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REVIEW OF SOUTH JORDAN STATION HTRZ PROPOSAL

This independent review of the proposed South Jordan Station HTRZ by Zions Public Finance, Inc. (ZPFl) is
prepared in accordance with Utah Code 63N-3-604(3)(b) which requires a gap analysis that includes the
following elements:

(i) A description of the planned development;

(i) A market analysis relative to other comparable project developments included in or adjacent
to the municipality or public transit county absent the proposed housing and transit
reinvestment zone;

(iii) An evaluation of the proposal to and a determination of the adequacy and efficiency of the
proposal;

(iv) An evaluation of the proposed increment capture needed to cover the enhanced development
costs associated with the housing and transit reinvestment zone proposal and enable the
proposed development to occur; and

(v) Based on the market analysis and other findings, an opinion relative to the minimum amount
of potential public financing reasonably determined to be necessary to achieve the objectives
described in Subsection 63N-3-603(1).

Description of the Planned Development

The planned development is for a
mixed use development that includes
the following:

\\ S i
e 4,462 multifamily units \\ . = "
e 262 townhome units \\ P Y-ph 2 ! ; e -
e 1,499,400 office sf U NG| L [ =S s R
e 286,000 retail sf = DN s e = =
e 289 hotel keys Y (VS T - —— N
e 500 of the residential units &\l ]_ ' J\TL (EnE =7

will be affordable (10.6%)

®

FIGURE 1: PROPOSED HTRZ DEVELOPMENT

The HTRZ is planned on 107 acres in the 290-acre downtown Daybreak master-planned community with
parcel 2624178003 (25.83 acres) bisecting the %-mile radius boundary and therefore qualifying to be
included in the HTRZ in its entirety.

Market Analysis Relative to Other Comparable Project Developments Included in or Adjacent to
the Municipality or Public Transit County Absent the Proposed Housing and Transit Reinvestment
Zone

The Proposal includes the following comparative developments.

Zions Public Finance, Inc. | February 2023
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Property Information Project Average
Units/ Unit Base Rent
No. Name Address Style Acre Stories Built %Occ. Units  Size S S/sf
1* Point of View 186 E Future Way Mid-Rise 34 < 2021 87% 328 840 51636 5185
Apartments Draper
2 \IDA at Daybreak 11321 South Grandville Garden 3% 3 2020 98% 243 870 51668 5192
South Jordan
3 ICOVista Station 13152 S Vista Station Bivd Mid-Rise 68 4 2020 93% 308 875 51619 $185
Draper
4 Anthology 277 W134905 Mid-Rise 35 4 2020 95% 242 890 51650 5185
Draper
5 Rockpoint 15300 S Porter Rockwell Blvd Mid-Rise 25 4 2019 96% 251 899 51730 $192
Apartments Bluffdale
6 Odessaat the 11743 S District View Dr Mid-Rise 57 4 2019 93% 120 850 51514 5178
District South Jordan
7 Aspiraat Anthem 5341 W Anthem Park Blvd Garden 25 3 2019 95% 342 989 51556 5157
Herriman
8 Jordan Station 10542 S Jordan Gtwy Mid-Rise 70 < 2015 99% 539 842 51516 $1.80
Apartments South Jordan
9 SanTropez 11747 S Siracus Dr Garden 28 3 2015 95% 334 1,105 51923 $174
Apartments South Jordan
10 ICO District 11100 S River Heights Dr Garden 23 3 2014 93% 258 1024 S51732 5169
South Jordan
STATISTICS
Low 23 3 2014 87% 120 840 $1514 5157
High 70 4 2021 99% 539 1105 $1923 $1.95
Weighted Avg. 35 4 2018 96% 297 919 $1651 $1.80

FIGURE 2: COMPARATIVE APARTMENT RENTS FROM APPLICATION

According to CBRE’s Greater Salt Lake Area Multi-Family Housing Report 2022 Review / 2023 Outlook, the
average rent in 2022 was $1,573 per month. This study uses an average of $1.80 per square foot (provided
by Applicant and reviewed by ZPFI) with an average unit size of 918 square feet, resulting in an average
monthly rent of $1,652. The rent used in the analysis should be higher than CBRE’s average as CBRE takes
into account older, as well as newer, properties.

As a means of verification, ZPF| researched additional newer apartment properties available for rent.
Although many of the properties listed in the table below have a higher rent than $1.80 per sf, when
comparing the larger-size units (more similar to the 918 average square feet size in the Proposal), the rents

appear to be more in the range of the $1.80 used in the analysis.

TABLE 1;: COMPARATIVE APARTMENT RENTS
Rent per Month

Novel Daybreak

Jordan Station

Zions Public Finance, Inc. | February 2023
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Rent per Month SF Rent per SF
$1,469 855 $1.72
$1,549 910 $1.70

The PEARL at Daybreak $1,595 600 $2.66
$1,495 600 $2.49
$1,535 525 $2.92
51,820 817 $2.23
51,985 1,024 $1.94

VIDA at Daybreak 51,769 1,000 $1.77
51,687 1,008 $1.67
51,787 1,008 $1.77
$1,991 1,265 $1.57

CBRE provides additional information regarding multi-family rents on a square foot basis for suburban areas
of the greater Salt Lake area.

TABLE 2: GREATER SALT LAKE AREA COMPARATIVE RENTS BY APARTMENT TYPE

Suburban Rental Rate Comparison - Class A Rent S/SF
Studio $1,329 $2.24
1 Bed 1 Bath $1,511 $2.00
2 Bed 1 Bath 51,622 $1.63
2 Bed 2 Bath $1,835 $1.73
3 Bed 2 Bath $2,161 $1.61
Overall $1,781 $1.79

Source: CBRE Greater Salt Lake Area Multi-Family Market Report 2022 Review,/2023 Outlook

According to CBRE, the apartment market is extremely healthy at the present time, with an average vacancy
rate of 3.1 percent in the Salt Lake Valley and cap rates ranging between 4.0 and 4.25 percent.

The office market is not doing nearly as well as the multi-family market. According to Cushman &
Wakefield’s Office Market Report Q4 2022, Salt Lake County had a vacancy rate of 19.3 percent, with
negative absorption of 349,000 square feet last year. When considering only the southwest quadrant of
the Salt Lake Valley, the vacancy rate increases to 26.8 percent with an average asking rent of $26.60. The
Applicant uses an office rent rate of $30.00 per leasable square foot and a vacancy rate of 7 percent, which
serves to project more profitability (i.e., less of a gap) than if using market averages.

An Evaluation of the Proposal to and a Determination of the Adequacy and Efficiency of the
Proposal

This section evaluates whether or not the Proposal has met all of the requirements of Utah Code 63N-3-
604(a) which requires the following elements:

(i) Demonstrates that the proposed housing and transit reinvestment zone will meet the
objectives described in Subsection 63N-3-603(1);

Zions Public Finance, Inc. | February 2023
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(ii) Explains how the municipality or public transit county will achieve the requirements of
Subsection 63N-3-603(2)(a);

(iii) Defines the specific transportation infrastructure needs, if any, and proposed
improvements;

(iv) Defines the boundaries of:

a. The housing and transit reinvestment zone; and
b. The sales and use tax boundary corresponding to the housing and transit reinvestment
zone boundary, as described in Section 63N-3-610;

(v) Identifies any development impediments that prevent the development from being a
market-rate investment and proposed strategies for addressing each one;
(vi) Describes the proposed development plan, including the requirements described in

Subsections 63N-3-603(2) and (4);

(vii) Establishes a base year and collection period to calculate the tax increment within the
housing and transit reinvestment zone;

(viii) Establishes a sales and use tax base year to calculate the sales and use tax increment within
the housing and transit reinvestment zone;

(ix) Describes projected maximum revenues generated and the amount of tax increment
capture from each taxing entity and proposed expenditures of revenue derived from the
housing and transit reinvestment zone;

(x) Includes an analysis of other applicable or eligible incentives, grants, or sources of revenue
that can be used to reduce the finance gap;

(xi) Evaluates possible benefits to active and public transportation availability and impacts on
air quality;

(xii) Proposes a finance schedule to align expected revenue with required financing costs and
payments; and

(xiii)  Provides a pro-forma for the planned development including the cost differential between
surface parked multi-family development and enhanced development that satisfies the
requirements described in Subsections 63N-3-603(2), (3) and (4

The following section briefly summarizes how the Proposal has adequately responded to each of these
elements as required by law and finds that it has successfully covered these key criteria in detail. The
Application provides a detailed explanation and a clear summary for each factor.

