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INTRODUCTION

In March of 2007, Wickstrom Economic and Planning
consultants completed a study titled “Salt Lake County
Redevelopment Agency Preliminary Analysis”. The report
was commissioned to evaluate all possible redevelopment
and economic development project areas in the Kearns,
Magna and Millcreek areas of the County and then to
prioritize them based on where County investment could
produce the greatest positive impact.

Opportunities in the unincorporated Salt Lake County for
urban and community development financing tools that
would enhance development potential are categorized by
the report as level one, level two, or level three priorities
based upon the need for public investment of the potential
for having the greatest positive impact on the area. Level
one immediate opportunities with the greatest need and
the highest probability of success were identified for
further review and analysis.

BACKGROUND

The Kearns Area , is defined as the area west of 40™ W,
south of 47" S, primarily east of 5600 W, and north of
6200 S. Kearns also includes an area west of 5600 W,
south of 5400 S, north 6200 S with a boundary at approx
6400 w. Kearns is bordered on the north and west by
West Valley City, on the east by the city of Taylorsville,
and on the south by West Jordan City. Based on the
Wickstrom report, the correct population of Kearns is
estimated to be 32,644 persons and 8,813 households.

The population in the area is expected to increase to
34,311 persons by 2020 for an average annual growth
rate of 0.33%. The anticipated average growth rate for
Salt Lake County as a whole is 2.2%. The reason for the
relatively marginal growth rate in the Kearns area is due in
fact to the area is essentially built out, with little vacant
developable land. There are estimated to be only 76
vacant or underutilized acres in Kearns, which represents
3% of all acreage and 11% of all non-residential acreage.
The primary vacant and underutilized parcels located in
Kearns are located at the intersection of 4700 South and
5600 West, across the street from the new Newspaper
Agency Corporation facility in West Valley City.

Average household income information collected during
the census inflated to 2003 based on inflationary factors
published by the US Bureau of Labor Statistics, is:
Kearns area is $49,811; Salt Lake County is $49,003; the
state of Utah is $46,709.

The area has historically been used for industrial type
purposes, which has now been overtaken by increasing
urbanization.

There are several EPA regulated sites in Kearns and they
include Ready Made Builders Supply, Hallmark Cabinets,
Peck Striping, SPS Technologies, Ellis Industries and
Harbor Excavating. Some of which are within the
industrial area, but almost all of which are located along
4700 South.



PROJECT AREA

The Wikstrom Report determined the area with the
greatest potential for revitalization in the Kearns area is
the area bounded at the corner of 5600 West and 4700
South. The area was identified as priority one level area
for redevelopment

This corner is currently the location of several parcels of
irregular shape and limited access to 4700 S. There is
also and active rail line which bisects the area.

Redevelopment of the area to more intense development
could involve industrial, distribution center, retail or mixed-
use development. Redevelopment activities should focus
on correcting irregular parcel shapes, combining parcels
to create areas for new uses and correcting infrastructure
deficiencies. There were several discussions with
property owners in the area to identify opportunities for
improvement and enhancement of their property values
and functional activities. These discussions were

undertaken with property owners, the Kearns community
representatives as well as the surrounding adjacent
neighborhoods.

The existing major regional assets in the area are the
Olympic Ice Skating Oval and the Kearns Recreation
Complex. The Oval represents a significant investment,
which attracts skaters from all over the world. In addition
to lessons, training, and public skating at the Oval, the
Oval regularly hosts world cup competition in competitive
events. In addition to the world class ice-skating oval, the
area includes the Kearns Recreation Center, parks,
Kearns High School, the Special Improvement District
Offices, OrePac Distribution facility, Public Health Center
and Newspaper Agency Corporation, Frito Lay, West
Valley Amphitheater, Legacy Center Smith
Grocery/Lowes anchored shopping center at 4100 South
5600 West. So far, this has not developed any synergy
with retail and restaurant or entertainment development.
The area lacks restaurants, family-style restaurants, and
other neighborhood-focused amenities.
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TRANSPORTATION ROUTES

5600 W, 4700 S and 6200 S are area collector streets
which carry relatively high volumes of traffic. The
transportation network internal to the Kearns area is
limited to neighborhood streets, which are not
appropriate for commercial traffic. The industrial area,
formerly known as Camp Kearns, has no dedicated
streets or improved streets. 5600 West is currently
being widened. Currently, an Environmental Impact
Statement is being developed with community input for
the Mountainview Corridor which contemplates a
north-south freeway and transit route. See the
following exhibit “Transportation Routes” on the
following page.

