
9.41%

12.27%

Unlevered IRR

Levered IRRTotal Project Costs

 $110,835,212 

West Point, UT
Location

86

246

Townhomes

Multi Family Units

3

5.84%
Yield to Cost

Retail Pads

2.6X

6.99%

Equity Multiple

Average Cash on Cash

 $6,473,756 

 $142,046,544 

Stabilized NOI

Stabilized Value

“The future of West Point depends on capturing growth by creating a dynamic City Center”“The future of West Point depends on capturing growth by creating a dynamic City Center” 



In a city on the verge of growth,  
‘The Summit’ is approximately 
80 acres of land located West 
of I-15 in West Point, Utah. With 
the extension of the West Davis 
Corridor, this ideal location at 
a highway interchange provides 
high visibility and feasibility for 
a ‘city center’.

‘The Summit’ will capture the 
highest and best use for the city 
and investors. This prominent 
interchange provides accessibility 

to employment opportunities, 
complementing the expansion of 
West Point City.

‘The Summit’ strives to be 
‘proactive’ instead of ‘reactive’ in 
addressing the needs of current 
and future residents. With the 
support and endorsement of the 
city, the development will become 
streamlined and approved swiftly.

THE SUMMIT SITE

2030 Average Daily Traffic (ADT) Context

16.8% growth rate 
in 10 years

34 minute 
Drive to SLC via I-15

83.2% residents 
commute to work
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Located 10 miles west of the 
site, the base is the largest 
single site employer in the state 
of Utah, providing over 27,000 
jobs.

The state’s economic 
center is a prominent 
destination for 
commuters. It is located 35 
miles south of the site.

“Growth follows 
transportation improvement. 
This new West Davis Corridor 

creates opportunity.” 

Total Visibility: 53,026



PHASING PROPOSALS

Maximized PerformanceLegally Permissible City InvolvementPhysically Possible
The city has proposed a density 
of 20 units per acre, but we 
are proposing a higher density 
of 22 units per acre to benefit 
the city and developers. To 
facilitate the commercial growth 
the city desires, higher density 
parameters are needed; we 
believe they will be negotiable 
and attainable. 

The land is currently zoned 
agricultural but the city is eager to 
create mixed-use and commercial 
development to help amplify 
tax revenue. Consequently, 
rezoning and entitlement will be 
a collaborative process creating 
an attractive opportunity for 
developers and investors.

The city is willing to compromise 
to attract developers and investors 
by offering a variety of economic 
tools, including: the creation of a 
Community Reinvestment Area, 
streamlined approval process, 
creation of a Special Assessment 
Area, or creation of a Public 
Infrastructure District. Utilizing these 
options will amplify returns for 
investors.

UDOT is ahead of schedule and 
expected to complete the West 
Davis Corridor extension by mid 
2024.
Parking needs for multifamily 
apartments will be satisfied with 
covered, uncovered, and garage 
stalls. One stall will be allocated 
for 1 bedroom units and two stalls 
will be allocated for all other unit 
types. 

The size of the site allows for extensive plans and a strong 
phasing proposal. Phases 1 + 2 will focus on creating a 
vibrant community with a residential focus and retail 
buildings to blend the site and provide proximity for 
residents. Phase 3 will introduce a retail and commercial hub 
that will create regional attraction.

Phasing Plan
Located along the intersection, the site (Phase 1) 
includes multifamily apartments, townhomes, and retail 
pads within 17 acres. Maximizing density of the site 
creates a thriving community that satisfies the demand 
of future residents. Utilizing the initial phase with a 
residential focused plan will reinforce the foundation for 
the ‘city center’.

Site

Townhomes Multifamily
Apartments

Commercial

W
est Davis Corridor Extension

PHASE 2

PHASE 3
Future City Center

Housing Extension

Housing Extension



‘OASIS’ AT THE SUMMIT

Multifamily
Total Unit Count: 246

Garage Stalls: 80
Covered Parking Stalls: 220
Uncovered Parking Stalls: 146

Townhomes

In order to create longevity with 
the project, we propose a variety of 
sustainable practices to promote 
environmental awareness. 

Energy & water efficient appliances, 
indoor and outdoor LED lighting, 
and drought resistant & xeriscape 
landscaping will be implemented. The 
development is conscious of the future 
impact of the state’s water concerns and 
is seeking to help mitigate these issues.

