BLUFFDALE CITY COUNCIL
BLUFFDALE CITY PLANNING COMMISSION
SPECIAL JOINT MEETING AGENDA
Wednesday, May 13, 2020
*This meeting will ONLY be conducted electronically*
Notice is hereby given that the Bluffdale City Council and the Bluffdale City Planning Commission will hold an
electronic public meeting Wednesday, May 13, 2020, at 4:30 p.m. Interested parties may visit www.bluffdale.com
regarding streaming of this meeting:
BLUFFDALE CITY COUNCIL AND PLANNING COMMISSION JOINT BUSINESS MEETING 4:30 P.M.
1. Roll Call
2. WORK SESSION - Economic Development
3. Closed meeting pursuant to Utah Code § 52-4-205(1) to discuss the character, professional competence, or
health of an individual, collective bargaining, pending or imminent litigation, strategies to discuss real
property acquisition, including any form of a water right or water shares, security issues, or any alleged
criminal misconduct (if needed).
4. Adjournment
Dated: May 08, 2020
I HEREBY CERTIFY THAT THE FOREGOING NOTICE AND AGENDA WAS FAXED TO THE SOUTH VALLEY JOURNAL, THE SALT LAKE
TRIBUNE, AND THE DESERET MORNING NEWS; POSTED AT THE BLUFFDALE CITY HALL, EMAILED OR DELIVERED TO EACH MEMBER OF
THE BLUFFDALE CITY COUNCIL; ON THE CITY’S WEBSITE AT WWW.BLUFFDALE.COM AND ON THE PUBLIC MEETING NOTICE WEBSITE,
WWW.PMN.UTAH.GOV

Wendy L. Deppe, CMC
City Recorder
In compliance with the American with Disabilities Act, individuals needing assistance or other services or accommodation for this
meeting should contact Bluffdale City Hall at least 24 hours in advance of this meeting at 801-254-2200. TTY 7-1-1.

LEE’S MARKETPLACE
SITE 1000.1 ANALYSIS
Bluffdale, UT
April 2020

Project Lead
Stan Kus
C: 832-428-2202
O: 435-767-1475
stan@mtnra.com
CONFIDENTIAL INFORMATION
141 E 5600 S, Ste 220
Murray, UT 84107
O: 435-767-1475
www.mtnra.com

UNMATCHED INSIGHTS

Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

EXECUTIVE SUMMARY
•

The proposed grocer would be located inside the city limits of Bluffdale, at a critical intersection with strong accessibility. The store would anchor The
Ranch at Bluffdale, a planned neighborhood shopping center.

•

There are no grocery stores currently operating in Bluffdale. The nearest grocer to the preferred site is Peterson's Fresh Market (1.8 miles north).

•

The Independence at the Point master planned community area, just south of the State Prison Site, along with the new development of Bringhurst
Station along Camp Williams Road are the fastest growing areas in the city. However, the Independence portion of Bluffdale is somewhat isolated by the
presence of a rail line, with a single, difficult, one lane cross point, and the Jordan River. The Independence shoppers are forced to favor grocers situated
along the I-15 corridor. Long term transportation network plans call for three major improvements that will impact the Independence area. First, Porter
Rockwell Blvd will be completed between its current terminus east of Camp Williams/Redwood Rd (will include a bridge over the Jordan River and
railroad tracks, just east of Redwood Rd) and the Independence Community; then, eventually north through the Prison Site to Bangerter Hwy (that
interchange is already completed (600 W)). The extension of Porter Rockwell Blvd from W 14600 S to Bangerter Hwy will provide a second access route
to the preferred site. A third cross point, the existing single-lane bridge under the tracks will be replaced, relieving that bottleneck.

•

The Utah State Prison property, which is just outside the city limits, is currently being studied for the best use of that property. Whatever is decided long
term, the redevelopment of this prime property will most assuredly include a residential component that would add future sales potential to the
proposed store at the subject site.

Scenario
A Lee's Market opens at 25,200 sales area SQFT (35,000 total SQFT) in the first quarter of 2022, located on the SEC of Redwood Rd & Bangerter Hwy.

Sales Forecast:

*Assumed Power 90
*Volumes for year 1-3 represent weekly sales
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Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

SITE EVALUATION
Street Conditions:
Redwood/Camp Williams Rd is a heavily traveled five-lane artery that provides primary north/south access for Bluffdale.
Bangerter Hwy is a quasi-limited access thoroughfare that provides a direct link to I-15, to the east. The Highway gives the site a measure of regionality.

Comments:
A proposed grocer at The Ranch at Bluffdale would be well-positioned to serve the City of Bluffdale, which currently has no grocery stores directly serving it.
This is, by far, the optimal site, as it is easily accessible for almost 75% of the city's population today. Planned transportation network improvements will ensure
that it is the most convenient location for a grocer to serve the entire community going forward.

Competitive Assumptions:
WinCo opens an 82,500 total SQFT store at the SWC of Mountain View Corridor & Anthem Park Blvd in Herriman.

Traffic Controls:
Signalized access point

Co-tenants:
TBD

Affected Sister Stores:
None
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Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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MARKET SHARE MAP

Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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SOURCE OF VOLUME MAP

Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

UNMATCHED INSIGHTS

7

FIT MAP

Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

DEMOGRAPHICS
Sitewise Online

Bluffdale, UT TA
Demographic Summary
Population Data
2019 Population
2019 Daytime Population
Projected Pop Growth 2019 to 2024
Population Growth 2010 to 2019
Population Per Square Mile
Median Age
Average Age
65 and over
2019 Race and Ethnicity
White alone
Black or African American alone
Asian alone
Other Race
Hispanic (Independent of Race)

93.6%
2.2%
0.5%
3.7%
4.3%

2019 Employment and Education
Civilian employed population 16 years and over
Unemployment Rate
White Collar
Blue Collar
High School Graduate, GED, or alternative
College No Degree
College or Advanced Degree

7,043
3.8%
72.0%
28.0%
23.4%
42.4%
32.9%

Household Data
2019 Households
HH Growth 2010-2019
Projected HH Growth 2019 to 2024
Average Household Size

