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BLUFFDALE CITY COUNCIL
SPECIAL MEETING AGENDA
Wednesday, April 10, 2019
Notice is hereby give n th at the Bluffdale City Council w ill hold a specia l m eeting Wednesd ay, April 10, 2019, at the Bluffdale City Hall,
2222 West 14400 South, Bluffdale, Utah, schedu led t o begin promptly at 4:30 p.m. or as soon thereafter as possible. Notice is further
given that access to this meeting by the Mayor and or City Council m ay be by electronic means via telephoni c conference ca ll.

BLUFFDALE CITY COUNCIL SPECIAL BUSINESS MEETING 4:30 P.M.

1.

Roll Call

2. WORK SESSION - Economic Development
3.

(

Adjournment

Dated: April 5 , 2019
I HEREBY CERTIFY THAT THE FOREGOING NOTICE AND AGENDA WAS FAXED TO THE SOU TH VALLEY JOURNAL, THE SALT LAKE
TRIBUNE, AND THE DESERET MORNING NEWS; POSTED AT THE BLU FFDALE CITY HALL, EMAILED OR DELIVERED TO EACH MEMBER OF
THE BLUFFDALE CITY COUN CIL; 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 w it h the Am erica n with Disabilities Act, individuals need ing assistance or other services or acco mmo dation for t his
meeting should contact Bluffdale City Hall at least 24 hours in advance of this m eeting at 801-254-2200. TTY 7-1-1.

ii

BLUFFDALE
~~

EST. 1 848

~~

Economic Development Committee of the City Council
April 10, 2019, 4:30 PM

AGENDA

1.
2.
3.
4.

Welcome and Dinner
What is Feasible in Bluffdale? A Highest and Best Use Study, Zion's Public Finance
Other Topics and Future Agenda Items
Next Meeting, if needed: May 8, 2019 @ 4:30 PM

BLUFFDALE CITY COUNCIL
SPECIAL MEETING MINUTES
Wednesday, April 10, 2019
Present:

Mayor Derk Timothy
Wendy Aston
Dave Kallas
Boyd Preece
Ty Nielsen

Staff:

Mark Reid, City Manager
Grant Crowell, City Planner/Economic Development Director
Bruce Kartchner, Administrative Services Director
Caitlyn Miller, Senior City Planner
Vaughn Pickell, City Attorney
Matt Montgomery, City Intern
Trevor Andra, Assistant City Engineer
Jennifer Robison, Senior City Planner
Gina Miller, Deputy City Recorder
Wendy Deppe, City Recorder

Others:

Benj Becker, Zions Public Finance Representative
Mark Bell
Todd Greene

BLUFFDALE CITY COUNCIL SPECIAL BUSINESS MEETING

Mayor Derk Timothy called the meeting to order at 4:44 p .m.
1.

Roll Call.

All Members of the Bluffdale City Council were present with the exception of Travis Higby, who was
excused.

2.

WORK SESSION - Economic Development.

Benj Becker, from Zion' s Public Finance, was present to discuss what is feasible in Bluffdale from the
Highest and Best Use Study. The first statistic highlighted was the median age in Bluffdale of 26.2
years. He noted that the national median age is 36 and Utah' s is 30. Mr. Becker then pointed to the
median household income of $105,391 , which is the highest of the five he compared in Salt Lake
County. He felt that future retailers and businesses should be aware of these desirable statistics.
Mr. Becker presented a map of Salt Lake County and their respective household sizes. He noted that
the household sizes in older neighborhoods tend to be smaller. This could be due to established growth
as well as the rising cost of the homes in these areas.
Mr. Becker presented the change in population from 2019-2040 as projected by the Gardner Institute.
He stated that the Wasatch Front Regional Council (WFRC) anticipates that if the current plaiming
goes forward unchecked, by 2042, they wil l run out of developable land. This assumes that the 30,000
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acres identified as developable are still held in check by Rio Tinto. This population study shows that
cities need to consider redevelopment of existing areas and other measures to support growth.
Mr. Becker explained that the State estimates Bluffdale's population will increase by 15,026 people
from 2020 through 2060. A population of 15,026 translates to approximately 3,750 households based
on the cmTent household size in Bluffdale. If all of the homes were on 15,000 square foot lots, Bluffdale
would need 1,500 acres of land. The 1,500 acres accounts for roads, neighborhood parks, and churches.
If lot sizes were smaller at 5,000 to 10,000 square feet, the City would need 475 or 990 acres,
respectively . Assuming the largest estimated average acreage at 1,500 square feet, Bluffdale would
need 2.3 square miles to accommodate this population growth. Bluffdale is currently l 0.2 square miles
in size. This is remarkably different from other cities in Salt Lake County because this growth appears
to be manageable and the other cities analyzed project more growth. This gives Bluffdale the option
to provide large lots and consider a variety of housing types.

