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BLUFFDALE CITY COUNCIL
BLUFFDALE CITY PLANNING COMMISSION
SPECIAL JOINT MEETING AGENDA
Wednesday, April 14, 2021
Notice is hereby given that the Bluffdale City Council and the Bluffdale City Planning Commission will ho ld a special joint
meeting Wednesday, April 14, 2021, at the Bluffdale City Hall, 2222 West 14400 South, Bluffdale, Utah, scheduled to begin
promptly at 5:00 p.m. or as soon thereafter as possible. This meeting will also be broadcast live t o the public at:

www.bluffdale .com

Notice is further given th at access to this meeting by the Mayor and or City Council may be by electronic
means via telephonic conference call.

BLUFFDALE CITY COUNCIL AND PLANNING COMMISSION JOINT BUSINESS MEETING 5:00 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: April 9, 2021
I HEREBY CERTIFY THAT THE FOREGOING NOTICE AND AGENDA WAS FAXED TO THE SOUTH VALLEY JOURNAL, THE SALT LAKE
TRIBUNE, AND THE DESERET 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 w ith 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 thi s meeting at 801-254-2200. TTY 7-1-1.
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Economic Development Joint Work Session of the
City Council and Planning Commission
April 14, 2021, 5:00 PM

AGENDA

1. Welcome and Dinner
2.

Bluffdale Economic Development Data, Benj Becker, Zion's Public Finance

3. Update on City-Owned Redwood Properties RFP
4. Update on Design Standards Update
5. Future Meeting Date (May 12} and Potential Topics

BLUFFDALE CITY COUNCIL
BLUFFDALE CITY PLANNING COMMISSION
SPECIAL JOINT MEETING MINUTES
Wednesday, April 14, 2021
Present:

City Council:
Mayor Derk Timothy
Wendy Aston
Traci Crockett
Jeff Gaston
Mark Hales
Dave Kallas
Planning Commission:
Debbie Cragun

Staff:

Mark Reid, City Manager
Grant Crowell, City Planner/Economic Development Director
Todd Sheeran, City Attorney
Bruce Kartchner, Administrative Services Director
Natalie Hall, Emergency Preparedness Manager
Shane Paddock, Public Works Director
Warren James, Fire Chief
Michael Fazio, City Engineer
Jennifer Robison, Senior City Planner
Ellen Oakman, Associate City Planner
Wendy Deppe, City Recorder

Others:

Benj Becker, Zions Finance

BLUFFDALE CITY COUNCIL AND PLANNING COMMISSION JOINT BUSINESS
MEETING
1.

Roll Call.

Mayor Derk Timothy called the meeting to order at 5:00 p.m.
All members of the City Council were present.

BLUFFDALE CITY COUNCIL AND PLANNING COMMISSION ECONOMIC
DEVELOPMENT JOINT WORK SESSION
1.

Welcome and Dinner - Grant Crowell.
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2.

Bluffdale Economic Development Data, Beni Becker, Zions Public Finance.

Benj Becker from Zions Public Finance explained that Zions Public Finance is a subcontractor to
the entity that is doing Bluffdale's General Plan. They help determine if land use decisions are
grounded in economic realities. Mr. Becker reviewed the previous presentation given that focused
on what is moving the market. He presented slides showing U.S. economic statistics. Mr. Becker
was asked if the economic slope shown will continue to increase. Mr. Becker explained that it is
predicted that it will increase more significantly that it has over the past five years.
Mr. Becker explained that since year 2000, the need for retail space has declined due to online
retail. CmTently, 15 square feet per capita is needed for retail spaces. This indicates that there will
be about 140,000 square feet of space that is obsolete as of 2020.
Mr. Becker was asked about sales tax collection and online retail and if the various State and
district taxes will impact online sales negatively for businesses trying to compete online.
Mr. Becker explained that there may be some hindrances in the form of delivery costs and
exchanges, but that competition online is important.
Mr. Becker presented a slide showing the changes in taxable sales from 2019 to 2020. During the
pandemic, many areas lost revenues due to a lack of people coming in from outside to shop and an
increase in online shopping. Communities where people stayed and made purchases within their
communities did well.
A Slide exhibiting the monthly taxable sales from 2019 to 2020 for Bluffdale specifically was
shown. Mr. Becker asked the Council if the number of per capita annual sales in relation to other
cities was surprising to them. It was reported that Bluffdale has enough businesses and home
development to be competitive.
Slides were displayed showing that car and truck sales have decreased since 2018 while boat and
RV sales have increased. Mr. Becker showed an example of retail sales and development in
Cottonwood Heights. He explained that in Salt Lake County in 2020, online sales taxes were
nearly $4,000 per person. He explained that if you multiply that amount by a four-person
household, it would total $16,000. One-half of 1% is what Bluffdale would have received. He
explained that if you consider it for an entire neighborhood, it can offset the loss of brick and
mortar retail sales taxes. Currently, it is recognized that there can be an additional revenue source
from online sales in residential areas and it changes the way development is done.
Mr. Becker explained that secondary locations will be repurposed. Class A locations have healthy
median incomes, strong daytime populations, healthy traffic counts, and a growing residential
populace. He explained that there is a shift in retail from the east side to the west side as they
follow the money and population per acre. Flexible designs for retail are important. This could
include permit pick-up, drive-thrus, multiple use types, and mixed-use. It is also important to be
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in proximity to residential and employment support. Many businesses are changing the way their
spaces are designated with more outdoor space, pick-up areas, and convenience in focus.
Mr. Becker exhibited a slide illustrating the crash in hotel occupancy from 2019. There is currently
only about 20% occupancy in Salt Lake City. New hotel development occurs at about 75%. Full
resort and spa hotels have taken the biggest losses while business and economy hotels have
rebounded better.
A slide was shown exhibiting the City's property taxes from different property types/uses and what
is being generated on a per-acre basis. Mr. Becker explained how sales taxes and population
distribution affect this. He cautioned that while this is good infonnation to have on hand when
making development decisions, there are also many secondary factors to consider.