UNMATCHED INSIGHTS

13,633
11,034
28.7%
79.03%
1,313.5
28.9
32.9
8.9%

3,657
85.38%
29.4%
3.7

2019 Median HH Income
2019 Average HH Income

$101,773
$116,596

Median Home Value
Owner Occupied
Contract Rent: Median

$624,875
70.7%
$995
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Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

ASSUMPTIONS & NOTATIONS
This projection and data within this marketing package consider the following assumptions:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Annual inflation will remain at 0.5%
New store pricing will be competitive & consistent with the company Price model.
New store will offer the level of customer service offered in other company stores.
The proposed new facility, to open March 2022, will achieve acceptance levels consistent with other company stores.
The store will maintain competitive hours of operations.
Advertising will reach customers in the Primary Trade Area.
The store will maintain adequate stock for advertised and unadvertised items.
The economy will remain stable for the study time frame.
No competitive changes, other than cited in this report, will occur during the time frame of this report. The likelihood of additional competitive changes
increases with the passage of time.
10. The facility will be located optimally in the development with good real estate characteristics including adequate parking. Any single or cumulative
inferior real estate characteristics may dramatically affect actual sales volume achieved.

All population, demographic, and lifestyle data provided by:
11.

MTN Retail Advisors believes the information contained in this report to be accurate and sound. Client acknowledges that while it believes the services of MTN Retail Advisors will be a valuable tool in real estate and site
location decision-making, it also understands that an important part of said services involves subjective judgment which is dependent upon the correctness of the information made available to MTN Retail Advisors.
Therefore, Client fully acknowledges its understanding that MTN Retail Advisors does not guarantee any result from the use of the analysis or other services performed nor shall MTN Retail Advisors be responsible for any
loss incurred as a result of the use of said analysis and services.
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Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

GLOSSARY OF TERMS
Leakage

The portion of the potential grocery dollars within the trade area that is not captured by the identified stores. This term is sometimes
referred to as “float”.

Market Share

The percent of the potential obtained from the total available grocery dollars in a given area.

Model

A model is a collection of data that represents a study area on one specific date. Most models include data about stores, population,
and trade area dynamics.

PCW

Per Capita Weekly Expenditure – This is the monetary amount that the average person is expected to spend on a specific commodity
(such as food) over a specified week.

Potential

The total amount of dollars available for the purchase of a specified type of goods within a given population. Normally, the potential
can be calculated by multiplying the PCW times the population.

Power

A measure of a store’s performance in relation to other stores of similar size and format. An average store would have a Power of 100.
This term is sometimes referred to as “image” or “flavor”.

PWTA

Percent Within Trade Area – This is a percentage from 0 to 100 which measures the amount of store volume that is captured from
within the trade area.

Sector

A discrete geographic unit with known boundaries. Most analysts prefer to use census tracts (or a portion) as one sector. This provides
a known starting point for population and provides a verifiable boundary.

Trade Area

Geographical boundary outlined within a study.
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Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

FIT
The Excel-based FIT program identifies how well a store format “fits” the demographic profile of an individual trade area. It is a computer program that can
address the “segmentation-blind” weak-point of traditional gravity models and update them to cope with the proliferation of highly-differentiated grocery store
formats.
Essentially, the FIT program breaks down the single, all-encompassing POWER or IMAGE estimate to its two (2) core elements:
1.
2.

The specific appeal of the store format to different socio-economic groups, i.e. ethnic, income, age, and household size categories.
The (residual) POWER/IMAGE of the store, i.e. the qualities of its site characteristics (access, parking, and visibility), store operations,
merchandising, etc.

The FIT program has been developed by DSR Marketing Systems Inc. (DSR) and Richards Consulting LLC through the analysis of Image Audit consumer research
surveys conducted throughout the U.S. and Canada over the last ten (10) years. The development of this unique proprietary data base has enabled the direct
linkage of demographics, store formats, and shopping patterns.
FIT incorporates data on the following thirteen (13) grocery store formats:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.

Club- BJs Wholesale, Costco Wholesale, Sam’s Club
Conventional – Albertsons, Giant, Safeway, Stop & Shop
Discount – Dollar General Market, Grocery Outlet
Hispanic – Amigos, Fiesta Foods, Mi Tienda, Vallarta
Natural/Organic- The Fresh Market, MOM’s, New Seasons, PCC
Quality/Service- Harris Teeter, Wegmans
Supercenter- Fred Meyer, Meijer, Super Target, Walmart SC
Warehouse Store- Buy For Less, Cub Foods, Food 4 Less, WinCo
Aldi
Save A Lot
Sprouts
Trader Joe’s
Whole Foods
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Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

ABOUT MTN RETAIL ADVISORS
MTN Retail Advisors, LLC is a premier site location company specializing in locating and validating sites for grocery store anchored developments. MTN Retail
Advisors works directly with developers and grocery retailers, assisting in the site location process. MTN is comprised of former supermarket-employed site
location analysts, skilled in the process of locating and validating future development opportunities. Additionally, MTN Retail Advisors employs an experienced
Demographic/Residential analyst, skilled in assessing characteristics unique to each specific trade area and a GIS (Geographic Information Systems) specialist,
skilled in high level mapping techniques. With a combined experience of over 60+ years in the supermarket site location industry, MTN Retail Advisors have the
knowledge and skills essential to validating supermarket locations.

METHODOLOGY
MTN Retail Advisors utilizes the same processes and strategies as employed internally within the supermarket industry. The site evaluation process is a threetiered process of 1) fieldwork data gathering; 2) computer gravity-model simulation of the existing market; and 3) computer gravity-model simulation of the
projected market.
Fieldwork Data
The process of fieldwork includes visiting all major grocery competition within the defined trade area as a means of recording the physical attributes of each
facility (sales area size, total store size, store features) and extracting weekly sales volumes. Additionally, MTN Retail Advisors reviews the market for groceryrelated competitive changes anticipated to occur within the trade area.