Mr. Becker displayed statistics regarding affordability. The data showed comparisons between
Northern Utah counties as well as large cities such as P011land, Phoenix, and San Francisco and housing
verses income ratio. This ratio comes from taking the median household price and dividing it by the
median household income. The higher the ratio is, the less affordable the area becomes. Salt Lake
County had a ratio of 3 .26 18 years ago and is now at 4.03. Mr. Becker suggested taking these ratios
to employers who may be considering competitive markets such as Denver and Las Vegas. He then
explained how employers in more expensive cities are not accounting for the cost of living, which
forces families to move to less expensive areas. Bluffdale's ratio is currently higher than Salt Lake
County at 4.32. He believes this may be due to Bluffdale's large lots and newer homes.
Mr. Becker explained the definition of highest and best use and specified four criteria that are
considered. The first involves what is physically possible. For example, a city would not place a
supermarket on a sloped site or a day care next to a prison. The second criteria is what is legally
permissible, such as what lots are zoned for. The third criteria addresses what is financially feasible.
A development is considered financially feasible if it creates even $1 of profit. The last criteria is what
is maximally productive. A project that is less expensive but provides a larger profit margin after being
complete is preferable to something that doesn' t provide as much profit in comparison to cost.
Mr. Becker provided an example of a project that demonstrates the cost of a project compared to the
revenue it would generate in Weber County. The capitalization rate provides the rate of return the
developer will have on a project. The lower the rate, the less risk. Lower rates create higher value
whereas higher rates are riskier. The office development being analyzed in Weber County had 11 %
profit, which would not be enough to justify the project. From this point they would determine if there
is another use for the land and do the same comparison. Developers profit the most from multi-family
projects compared to alternative options in the scenario presented. He presented comparative scenarios
to show how much sales tax revenue would come from an office versus a hotel on the same parcel of
property. Perhaps a city would view these profits and try to find a way to make the plat of land more
desirable to the developers .
Economic Development Director/City Planner, Grant Crowell, asked about people moving into
residential areas who will want to utilize retail. Mr. Becker stated that if something becomes a
2
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residential project, the potential for retail of neighboring sites would increase. The demographics of
the local neighborhood would raise the rents of the retail zone. He noted that this number is also
quantifiable.
Mr. Becker was aware that Bluffdale is very interested in retail and addressed how retail needs are
impacting plaiming efforts. He presented national statistics relative to the claim that there is a 40%
growth with retailers who have no physical presence. The numbers are from 2014 through 2016 and
have likely increased. The nation experienced its largest number of store closings in 2017 at 7,128.
However, they also had the greatest number of store openings. Consumer spending, job growth, and
the economy are doing well but retail trends are changing significantly. Retailers are adjusting their
inventory to change weekly as opposed to seasonally to encourage customers to come into the store.
Mr. Becker explained that the reason TJ Maxx is so successful is because each store has different
inventory and it is constantly being transitioned in and out.
Businesses such as Uber Eats are changing the way retailers handle business such as considering more
space and manpower dedicated to delivery and online pickup orders. This also happens to be less
expensive for the restaurant.
Grocery stores are doing well so far in 2019 although their business plans are also evolving. They need
less space for shopping and more for warehouse and distribution. Automobile services, eateries, and
experience stores are all doing well.
Stores faring poorly are clothing stores, toy stores, jewelry stores, and department stores because they
are competing with online shopping.
Retailers are currently looking for strong traffic counts with multiple points of access as well as growing
population counts in the 0.5 , 1.0, and 3.0-mile radius. Daytime populations are desirable to retailers,
which is a big change over the last 5 to l O years. Retailers are also looking to develop near destination
locations such as parks and stadiums.
Mr. Becker displayed specific requirements of various retailers such as the population they require, the
square footage, and parking requirements. He then showed the specific impact of various retailers
based on their average sales per square foot. Costco and Shopko require a lot of land, but Costco
provides a fiscal impact to the City of $761,250 while Shopko provides only $38,400. He identified
the impact of Wendy' s verses Burger King, which have a fiscal impact of $4,480 and $2,240,
respectively.
Mr. Becker presented revenue from commercial and residential uses for Bluffdale City including