(i) Demonstrates that the proposed housing and transit reinvestment zone will meet the objectives
described in Subsection 63N-3-603(1)

(a) Higher utilization of public transit:
The Proposal includes a 4-pronged approach to ensure higher utilization of public transit
including Central Station Design, transit-oriented development with connectivity to three TRAX
stations, connectivity with a regional trail system and commuter parking (Park and Ride).

(b) Increasing availability of housing, including affordable housing;
The Proposal includes 4,724 residential units of which 500 (10.6%) will be affordable.
Affordability is generally calculated as 80% of AMI; however, this Proposal includes plans for
30% of the units reserved for 60% and 70% of AMI.

(c) Conservation of water resources through efficient land use;

Zions Public Finance, Inc. | February 2023
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The Proposal anticipates 40 percent reduced water usage through reduction of blacktop
surfaces, less landscape watering and integrated trails.

(d) Improving air quality by reducing fuel consumption and motor vehicle trips;
Through the construction of 1.5 million sf of office space, the Proposal anticipates shorter
commutes for residents thereby capturing 30 percent of generated trips, reducing emissions
and congestion, and improving air quality.

(e) Encouraging transformative mixed-use development and investment in transportation and
public infrastructure in strategic areas;
The Proposal includes residential, office, retail and lodging development in order to make an
attractive and fully functioning community. Further, the proposed HTRZ will be part of the
larger, award-winning and transformative mixed-use Daybreak development and is located
between two existing TRAX stations, as well as surrounding a third planned Central Station.

(f) Strategic land use planning in
major land use investment Dewntown
. Daybreak to...
corridors;
. . Downtown
This development is Salt Lake
. 25 minutes
strategically located between
. SLC International
two existing, and a planned Airport
. . . . 25 minut
third, light rail station. The mindes

. . Park Ci
map shows the site’s strategic 57 ralcanes

access to key destinations Alta Ski Area

33 minutes

along the Wasatch Front.
Lehi
20 minutes

(g) Increasing access to
employment and educational
opportunities;

The Proposal anticipates 9,000 jobs in the HTRZ of which 7,000

would be office jobs. The focus of the Applicant for

development of this area is for a regionally significant employment center. In terms of
educational opportunities, the Proposal references a 90-acre land bank held by the University
of Utah at the North Station; and at the South Station — county library, VA hospital, a U of U
medical center campus and a future performing arts center

FIGURE 3: STRATEGIC LOCATION

(h) Increasing access to childcare.
While the Proposal does not directly address access to childcare, the proximity of educational
and employment opportunities likely also offer access to childcare.

(ii) Explains how the municipality or public transit county will achieve the requirements of
Subsection 63N-3-603(2)(a);
The Proposal states that the development will include 500 affordable housing units (10.6
percent of the 4,724 residential units). This meets the requirement for 10 percent affordability.
This results in an average density per acre of 64.71 residential units on the 73 residential acres
of the HTRZ (4,724 residential units / 73 acres).

(iii) Defines the specific transportation infrastructure needs, if any, and proposed improvements;

Zions Public Finance, Inc. | February 2023



The Proposal describes how the HTRZ will take advantage of the existing North and South TRAX
stations on the Red Line and will also provide
increased density around the planned Central
Station.
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(iv) Defines the boundaries of: :l

a. The housing and transit reinvestment ; L‘ _T
zone; and 5 e s ] dhei
b. The sales and use tax boundary N l{ g 7 |__
corresponding to the housing and transit i ’ i __| ‘
The Proposal clearly sets forth the ! v
boundaries, as well as listing the 10

reinvestment zone boundary, as described
in Section 63N-3-610;

parcels proposed to be included in the  FIGURE 4: HTRZ PROPOSED BOUNDARIES
HTRZ.

(v) Identifies any development impediments that prevent the development from being a market-
rate investment and proposed strategies for addressing each one;
The Proposal identifies two market impediments to the planned development being a market
rate investment including:

1) increased costs of construction for building structures greater than four stories; and
2) the cost of structured parking.

The Proposal states that current market rents, combined with significantly escalated costs,
make it impossible to meet the HTRZ statute objectives (63N-3-603(1)) absent HTRZ
participation. The Proposal also identifies the added costs from affordable housing.

(vi) Describes the proposed development plan, including the requirements described in Subsections
63N-3-603(2) and (4);
The following specific requirements are included:

o Atleast 10% of the proposed dwelling units within the housing and transit reinvestment
zone are affordable housing units;
The proposal states that there will be 500 affordable units in this development which
represents 10.6 percent of all residential units. The total number of residential units is
projected at 4,724.

o Atleast 51% of the developable area within the housing and transit reinvestment zone
includes residential uses with, except as provided in Subsection (4)(c), an average of 50
dwelling units per acre or greater;

73 acres, of the 107 total acres, are planned for residential uses, representing 68
percent of the total land area. With plans for 4,724 residential units, the average
density on the residential acres is 64.7 percent.

o Mixed-use development
Plans are clearly for a mix of residential, retail, lodging and office use.
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e Mix of dwelling units to ensure that a reasonable percentage of the dwelling units has
more than one bedroom
The Proposal uses a sample of 250 residential units, broken out as follows which
suggests that 40 percent of units will have two or more bedroomes.

TABLE 3: PERCENT OF BEDROOMS BY TYPE

Unit Type # of Bedrooms % of Total
Studio 38 15%
1-Bdrm 113 45%
2-Bdrm 89 36%
3-Bdrm 10 4%
Total 250 100%

e [swithin a 1/2-mile radius
Based on Utah Code (63N-3-603(4)(b)(Ill)), the proposed HTRZ may extend for a -
mile radius because it is located in a master-planned community (Daybreak) of 500
acres or more.

Utah Code 63N-3-603(5)(b) states that for a housing and transit reinvestment zone for
a light rail station, if a parcel is bisected by the relevant radius limitation, the full parcel
may be included as part of the housing and transit reinvestment zone area and will not
count against the limitations described in Subsection (4)(b)(i). Parcel 2624178003 is
bisected by the ¥%-mile radius and therefore the entirety of the parcel may be included
in the HTRZ and does not count against the 100-acre limitation.

(vii) Establishes a base year and collection period to calculate the tax increment within the housing
and transit reinvestment zone;
The Proposal identifies 2026 as the beginning year for increment collection and identifies a
30-year period from that point in time, with individual parcels contributing increment for 15
years each from the time of development.

(viii)  Establishes a sales and use tax base year to calculate the sales and use tax increment within
the housing and transit reinvestment zone;
Page 32 of the Proposal includes the sales tax projections. The consultants have reviewed and
the projections are reasonable.

(ix) Describes projected maximum revenues generated and the amount of tax increment capture

from each taxing entity and proposed expenditures of revenue derived from the housing and
transit reinvestment zone;
In the Appendix, the Proposal shows the amount of tax increment generated by each taxing
entity. Tax increment calculations have also been performed by ZPFl and included in Appendix
A and are in agreement with the projections made in the Proposal. In terms of expenditures,
the Proposal includes the additional costs of construction and parking for which tax increment
funds will be used.