Simulation of Existing Market
Upon completion of the fieldwork evaluation of existing grocery store competition and residential housing activity, MTN Retail Advisors enters the pertinent
store/demographic data into a computer market simulation model. This model now represents the current grocery study area and is utilized to evaluate
detailed market shares for each store based on a block group level geography. The model allows MTN to determine the overall strength of each individual
grocery competitor and access the specific trade area of each store. General market characteristics, such as total grocery trade area potential, specific total
chain volume with market shares and demographic assessments, are also determined. All of this information is used to simulate the existing grocery market for
the trade area.

UNMATCHED INSIGHTS
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Site: #1000.1
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

Simulation of Projected Market
Once the existing grocery market is simulated, the information is forwarded to a tactical, or projected, market scenario. Within the computer gravity-model
analysis, all known grocery-related competitive activity is incorporated allowing projected market shares and trade area volume impacts to be determined for
existing and planned grocery stores. Following the market share assignment for all existing and planned grocery competition, the computer gravity-model is
utilized to extract market share opportunities for all applicable grocery operators within the defined trade area.
Specific Grocery Operator/Market Considerations
Given the features that differentiate niche supermarket operators (primarily the natural/organic foods selection) from conventional supermarket operators,
special attention is given to the potential sites selected for these unique operators. Conventional grocery operators, such as Safeway and Giant Food, have
considerably smaller trade areas, due to their generic offerings and the presence of more competition. Conversely, a Whole Foods, The Fresh Market, or Trader
Joe’s experiences much larger trade areas with their destination type format. Throughout the computer-gravity model process, MTN Retail Advisors carefully
weighs the ability for each facility to attract customers beyond the typical two or three-mile trade area.

UNMATCHED INSIGHTS
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Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

EXECUTIVE SUMMARY
•

The proposed grocer would be located inside the city limits of Bluffdale, at a critical intersection with strong accessibility. The store would anchor The
Ranch at Bluffdale, a planned neighborhood shopping center.

•

There are no grocery stores currently operating in Bluffdale. The nearest grocer to the preferred site is Peterson's Fresh Market (1.8 miles north).

•

The Independence at the Point master planned community area, just south of the State Prison Site, along with the new development of Bringhurst
Station along Camp Williams Road are the fastest growing areas in the city. However, the Independence portion of Bluffdale is somewhat isolated by the
presence of a rail line, with a single, difficult, one lane cross point, and the Jordan River. The Independence shoppers are forced to favor grocers situated
along the I-15 corridor. Long term transportation network plans call for three major improvements that will impact the Independence area. First, Porter
Rockwell Blvd will be completed between its current terminus east of Camp Williams/Redwood Rd (will include a bridge over the Jordan River and
railroad tracks, just east of Redwood Rd) and the Independence Community; then, eventually north through the Prison Site to Bangerter Hwy (that
interchange is already completed (600 W)). The extension of Porter Rockwell Blvd from W 14600 S to Bangerter Hwy will provide a second access route
to the preferred site. A third cross point, the existing single-lane bridge under the tracks will be replaced, relieving that bottleneck.

•

The Utah State Prison property, which is just outside the city limits, is currently being studied for the best use of that property. Whatever is decided long
term, the redevelopment of this prime property will most assuredly include a residential component that would add future sales potential to the
proposed store at the subject site.

Scenario
A Macey's Fresh Market opens at 25,200 sales area SQFT (35,000 total SQFT) in the first quarter of 2022, located on the SEC of Redwood Rd & Bangerter Hwy.

Sales Forecast:

*Assumed Power 85
*Volumes for year 1-3 represent weekly sales
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Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

SITE EVALUATION
Street Conditions:
Redwood/Camp Williams Rd is a heavily traveled five-lane artery that provides primary north/south access for Bluffdale.
Bangerter Hwy is a quasi-limited access thoroughfare that provides a direct link to I-15, to the east. The Highway gives the site a measure of regionality.

Comments:
A proposed grocer at The Ranch at Bluffdale would be well-positioned to serve the City of Bluffdale, which currently has no grocery stores directly serving it.
This is, by far, the optimal site, as it is easily accessible for almost 75% of the city's population today. Planned transportation network improvements will ensure
that it is the most convenient location for a grocer to serve the entire community going forward.

Competitive Assumptions:
WinCo opens an 82,500 total SQFT store at the SWC of Mountain View Corridor & Anthem Park Blvd in Herriman.

Traffic Controls:
Signalized access point

Co-tenants:
TBD

Affected Sister Stores:
None
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Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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MARKET SHARE MAP

Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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SOURCE OF VOLUME MAP

Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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FIT MAP

Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT
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Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

DEMOGRAPHICS
Sitewise Online

Bluffdale, UT TA
Demographic Summary
Population Data
2019 Population
2019 Daytime Population
Projected Pop Growth 2019 to 2024
Population Growth 2010 to 2019
Population Per Square Mile
Median Age
Average Age
65 and over
2019 Race and Ethnicity
White alone
Black or African American alone
Asian alone
Other Race
Hispanic (Independent of Race)

93.6%
2.2%
0.5%
3.7%
4.3%

2019 Employment and Education
Civilian employed population 16 years and over
Unemployment Rate
White Collar
Blue Collar
High School Graduate, GED, or alternative
College No Degree
College or Advanced Degree

7,043
3.8%
72.0%
28.0%
23.4%
42.4%
32.9%

Household Data
2019 Households
HH Growth 2010-2019
Projected HH Growth 2019 to 2024
Average Household Size

UNMATCHED INSIGHTS

13,633
11,034
28.7%
79.03%
1,313.5
28.9
32.9
8.9%

3,657
85.38%
29.4%
3.7

2019 Median HH Income
2019 Average HH Income

$101,773
$116,596

Median Home Value
Owner Occupied
Contract Rent: Median

$624,875
70.7%
$995
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Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

ASSUMPTIONS & NOTATIONS
This projection and data within this marketing package consider the following assumptions:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Annual inflation will remain at 0.5%
New store pricing will be competitive & consistent with the company Price model.
New store will offer the level of customer service offered in other company stores.
The proposed new facility, to open March 2022, will achieve acceptance levels consistent with other company stores.
The store will maintain competitive hours of operations.
Advertising will reach customers in the Primary Trade Area.
The store will maintain adequate stock for advertised and unadvertised items.
The economy will remain stable for the study time frame.
No competitive changes, other than cited in this report, will occur during the time frame of this report. The likelihood of additional competitive changes
increases with the passage of time.
10. The facility will be located optimally in the development with good real estate characteristics including adequate parking. Any single or cumulative
inferior real estate characteristics may dramatically affect actual sales volume achieved.