The site will include 20 electric 
vehicle charging stations and bike 
racks to help meet the demand 
for an environmentally conscious 
community.

Due to West Point City’s proximity to 
I-15, I-84, US Route 89, and notable 
destinations, creating an easy access 
community will reduce the negative 
environmental impacts of long 
commutes.

The city is experiencing a 
considerable amount of economic 
leakage with the growth of Syracuse 
and Clinton. ‘The Summit’ will spark 
commercial growth and absorb 
economic leakage, benefiting the city 
of West Point.

The West Davis Corridor with other 
local precedents in Farmington, 
Syracuse, and Clinton, ‘The Summit’ 
will introduce a superior center 
that will boost local and regional 
economies. 

Located between the Great Salt Lake 
and the Wasatch Front, residents 
will enjoy unobstructed views. The 
space will be pedestrian friendly and 
accommodate a ‘walkable’ center for all 
features.

Both multifamily and townhome 
communities will include a central 
‘clubhouse’ and include ample green 
and public space. 

Housing amenities:
• Community center
• Fitness center
• Pickleball & basketball courts
• Park/turf area
• BBQ & outdoor kitchen space
• Children’s play area
• Public firepit

Unit Diversity Sustainability Local Amenities Future Vision

Vibrant Multifamily Public Space Accessible Community Commercial Plaza

1 Bedroom
$/Mo:  1,600 $/Mo: 1,850 $/Mo: 2,100
$/SF:  2.21
SF:  725

$/SF: 1.85
SF: 1,000

$/SF: 1.83
SF: 1,150

2 Bedroom 3 Bedroom

Retail
Pad Count: 3
Total Unit Space Available: 9,075 sq/ft

Unit Type: 2B

Per Pad:

SF: 1,600

SF: 3,025

$/Month: 2,500

$/Month:7,563

$/SF: 1.56 

$/SF: 30.00

Public Parking Stalls: 75



FEASIBILITY & COMPARABLES
Multifamily Apartments

Townhomes

Retail Pads

TOTAL BUDGET

ICO Station Parkway

Stonebrook Townhomes Moda Visa Gentile Station

Land Costs $5,671,103

Hard Cost

Soft Costs

Site

Civil

Other

Financing

Shell Costs

Architectural & Engineering Bank Appraisal

City Impact Fees

Leasing Comissions

FF&E

Marketing Title Fees

Parking

Insurance - Builder Loan Const. Interest

Property Tax

Developer Fee

Soft Cost Contingency Fee

Amenities

Hard Cost Contingency

Capital Reserve

Covered Parking

Environment & Geotech- Closing Costs

City Fees

Tenant Improvements

Utilities

Legal Fees

Site Work

Insurance - Liability Const. Loan Origin Fee

 $       74,330,365

 $         2,985,101 

 $6,677,258

 $              10,000 

 $1,050,580

 $         3,697,000 

 $6,234,223 

 $             68,063

 $5,913,442 

 $            664,000 

 $            150,000 

 $         1,074,944 

 $         1,279,329  $            182,335 

 $              25,335

 $         3,842,462

 $         1,639,917

 $            275,000 

 $            641,575 

 $            300,000 

 $              17,500  $              50,000 

 $         2,511,899 

 $            363,000 

 $            330,000 

 $           324,423 

 $         4,252,935 

 $         1,279,329  $            808,245 

 $         4,061,362 

Total Hard Costs

Multi Family Construction Costs Retail Construction Costs Townhome Construction Costs

Total Soft Costs

Total Construction Costs

 $       85,288,606 

 $19,875,503

 $110,835,212 

The Pointe Aria Season of Layton Retail Zeppe’ s

Built 2020

Built 2023 Built 2021 Built 2023

Built 2021 Built 2020 Built 2022 Built 2022

Unit Type: Unit Type: Unit Type: 
1 Bedroom 1 Bedroom 1 Bedroom
$/Mo: 1,443 $/Mo: 1,492 $/Mo: 1,508$/Mo: 1,802 $/Mo: 1,737 $/Mo: 1,787$/Mo: 2,337 $/Mo: 1,952 $/Mo: 2,076
$/SF: 2.11 $/SF: 1.78 $/SF: 1.72$/SF: 1.75 $/SF: 1.56 $/SF: 1.44$/SF: 1.66 $/SF: 1.41 $/SF: 1.32