Zions Public Finance, Inc. | February 2023
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(x) Includes an analysis of other applicable or eligible incentives, grants, or sources of revenue that
can be used to reduce the finance gap;
The tax increment likely to be generated is insufficient to fill the gap between enhanced and
market-driven development. While the proposal does not reference other sources such as
grants, etc., the developer will need to find ways to fund the remaining gap.
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(xi) Evaluates possible benefits to active and public transportation availability and impacts on air
quality;
The Proposal states that the HTRZ will capture 30 percent of auto-generated trips, thus
reducing vehicle emissions and improving air quality.

(xii) Proposes a finance schedule to align expected revenue with required financing costs and
payments; and
The Proposal includes a pro forma with projected revenues by year. Financing costs are also
included although there is no timing schedule for the financing costs.

(xiii)  Provides a pro-forma for the planned development including the cost differential between

surface parked multi-family development and enhanced development that satisfies the
requirements described in Subsections 63N-3-603(2), (3) and (4)
The Applicant has provided a pro forma which includes a comparison of surface parked, market
driven multi-family development and the enhanced, higher-density development that can be
achieved with a HTRZ. The pro formas included are for sample portions of the multi-family
development (250 units) and office development (100,000 leasable sf).

An Evaluation of the Proposed Increment Capture Needed to Cover the Enhanced Development
Costs Associated with the Housing and Transit Reinvestment Zone Proposal and Enable the
Proposed Development to Occur

This section discusses added costs to the developer from two components:

1) Increased costs of construction
o Type IlIA (podium) residential construction with structured parking
e Type V Wrap residential construction with structured parking
e Class A office construction with structured parking

2) Lost revenues and valuation from 500 affordable housing units

Construction Costs

Research from various construction companies active in the Salt Lake Valley suggest that costs for
construction vary considerably depending on the site. That said, companies interviewed suggest that Type
V regular construction averages about $254,000 - $267,000 per unit not including land. The analysis
provided by the Applicant averaged $252,143 per unit, not including land. This is highly comparable to our
research and suggests that the information provided for the baseline comparison is reasonable given
current market conditions. The question then becomes, compared to the baseline occurring naturally
under market conditions, what is the gap that is incurred for Type V Wrap construction with structured
parking and Type IlIA construction with structured parking?
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Interviews with local construction companies suggests that Type V Wrap construction with structured
parking averages $260 to $320 per leasable square foot not including land and parking. This study uses
$306.36 per square foot based on information provided by the Applicant. While that may appear
somewhat on the higher side of the range, construction companies estimated parking costs at between
$25,000 and $35,000 per stall. The Applicant uses $25,000 — the lower end of the range in this case.
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Interviews suggest that type IlIA construction costs vary considerably, ranging from $325 to $450 per
square foot, not including land or parking. Parking costs were estimated at $35,000 per stall by construction
companies. The Applicant used costs of $363 per square foot and parking costs of $25,000 per stall.

For office construction costs, the Applicant used a cost of $385 per square foot, not including land. Office
construction costs vary widely based on building type, finish and amenities. Based on our research, the
information provided was a range of $300 to $500 per square foot, including parking, but not including
land. The Applicant’s estimate is within this range.

The following sections first analyze multi-family market-driven (Type V) construction in comparison to
enhanced Type V Wrap construction and Type lll A construction. The multi-family analysis is followed by
an analysis of Class A office construction.

Multi-Family Type 5 Construction (Typical)

Type 5 construction (typical) assumes 4-story wood frame construction with surface parking and a density
of 35 units per acre.

TABLE 4: ASSUMPTIONS FOR TYPE 5 CONSTRUCTION

Assumption Amount
Units per Acre 35
Total Units 250
Average Unit Size 918
Average Rent Per Month/SF $1.80
Stabilized Vacancy 5%
Leasable SF 229,500
Construction Costs per Leasable SF $279
Parking Costs per Stall $3,200
Land Costs per Building Leasable SF $16.34
Using the assumptions above, effective gross income (EGI) is first calculated.
TABLE 5: EFFECTIVE GROSS INCOME (EGI) CALCULATION — TYPE 5 CONSTRUCTION
Multi-Family Number of Units Average Unit Size R:::{Jcr?i:t Annual
Multi-Family Unit 250 918 $1,652 $4,957,200
Other Income (storage, late fees, etc.) $275.00 $825,000
Potential Gross Income (PGl) $5,782,200
9
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Multi-Family Number of Units Average Unit Size Rent/Cqst Annual
per Unit

Less Stabilized Vacancy 5% ($289,110)

Effective Gross Income (EGI) $5,493,090

The next step is to evaluate operating expenses in order to arrive at the net operating income (NOI). NOI
is an extremely important number as it is used to calculate valuation of the property.

TABLE 6: CALCULATION OF NET OPERATING INCOME — TYPE 5 CONSTRUCTION

% of EGI Per Unit/Year Total
Management 3% (5164,793)
Reserves 1% (554,931)
Utilities $1,500 ($375,000)
Maintenance & Repair $1,200 ($300,000)
Admin $815 ($203,750)
Property Taxes $1,732 ($433,000)
Insurance $500 ($125,000)
Total Operating Expenses (51,656,474)
Net Operating Income (NOI) $3,836,616

The construction costs are calculated based on information provided in the Proposal, as well as from
interviews with local construction companies.

TABLE 7: CONSTRUCTION COSTS — TYPE 5 CONSTRUCTION

Cost
Construction Costs — per Leasable Building SF $279
Parking Cost per Stall — Surface Parking $3,200
Land Costs per Acre $525,000

Construction costs are then compared to net operating income in order to evaluate the relative profitability
of a project given different CAP rates. CAP rates are a measure of the rate of return that a property is
expected to generate based on the income that a property is expected to produce currently. The CAP rate
is a function of net operating income (NOI) divided by total construction costs (or market value for projects
previously built). In today’s market, CAP rates are currently very low for multifamily units indicating
optimistic conditions where buyers expect future appreciation of rents and properties to occur and are
therefore willing to accept lower CAP rates (i.e., a lower NOI compared to market value) at the time of
purchase.

A range of CAP rates has been provided in the valuation analysis below. Revenues and expenses are
constant throughout the analysis. As can be seen in the last column, the returns on apartment complexes
of 4 stories or less are good in today’s market. No incentives are needed for wood frame construction with
standalone/surface parking. While the Applicant is not seeking any reimbursement for Type V standard
construction, the purpose of analyzing Type 5 (standard) construction is to compare it with Type V Wrap
construction and Type 3A construction. It is interesting to note that profit margins for Type V standard

10
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multifamily units have been falling in recent months as construction costs and interest rates have been
rising.

TABLE 8: VALUATION ANALYSIS — TYPE 5 CONSTRUCTION

Value Spread with

Capitalization Rate Value Per Gross SF Costs/SF Profit %
4.0% $95,915,410 $363 $62 20.6%
4.25% $90,273,327 $342 S41 13.5%
4.5% $85,258,142 $323 S22 7.2%
5.0% $76,732,328 $291 ($11) (3.6%)

Type V Wrap Construction (Structured Parking)

With Type V Wrap construction (enclosed parking), costs are anticipated to reach $350 per square foot,
including parking.! This is $64.82 higher per square foot than the $285.12 per square foot cost for building
and parking (not including land) for Type V construction or the equivalent added cost of $59,504 per unit
for construction costs. However, with higher density, there would be some savings in terms of land costs
per unit, but the savings of approximately $4,500 per unit is not sufficient to offset the added construction
costs.? As the table below shows, this would be a losing proposition for a developer without some sort of
public assistance.

TABLE 9: VALUATION ANALYSIS — TYPE V WRAP CONSTRUCTION

Value Spread with

N o
Capitalization Rate Value Per Gross SF Costs/SF Profit %
4.0% $95,915,410 $363 S2 0.6%
4.25% $90,273,327 $342 (519) (5.3%)
4.5% $85,258,142 $323 (538) (10.6%)
5.0% $76,732,328 $291 ($71) (19.5%)

How much public assistance is needed to encourage Type V Wrap development? Our analysis suggests
that an incentive of approximately $55,004 per unit would level the playing field with returns from market-
driven Type V construction. The $55,004 was calculated by multiplying the difference in building costs of
$64.82 per leasable square foot by the 918 average square feet of each unit, less the land cost savings of
$4.90 per square foot per unit. Note that the valuation analyses for multi-family units are for 250 units and
not the total amount of planned multi-family development. This is based on how the pro forma was
provided in the Application.