All population, demographic, and lifestyle data provided by:
11.

MTN Retail Advisors believes the information contained in this report to be accurate and sound. Client acknowledges that while it believes the services of MTN Retail Advisors will be a valuable tool in real estate and site
location decision-making, it also understands that an important part of said services involves subjective judgment which is dependent upon the correctness of the information made available to MTN Retail Advisors.
Therefore, Client fully acknowledges its understanding that MTN Retail Advisors does not guarantee any result from the use of the analysis or other services performed nor shall MTN Retail Advisors be responsible for any
loss incurred as a result of the use of said analysis and services.
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10

Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

GLOSSARY OF TERMS
Leakage

The portion of the potential grocery dollars within the trade area that is not captured by the identified stores. This term is sometimes
referred to as “float”.

Market Share

The percent of the potential obtained from the total available grocery dollars in a given area.

Model

A model is a collection of data that represents a study area on one specific date. Most models include data about stores, population,
and trade area dynamics.

PCW

Per Capita Weekly Expenditure – This is the monetary amount that the average person is expected to spend on a specific commodity
(such as food) over a specified week.

Potential

The total amount of dollars available for the purchase of a specified type of goods within a given population. Normally, the potential
can be calculated by multiplying the PCW times the population.

Power

A measure of a store’s performance in relation to other stores of similar size and format. An average store would have a Power of 100.
This term is sometimes referred to as “image” or “flavor”.

PWTA

Percent Within Trade Area – This is a percentage from 0 to 100 which measures the amount of store volume that is captured from
within the trade area.

Sector

A discrete geographic unit with known boundaries. Most analysts prefer to use census tracts (or a portion) as one sector. This provides
a known starting point for population and provides a verifiable boundary.

Trade Area

Geographical boundary outlined within a study.
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Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

FIT
The Excel-based FIT program identifies how well a store format “fits” the demographic profile of an individual trade area. It is a computer program that can
address the “segmentation-blind” weak-point of traditional gravity models and update them to cope with the proliferation of highly-differentiated grocery store
formats.
Essentially, the FIT program breaks down the single, all-encompassing POWER or IMAGE estimate to its two (2) core elements:
1.
2.

The specific appeal of the store format to different socio-economic groups, i.e. ethnic, income, age, and household size categories.
The (residual) POWER/IMAGE of the store, i.e. the qualities of its site characteristics (access, parking, and visibility), store operations,
merchandising, etc.

The FIT program has been developed by DSR Marketing Systems Inc. (DSR) and Richards Consulting LLC through the analysis of Image Audit consumer research
surveys conducted throughout the U.S. and Canada over the last ten (10) years. The development of this unique proprietary data base has enabled the direct
linkage of demographics, store formats, and shopping patterns.
FIT incorporates data on the following thirteen (13) grocery store formats:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.

Club- BJs Wholesale, Costco Wholesale, Sam’s Club
Conventional – Albertsons, Giant, Safeway, Stop & Shop
Discount – Dollar General Market, Grocery Outlet
Hispanic – Amigos, Fiesta Foods, Mi Tienda, Vallarta
Natural/Organic- The Fresh Market, MOM’s, New Seasons, PCC
Quality/Service- Harris Teeter, Wegmans
Supercenter- Fred Meyer, Meijer, Super Target, Walmart SC
Warehouse Store- Buy For Less, Cub Foods, Food 4 Less, WinCo
Aldi
Save A Lot
Sprouts
Trader Joe’s
Whole Foods
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Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

ABOUT MTN RETAIL ADVISORS
MTN Retail Advisors, LLC is a premier site location company specializing in locating and validating sites for grocery store anchored developments. MTN Retail
Advisors works directly with developers and grocery retailers, assisting in the site location process. MTN is comprised of former supermarket-employed site
location analysts, skilled in the process of locating and validating future development opportunities. Additionally, MTN Retail Advisors employs an experienced
Demographic/Residential analyst, skilled in assessing characteristics unique to each specific trade area and a GIS (Geographic Information Systems) specialist,
skilled in high level mapping techniques. With a combined experience of over 60+ years in the supermarket site location industry, MTN Retail Advisors have the
knowledge and skills essential to validating supermarket locations.

METHODOLOGY
MTN Retail Advisors utilizes the same processes and strategies as employed internally within the supermarket industry. The site evaluation process is a threetiered process of 1) fieldwork data gathering; 2) computer gravity-model simulation of the existing market; and 3) computer gravity-model simulation of the
projected market.
Fieldwork Data
The process of fieldwork includes visiting all major grocery competition within the defined trade area as a means of recording the physical attributes of each
facility (sales area size, total store size, store features) and extracting weekly sales volumes. Additionally, MTN Retail Advisors reviews the market for groceryrelated competitive changes anticipated to occur within the trade area.