The proposed placement of interchanges on the
Mountain View Freeway will not enhance economic
development opportunities at the corner of 4700 S and
5600 W. The area will have only indirect access.

In March of 2008, the Wasatch Front Regional Council
added the Mountain View Corridor transit route to the
Long Range Transportation Plan. The implementation
of the Locally Preferred Alternative shall be in three
phases. Phase 1 (2008-2015) will provide a Type 3
Bus Rapid Transit line in 5600 West (present preferred

alternative) from 2700 South to 6200 South. Phase 2
(2017-2025) will extend the Type 3 BRT north to the
North Temple Line serving the airport and south to the
Mid-Jordan Light Rail Line. Phase 3 (2026-2030) will
convert the Type 3 BRT to a fixed rail line. UDOT is
expected to donate the State-owned right of way for
the portion of 5600 West and UTA will have to
purchase the remaining right of way.

The Garfield Railroad Line could possibly be an
alternative right of way south of 4700 South or a future
branch line that would better serve the Olympic Oval
and Kearns Reaction Complex as well as other points
south.

The intersection at 5600 West and 4700 South is a
good location for a Bus Rapid Transit/Light Rail Transit
station due to east-west bus routes and the potential
for transit oriented development. The “Potential Bus
Rapid Transit or Light Rail Station Configurations”
exhibit, indicate what the possible layout and location
of the stations could be located if the route were to
follow either 5600 West (Option 1) or the Garfield
Railroad Right of Way (option 2).
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COMMUNITY INPUT MEETINGS

There were several discussions with property owners, the Kearns community representatives as well as the surrounding
adjacent neighborhoods in the area to identify key issues, problems, opportunities for improvement and enhancement of
property values and functional activities. Based on the input of these meetings and the Salt Lake County Planning and
Public Works Departments, the following Goals and Objectives were derived.

Goals and Objectives

Mitigate land use conflicts of some of the present non-residential uses with respect to the surrounding residential
neighborhoods, especially truck traffic

Utility improvements, including storm drainage

Improve vehicular access and provide dedicated and make necessary street improvements

Improve ability to reach economic development potential

Help with erratic parcel size and configuration

Mitigate the many existing conditions that inhibit private sector reinvestment in the area.

Improve tax revenue base

Improve visual/urban design character of area

Create opportunity for commercial/restaurant services that serve the community

Encourage development commensurate with opportunities of location / development in adjacent surrounding
communities and take advantage of the fact that the single largest area with redevelopment potential in the Kearns
area.

Develop development that creates synergy with the Olympic Oval and Kearns Recreation Center Complex

Based on the findings with respect to existing conditions, problems, and opportunities, the following alternative
redevelopment scenarios were developed and analyzed with pros and cons.



INDUSTRIAL — SCENARIO A



INDUSTRIAL — PHOTOS
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MIXED USE - PHOTOS
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SCENARIO A — PROS & CONS
PROS

More intense development to match
opportunities for intersection of 4700 South
/ 5600 West

Potential Transit Supportive development
Development must be on dedicated streets
Enhance ability of private sector to obtain
development financing

CONS

Little changes to industrial area

Existing conditions not conducive to private
sector reinvestment.

New development would not justify tax
increment financing repayment

Little incentive for change if the entire area
does not change form only marketing
advantage is low rental rates or low sales
price

Conflicts with adjacent residential
neighborhoods

Continued poor vehicular access without
major overhaul

Improvements for necessary fundamental
changes are too costly for public and private
sector to achieve

Not a long-term solution to basic problems
of the industrial area.
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BUSINESS PARK — SCENARIO B
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BUSINESS PARK — PHOTOS
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SCENARIO B — PROS & CONS
PROS

CONS

Potential Transit Supportive development
west of railroad tracks

More intense development to match
opportunities for intersection of 4700 South
/ 5600 West

Create entirely new industrial/business park
development to warrant infrastructure
improvements

Totally new streets, vehicular access,
utilities, and infrastructure.