! This is on a leasable square foot basis, not gross square feet, and includes all finishes, amenities and development
fees.

2 The Applicant provides a cost of $525,000 per acre for land. At a density of 35 units per acre, this results in a land
cost of $15,000 per unit. However, at a density of 50 units per acre, the land cost per unit is reduced to $10,500 per
acre.

11
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TABLE 10: VALUATION ANALYSIS — TYPE V WRAP CONSTRUCTION WITH INCENTIVES

Value Spread Value Spread

Capitalization Rate Value Per Unit Per SF with Costts/per with Costs/SF Profit %
Unit
4.0% $95,915,410 $383,662 $363 $106,926 $62 20.6%
4.25% $90,273,327 $361,093 $342 $84,357 S41 13.5%
4.5% $85,258,142 $341,033 $323 $64,297 S22 7.2%
5.0% $76,732,328 $306,929 $291 $30,193 (S11) (3.6%)

Type IlIA Podium Construction (Structured Parking)

With Type IlIA Podium construction, costs are anticipated to reach $406 per square foot, including parking.
This is $121.07 higher than the $285.12 per square foot cost for building and parking (not including land)
for Type V construction or the equivalent added cost of $111,144 per unit. Land costs are additional. As
the table below shows, this would be a losing proposition for a developer without some sort of public
assistance.

3

TABLE 11: VALUATION ANALYSIS — TYPE [IIA CONSTRUCTION

Value Spread Value Spread

Capitalization Rate Value Per Unit Per SF with Cos.ts/per with Costs/SF Profit %
Unit
4.0% $95,915,410 $383,662 $363 $383,662 ($51) (12.3%)
4.25% $90,273,327 $361,093 $342 $361,093 ($72) (17.5%)
4.5% $85,258,142 $341,033 $323 $341,033 ($91) (22.0%)
5.0% $76,732,328 $306,929 $291 $306,929 (5124) (29.8%)

How much public assistance is needed to encourage Type IlIA development? Our analysis suggests that an
incentive of approximately $103,644 per unit would level the playing field with returns from market-driven
Type V construction. The $103,644 was calculated by multiplying the difference in building costs of $121.07
per square foot by the 918 average square feet of each unit, less the land cost savings of $8.17 per square
foot per unit (57,500 per unit). Note that the valuation analyses for multi-family units are for 250 units and
not the total amount of planned multi-family development. This is based on how the pro forma was
provided in the Application.

TABLE 12: VALUATION ANALYSIS — TYPE llIIA PODIUM CONSTRUCTION WITH INCENTIVES

Value Spread Value Spread

Capitalization Rate Value Per Unit Per SF  with Costs/pgr with Costs/SF Profit %
Unit

4.0% $95,915,410 $383,662 $363 $383,662 $62 20.6%

4.25% $90,273,327 $361,093 $342 $361,093 S41 13.5%

4.5% $85,258,142 $341,033 $323 $341,033 S22 7.2%

3 This is on a leasable square foot basis, not gross square feet, and includes all finishes, amenities and development
fees.
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Value Spread Value Spread

Capitalization Rate Value Per Unit Per SF  with Costs/pgr with Costs/SF Profit %
Unit
5.0% $76,732,328 $306,929 $291 $306,929 ($11) (3.6%)

Office Construction (Market Driven)

The current office market is struggling in Salt Lake County. Even market-driven office development is not
attractive at the present time. The assumptions in the table below are the same for all office construction.
Only construction costs, shown in a later table, differ. Office rents presented in the Application are
somewhat higher than those researched in this study but are within the range for new Class A office
construction with a high level of amenities and finishes.

TABLE 13: ASSUMPTIONS FOR OFFICE CONSTRUCTION

Description Amount
Rentable Square Feet 100,000
Rent per SF, NNN $30.00
Expense Reimbursements per SF $0.50
Stabilized Vacancy Rate 7%
Management % of EGI 3%
Reserves % of EGI 1%
Operating Expense per SF $7.00

Using the assumptions above, effective gross income (EGI) is first calculated and then operating expenses
subtracted in order to arrive at net operating income (NOI).

TABLE 14: EFFECTIVE GROSS INCOME (EGI) CALCULATION — OFFICE CONSTRUCTION OF 100,000 LEASABLE SF (120,000 GROSS)

Rental Income $3,000,000
Expense Reimbursements $50,000
Potential Gross Income $3,050,000
Less: Stabilized Vacancy ($213,500)
Effective Gross Income (EGI) $2,836,500
Less: Operating Expenses

Management ($85,095)

Reserves (528,365)

Operating Expense ($700,000)
Net Operating Income (NOI) $2,023,040

The construction costs are calculated based on information provided in the Proposal, as well as from
interviews with local construction companies.
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TABLE 15: CONSTRUCTION COSTS — OFFICE MARKET AND OFFICE ENHANCED

Office Cost Comparison Market-Driven Enhanced

Construction Costs per Leasable SF S271 $280
Parking Costs per Stall $3,200 $25,000
Land Costs per Leasable Building SF S24 S12

Construction costs are then compared to net operating income in order to evaluate the relative profitability
of a project given different CAP rates. CAP rates are a measure of the rate of return that a property is
expected to generate based on the income that a property is expected to produce currently. The CAP rate
is a function of net operating income (NOI) divided by total construction costs (or market value for projects
previously built). CAP rates for office construction vary widely depending on a variety of risk factors
including type of tenants, number of tenants, age of building, location, rising interest rates, etc. Based on
information provided by LoopNet, the average CAP rate for office space in South Jordan is 5.6 percent
although somewhat higher in other parts of the Salt Lake Valley. Interviews suggest CAP rates in the
neighborhood of 6.5 percent overall.

A range of CAP rates has been provided in the valuation analysis below for market driven office
construction. Revenues and operating expenses are constant throughout the analysis for both market
driven and enhanced office development. As the following table demonstrates, office development is not
as attractive to developers as is multi-family development. This is especially true given the current
uncertainty in the office market regarding post-COVID work patterns and high vacancy rates.

TABLE 16: VALUATION ANALYSIS — MARKET DRIVEN OFFICE DEVELOPMENT

Capitalization Rate Potential Value Potential Costs Spread Profit % of Costs
6.0% $33,717,333 $30,820,000 $2,897,333 9.4%
6.5% $31,123,692 $30,820,000 $303,692 1.0%
7.0% $28,900,571 $30,820,000 -$1,919,429 -6.2%

The market-driven scenario is then compared to enhanced office development, with structured parking.
With no incentives, this type of development is not feasible in today’s market.

TABLE 17: VALUATION ANALYSIS — ENHANCED WITHOUT INCENTIVES

Capitalization Rate Potential Value Potential Costs Spread Profit % of Costs
6.0% $33,717,333 $39,700,000 ($5,982,667) (15.1%)
6.5% $31,123,692 $39,700,000 ($8,576,308) (21.6%)
7.0% $28,900,571 $39,700,000 ($10,799,429) (27.2%)

Overall construction costs for market-driven office development are $308.20 per leasable square foot
compared to $397 for enhanced office development (cost of structured parking) — a difference of $88.80
per square foot. This is the amount proposed in the Application for public assistance.

Affordable Housing Units

In addition, the developer would need to be incentivized to build affordable housing units throughout the
project — for any type of construction. This is because the developer receives lower rents for affordable
units as compared to market rents and incurs additional costs for administration and bookkeeping.
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Based on HUD guidelines, a household should not spend more than 30 percent of total household income
on housing costs, including utilities.