Simulation of Existing Market
Upon completion of the fieldwork evaluation of existing grocery store competition and residential housing activity, MTN Retail Advisors enters the pertinent
store/demographic data into a computer market simulation model. This model now represents the current grocery study area and is utilized to evaluate
detailed market shares for each store based on a block group level geography. The model allows MTN to determine the overall strength of each individual
grocery competitor and access the specific trade area of each store. General market characteristics, such as total grocery trade area potential, specific total
chain volume with market shares and demographic assessments, are also determined. All of this information is used to simulate the existing grocery market for
the trade area.
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Site: #1000.2
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

Simulation of Projected Market
Once the existing grocery market is simulated, the information is forwarded to a tactical, or projected, market scenario. Within the computer gravity-model
analysis, all known grocery-related competitive activity is incorporated allowing projected market shares and trade area volume impacts to be determined for
existing and planned grocery stores. Following the market share assignment for all existing and planned grocery competition, the computer gravity-model is
utilized to extract market share opportunities for all applicable grocery operators within the defined trade area.
Specific Grocery Operator/Market Considerations
Given the features that differentiate niche supermarket operators (primarily the natural/organic foods selection) from conventional supermarket operators,
special attention is given to the potential sites selected for these unique operators. Conventional grocery operators, such as Safeway and Giant Food, have
considerably smaller trade areas, due to their generic offerings and the presence of more competition. Conversely, a Whole Foods, The Fresh Market, or Trader
Joe’s experiences much larger trade areas with their destination type format. Throughout the computer-gravity model process, MTN Retail Advisors carefully
weighs the ability for each facility to attract customers beyond the typical two or three-mile trade area.

UNMATCHED INSIGHTS

14

HARMONS
SITE 1000.4 ANALYSIS
Bluffdale, UT
April 2020

Project Lead
Stan Kus
C: 832-428-2202
O: 435-767-1475
stan@mtnra.com
CONFIDENTIAL INFORMATION
141 E 5600 S, Ste 220
Murray, UT 84107
O: 435-767-1475
www.mtnra.com

UNMATCHED INSIGHTS

Site: #1000.4
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

EXECUTIVE SUMMARY
•

The proposed grocer would be located inside the city limits of Bluffdale, at a critical intersection with strong accessibility. The store would anchor The
Ranch at Bluffdale, a planned neighborhood shopping center.

•

There are no grocery stores currently operating in Bluffdale. The nearest grocer to the preferred site is Peterson's Fresh Market (1.8 miles north).

•

The Independence at the Point master planned community area, just south of the State Prison Site, along with the new development of Bringhurst
Station along Camp Williams Road are the fastest growing areas in the city. However, the Independence portion of Bluffdale is somewhat isolated by the
presence of a rail line, with a single, difficult, one lane cross point, and the Jordan River. The Independence shoppers are forced to favor grocers situated
along the I-15 corridor. Long term transportation network plans call for three major improvements that will impact the Independence area. First, Porter
Rockwell Blvd will be completed between its current terminus east of Camp Williams/Redwood Rd (will include a bridge over the Jordan River and
railroad tracks, just east of Redwood Rd) and the Independence Community; then, eventually north through the Prison Site to Bangerter Hwy (that
interchange is already completed (600 W)). The extension of Porter Rockwell Blvd from W 14600 S to Bangerter Hwy will provide a second access route
to the preferred site. A third cross point, the existing single-lane bridge under the tracks will be replaced, relieving that bottleneck.

•

The Utah State Prison property, which is just outside the city limits, is currently being studied for the best use of that property. Whatever is decided long
term, the redevelopment of this prime property will most assuredly include a residential component that would add future sales potential to the
proposed store at the subject site.

Scenario
A Harmons opens at 45,000 sales area SQFT (64,000 total SQFT) in the first quarter of 2022, located on the SEC of Redwood Rd & Bangerter Hwy.

Sales Forecast:

*Assumed Power 100
*Volumes for year 1-3 represent weekly sales
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Site: #1000.4
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

SITE EVALUATION
Street Conditions:
Redwood/Camp Williams Rd is a heavily traveled five-lane artery that provides primary north/south access for Bluffdale.
Bangerter Hwy is a quasi-limited access thoroughfare that provides a direct link to I-15, to the east. The Highway gives the site a measure of regionality.

Comments:
A proposed grocer at The Ranch at Bluffdale would be well-positioned to serve the City of Bluffdale, which currently has no grocery stores directly serving it.
This is, by far, the optimal site, as it is easily accessible for almost 75% of the city's population today. Planned transportation network improvements will ensure
that it is the most convenient location for a grocer to serve the entire community going forward.

Competitive Assumptions:
WinCo opens an 82,500 total SQFT store at the SWC of Mountain View Corridor & Anthem Park Blvd in Herriman.

Traffic Controls:
Signalized access point

Co-tenants:
TBD

Affected Sister Stores:
Harmons (MK 1)
Harmons (MK 6)
Harmons (MK 9)
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SOURCE OF VOLUME MAP
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FIT MAP
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Site: #1000.4
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

DEMOGRAPHICS
Sitewise Online

Bluffdale, UT TA
Demographic Summary
Population Data
2019 Population
2019 Daytime Population
Projected Pop Growth 2019 to 2024
Population Growth 2010 to 2019
Population Per Square Mile
Median Age
Average Age
65 and over
2019 Race and Ethnicity
White alone
Black or African American alone
Asian alone
Other Race
Hispanic (Independent of Race)

93.6%
2.2%
0.5%
3.7%
4.3%

2019 Employment and Education
Civilian employed population 16 years and over
Unemployment Rate
White Collar
Blue Collar
High School Graduate, GED, or alternative
College No Degree
College or Advanced Degree

7,043
3.8%
72.0%
28.0%
23.4%
42.4%
32.9%

Household Data
2019 Households
HH Growth 2010-2019
Projected HH Growth 2019 to 2024
Average Household Size

UNMATCHED INSIGHTS

13,633
11,034
28.7%
79.03%
1,313.5
28.9
32.9
8.9%

3,657
85.38%
29.4%
3.7

2019 Median HH Income
2019 Average HH Income

$101,773
$116,596

Median Home Value
Owner Occupied
Contract Rent: Median

$624,875
70.7%
$995
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Site: #1000.4
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

ASSUMPTIONS & NOTATIONS
This projection and data within this marketing package consider the following assumptions:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Annual inflation will remain at 0.5%
New store pricing will be competitive & consistent with the company Price model.
New store will offer the level of customer service offered in other company stores.
The proposed new facility, to open March 2022, will achieve acceptance levels consistent with other company stores.
The store will maintain competitive hours of operations.
Advertising will reach customers in the Primary Trade Area.
The store will maintain adequate stock for advertised and unadvertised items.
The economy will remain stable for the study time frame.
No competitive changes, other than cited in this report, will occur during the time frame of this report. The likelihood of additional competitive changes
increases with the passage of time.
10. The facility will be located optimally in the development with good real estate characteristics including adequate parking. Any single or cumulative
inferior real estate characteristics may dramatically affect actual sales volume achieved.

