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TWO TYPES OF MODELING

1. Project-Level Financial Model – Outlines Investment Needed and Cash Flows to State Over

Life of Project

• Overall scenario/approach comparison

• ROI to State over long term

• Holistic view of project

2. Phase One Pro Forma – Focuses Only On First Phase of Activity Described in RFQ/P

• Adapts project-level model to show the developer’s returns on individual projects within plan

• Allows for scenario testing land value approaches from RFQ/P

• Demonstrates building-level feasibility specific to proposed plan and compares to infrastructure 

cost necessary to deliver

• Shows State investment compared to cash flow for Phase One
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FINANCIAL ANALYSIS TOOL

KEY VARIABLES:

► Transaction structure

► Infrastructure costs & allocation

► Funding/financing strategies

► Mix of uses and product types

► Land value by product type/phase

► Project phasing

► Project enhancements

SF or Units per 

Development

Land Acreage by 

Product Type Sale/Lease

Product Types

Framework Plan 

Concept

Framework Plan 

Concept

Innovation Office 200,000 23.20 Lease

5 Story Commercial Office 150,000 32.50 Lease

6 Story Commercial Office 200,000 84.80 Lease

10 Story Commercial Office 300,000 7.90 Lease

Institutional/Anchor Tenant 200,000 30.00 Lease

Freestanding Retail 75,000 0.00 Lease

Neighborhood Retail 50,000 3.20 Lease

Lifestyle Retail & Entertainment 25,000 13.10 Lease

Ground Floor Retail 25,000 18.59 Lease

Limited Service Hotel 100 3.50 Lease

Upscale Hotel 210 4.10 Lease

Civic 80,000 11.50 Lease

Urban Walk-Up 260 14.50 Lease

4 Story Wrap Apartments 350 58.50 Lease

6 Story Podium Apartments 275 30.40 Lease

12 Story Apartments 250 3.70 Lease

Walk-Up Condo 125 13.90 Sale

Wrap Condo 140 3.00 Sale

Phase I Townhomes 50 6.40 Sale

Phase II Townhomes 50 0.00 Sale

Phase III Townhomes 50 0.00 Sale

Phase I Single-Family Detached 25 6.40 Sale

Phase II Single-Family Detached 25 0.00 Sale

Phase III Single-Family Detached 25 0.00 Sale
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FINANCIAL ANALYSIS TOOL

KEY VARIABLES:

► Transaction structure

► Infrastructure costs & allocation

► Funding/financing strategies

► Mix of uses and product types

► Land value by product type/phase

► Project phasing

► Project enhancements

Phase Developer

Soft Cost, Profits, and 

Contingencies 25%

Master Developer

Soft Cost, Profits, and 

Contingencies 40%

% Included in 

Project Costs

% of 

Payment Up-

Front

Year of Up-

Front 

Payment

Other Cost 

Allocation

Costs Cost

Removal of Prison Buildings $5,000,000 0% 100% 2022

Boulevard (120' ROW) $4,623,160 50% 100% 2023

Primary Roads (90' ROW) $11,084,200 100% 20% 2023 By District

Primary Roadway Earthwork $4,023,800 100% 20% 2023 By District

Landscaping Earthwork $2,240,000 100% 33% 2024 By District

Project Drainage Upgrades $5,812,500 100% 33% 2023 By District
36-Inch Dia. SD Line outfall to 

Jordan River
$1,575,000

100% 33% 2023 By District

Project Electrical Upgrades $1,500,000 100% 33% 2024 By District

Substation $8,500,000 100% 40% 2023 By District

Project Sewage Upgrades $2,310,000 100% 33% 2023 By District

Project Water Upgrades $2,090,000 100% 33% 2023 By District

Project Gas Upgrades $1,164,250 100% 33% 2024 By District

River to Range Park $19,057,500 100% 33% 2025 By District

Central Park $22,100,000 100% 100% 2035 By District

Community Park $6,320,000 100% 100% 2030 By District
Trails $50,000 0% 15% 2025 By District

Edge Parks $20,520,000 100% 0% 2024 By District

Micro Circulator Transit $3,600,000 0% 100% 2024
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FINANCIAL ANALYSIS TOOL

KEY VARIABLES:

► Transaction structure

► Infrastructure costs & allocation

► Funding/financing strategies

► Mix of uses and product types

► Land value by product type/phase

► Project phasing

► Project enhancements

Stabilized Revenue

- Operating Expenses

= Net Operating Income

/ Cap Rate

=Project Value

+ Hard Costs

+ Soft Costs

+ Other Costs

+ Expected Return on Cost

= Cost to Construct

Project Value 

- Cost to Construct

= Finished Residual Land Value
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FINANCIAL ANALYSIS TOOL

EXAMPLE OF LAND VALUE ANALYSIS
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FINANCIAL ANALYSIS TOOL

KEY VARIABLES:

► Transaction structure

► Infrastructure costs & allocation

► Funding/financing strategies

► Mix of uses and product types

► Project phasing

► Project enhancements

Annual Revenue with Land Sales (unescalated)

2022 2024 2026 2028 2030 2032 2034 2036 2038 2040 2042 2044 2046 2048 2050 2052 2054 2056 2058 2060 2062

Annual Revenue with Land Leases (unescalated)

Graphs below are preliminary 

estimates to illustrate concept
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EXAMPLE SCENARIO COMPARISON

Framework Plan

Description
• land use and product mix as described in the framework plan

• reflects the costs associated with delivering the range of parks and community amenities as shown in the plan.

Total Acres Developed 350 acres

Parks/Open Space 142 acres (23% of site)

Total SF 16.2M SF of development

Likely Development Program

7,400 residential units (3% Single Family)

7.4M office SF (including anchors)

500,000-670,000 retail SF

450 hotel keys

Development Timeline 20-30 years

Total Construction Value $3,353M

Likely Transaction Development agreement with partner(s) and 99-year land leases

Land Value Created
$300-350M realized over 20-30 year development period (if sold); or

total land lease payments of about $30-35M per year after buildout

Subject to changes in cost

Total Infrastructure Investment
$250M+

Preliminary estimate, subject to change

Annual Economic Impact to 

State at Buildout

$6,910M in GDP

47,000 jobs

$2,829M in direct state revenues over 23 years

Value, cost, and economic impact numbers are very preliminary estimates that we expect to change with more

scope definition and design maturity in the future.
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METHODOLOGY

Informed by SOM plans 

and industry standard assumptions

Informed by market 

analysis, proposed 

program

Residual Land Value per Acre

Total Revenue Generated by New 

Development

Master Infrastructure Costs On-site

Development Net Revenue

Annual Land Absorption By Land Use

Land Development + Planning Costs

Revenues

Costs

Market Demand & 

Feasibility Over 

Time

Some revenue to 

development partner

Remaining revenue available for 

project enhancements
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PHASE ONE PRO FORMA

FIRST PHASE OF LARGE PROJECTS ALWAYS THE HARDEST TO “PENCIL”

► Greatest amount of infrastructure to get started (later phases more incremental)

► Often a choice between making decisions that build value for overall project and decisions that 

create immediate cash flow/highest value today

Please note the phase 1 boundary and conceptual site plan continue to be refined and this is not a final concept
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PHASE ONE PRO FORMA

EXACT PROGRAM TBD – MORE DETAILED AND REFINED THAN OVERALL SITE 

MODEL
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PHASE ONE PRO FORMA - EXAMPLE
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PHASE ONE PRO FORMA - EXAMPLE ROLL UP
THIS DOES NOT REFLECT THE POINT’S PHASE ONE
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Annual Cash Flow for Project (Example)
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