TABLE 18: HUD INCOME GUIDELINES AND AFFORDABLE RENTS

2-person HH 3-person HH
80% of AMI $65,550 $73,750
Affordable Rent Less Utilities $1,240 $1,423
Monthly Rental Loss $412 $229
70% of AMI $57,356 $64,531
Affordable Rent Less Utilities $1,057 $1,217
Monthly Rental Loss $595 $435
60% of AMI $49,163 $55,313
Affordable Rent Less Utilities 874 $1,011
Monthly Rental Loss S778 S641

Source: HUD; ZPFI

These units will likely have 2 or 3 persons per household depending on the mix of units and number of
bedrooms. The annual loss in rents, per affordable unit, was calculated by weighting the 2-person and 3-
person household sizes, along with the anticipated number of units at 60 percent, 70 percent and 80
percent of AMI. The average rent loss per month was calculated at $417.75. Taking the net present value
of this loss per month, over 20 years, results in a loss in rents of approximately $77,000 when discounted
at five percent; a loss of $81,600 when discounted at 4.5 percent. This is similar to the $79,500 gap per
unit identified in the Application.

Based on the Market Analysis and Other Findings, an Opinion Relative to the Minimum Amount of

Potential Public Financing Reasonably Determined to be Necessary to Achieve the Objectives
Described in Subsection 63N-3-603(1)

The Application identifies a total gap of $512,459,120.
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Total units in HTRZ with Type V Wrap (structured parking) 2,150
% TIF Incentive per Unit 59,760
= Min. Amount of TIF for Development 128,484,000
Total units in HTRZ with Type IlIIA construction 2,000
x TIF Incentive per Unit 111,400
= Min. Amount of TIF for Development 222,800,000
Residential Units Inside of HTRZ (all construction types) 4,724
% Affordable 10.6%
Affordable Units 500
x Value Loss per Unit (rounded) 79,500
= Min. Amount of TIF for Reduced Rents 39,750,000
Total office square footage in HTRZ with structured parking 1,367,400
x TIF Incentive per square foot 88.80
= Min. Amount of TIF for Development 121,425,120
Combined Total 512,459,120

FIGURE 4: APPLICANT’'S GAP SUMMARY

The review of this application by ZPFI finds a very similar gap as summarized in the following table and
described in detail in preceding sections of this report.

TABLE 19: SUMMARY OF ZPFI GAP ANALYSIS

Unit Type Number of Units GAP per Unit TOTAL GAP Amount
Type 5 Wrap 2,150 $55,004.00 $118,258,600
Type [lIIA Podium 2,000 $103,644.00 $207,288,000
Office 1,367,400 $88.80 $121,425,120
Affordable Housing 500 $77,062.10 $38,531,048
TOTAL $485,502,768