All population, demographic, and lifestyle data provided by:
11.

MTN Retail Advisors believes the information contained in this report to be accurate and sound. Client acknowledges that while it believes the services of MTN Retail Advisors will be a valuable tool in real estate and site
location decision-making, it also understands that an important part of said services involves subjective judgment which is dependent upon the correctness of the information made available to MTN Retail Advisors.
Therefore, Client fully acknowledges its understanding that MTN Retail Advisors does not guarantee any result from the use of the analysis or other services performed nor shall MTN Retail Advisors be responsible for any
loss incurred as a result of the use of said analysis and services.
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GLOSSARY OF TERMS
Leakage

The portion of the potential grocery dollars within the trade area that is not captured by the identified stores. This term is sometimes
referred to as “float”.

Market Share

The percent of the potential obtained from the total available grocery dollars in a given area.

Model

A model is a collection of data that represents a study area on one specific date. Most models include data about stores, population,
and trade area dynamics.

PCW

Per Capita Weekly Expenditure – This is the monetary amount that the average person is expected to spend on a specific commodity
(such as food) over a specified week.

Potential

The total amount of dollars available for the purchase of a specified type of goods within a given population. Normally, the potential
can be calculated by multiplying the PCW times the population.

Power

A measure of a store’s performance in relation to other stores of similar size and format. An average store would have a Power of 100.
This term is sometimes referred to as “image” or “flavor”.

PWTA

Percent Within Trade Area – This is a percentage from 0 to 100 which measures the amount of store volume that is captured from
within the trade area.

Sector

A discrete geographic unit with known boundaries. Most analysts prefer to use census tracts (or a portion) as one sector. This provides
a known starting point for population and provides a verifiable boundary.

Trade Area

Geographical boundary outlined within a study.
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FIT
The Excel-based FIT program identifies how well a store format “fits” the demographic profile of an individual trade area. It is a computer program that can
address the “segmentation-blind” weak-point of traditional gravity models and update them to cope with the proliferation of highly-differentiated grocery store
formats.
Essentially, the FIT program breaks down the single, all-encompassing POWER or IMAGE estimate to its two (2) core elements:
1.
2.

The specific appeal of the store format to different socio-economic groups, i.e. ethnic, income, age, and household size categories.
The (residual) POWER/IMAGE of the store, i.e. the qualities of its site characteristics (access, parking, and visibility), store operations,
merchandising, etc.

The FIT program has been developed by DSR Marketing Systems Inc. (DSR) and Richards Consulting LLC through the analysis of Image Audit consumer research
surveys conducted throughout the U.S. and Canada over the last ten (10) years. The development of this unique proprietary data base has enabled the direct
linkage of demographics, store formats, and shopping patterns.
FIT incorporates data on the following thirteen (13) grocery store formats:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.

Club- BJs Wholesale, Costco Wholesale, Sam’s Club
Conventional – Albertsons, Giant, Safeway, Stop & Shop
Discount – Dollar General Market, Grocery Outlet
Hispanic – Amigos, Fiesta Foods, Mi Tienda, Vallarta
Natural/Organic- The Fresh Market, MOM’s, New Seasons, PCC
Quality/Service- Harris Teeter, Wegmans
Supercenter- Fred Meyer, Meijer, Super Target, Walmart SC
Warehouse Store- Buy For Less, Cub Foods, Food 4 Less, WinCo
Aldi
Save A Lot
Sprouts
Trader Joe’s
Whole Foods

UNMATCHED INSIGHTS
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Site: #1000.4
SEC of Redwood Rd & Bangerter Hwy
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ABOUT MTN RETAIL ADVISORS
MTN Retail Advisors, LLC is a premier site location company specializing in locating and validating sites for grocery store anchored developments. MTN Retail
Advisors works directly with developers and grocery retailers, assisting in the site location process. MTN is comprised of former supermarket-employed site
location analysts, skilled in the process of locating and validating future development opportunities. Additionally, MTN Retail Advisors employs an experienced
Demographic/Residential analyst, skilled in assessing characteristics unique to each specific trade area and a GIS (Geographic Information Systems) specialist,
skilled in high level mapping techniques. With a combined experience of over 60+ years in the supermarket site location industry, MTN Retail Advisors have the
knowledge and skills essential to validating supermarket locations.

METHODOLOGY
MTN Retail Advisors utilizes the same processes and strategies as employed internally within the supermarket industry. The site evaluation process is a threetiered process of 1) fieldwork data gathering; 2) computer gravity-model simulation of the existing market; and 3) computer gravity-model simulation of the
projected market.
Fieldwork Data
The process of fieldwork includes visiting all major grocery competition within the defined trade area as a means of recording the physical attributes of each
facility (sales area size, total store size, store features) and extracting weekly sales volumes. Additionally, MTN Retail Advisors reviews the market for groceryrelated competitive changes anticipated to occur within the trade area.

Simulation of Existing Market
Upon completion of the fieldwork evaluation of existing grocery store competition and residential housing activity, MTN Retail Advisors enters the pertinent
store/demographic data into a computer market simulation model. This model now represents the current grocery study area and is utilized to evaluate
detailed market shares for each store based on a block group level geography. The model allows MTN to determine the overall strength of each individual
grocery competitor and access the specific trade area of each store. General market characteristics, such as total grocery trade area potential, specific total
chain volume with market shares and demographic assessments, are also determined. All of this information is used to simulate the existing grocery market for
the trade area.