An example of the requirements of a new grocery store was displayed. They include population,
Area Median Income ("AMI"), and population growth. If an area meets these minimum
requirements, the grocer moves to another set of requirements including competitor location and
services, disposable income, location of population growth, and ease of access. A slide was shown
of the estimated population by radius in the greater Bluffdale, Riverton, Draper, South Jordan, and
Herriman region. The population from one to three miles and three to five was shown in green on
a map displayed. In this category, the City would not qualify for this specific grocery store. They
would have to see something significantly better to consider it. The AMI in the area is higher and
may be enough to warrant a second look at the site. Surrounding undeveloped areas are considered
a desert since population cannot be pulled from these areas unless there are significant plans
coming forward. Some retailers, however, may recognize that it may not work for a grocery site
but the potential traffic may benefit a restaurant, convenience store, or fitness studio. Some grocery
stores may be willing to take a risk if they are a niche market.
City Planner/Economic Development Director, Grant Crowell reported that staff spoke to a group
the previous week that is looking at store construction two to three years out. If something were
spelled out in the General Plan showing how an area is planned to be developed, it would allow a
developer to better plan and detennine if there is a fit. Mr. Crowell stated that site selectors are
astute and have access to a large amount of data. His opinion was that they are looking for
entitlements and not just general planning.
Mr. Becker explained that the Independence area is attractive to developers because there are new
homes, good incomes, and families . From a retail perspective, there is a barrier since there is a
Harmons and a Walmart close by in Draper. Removing barriers that could potentially impact
where the key demographics are located is something retailers look for. With the higher density,
residents typically make decisions based on convenience and choice. With respect to grocery
choice, decisions are primarily based on convenience.
Mr. Becker explained that not all grocery stores have the same criteria. He stressed the importance
of removing all possible barriers and exposure characteristics. If economic tools are used, the City
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should ensure that the benefit to the developer flows through to creating a more desirable site for
a retailer. He explained that a seller might go to a site ifthere are other amenities or development
benefits that could come through economic development tools. He explained that Class C locations
will go first and some still exist in competitive markets.
With regard to a question raised about 2700 West, Mr. Crowell stated that if the City decides that
Redwood Road and Bangerter Highway is Class A, a decision would need to be made about 2700
West and Bangerter Highway where there is no interchange. In the process, there have been
indicators from the market that it is not supporting other traditional retail there. Mr. Becker
commented that Class A retail locations are somewhat limited and there is the ability to be
somewhat patient since the City's retail sales per capita look healthy compared to other cities.
Mr. Crowell stated that there have been numerous inquiries for office flex space. Industrial space

is in high demand but is not necessarily what the City is looking for in certain places in the
community. Mr. Becker commented that if the City's vision is diversified tax base, job growth,
and availability of services for residents, he did not think the City should feel pressure to
accommodate the uses that are very popular. He suggested that City consider the alternatives and
the impact of waiting a few years as well as the potential secondary benefits.

3.

Update on City-Owned Redwood Properties Request for Proposals ("RFP").

The City previously sent out the Redwood properties Request for Proposals ("RFP") to a few dozen
potential contacts. They received three detailed responses. Staff was working to evaluate them
and get information to the Council.
It was noted that the plan is to vet them with staff and bring recommendations back to City Council.
It can, however, also be done in a different way. The Council was asked if they wanted to see the
raw information immediately. Mayor Timothy stated that it would be nice to have the raw data
and asked that it be sent to the Council. It was determined that more conversation would be needed
later.

4.

Update on Design Standards Ordinance.

Mr. Crowell reported that staff was working with the Planning Commission on the Design
Standards update that began last October. The hope was that at the April 21 meeting, the Planning
Commission can make additional progress and potentially provide a recommendation to the City
Council.
5.

Future Meeting Date {May 12) and Potential Topics.

The next Economic Development Meeting was scheduled for May 12.
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6.

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).

There was no Closed Meeting.

7.

Adjournment.

The Economic DeveloP.

t Meeting adjourned at 5:53 p.m.

Approved: May 12, 2021
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