Total property tax increment generated by this project is estimated at $325 million over 30 years. If each
parcel contributes 80 percent to the HTRZ for a period of 15 years (30-year maximum for project area
period), there will be revenues of roughly $165 million available to fund the gap created by enhanced
construction and affordable housing units. Therefore, in order to move forward as proposed, this project
would need the entire 80 percent of tax increment for the 30-year period, with a maximum participation
of 15 years per parcel as restricted by law.
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Inflation Year 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26
Project Year 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23
2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048
Office Investment Value $437,922,144 $6,229,080 $5,720,000 $5,720,000 $21,291,600 $16,500,000 $22,000,000 $16,500,000 $21,291,600 $16,500,000 $15,125,000 $15,125,000 $19,916,600 $15,125,000 $15,125,000 $15,125,000 $20,108,264 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
Residential Investment Value $5,443,258 $5,749,920  $112,355,421  $112,355,421  $112,355,421  $112,355,421  $112,355,421  $112,355,421  $112,355,421  $111,349,027 $94,700,560 $94,700,560 $93,354,120 $90,000,000 $90,000,000 $90,000,000 $78,600,000
Residential Taxable Value $2,993,792 $3,162,456 $61,795,482 $61,795,482 $61,795,482 $61,795,482 $61,795,482 $61,795,482 $61,795,482 $61,241,965 $52,085,308 $52,085,308 $51,344,766 $49,500,000 $49,500,000 $49,500,000 $43,230,000
Retail Investment Value $4,724,518 $26,290,868 $26,290,868 $26,290,868 $12,638,815
Hotel Investment Value $785,822 $14,850,000 $1,751,809 $28,500,000
Entertainment Investment Value
TOTAL Investment Value $2,120,431,104 $16,396,856 $6,535,742  $144,366,289  $159,216,289  $161,689,698  $141,494,236  $162,855,421  $128,855,421  $133,647,021  $127,849,027  $109,825,560  $109,825,560  $113,270,720  $105,125,000  $105,125,000  $105,125,000 $98,708,264 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
TOTAL Taxable Value - New per Year $13,947,390 $3,948,278 $93,806,350  $108,656,350  $111,129,759 $90,934,297  $112,295,482 $78,295,482 $83,087,082 $77,741,965 $67,210,308 $67,210,308 $71,261,366 $64,625,000 $64,625,000 $64,625,000 $63,338,264 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
Cumulative Taxable Vaue $13,947,390 $17,895,668 $111,702,018  $220,358,368  $331,488,127  $422,422,424  $534,717,906 $613,013,388  $696,100,470  $773,842,435 $841,052,743  $908,263,051  $979,524,417 $1,044,149,417 $1,108,774,417 $1,173,399,417 $1,236,737,681 $1,251,862,681 $1,266,987,681 $1,282,112,681 $1,297,237,681 $1,312,362,681 $1,327,487,681 $1,342,612,681 $1,357,737,681  $1,372,862,681
Year
1 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390 $13,947,390
1 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278 $3,948,278
1 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350 $93,806,350
1 $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350  $108,656,350
2 $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759  $111,129,759
3 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297 $90,934,297
4 $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482  $112,295,482
5 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482 $78,295,482
6 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082 $83,087,082
7 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965 $77,741,965
8 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308
9 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308 $67,210,308
10 $71,261,366 $71,261,366 $71,261,366 $71,261,366 $71,261,366 $71,261,366 $71,261,366 $71,261,366 $71,261,366 $71,261,366 $71,261,366 $71,261,366 $71,261,366 $71,261,366
11 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000
12 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000
13 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000 $64,625,000
14 $63,338,264 $63,338,264 $63,338,264 $63,338,264 $63,338,264 $63,338,264 $63,338,264 $63,338,264 $63,338,264 $63,338,264
15 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
16 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
17 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
18 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
19 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
20 $15,125,000 $15,125,000 $15,125,000 $15,125,000
21 $15,125,000 $15,125,000 $15,125,000
22 $15,125,000 $15,125,000
23 $15,125,000
24
25
26
27
28
29
30
TOTAL - for 15 years per parcel $220,358,368  $331,488,127  $422,422,424  $534,717,906  $613,013,388  $696,100,470  $773,842,435 $841,052,743  $908,263,051  $979,524,417 $1,044,149,417 $1,108,774,417 $1,173,399,417 $1,236,737,681 $1,251,862,681 $1,046,629,313  $950,624,554  $874,815,257  $777,644,775  $714,474,293 $646,512,211 $583,895,246 $531,809,938
100% of Incremental Tax Revenues for 30-year
period beginning in 2026
Salt Lake County $35,189,942 $15,049 $19,309 $120,526 $237,767 $357,676 $455,794 $576,961 $661,441 $751,092 $834,976 $907,496 $980,016 $1,056,907 $1,126,637 $1,196,368 $1,266,098 $1,334,440 $1,350,760 $1,367,080 $1,383,400 $1,399,719 $1,416,039 $1,432,359 $1,448,679 $1,464,999 $1,481,319
Jordan School District $137,465,806 $58,788 $75,430 $470,824 $928,811 $1,397,222 $1,780,511 $2,253,836 $2,583,851 $2,934,063 $3,261,746 $3,545,037 $3,828,329 $4,128,695 $4,401,090 $4,673,484 $4,945,879 $5,212,849 $5,276,601 $5,340,353 $5,404,105 $5,467,857 $5,531,609 $5,595,361 $5,659,112 $5,722,864 $5,786,616
State Basic Levy $53,877,464 $23,041 $29,564 $184,532 $364,032 $547,618 $697,842 $883,354 $1,012,698 $1,149,958 $1,278,388 $1,389,419 $1,500,451 $1,618,174 $1,724,935 $1,831,695 $1,938,456 $2,043,091 $2,068,077 $2,093,064 $2,118,050 $2,143,037 $2,168,023 $2,193,010 $2,217,996 $2,242,983 $2,267,969
UT Charter School - Jordan $3,293,961 $1,409 $1,807 $11,282 $22,256 $33,480 $42,665 $54,007 $61,914 $70,306 $78,158 $84,946 $91,735 $98,932 $105,459 $111,986 $118,513 $124,911 $126,438 $127,966 $129,493 $131,021 $132,549 $134,076 $135,604 $137,132 $138,659
South Jordan City $46,963,407 $20,084 $25,770 $160,851 $317,316 $477,343 $608,288 $769,994 $882,739 $1,002,385 $1,114,333 $1,211,116 $1,307,899 $1,410,515 $1,503,575 $1,596,635 $1,689,695 $1,780,902 $1,802,682 $1,824,462 $1,846,242 $1,868,022 $1,889,802 $1,911,582 $1,933,362 $1,955,142 $1,976,922
South SL Valley Mosquito Abatement District $293,521 $126 $161 $1,005 $1,983 $2,983 $3,802 $4,812 $5,517 $6,265 $6,965 $7,569 $8,174 $8,816 $9,397 $9,979 $10,561 $11,131 $11,267 $11,403 $11,539 $11,675 $11,811 $11,947 $12,084 $12,220 $12,356
Jordan Valley Water Conservancy $10,403,699 $4,449 $5,709 $35,633 $70,294 $105,745 $134,753 $170,575 $195,551 $222,056 $246,856 $268,296 $289,736 $312,468 $333,084 $353,699 $374,314 $394,519 $399,344 $404,169 $408,994 $413,819 $418,644 $423,469 $428,293 $433,118 $437,943
South Valley Sewer District $6,490,082 $2,776 $3,561 $22,229 $43,851 $65,966 $84,062 $106,409 $121,990 $138,524 $153,995 $167,369 $180,744 $194,925 $207,786 $220,646 $233,506 $246,111 $249,121 $252,131 $255,140 $258,150 $261,160 $264,170 $267,180 $270,190 $273,200
Salt Lake County Library $12,588,802 $5,384 $6,908 $43,117 $85,058 $127,954 $163,055 $206,401 $236,623 $268,695 $298,703 $324,646 $350,590 $378,096 $403,042 $427,987 $452,932 $477,381 $483,219 $489,057 $494,895 $500,734 $506,572 $512,410 $518,248 $524,087 $529,925