UNMATCHED INSIGHTS
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Simulation of Projected Market
Once the existing grocery market is simulated, the information is forwarded to a tactical, or projected, market scenario. Within the computer gravity-model
analysis, all known grocery-related competitive activity is incorporated allowing projected market shares and trade area volume impacts to be determined for
existing and planned grocery stores. Following the market share assignment for all existing and planned grocery competition, the computer gravity-model is
utilized to extract market share opportunities for all applicable grocery operators within the defined trade area.
Specific Grocery Operator/Market Considerations
Given the features that differentiate niche supermarket operators (primarily the natural/organic foods selection) from conventional supermarket operators,
special attention is given to the potential sites selected for these unique operators. Conventional grocery operators, such as Safeway and Giant Food, have
considerably smaller trade areas, due to their generic offerings and the presence of more competition. Conversely, a Whole Foods, The Fresh Market, or Trader
Joe’s experiences much larger trade areas with their destination type format. Throughout the computer-gravity model process, MTN Retail Advisors carefully
weighs the ability for each facility to attract customers beyond the typical two or three-mile trade area.

UNMATCHED INSIGHTS
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Site: #1000.3
SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

EXECUTIVE SUMMARY
•

The proposed grocer would be located inside the city limits of Bluffdale, at a critical intersection with strong accessibility. The store would anchor The
Ranch at Bluffdale, a planned neighborhood shopping center.

•

There are no grocery stores currently operating in Bluffdale. The nearest grocer to the preferred site is Peterson's Fresh Market (1.8 miles north).

•

The Independence at the Point master planned community area, just south of the State Prison Site, along with the new development of Bringhurst
Station along Camp Williams Road are the fastest growing areas in the city. However, the Independence portion of Bluffdale is somewhat isolated by the
presence of a rail line, with a single, difficult, one lane cross point, and the Jordan River. The Independence shoppers are forced to favor grocers situated
along the I-15 corridor. Long term transportation network plans call for three major improvements that will impact the Independence area. First, Porter
Rockwell Blvd will be completed between its current terminus east of Camp Williams/Redwood Rd (will include a bridge over the Jordan River and
railroad tracks, just east of Redwood Rd) and the Independence Community; then, eventually north through the Prison Site to Bangerter Hwy (that
interchange is already completed (600 W)). The extension of Porter Rockwell Blvd from W 14600 S to Bangerter Hwy will provide a second access route
to the preferred site. A third cross point, the existing single-lane bridge under the tracks will be replaced, relieving that bottleneck.

•

The Utah State Prison property, which is just outside the city limits, is currently being studied for the best use of that property. Whatever is decided long
term, the redevelopment of this prime property will most assuredly include a residential component that would add future sales potential to the
proposed store at the subject site.

Scenario
A Sprouts opens at 18,000 sales area SQFT (25,000 total SQFT) in the first quarter of 2022, located on the SEC of Redwood Rd & Bangerter Hwy.

Sales Forecast:

*Assumed Power 105
*Volumes for year 1-3 represent weekly sales
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SEC of Redwood Rd & Bangerter Hwy
Bluffdale, UT

SITE EVALUATION
Street Conditions:
Redwood/Camp Williams Rd is a heavily traveled five-lane artery that provides primary north/south access for Bluffdale.
Bangerter Hwy is a quasi-limited access thoroughfare that provides a direct link to I-15, to the east. The Highway gives the site a measure of regionality.

Comments:
A proposed grocer at The Ranch at Bluffdale would be well-positioned to serve the City of Bluffdale, which currently has no grocery stores directly serving it.
This is, by far, the optimal site, as it is easily accessible for almost 75% of the city's population today. Planned transportation network improvements will ensure
that it is the most convenient location for a grocer to serve the entire community going forward.

Competitive Assumptions:
WinCo opens an 82,500 total SQFT store at the SWC of Mountain View Corridor & Anthem Park Blvd in Herriman.

Traffic Controls:
Signalized access point

Co-tenants:
TBD

Affected Sister Stores:
None
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SOURCE OF VOLUME MAP
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FIT MAP
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DEMOGRAPHICS
Sitewise Online

Bluffdale, UT TA
Demographic Summary
Population Data
2019 Population
2019 Daytime Population
Projected Pop Growth 2019 to 2024
Population Growth 2010 to 2019
Population Per Square Mile
Median Age
Average Age
65 and over
2019 Race and Ethnicity
White alone
Black or African American alone
Asian alone
Other Race
Hispanic (Independent of Race)

93.6%
2.2%
0.5%
3.7%
4.3%

2019 Employment and Education
Civilian employed population 16 years and over
Unemployment Rate
White Collar
Blue Collar
High School Graduate, GED, or alternative
College No Degree
College or Advanced Degree

7,043
3.8%
72.0%
28.0%
23.4%
42.4%
32.9%

Household Data
2019 Households
HH Growth 2010-2019
Projected HH Growth 2019 to 2024
Average Household Size

UNMATCHED INSIGHTS

13,633
11,034
28.7%
79.03%
1,313.5
28.9
32.9
8.9%

3,657
85.38%
29.4%
3.7

2019 Median HH Income
2019 Average HH Income

$101,773
$116,596

Median Home Value
Owner Occupied
Contract Rent: Median

$624,875
70.7%
$995
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ASSUMPTIONS & NOTATIONS
This projection and data within this marketing package consider the following assumptions:
1.
2.
3.
4.
5.
6.
7.
8.
9.

Annual inflation will remain at 0.5%
New store pricing will be competitive & consistent with the company Price model.
New store will offer the level of customer service offered in other company stores.
The proposed new facility, to open March 2022, will achieve acceptance levels consistent with other company stores.
The store will maintain competitive hours of operations.
Advertising will reach customers in the Primary Trade Area.
The store will maintain adequate stock for advertised and unadvertised items.
The economy will remain stable for the study time frame.
No competitive changes, other than cited in this report, will occur during the time frame of this report. The likelihood of additional competitive changes
increases with the passage of time.
10. The facility will be located optimally in the development with good real estate characteristics including adequate parking. Any single or cumulative
inferior real estate characteristics may dramatically affect actual sales volume achieved.

All population, demographic, and lifestyle data provided by:
11.