2 Bedroom 2 Bedroom 2 Bedroom3 Bedroom 3 Bedroom 3 Bedroom

Unit Type: 2B Unit Type: 2B Unit Type: 2B

SF: 4,371 SF: 3,023Garage:  $109 / mo

SF: 1,292 SF: 1,526 SF: 1292

$/Month: 2,075 $/Month: 2,138 $/Month: 2,075
$/SF: 1.61 $/SF: 1.40 $/SF: 1.61

Garage:  $85 / mo Garage:  $109 / mo
$/SF: 30.00 $/SF: 30.00

590 Station Pkwy
Farmington, UT

112 N Fort Ln
Layton, UT

1285 E 5000 S
Ogden, UT

112 N Fort Ln
Layton, UT

101 N 2000 W
West Point, UT 

590 Station Pkwy
Farmington, UT

2127 N Hill Field Rd
Layton, UT

2127 N Hill Field Rd
Layton, UT

Land Land Land $       3,438,191  $       1,097,712  $       1,135,200 

Total Cost Total Cost Total Cost $     75,810,348  $       4,588,347  $     29,385,937 

Soft Costs Soft Costs Soft Costs $     12,299,726  $          945,501  $       5,579,696 

Cost PSF Cost PSF Cost PSF $                 249  $                 276  $                 208 

Hard Costs Hard Costs Hard Costs $     60,072,431  $       2,545,134  $     22,671,041 

Unit Cost Unit Cost Unit Cost $          308,172  $       1,529,449  $          351,936 



DEAL ECONOMICS
Operating Cash flow

YEAR 1YEAR 1 
2027

YEAR 2YEAR 2
2028

YEAR 3YEAR 3 
2029

YEAR 4YEAR 4 
2030

YEAR 5YEAR 5 
2031

YEAR 6YEAR 6 
2032

YEAR 7 YEAR 7 
2033

YEAR 8YEAR 8 
2034

YEAR 9YEAR 9 
2035

YEAR 10YEAR 10 
2036

YEAR 11YEAR 11
2037

Gross Potential RevenueGross Potential Revenue

Total Net IncomeTotal Net Income

Total Other IncomeTotal Other Income

Effective Gross IncomeEffective Gross Income

Total Operating ExpensesTotal Operating Expenses

Net Operating IncomeNet Operating Income

Total Debt ServiceTotal Debt Service

Total Levered Cash FlowsTotal Levered Cash Flows

Cash on CashCash on Cash

DSCRDSCR

Reversion Value (5.25% cap) NOI

Stabilized DSCR

Growth Partner

Exit Date

Average Cash on Cash Value

I/O Period (Months)

Total Equity

Year 11 NOI

Net Reversion Proceeds

Unlevered IRR Debt Proceeds

Interest Rate
Operating Expense Ratio LTC

Term (Years)
Development Spread

Net Reversion Proceeds Blended Cap Rate

Absorption Months

Limited Partner

Exit Cap Rate

Reversion Value

Equity Multiple Cost

Origin Date

Levered IRR LTV

Interest Rate Extension (12 mo)
Yield to Cost

Operating Expenses

Other Income

Gross Potential Rent  $        8,497,573 

 $          412,810 

 $         (211,496)

 $         (135,285)

 $        8,713,509 

 $          764,569 

 $         (362,513)

 $         (233,250)

 $        8,958,082 

 $          786,868 

 $         (376,309)

 $         (238,615)

 $        9,188,480 

 $          808,523 

 $         (387,099)

 $         (244,103)

 $        9,469,505 

 $          825,698 

 $         (400,854)

 $         (249,717)

 $        9,753,591 

 $          848,374 

 $         (416,365)

 $         (255,461)

 $      10,046,198 

 $          866,392 

 $         (428,345)

 $         (261,336)

 $      10,347,584 

 $          884,795 

 $         (440,676)

 $         (267,347)

 $      10,658,012 

 $          903,590 

 $         (453,369)

 $         (273,496)

 $      10,977,752 

 $          922,787 

 $         (466,435)

 $         (279,786)

 $      11,307,085 

 $          942,394 

 $         (479,887)