property, sales, and population distribution. This showed the projected revenue of each of these types
of developments in the City. Boyd Preece asked what the current population distribution is in Bluffdale
City. Mr. Becker responded that for every person, the City gets between $98.50 and $103.00 in sales
tax. Mr. Crowell asked if the numbers displayed were total tax paid by retailers. Mr. Becker explained
that the taxes shown include only those portions of taxes that were to go to the City. Administrative
Services Director, Bruce Kaiichner explained that when a new retailer comes in it takes 18 to 24 months
before the revenues from a prope11y tax standpoint. Mr. Crowell pointed out that there are several
3
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parameters that effect these numbers and can multiply them based on population density and other
nuances.
Mr. Becker explained that hotels are a major opporiunity for Bluffdale and are in demand. Recession
tends to cause lower hotel visits, but there are no signs of a local recession at this time. He also
explained that Utah has measures in place to prevent recession. He stated that a hotel only becomes
more desirable with good location and access. In order for office space to be viable, it needs freeway
visibility and access for Class A users. Lehi and Sandy cities are becoming more expensive, which
allows Bluffdale to utilize its freeway presence for office spaces. Developers are finding that they are
overbuilt on much of their retail. This is not applicable to Bluffdale because there is not much retail.
He then referred to the developer of The Ranch project who repo11ed that he surveyed 800 projects and
moved on only seven of them the previous year, which demonstrates that careful platming is done by
the developer.
Mr. Becker explained that Bluffdale can put planning practices in place and utilize economic
development tools . He also suggested CRA (previously RDA), TRZ, and PID. He offered to send
Mr. Crowell a database of approximately 15,000 national retailers who are actively watching the
market. Bluffdale can call these retailers and ask what the City can do to attract them.
Ty Nielsen asked Mr. Becker if a TOD is the same as a TRZ. Mr. Becker explained a TOD is a Transit
Oriented Development or a development that is focused on the users providing transportation. A TRZ
involves tax income and financing, which allows to reimbursement and development for transit specific
improvements. Mr. Crowell identified specific areas in Bluffdale that are considered TODs.
Mr. Crowell reiterated a situation invoiving a retailer who wanted a specific development or population
near them and asked ifthere was a way to quantify the cost of developing what the retailer wanted with
the potential revenue they would provide to the City. Mr. Becker explained that the database he is
providing to Mr. Crowell will have a way to figure in these costs. He felt it was a good idea to look at
a third-party architectural review to see if it is a good fit for the City and State. The primary concern
of developers is profit so it is beneficial to have a balance of a third party.
Ty Nielsen asked how you can get retail before density comes to attract more people to live near the
retail area. Mr. Becker stated that utilizing the CRA helps dictate how and when the developer will be
paid, which is an incentive to them.
Boyd Preece asked about advantages outside of the boxes that are typicall y checked when retailers look
into a location. He gave an example of perhaps stocking a reservoir with fi sh and marketing it to a
Bass Pro Shops store. Mr. Becker stated that every city is trying to do something to differentiate
themselves to retailers and if Bluffdale has something to offer it would be a good way to attract a
retailer. However, if it is going to provide more profits elsewhere, the retailer will go where profits are
higher.
Mr. Becker explained that if Bluffdale can get aggressive with their key sites, they could be successful.
This will build an awareness of Bluffdale and then they can begin building on smaller sites in the City.
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C ity Manager, Mark Reid, asked how the City can ensure retailers that their key sites are something
the City desires for its residents. Mr. Becker explained that zoning is the best way to ensure that the
City gets the type ofretailers. He believes the removal of the prison w ill allow people to view Bluffdale
111 a new way.
Mr. Reid asked how Bluffdale could attract new retailers outside of what is already around the County
and State. Mr. Becker reiterated the database of retailers that wi ll show where current retailers are and
are not. This can give the City a reason to contact these retai lers and make a proposal to them. These
markets sometime expand quickly and they do not always know where their best markets are so going
to them with demographics can help them be attracted to the City.
Mr. Crowell asked the Council to let him know if there is a topic they would like to cover at the
following meeting. If something needs to be covered, he asked the Council to let him know. He also
proposed the possibility of taking one month off

3.

Adjournment.
ting adjourned at 6:00 p.m.

We

Approved: May 22. 2019
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