MTN Retail Advisors believes the information contained in this report to be accurate and sound. Client acknowledges that while it believes the services of MTN Retail Advisors will be a valuable tool in real estate and site
location decision-making, it also understands that an important part of said services involves subjective judgment which is dependent upon the correctness of the information made available to MTN Retail Advisors.
Therefore, Client fully acknowledges its understanding that MTN Retail Advisors does not guarantee any result from the use of the analysis or other services performed nor shall MTN Retail Advisors be responsible for any
loss incurred as a result of the use of said analysis and services.
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GLOSSARY OF TERMS
Leakage

The portion of the potential grocery dollars within the trade area that is not captured by the identified stores. This term is sometimes
referred to as “float”.

Market Share

The percent of the potential obtained from the total available grocery dollars in a given area.

Model

A model is a collection of data that represents a study area on one specific date. Most models include data about stores, population,
and trade area dynamics.

PCW

Per Capita Weekly Expenditure – This is the monetary amount that the average person is expected to spend on a specific commodity
(such as food) over a specified week.

Potential

The total amount of dollars available for the purchase of a specified type of goods within a given population. Normally, the potential
can be calculated by multiplying the PCW times the population.

Power

A measure of a store’s performance in relation to other stores of similar size and format. An average store would have a Power of 100.
This term is sometimes referred to as “image” or “flavor”.

PWTA

Percent Within Trade Area – This is a percentage from 0 to 100 which measures the amount of store volume that is captured from
within the trade area.

Sector

A discrete geographic unit with known boundaries. Most analysts prefer to use census tracts (or a portion) as one sector. This provides
a known starting point for population and provides a verifiable boundary.

Trade Area

Geographical boundary outlined within a study.
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FIT
The Excel-based FIT program identifies how well a store format “fits” the demographic profile of an individual trade area. It is a computer program that can
address the “segmentation-blind” weak-point of traditional gravity models and update them to cope with the proliferation of highly-differentiated grocery store
formats.
Essentially, the FIT program breaks down the single, all-encompassing POWER or IMAGE estimate to its two (2) core elements:
1.
2.

The specific appeal of the store format to different socio-economic groups, i.e. ethnic, income, age, and household size categories.
The (residual) POWER/IMAGE of the store, i.e. the qualities of its site characteristics (access, parking, and visibility), store operations,
merchandising, etc.

The FIT program has been developed by DSR Marketing Systems Inc. (DSR) and Richards Consulting LLC through the analysis of Image Audit consumer research
surveys conducted throughout the U.S. and Canada over the last ten (10) years. The development of this unique proprietary data base has enabled the direct
linkage of demographics, store formats, and shopping patterns.
FIT incorporates data on the following thirteen (13) grocery store formats:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.

Club- BJs Wholesale, Costco Wholesale, Sam’s Club
Conventional – Albertsons, Giant, Safeway, Stop & Shop
Discount – Dollar General Market, Grocery Outlet
Hispanic – Amigos, Fiesta Foods, Mi Tienda, Vallarta
Natural/Organic- The Fresh Market, MOM’s, New Seasons, PCC
Quality/Service- Harris Teeter, Wegmans
Supercenter- Fred Meyer, Meijer, Super Target, Walmart SC
Warehouse Store- Buy For Less, Cub Foods, Food 4 Less, WinCo
Aldi
Save A Lot
Sprouts
Trader Joe’s
Whole Foods
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ABOUT MTN RETAIL ADVISORS
MTN Retail Advisors, LLC is a premier site location company specializing in locating and validating sites for grocery store anchored developments. MTN Retail
Advisors works directly with developers and grocery retailers, assisting in the site location process. MTN is comprised of former supermarket-employed site
location analysts, skilled in the process of locating and validating future development opportunities. Additionally, MTN Retail Advisors employs an experienced
Demographic/Residential analyst, skilled in assessing characteristics unique to each specific trade area and a GIS (Geographic Information Systems) specialist,
skilled in high level mapping techniques. With a combined experience of over 60+ years in the supermarket site location industry, MTN Retail Advisors have the
knowledge and skills essential to validating supermarket locations.

METHODOLOGY
MTN Retail Advisors utilizes the same processes and strategies as employed internally within the supermarket industry. The site evaluation process is a threetiered process of 1) fieldwork data gathering; 2) computer gravity-model simulation of the existing market; and 3) computer gravity-model simulation of the
projected market.
Fieldwork Data
The process of fieldwork includes visiting all major grocery competition within the defined trade area as a means of recording the physical attributes of each
facility (sales area size, total store size, store features) and extracting weekly sales volumes. Additionally, MTN Retail Advisors reviews the market for groceryrelated competitive changes anticipated to occur within the trade area.

Simulation of Existing Market
Upon completion of the fieldwork evaluation of existing grocery store competition and residential housing activity, MTN Retail Advisors enters the pertinent
store/demographic data into a computer market simulation model. This model now represents the current grocery study area and is utilized to evaluate
detailed market shares for each store based on a block group level geography. The model allows MTN to determine the overall strength of each individual
grocery competitor and access the specific trade area of each store. General market characteristics, such as total grocery trade area potential, specific total
chain volume with market shares and demographic assessments, are also determined. All of this information is used to simulate the existing grocery market for
the trade area.
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Simulation of Projected Market
Once the existing grocery market is simulated, the information is forwarded to a tactical, or projected, market scenario. Within the computer gravity-model
analysis, all known grocery-related competitive activity is incorporated allowing projected market shares and trade area volume impacts to be determined for
existing and planned grocery stores. Following the market share assignment for all existing and planned grocery competition, the computer gravity-model is
utilized to extract market share opportunities for all applicable grocery operators within the defined trade area.
Specific Grocery Operator/Market Considerations
Given the features that differentiate niche supermarket operators (primarily the natural/organic foods selection) from conventional supermarket operators,
special attention is given to the potential sites selected for these unique operators. Conventional grocery operators, such as Safeway and Giant Food, have
considerably smaller trade areas, due to their generic offerings and the presence of more competition. Conversely, a Whole Foods, The Fresh Market, or Trader
Joe’s experiences much larger trade areas with their destination type format. Throughout the computer-gravity model process, MTN Retail Advisors carefully
weighs the ability for each facility to attract customers beyond the typical two or three-mile trade area.
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