Develop as a public / private partnership via
tax increment financing

Develop as a “planned unit development”
with development guidelines

Timeframe for Transit Oriented
development beyond 2015, when Bus
Rapid Transit Line is implemented.

Displaces existing property owners and
tenants that cannot afford new rental rates
or development costs

Serves only a portion of retail / restaurant
needs of community.

Not most intense development.

Must properly buffer adjacent
neighborhoods.

Must prevent traffic impacts on adjacent
neighborhoods.

Relatively low density business/industrial
park development does not maximize
“highest and best” potential

Aggregation of land required.
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TRANSITIONAL — SCENARIO C
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RESIDENTIAL — PHOTOS

19




20




21



SCE

PRO

NARIO C — PROS & CONS

S
Greater potential for retail/restaurant
development serving needs of Kearns
Greater potential for Transit Supportive
development west of railroad tracks
More intense development to match
opportunities for intersection of 4700 South
Upgrade “transitional” industrial/business
park development to warrant infrastructure
improvements
Totally new streets, vehicular access,
utilities, and infrastructure.
Develop as a public / private partnership via
tax increment financing
Develop as a “multi-family planned unit
development” with development guidelines
Could be developed to include existing
major businesses such as Prolux/Pacific
Crest; Hallmark Cabinets and Condies
Foods
Higher density residential development
could serve as a good buffer for adjacent
neighborhoods

CON

Additional residential development supports
addition of retail/restaurant development
Increase in retail / restaurant jobs to
community

Timeframe for Transit Oriented
development beyond 2015, when Bus
Rapid Transit Line is implemented

S

Displaces many existing property owners
and tenants that cannot afford higher rental
rates or development costs

Must be careful to properly buffer adjacent
residential and mixed used development
from Industrial

Must not allow commercial traffic into
neighborhoods

Relatively low density business/industrial
park development does not maximize
potential uses
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No financial assistance to private developer
if increase land value of “transitional”
industrial enables transition to higher
density residential (RM/PUD) or
Business/Industrial Park development due

to lack of tax increment financing at a later
date.

Aggregation of land required

Existing businesses to remain must make
infrastructure improvements

(Public / Private)
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MIXED USE — SCENARIO D

24



TRANSIT ORIENTED DEVELOPMENT
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MIXED USE - PICTURES
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SCENARIO D — PROS & CONS

PROS

Maximum potential for development to
serve retail/restaurant needs of Kearns
Maximum potential for transit supportive
development

Most intense development to match
opportunities for intersection of 4700 South
/ 5600 West

Create major new impact development to
warrant infrastructure improvements
Totally new streets, vehicular access,
utilities, and infrastructure.

Develop as a public / private partnership via
tax increment financing

Development can be compatible with
adjacent uses

Additional residential development supports
addition of retail/restaurant development
Increase in retail / restaurant jobs in
community

Potential increase in value and desirability
of adjacent neighborhoods.

Timeframe for Transit Oriented
Development is 2015, when Bus Rapid
Transit Line is implemented.

CONS

Displaces existing property owners and
tenants that cannot afford higher rental
rates or development costs

Must be careful to properly buffer adjacent
neighborhoods

Must not allow commercial traffic into
neighborhoods

Aggregation of land required
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RECOMMENDED PLAN

28



RECOMMENDED PLAN

Due to the magnitude of the problems in the area and the
extent of non-compliant development over a long period,
revitalization of the Kearns Area under any of the
Scenarios would be very challenging. It is not possible for
the private sector alone to revitalize this area. Based on
all of the preceding information and assumptions, the
Recommended Plan is Scenario C. The Recommended
Plan represents the greatest opportunity for this area of
the County to realize the major economic revitalization of
an area. It could, in fact, become a cornerstone for the
entire Kearns Community in terms of creating a
destination point involving the Skating Oval and the West
Valley City Amphitheatre. It represents a balance — while
maximizing the development potential of the project area,
it enhances some of the key landowners with successful
businesses due to major investment in facilities and/or
equipment. This scenario also represents the greatest
challenges and the greatest hardship for some of the
existing property owners. It represents a great opportunity
to develop a transit oriented, mixed-use development that
could be a signature development for the area. It could
also help spur redevelopment in surrounding areas to the
west and north.