Central Utah Water Conservancy District $13,045,391 $5,579 $7,158 $44,681 $88,143 $132,595 $168,969 $213,887 $245,205 $278,440 $309,537 $336,421 $363,305 $391,810 $417,660 $443,510 $469,360 $494,695 $500,745 $506,795 $512,845 $518,895 $524,945 $530,995 $537,045 $543,095 $549,145
MultiCounty Assessing & Collecting $489,202 $209 $268 $1,676 $3,305 $4,972 $6,336 $8,021 $9,195 $10,442 $11,608 $12,616 $13,624 $14,693 $15,662 $16,632 $17,601 $18,551 $18,778 $19,005 $19,232 $19,459 $19,685 $19,912 $20,139 $20,366 $20,593
County Assessing & Collecting $5,218,156 $2,232 $2,863 $17,872 $35,257 $53,038 $67,588 $85,555 $98,082 $111,376 $123,815 $134,568 $145,322 $156,724 $167,064 $177,404 $187,744 $197,878 $200,298 $202,718 $205,138 $207,558 $209,978 $212,398 $214,818 $217,238 $219,658
TOTAL $325,319,435 $139,125 $178,509 $1,114,228 $2,198,075 $3,306,594 $4,213,664 $5,333,811 $6,114,809 $6,943,602 $7,719,078 $8,389,501 $9,059,924 $9,770,756 $10,415,390 $11,060,025 $11,704,659 $12,336,458 $12,487,330 $12,638,202 $12,789,074 $12,939,946 $13,090,818 $13,241,690 $13,392,561 $13,543,433 $13,694,305
100% of Incremental Tax Revenues - at 15 Yrs per
Parcel
Salt Lake County $22,095,514 S0 S0 S0 $237,767 $357,676 $455,794 $576,961 $661,441 $751,092 $834,976 $907,496 $980,016 $1,056,907 $1,126,637 $1,196,368 $1,266,098 $1,334,440 $1,350,760 $1,129,313 $1,025,724 $943,926 $839,079 $770,918 $697,587 $630,023 $573,823
Jordan School District $86,313,801 S0 S0 S0 $928,811 $1,397,222 $1,780,511 $2,253,836 $2,583,851 $2,934,063 $3,261,746 $3,545,037 $3,828,329 $4,128,695 $4,401,090 $4,673,484 $4,945,879 $5,212,849 $5,276,601 $4,411,543 $4,006,882 $3,687,346 $3,277,773 $3,011,509 $2,725,049 $2,461,118 $2,241,579
State Basic Levy $33,829,276 S0 S0 S0 $364,032 $547,618 $697,842 $883,354 $1,012,698 $1,149,958 $1,278,388 $1,389,419 $1,500,451 $1,618,174 $1,724,935 $1,831,695 $1,938,456 $2,043,091 $2,068,077 $1,729,032 $1,570,432 $1,445,195 $1,284,669 $1,180,312 $1,068,038 $964,595 $878,550
UT Charter School - Jordan $2,068,255 S0 S0 S0 $22,256 $33,480 $42,665 $54,007 $61,914 $70,306 $78,158 $84,946 $91,735 $98,932 $105,459 $111,986 $118,513 $124,911 $126,438 $105,710 $96,013 $88,356 $78,542 $72,162 $65,298 $58,973 $53,713
South Jordan City $29,487,989 S0 S0 S0 $317,316 $477,343 $608,288 $769,994 $882,739 $1,002,385 $1,114,333 $1,211,116 $1,307,899 $1,410,515 $1,503,575 $1,596,635 $1,689,695 $1,780,902 $1,802,682 $1,507,146 $1,368,899 $1,259,734 $1,119,808 $1,028,843 $930,978 $840,809 $765,806
South SL Valley Mosquito Abatement District $184,300 S0 S0 S0 $1,983 $2,983 $3,802 $4,812 $5,517 $6,265 $6,965 $7,569 $8,174 $8,816 $9,397 $9,979 $10,561 $11,131 $11,267 $9,420 $8,556 $7,873 $6,999 $6,430 $5,819 $5,255 $4,786
Jordan Valley Water Conservancy $6,532,409 S0 S0 S0 $70,294 $105,745 $134,753 $170,575 $195,551 $222,056 $246,856 $268,296 $289,736 $312,468 $333,084 $353,699 $374,314 $394,519 $399,344 $333,875 $303,249 $279,066 $248,069 $227,917 $206,237 $186,263 $169,647
South Valley Sewer District $4,075,076 S0 S0 S0 $43,851 $65,966 $84,062 $106,409 $121,990 $138,524 $153,995 $167,369 $180,744 $194,925 $207,786 $220,646 $233,506 $246,111 $249,121 $208,279 $189,174 $174,088 $154,751 $142,180 $128,656 $116,195 $105,830
Salt Lake County Library $7,904,419 S0 S0 S0 $85,058 $127,954 $163,055 $206,401 $236,623 $268,695 $298,703 $324,646 $350,590 $378,096 $403,042 $427,987 $452,932 $477,381 $483,219 $403,999 $366,941 $337,679 $300,171 $275,787 $249,554 $225,384 $205,279
Central Utah Water Conservancy District $8,191,108 S0 S0 S0 $88,143 $132,595 $168,969 $213,887 $245,205 $278,440 $309,537 $336,421 $363,305 $391,810 $417,660 $443,510 $469,360 $494,695 $500,745 $418,652 $380,250 $349,926 $311,058 $285,790 $258,605 $233,558 $212,724
MultiCounty Assessing & Collecting $307,167 S0 S0 S0 $3,305 $4,972 $6,336 $8,021 $9,195 $10,442 $11,608 $12,616 $13,624 $14,693 $15,662 $16,632 $17,601 $18,551 $18,778 $15,699 $14,259 $13,122 $11,665 $10,717 $9,698 $8,758 $7,977
County Assessing & Collecting $3,276,443 $0 $0 $0 $35,257 $53,038 $67,588 $85,555 $98,082 $111,376 $123,815 $134,568 $145,322 $156,724 $167,064 $177,404 $187,744 $197,878 $200,298 $167,461 $152,100 $139,970 $124,423 $114,316 $103,442 $93,423 $85,090
TOTAL $204,265,758 $o $o $o $2,198,075 $3,306,594 $4,213,664 $5,333,811 $6,114,809 $6,943,602 $7,719,078 $8,389,501 $9,059,924 $9,770,756 $10,415,390 $11,060,025 $11,704,659 $12,336,458 $12,487,330 $10,440,127 $9,482,480 $8,726,282 $7,757,007 $7,126,881 $6,448,959 $5,824,355 $5,304,804
80% Increment to HTRZ
Salt Lake County $17,676,411 $190,213 $286,141 $364,635 $461,568 $529,153 $600,874 $667,981 $725,997 $784,013 $845,525 $901,310 $957,094 $1,012,878 $1,067,552 $1,080,608 $903,450 $820,579 $755,141 $671,263 $616,734 $558,069 $504,018 $459,058
Jordan School District $69,051,041 $743,048 $1,117,778 $1,424,408 $1,803,069 $2,067,081 $2,347,251 $2,609,397 $2,836,030 $3,062,663 $3,302,956 $3,520,872 $3,738,787 $3,956,703 $4,170,279 $4,221,281 $3,529,234 $3,205,506 $2,949,877 $2,622,218 $2,409,207 $2,180,039 $1,968,895 $1,793,263
State Basic Levy $27,063,421 $291,226 $438,095 $558,273 $706,683 $810,158 $919,966 $1,022,710 $1,111,535 $1,200,360 $1,294,539 $1,379,948 $1,465,356 $1,550,765 $1,634,473 $1,654,462 $1,383,225 $1,256,345 $1,156,156 $1,027,735 $944,249 $854,431 $771,676 $702,840
UT Charter School - Jordan $1,654,604 $17,805 $26,784 $34,132 $43,205 $49,531 $56,245 $62,526 $67,957 $73,388 $79,146 $84,367 $89,589 $94,811 $99,928 $101,151 $84,568 $76,810 $70,685 $62,834 $57,730 $52,238 $47,179 $42,970
South Jordan City $23,590,391 $253,853 $381,874 $486,631 $615,995 $706,191 $801,908 $891,466 $968,893 $1,046,319 $1,128,412 $1,202,860 $1,277,308 $1,351,756 $1,424,722 $1,442,146 $1,205,717 $1,095,119 $1,007,787 $895,847 $823,074 $744,782 $672,647 $612,645
South SL Valley Mosquito Abatement District $147,440 $1,587 $2,387 $3,041 $3,850 $4,414 $5,012 $5,572 $6,056 $6,539 $7,053 $7,518 $7,983 $8,448 $8,905 $9,013 $7,536 $6,844 $6,299 $5,599 $5,144 $4,655 $4,204 $3,829
Jordan Valley Water Conservancy $5,225,927 $56,235 $84,596 $107,802 $136,460 $156,441 $177,645 $197,485 $214,637 $231,789 $249,975 $266,467 $282,959 $299,452 $315,615 $319,475 $267,100 $242,599 $223,253 $198,455 $182,334 $164,990 $149,010 $135,718
South Valley Sewer District $3,260,061 $35,081 $52,773 $67,250 $85,127 $97,592 $110,819 $123,196 $133,896 $144,595 $155,940 $166,229 $176,517 $186,805 $196,889 $199,297 $166,623 $151,339 $139,271 $123,801 $113,744 $102,925 $92,956 $84,664
Salt Lake County Library $6,323,535 $68,047 $102,364 $130,444 $165,121 $189,299 $214,956 $238,963 $259,717 $280,472 $302,477 $322,433 $342,390 $362,346 $381,905 $386,575 $323,199 $293,553 $270,143 $240,137 $220,630 $199,643 $180,307 $164,223
Central Utah Water Conservancy District $6,552,886 $70,515 $106,076 $135,175 $171,110 $196,164 $222,752 $247,630 $269,137 $290,644 $313,448 $334,128 $354,808 $375,488 $395,756 $400,596 $334,921 $304,200 $279,941 $248,846 $228,632 $206,884 $186,846 $170,179
MultiCounty Assessing & Collecting $0
County Assessing & Collecting $0
TOTAL $160,545,718 $1,727,610 $2,598,867 $3,311,792 $4,192,188 $4,806,025 $5,457,428 $6,066,925 $6,593,854 $7,120,782 $7,679,471 $8,186,131 $8,692,791 $9,199,451 $9,696,023 $9,814,603 $8,205,574 $7,452,897 $6,858,552 $6,096,735 $5,601,478 $5,068,656 $4,577,739 $4,169,390