 $         (286,222)

 $      (3,675,124)

 $            16,200 

 $         (166,460)

 $         (253,564)

 $         (491,246)

 $            55,950 

 $         (287,000)

 $         (447,010)

 $         (432,583)

 $            57,237 

 $         (293,601)

 $         (454,848)

 $         (434,659)

 $            58,553 

 $         (300,354)

 $         (463,985)

 $         (365,777)

 $            59,900 

 $         (307,262)

 $         (472,188)

 $         (282,563)

 $            61,278 

 $         (314,329)

 $         (481,698)

 $         (291,040)

 $            62,687 

 $         (321,559)

 $         (490,283)

 $         (299,771)

 $            64,129 

 $         (328,954)

 $         (499,065)

 $         (308,764)

 $            65,604 

 $         (336,520)

 $         (508,049)

 $         (318,027)

 $            67,113 

 $         (344,260)

 $         (517,240)

 $         (327,568)

 $            68,656 

 $         (352,178)

 $         (526,642)

 $           (77,088)

 $          176,187 

 $           (77,894)

 $         (121,887)

 $           (99,151)

 $         (129,946)

 $          256,899 

 $         (134,300)

 $         (210,150)

 $         (170,950)

 $         (110,927)

 $          259,913 

 $         (137,389)

 $         (214,983)

 $         (174,882)

 $         (115,233)

 $          265,755 

 $         (140,549)

 $         (219,928)

 $         (178,904)

 $         (118,479)

 $          268,924 

 $         (143,781)

 $         (224,986)

 $         (183,019)

 $         (123,304)

 $          274,991 

 $         (147,088)

 $         (230,161)

 $         (187,228)

 $         (127,004)

 $          278,321 

 $         (150,471)

 $         (235,455)

 $         (191,535)

 $         (130,814)

 $          281,719 

 $         (153,932)

 $         (240,870)

 $         (195,940)

 $         (134,738)

 $          285,184 

 $         (157,473)

 $         (246,410)

 $         (200,447)

 $         (138,780)

 $          288,719 

 $         (161,095)

 $         (252,078)

 $         (205,057)

 $         (142,944)

 $          292,325 

 $         (164,800)

 $         (257,876)

 $         (209,773)

 $           (28,514)

 $       1,600,000 

 $         (132,800)

 $           (60,378)

 $           (30,420)

 $   (1,289,335) $   (1,289,335)

 $       5,598,058 $       5,598,058 

 $      (3,585,566)$      (3,585,566)

 $     21,877,609$     21,877,609 

43.86%43.86%

                   1.56      1.56 

 $           (39,437)

 $         (132,800)

 $         (104,100)

 $         (507,000)

 $   (2,589,073)$   (2,589,073)

 $       6,473,756  $       6,473,756 

 $      (4,849,469) $      (4,849,469)

 $       1,624,287  $       1,624,287 

3.26%3.26%

                   1.33  1.33 

 $           (40,643)

 $         (135,854)

 $         (106,494)

 $         (518,661)

 $   (2,651,637) $   (2,651,637)

 $       6,756,082  $       6,756,082 

 $      (4,849,469) $      (4,849,469)

 $       1,497,650  $       1,497,650 

3.00%3.00%

                   1.39  1.39 

 $           (42,123)

 $         (138,979)

 $         (108,944)

 $         (530,590)

 $   (2,713,435) $   (2,713,435)

 $       6,964,046 $       6,964,046 

 $      (5,412,697) $      (5,412,697)

 $       1,551,348  $       1,551,348 

3.11%3.11%

                   1.29   1.29 

 $           (43,407)

 $         (142,176)

 $         (111,449)

 $         (542,794)

 $   (2,778,227)$   (2,778,227)

 $       7,243,130 $       7,243,130 

 $      (5,815,003)$      (5,815,003)

 $       1,428,126  $       1,428,126 

2.86%2.86%

                 1.25   1.25

 $           (45,171)

 $         (145,446)

 $         (114,013)

 $         (555,278)

 $   (2,847,067) $   (2,847,067)

 $       7,562,070 $       7,562,070 

 $      (5,815,003) $      (5,815,003)

 $       1,747,066  $       1,747,066 

3.50%3.50%

                   1.30      1.30 

 $           (46,526)