Key Elements of the Plan

Having a Bus Rapid Transit/Light Rail Transit Station

at or near the intersection of 4700 South and 5600 West is
the key to a unique redevelopment opportunity. Salt Lake
County needs to create a future land use pattern that
warrants a BRT/LRT station.

An Urban Renewal Project Area does not create
economic development; it only focuses it. A Transit
Station is a way to focus this development. Though the
development of the West-Side Corridor freeway will not
have any direct influence on the economic development
potential of the project area, the potential of the light rail
down 5600 West and/or branching off onto the Garfield
line, could present major opportunities.

According to the “Envision Utah Wasatch Front TOD
Guidelines,” Transit Oriented Mixed-Use Development
is defined and designed to:

Promote a diversity and mix of uses including: quality
residential, office, commercial, open space, public and
private facilities, and institutional land uses.
Encourage quality urban design with a mix of activities,
through a pedestrian oriented environment by
providing for an active community life.

Create a compact development pattern and increase
the number of residents and workers within walking
distance of transit opportunities.

Create a “critical mass” of residents, shoppers,
workers, community oriented retail and restaurants.
Promote a walkable, safe, attractive and comfortable
environment for the pedestrian and bicyclist, thus
reducing auto dependency.

Provide pedestrian scale urban developments with
linkages between developments and the surrounding
neighborhoods.
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Create a focal point with Community Identity for the
Kearns area.

Create an activity node and urban park to facilitate
interaction with all elements of the community

Manage parking and vehicular access in a manner that
enhances pedestrian safety and pedestrian mobility;
protect existing neighborhoods; mitigate land use
conflicts.

Another key is that higher-density residential
development represents not only economic development
of the area but also creates an adjacent critical mass of
customers for the retail, commercial and office uses of the
potential development. Multi-family residential, with
emphasis on ownership, would add residents that would
identify with the Kearns Community and invest in its
quality of life and activities. This higher density residential
development would also serve as a buffer to existing
neighborhoods and the scale of development would allow
for “self-contained” developments with residential
amenities and open space.

Strip retail and commercial development, based on street
traffic, is not viable along 4700 South. The Mountain West
Freeway will not directly enhance the project area
because there is no direct freeway access. The object is
not to have merely strip commercial development along
4700 South, but to create a development that is capable
of creating synergy between the Olympic Oval, the
Recreation Facility, and Amphitheater The project area
must be perceived as a destination development

This site becomes the place to visit in conjunction with
planned activities when going to recreation facilities and

events, which therefore, takes advantage of a regional
audience as well as the residents and workforce in the
surrounding community. Furthermore, additional housing
would also help support specific retail development such
as restaurants, ice cream parlors, coffee shops, etc. that
the Kearns Community desires.

With respect to the Pipe and Tube property , though it
has great visibility on an active intersection, it will only
have right-in and right-out access because of the
BRT/light rail station and limited access arterial that 5600
West has become. We believe that this leads to mixed-
use mid-rise office development as the highest and best
use. This could be a signature structure equal in visual
impact and character as the Newspaper Agency Building.
It could possibly residential units above it. The ground
floor could have supportive retail that serves the offices
and/or the residential units above it. The people would
then, in fact, be knowledgeable about access. We do not
believe the potential of this corner could be reliant on
vehicular traffic.

IMPLEMENTATION STRATEGY

The key to the success of this project will be a coordinated
effort between the public and the private sector in the
truest sense of the word because individually, they could
not accomplish what needs to be done. Economic funding
for the complete revitalization of the area, aggregation of
land, and relocation of existing businesses is a major
undertaking, requiring numerous funding sources,
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including private sector moneys, Community Development
Block Grant (CDBG) funds, public works funds from the
County’s capital budget and Redevelopment Agency
Urban Renewal Project Area tax increment funds. In
addition, we think that because some major businesses
plan to stay, they still need to participate in the betterment
of the area in terms of infrastructure. Therefore, we
recommend that a Special Improvement District (SID) be
investigated to help pay for some of the infrastructure
improvements.