Inflation Year 27 28 29 30 31 32 33 34 35 36 37 38 39 40 41 42 a3 a4 a5 46 a7 a8
Project Year 24 25 26 27 28 29 30 31 32 33 34 35 36 37 38 39 40 41 42 a3 a4 a5
2049 2050 2051 2052 2053 2054 2055 2056 2057 2058 2059 2060 2061 2062 2063 2064 2065 2066 2067 2068 2069 2070
Office Investment Value $15,125,000 $15,125,000 $15,125,000 $9,020,000
Residential Investment Value
Residential Taxable Value
Retail Investment Value
Hotel Investment Value
Entertainment Investment Value
TOTAL Investment Value $15,125,000 $15,125,000 $15,125,000 $9,020,000 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0
TOTAL Taxable Value - New per Year $15,125,000 $15,125,000 $15,125,000 $9,020,000 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0 S0
Cumulative Taxable Vaue $1,387,987,681  $1,403,112,681 $1,418,237,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681 $1,427,257,681
Year
1
1
1
1
2
3
4
5
6
7
8
9
10 $71,261,366
11 $64,625,000 $64,625,000
12 $64,625,000 $64,625,000 $64,625,000
13 $64,625,000 $64,625,000 $64,625,000 $64,625,000
14 $63,338,264 $63,338,264 $63,338,264 $63,338,264 $63,338,264
15 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
16 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
17 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
18 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
19 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
20 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
21 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
22 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
23 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
24 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
25 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
26 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000 $15,125,000
27 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000 $9,020,000
28 $0 $0 $0
29 $0 $0
30 $0
TOTAL - for 15 years per parcel $479,724,630 $423,588,264 $374,088,264 $318,483,264 $253,858,264 $190,520,000 $175,395,000 $160,270,000 $145,145,000 $130,020,000 $114,895,000 $99,770,000 $84,645,000 $69,520,000 $54,395,000 $39,270,000 $24,145,000 $9,020,000
100% of Incremental Tax Revenues for 30-year
period beginning in 2026
Salt Lake County $1,497,639 $1,513,959 $1,530,278 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011 $1,540,011
Jordan School District $5,850,368 $5,914,120 $5,977,872 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891 $6,015,891
State Basic Levy $2,292,956 $2,317,942 $2,342,929 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830 $2,357,830
UT Charter School - Jordan $140,187 $141,714 $143,242 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153 $144,153
South Jordan City $1,998,702 $2,020,482 $2,042,262 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251 $2,055,251
South SL Valley Mosquito Abatement District $12,492 $12,628 $12,764 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845 $12,845
Jordan Valley Water Conservancy $442,768 $447,593 $452,418 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295 $455,295
South Valley Sewer District $276,210 $279,219 $282,229 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024 $284,024
Salt Lake County Library $535,763 $541,601 $547,440 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921 $550,921
Central Utah Water Conservancy District $555,195 $561,245 $567,295 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903 $570,903
MultiCounty Assessing & Collecting $20,820 $21,047 $21,274 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409 $21,409
County Assessing & Collecting $222,078 $224,498 $226,918 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361 $228,361
TOTAL $13,845,177 $13,996,049 $14,146,921 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895 $14,236,895
100% of Incremental Tax Revenues - at 15 Yrs per
Parcel
Salt Lake County $517,623 $457,052 $403,641 $343,643 $273,913 $205,571 $189,251 $172,931 $156,611 $140,292 $123,972 $107,652 $91,332 $75,012 $58,692 $42,372 $26,052 $9,733 S0 S0 S0 S0
Jordan School District $2,022,039 $1,785,425 $1,576,782 $1,342,407 $1,070,013 $803,042 $739,290 $675,538 $611,786 $548,034 $484,282 $420,531 $356,779 $293,027 $229,275 $165,523 $101,771 $38,019 S0 S0 S0 S0
State Basic Levy $792,505 $699,768 $617,994 $526,134 $419,374 $314,739 $289,753 $264,766 $239,780 $214,793 $189,807 $164,820 $139,834 $114,847 $89,861 $64,874 $39,888 $14,901 S0 S0 S0 S0
UT Charter School - Jordan $48,452 $42,782 $37,783 $32,167 $25,640 $19,243 $17,715 $16,187 $14,660 $13,132 $11,604 $10,077 $8,549 $7,022 $5,494 $3,966 $2,439 $911 S0 S0 S0 S0
South Jordan City $690,803 $609,967 $538,687 $458,616 $365,556 $274,349 $252,569 $230,789 $209,009 $187,229 $165,449 $143,669 $121,889 $100,109 $78,329 $56,549 $34,769 $12,989 S0 S0 S0 S0
South SL Valley Mosquito Abatement District $4,318 $3,812 $3,367 $2,866 $2,285 $1,715 $1,579 $1,442 $1,306 $1,170 $1,034 $898 $762 $626 $490 $353 $217 $81 S0 S0 S0 S0
Jordan Valley Water Conservancy $153,032 $135,125 $119,334 $101,596 $80,981 $60,776 $55,951 $51,126 $46,301 $41,476 $36,652 $31,827 $27,002 $22,177 $17,352 $12,527 $7,702 $2,877 S0 S0 S0 S0
South Valley Sewer District $95,465 $84,294 $74,444 $63,378 $50,518 $37,913 $34,904 $31,894 $28,884 $25,874 $22,864 $19,854 $16,844 $13,834 $10,825 $7,815 $4,805 $1,795 S0 S0 S0 S0
Salt Lake County Library $185,174 $163,505 $144,398 $122,935 $97,989 $73,541 $67,702 $61,864 $56,026 $50,188 $44,349 $38,511 $32,673 $26,835 $20,996 $15,158 $9,320 $3,482 S0 S0 S0 S0
Central Utah Water Conservancy District $191,890 $169,435 $149,635 $127,393 $101,543 $76,208 $70,158 $64,108 $58,058 $52,008 $45,958 $39,908 $33,858 $27,808 $21,758 $15,708 $9,658 $3,608 S0 S0 S0 S0
MultiCounty Assessing & Collecting $7,196 $6,354 $5,611 $4,777 $3,808 $2,858 $2,631 $2,404 $2,177 $1,950 $1,723 $1,497 $1,270 $1,043 $816 $589 $362 $135 S0 S0 S0 S0
County Assessing & Collecting $76,756 $67,774 $59,854 $50,957 $40,617 $30,483 $28,063 $25,643 $23,223 $20,803 $18,383 $15,963 $13,543 $11,123 $8,703 $6,283 $3,863 $1,443 $0 $0 $0 $0
TOTAL $4,785,253 $4,225,293 $3,731,530 $3,176,871 $2,532,236 $1,900,437 $1,749,565 $1,598,693 $1,447,821 $1,296,950 $1,146,078 $995,206 $844,334 $693,462 $542,590 $391,718 $240,846 $89,975 $o $o $o $o
80% Increment to HTRZ
Salt Lake County $414,098 $365,641 $322,913 $274,915 $219,130 $164,457 $151,401 $138,345 $125,289 $112,233 $99,177 $86,121 $73,066 $60,010 $46,954 $33,898 $20,842 $7,786 S0 S0 S0 S0
Jordan School District $1,617,631 $1,428,340 $1,261,426 $1,073,926 $856,010 $642,433 $591,432 $540,430 $489,429 $438,427 $387,426 $336,424 $285,423 $234,421 $183,420 $132,418 $81,417 $30,415 S0 S0 S0 S0
State Basic Levy $634,004 $559,814 $494,395 $420,907 $335,499 $251,791 $231,802 $211,813 $191,824 $171,834 $151,845 $131,856 $111,867 $91,878 $71,888 $51,899 $31,910 $11,921 S0 S0 S0 S0
UT Charter School - Jordan $38,762 $34,226 $30,226 $25,733 $20,512 $15,394 $14,172 $12,950 $11,728 $10,506 $9,284 $8,061 $6,839 $5,617 $4,395 $3,173 $1,951 $729 S0 S0 S0 S0
South Jordan City $552,643 $487,974 $430,950 $366,893 $292,445 $219,479 $202,055 $184,631 $167,207 $149,783 $132,359 $114,935 $97,511 $80,087 $62,663 $45,239 $27,815 $10,391 S0 S0 S0 S0
South SL Valley Mosquito Abatement District $3,454 $3,050 $2,693 $2,293 $1,828 $1,372 $1,263 $1,154 $1,045 $936 $827 $718 $609 $501 $392 $283 $174 $65 S0 S0 S0 S0
Jordan Valley Water Conservancy $122,426 $108,100 $95,467 $81,277 $64,785 $48,621 $44,761 $40,901 $37,041 $33,181 $29,321 $25,461 $21,601 $17,742 $13,882 $10,022 $6,162 $2,302 S0 S0 S0 S0
South Valley Sewer District $76,372 $67,435 $59,555 $50,703 $40,414 $30,331 $27,923 $25,515 $23,107 $20,699 $18,291 $15,883 $13,475 $11,068 $8,660 $6,252 $3,844 $1,436 S0 S0 S0 S0
Salt Lake County Library $148,139 $130,804 $115,518 $98,348 $78,391 $58,833 $54,162 $49,491 $44,821 $40,150 $35,480 $30,809 $26,138 $21,468 $16,797 $12,127 $7,456 $2,785 S0 S0 S0 S0
Central Utah Water Conservancy District $153,512 $135,548 $119,708 $101,915 $81,235 $60,966 $56,126 $51,286 $46,446 $41,606 $36,766 $31,926 $27,086 $22,246 $17,406 $12,566 $7,726 $2,886 S0 S0 S0 S0
MultiCounty Assessing & Collecting
County Assessing & Collecting
TOTAL $3,761,041 $3,320,932 $2,932,852 $2,496,909 $1,990,249 $1,493,677 $1,375,097 $1,256,517 $1,137,937 $1,019,357 $900,777 $782,197 $663,617 $545,037 $426,457 $307,877 $189,297 $70,717 $o $o $o $o
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