerouting TRAX lines in front 

of the site will make the innovation district a hub for the west side. 

Life Science Design 
Substantial thought was put into the design of the life science building. An 

architect who specializes in  laboratory design was consulted to design an 

optimal floorplate. The life science component and multifamily building are 

separate structures, which is a demand of lab tenants. 

Mixed-Use Components 
Campus West generates income from a variety of components. Both life 

science and multifamily are in high demand in Salt Lake, and this develop-

ment provides both. It also activates the Innovation District by provided 

substantial amounts of retail space, outdoor seating, greenspace, and 

transit access. 

Environmental Sustainability 
Various components were implemented into the design of the buildings in 

order to decrease the environmental burden of the project. Decreasing 

south-facing glass facades, implementing a grey-water system, and utiliz-

ing solar arrays will all minimize the carbon footprint of Campus West. 

Strong Financial Returns 
Despite rising construction costs and a substantial affordability component; 

Campus West provides appealing financial returns. The multifamily compo-

nent has an IRR of  20.8% and the Life Science component has an IRR of 

17.4%. 

 

High Construction Costs 

Construction costs, especially for steel and concrete structures, have in-

creased substantially over the last few years due to supply chain disrup-

tions. 

Mitigating Factor: The Salt Lake City market is capable of providing strong 

returns that can overcome high construction costs. Multiple other high-rise 

structures are underway in the area despite high costs. 

Rising Interest Rates 

Interest rates are rising as the Federal Reserve tries to curb rising inflation. 

Rising interest rates will make Central West less financially feasible, as it 

will increase debt service. 

Mitigating Factor: Campus West provides most of its retail space and about 

a third of its multifamily units at affordable costs, allowing for the possibil-

ity of low-interest financing from other sources. 

Building Materials 

Campus West uses traditional steel and concrete construction for its build-

ing components, instead of stick or mass timber which are more environ-

mentally friendly. 

Mitigating Factor: While mass timber is an enticing option for replacing 

steel and concrete, the supply chain for this product is not sufficiently built 

out. Mass timber can add months to construction time and increase costs 

due to the need to import product from Europe. 
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Strengths and Weaknesses



Project Advisor:

CAMPUS 
W E S T

Conclusion
Campus West will be the next healthy, innovative community that infuses educational, research, and residen-

tial into one central location. It will start to bridge the gap between the east and west side of Downtown. It will 
spark new economic growth and set the standard for addressing SDoH through the built environment