The scale and magnitude of public and private investment
to redevelop the Kearns Project Area will require
significant effort. The unusually poor size and
configuration of the parcels, lack of infrastructure,
environmental hazards, and inadequate traffic systems
are all major obstacles to redevelopment of the area.
Negative impacts on the surrounding neighborhoods is
also a major concern.

It is doubtful that the private redevelopment of the area
can be carried out without the creation of an Urban
Renewal Area (URA) to coincide with the boundaries of
the study area. The leveraging of private funds with public
dollars invested in redevelopment is always controversial;
however, it is often essential to attract private investment
into an area. This will be the major issue in evaluating the
justification for public assistance to leverage real estate
market conditions and economic trends.

Redevelopment agencies typically become involved in
projects where extraordinary obstacles exist that need to
be overcome in order to attract private investment. In the

Kearns Project Area there exists obstacles that the private
sector could not alone mitigate. Because of the need to
aggregate the small irregularly shaped parcels and the
need for significant infrastructure investments in the area,
the URA is preferred over the CDA in the Kearns Project
Area to maximize tax increment and to be able to use the
powers of eminent domain.

Types of Redevelopment Project Areas Authorized by
State Law

The RDA act provides for three types of areas from which
tax increment funds can be generated for investment:

1. Urban Renewal areas require a finding of blight
and allow for tax increment for all potential uses,
generate tax increment from all taxing entities and
requires approval of the Taxing Entities Committee.
Use of eminent domain is authorized under certain
circumstances.

2. Economic Development areas focus on
employment centers and allow for tax increment
from non-retail uses. Generate tax increment from
all taxing entities and require approval of the
Taxing Entities Committee.

3. Community Development areas target community
priorities and allow for tax increment from all
potential uses, generate tax increment from entity’s
own tax increment only and allows tax increment
from other taxing entities through inter-local
agreement. Also, allow state sales tax increment
may be used. Community Development areas do
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not require participation of the Taxing Entities
Committee.

Urban Renewal or Economic Development project areas

are authorized to receive both tax increment and sales tax.

The advantage of a Community Development project area
is that it does not require the approval of the taxing entity,
nor the finding of “blight”. But you do not get to use those
funds that would normally go to the other taxing entities
except by consent. Important differences between the
project area types are:

An Urban Renewal area must be established if the
primary purpose of the development is retail/sales
of goods.

Economic Development project areas are limited to
100 acres unless the TEC consents there is no limit
on the size of the urban renewal area.

A Taxing Entity Committee is not required for
Community Development project areas.

Funding for Community Development project areas

is through voluntary agreements with taxing entities.

For short term agreements, a tax increment and/or
sales tax can be received by the agency and used
for the Community Development project.

Eminent domain for non public uses can only be
used in a URA and for a period of five years after
the adoption of the plan. But only with the consent
of 70% of the project area petitioners within a
redevelopment phase or with the consent of the
property owner to be condemned.

Determination of “Blight” is not required for a CDA
or EDA.

There is no auto haircut provision so long as the
taxing entities agree and negotiate as such.

20% of the tax increment in redevelopment project
areas must be used for residential development. If
the funds are being used for residential
development within the project area, then the funds
must be used for housing that serves households
with incomes at 80% of the median income or
below. In a UDA, there is no such restriction. It
can be used for any type of housing.

The legislative authority to use eminent domain in the
study area is a significant political issue. Salt Lake
County has a Redevelopment Agency to provide the
resources to prioritize requests for redevelopment
assistance and leverage economic development with the
use of condemnation under certain circumstances. Both
of these resources will be necessary to “jump-start” the
redevelopment process in the Kearns Project area. The
designation of an Urban Renewal Area requires a formal
finding of blight and allows the capture of tax increment for
all purposes consistent with an Urban Renewal Plan for
the area adopted by the agency.