 $         (148,791)

 $         (116,635)

 $         (568,049)

 $   (2,912,459) $   (2,912,459)

 $       7,796,171  $       7,796,171 

 $      (5,815,003) $      (5,815,003)

 $       1,981,168  $       1,981,168 

3.97%3.97%

                   1.34   1.34 

 $           (47,922)

 $         (152,213)

 $         (119,318)

 $         (581,115)

 $   (2,979,431)$   (2,979,431)

 $       8,037,479 $       8,037,479 

 $      (5,815,003) $      (5,815,003)

 $       1,806,192  $       1,806,192 

3.62%3.62%

                   1.38     1.38 

 $           (49,360)

 $         (155,714)

 $         (122,062)

 $         (594,480)

 $   (3,048,021) $   (3,048,021)

 $       8,286,213  $       8,286,213 

 $      (5,815,003) $      (5,815,003)

 $       2,471,209 $       2,471,209 

4.95%4.95%

                   1.42   1.42 

 $           (50,841)

 $         (159,295)

 $         (124,869)

 $         (608,153)

     (3,118,269)(3,118,269)

 $       8,542,601  $       8,542,601 

 $      (5,815,003)$      (5,815,003)

 $     95,787,237 $     95,787,237 

192.05%192.05%

                   1.47   1.47 

 $           (52,327)

 $         (162,959)

 $         (127,741)

 $         (622,141)

 $   (3,190,219) $   (3,190,219)

 $       8,806,951 $       8,806,951 

 $           (34,651)

 $     4,682,196  $     4,682,196 

 $     2,205,197 $     2,205,197 

 $     6,887,393 $     6,887,393 

 $           (67,469)

 $     7,985,411  $     7,985,411 

 $     1,077,418 $     1,077,418 

 $     9,062,829  $     9,062,829 

 $           (70,228)

 $     8,303,701  $     8,303,701 

 $     1,104,018 $     1,104,018 

 $     9,407,719 $     9,407,719 

 $           (72,856)

 $     8,544,649  $     8,544,649 

 $     1,132,831 $     1,132,831 

 $     9,677,481 $     9,677,481 

 $           (75,007)

 $     8,866,835 $     8,866,835 

 $     1,154,521  $     1,154,521 

 $   10,021,357  $   10,021,357 

 $           (78,057)

 $     9,224,495 9,224,495 

 $     1,184,642 $     1,184,642 

 $   10,409,137 $   10,409,137 

 $           (80,399)

 $     9,501,230  $     9,501,230 

 $     1,207,401$     1,207,401

 $   10,708,630 $   10,708,630 

 $           (82,811)

 $     9,786,267$     9,786,267 

 $     1,230,643 $     1,230,643

 $   11,016,909 $   11,016,909 

 $           (85,295)

 $   10,079,855 $   10,079,855 

 $     1,254,379 $     1,254,379 

 $   11,334,233  $   11,334,233 

 $           (87,854)

 $   10,382,250  $   10,382,250 

 $     1,278,619 $     1,278,619 

 $   11,660,869 $   11,660,869 

 $           (90,451)

 $   10,693,795 $   10,693,795 

 $    1,303,375  $    1,303,375 

 $  11,997,170  $  11,997,170 

Multifamily 

Retail

Townhomes

45L Tax Credit

Management

Marketing

Repairs & Maintenance

Payroll

Contract Services

Reserves

General & Administrative

Utilities

Insurance

Taxes

Total Vacancy

Concessions

Loss to Lease

Bad Debt

 $   167,751,454 

12.27%

  $        142,046,544 

                        42 

 $     49,875,846 

 $           8,806,951 

 $         93,059,640 
                           36 

100%
 $     93,059,640 

31%

 $     110,835,212  $        110,835,212 
 $          80,824,484 

12/31/2024  06/31/2028 

6.99%

5.84%

 $       60,959,367 

7.25% 6%

2.6X

 $            6,473,756  $       4,987,585 

12/31/2037

                        1.33 

10%

1.28%

57%

7.5%

55% 72.92%

                           30 

9.41%

4.56% 4.56%  $     44,888,261 

5.25%

 $       167,751,454 

12

90%

Key Metrics Debt Construction Permanent (2028) Equity

Exit Strategy