Due to the historical development of commercial and
industrial uses in the study area, environmental
constraints may impact the future development
opportunities in terms of uses and intensity. There are
properties within the study area which will require review
for environmental contamination (CERCLIS). In addition,
the EPA has identified several regulated sites as well as
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several sites which use or store hazardous waste. There
are currently no superfund sites, which have discharged
hazardous waste into the soils. The past and existing
commercial and industrial use necessitates a
comprehensive environmental assessment in order to
identify potential sites that will require environmental clean
up before they can be developed to their highest and best
use. Therefore an additional funding mechanism should
be investigated. A federal Brownfield Assessment would
allow the finding of environmental problems prior to
making additional private or public investment in the area,
and enable the transformation of the area from industrial
to mixed use. The official designation of the area from
industrial to mixed use. The official designation of the
area as a “Brownfield” project would qualify the ar ea
for additional federal grants  to identify future options to
restore the area for development.

As part of the blight analysis for this project area, a
PHASE 1 ENVIRONMENTAL Assessment should be
undertaken.

Detailed Redevelopment Plan

Due to the complex nature of the problems inhibiting
revitalization of the area, a Detailed Redevelopment Plan
is needed. The plan is needed to address the existing
unique issues and systemic problems of the area. The
solutions may be variations of Salt Lake County standards
due to extenuating circumstances. The Detailed
Redevelopment Plan would be the backbone of the
Request for Proposal(s) for developers. It would itemize

the Redevelopment Agency’s and community’s goals and
objectives for the project area. It would define the roles of
the Agency, County, Property Owners and the
developer(s). It would itemize expectations and
responsibilities of all parties. It would define the
public/private partnership and define the extent and nature
of funding mechanisms.

Since the basic infrastructure, in terms of utilities,
circulation and so forth, is so rudimentary, how these
infrastructure improvements happen will be a complicated
issue, and therefore, we recommend a specific
development plan to coordinate private and public sector
investment over time. The street network will be key to
the success of the redevelopment plan. Truck traffic must
not go through the existing and new residential
neighborhoods. The new residential traffic must not
adversely impact the existing neighborhoods. We believe
the key to this will be a new traffic light on 4700 South at
the east edge of the Project Area. This would make this
access point onto 4700 West most desirable.

The location of a Bus Rapid Transit/Light Rail Station at
the northwest corner of the Project Area is imperative. The
Detailed Redevelopment Plan would demonstrate the
County’s commitment to transit supportive development to
Wasatch Front Regional Council, the Utah Transit Agency
and the Federal Transportation Agency. The Pipe and
Tube property at the corner of 4700 South and 5600 West
IS more valuable with transit due to its vehicular access
limitations.
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Defining which parcels remain in the interim as industrial
uses is also a key issue that has to be defined. What
improvement will be required for them to remain such as
vehicular access, utilities, buffering etc. will have to be
identified. The improvements needed in order for the
business that remain to prosper will need to be identified.
How transitioning the land uses to RM or C-2 in the future
should the industrial uses chose to relocate need to be
outlined.

The requirement of a Public Park to serve new and
existing residents may be desirable. This could even be
combined with the transit center if the light rail station
were eventually located on the old Garfield line instead of
in the right of way of 5600 West.

A Detailed Redevelopment Plan is needed to establish
development and urban design standards. General
Landscaping Guidelines are a key to adding value and
desirability of the area as a place to live, work and play.

Due to the high number of small and irregular shaped land
parcels which do not front on to a public street, which
would require acquisition or condemnation, it is
recommended that new development be leveraged by the
consolidation of vacant and underutilized parcels to create
more viable-sized parcels for future development. These
parcels should be the highest priority to target for
redevelopment activities. Salt Lake County will have to
determine the best method to consolidate these parcels
using both public and private incentives. The creation of
an Urban Renewal Area (URA) would be a possible tool to
leverage the economic incentive of potential developers.

Eminent domain powers are only available in Urban
Renewal Project Areas.

Residential Buffer: Development should provide an
appropriate buffer to separate residential uses from
hazardous or offensive commercial and industrial uses.
Hazardous or offensive uses are constituted by loud noise,
smells, unsightly operations, manufacturing processing,
etc.

Mixed Use/Industrial Buffer Area: The buffer area should
be a minimum of 20 feet wide to provide adequate
screening, buffering and separation of incompatible uses.
The buffer should use a combination of distance and low
level screening to separate uses to soften the visual
impact of the commercial or industrial use. The 20 foot
buffer area may be shared between adjoining properties,
upon proof of reciprocal easements to preserve and
maintain the buffer area.

A detailed analysis of the area for blighted conditions as
required by State law has not been conducted. Because
of the severity and nature of the blighting influences
exhibited in the proposed project area, it is probable that
the area will qualify. See Appendix 1.

Market Study

To verify the economic development potential of the
project area for potential developers, a market study to
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determine development potential, timing, strategies and
performance is recommended. In addition, the viability of
establishing an overall branding strategy with the Olympic
Oval, County Recreation Center and amphitheater needs
to be addressed. This would be an additional element of
the Request for Developer Proposal.

Request for Proposal for Developer(s)

Due to the magnitude and complexity of the proposed
redevelopment effort an active not passive search for
potential developers is recommended. Selection of the
best suited developer(s) from the broadest possible base
could help enhance the chances for success. Though
there are a growing number of local developers with
experience in mixed use development, there is little
experience Transit Oriented Development (TOD). Most
of the projects have been mixed adjacent uses as
opposed to mixed uses in same structure. Most
developers specialize in one type and scale of projects,
such as retail verses multifamily housing or office.
Participation by organizations based out of state may
bring advantages and boarder experience with TOD
projects. Most importantly they may have more
sophisticated financing relationships with lending
institutions with a track record with similar projects. The
Detailed Redevelopment Plan, Market Study and Phase |
Environmental analysis would be incorporated into the
Request for qualifications/Proposal. The Redevelopment
Agency must develop a strategy and work aggressively to
market the Redevelopment Project to potential developers
and lending institutions.

PROPOSED IMPLEMENTATION SCHEDULE

2008 Redevelopment Potential Analysis & Strategy

2008 Adopt Redevelopment Strategy into Revised
County Master Land Use Plan

2009 Detailed Redevelopment Plan, Market Study, Blight
Analysis

2010 RFP for Potential Developers(s)

2011 Clearing of Land and Beginning Infrastructure
Development

2013 Begin Construction of Revitalization Effort

2015 Opening of TOD Development and BRT Station

FINANCIAL OVERVIEW

The amount of future tax increment financing to be utilized
by public and private entities in the study area cannot be
determined until all of the development costs and the
nature of the proposed development is clearly defined.
The amount of tax increment generated is dependent on
the mix of future development that is likely to take place
over the next 10-15 years. The future development
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pattern of the area will depend on several factors,
including the market demand for various types of land
uses. Also, the timing of these development projects will
be influenced by land and infrastructure costs needed to
support new development.

In this proposed project area, it is clear that the
development cost will be very high relative to undeveloped
land or many other redevelopment project areas. These
cost include, but are not limited to:

There is a virtual total lack of utilities including,
functional potable water system without asbestos
piping, storm drainage system, sanitary sewer
system, fire hydrant system, and probably proper
easements for natural gas and
power/communications

Vehicular access and street network

Land acquisition

Relocation costs

Demolition costs

Agency administration and consultant costs
Another unknown factor is the extent of
environmental contamination which will require
remediation prior to development.

In order to derive some gross estimates for any land use
development that may occur, a uniform standard tax rate
was calculated with the Salt Lake County Assessors
Office assuming various future increases in assessed
value in the study area.

Tax Increment Financial Assumptions

Tax rate = .0108930 for all land uses

The property tax rate for family occupied residential units
is 45% of the tax value as opposed to 100% of business
and commercial and industrial properties.

High Density Housing area (RM ) is approximately 21.5
acres = 10-18 DU/ac = 215 - 387 dwelling units

6 stories / 75 feet — assume 3 stories / 35 feet next to
existing residential

at $250,000 to $300,000 each = $53,750,000 to
$116,100,000 in assessed value

For the sake of assumption, we assumed the present
assessed value as nominal. Therefore the tax increment
would be:

From ($53.75 mil. X .0108930 x .45) = $263,474
To ($116.1 mil. X .0108930 x .45) = $569,104

C-2 mixed use is 48.8 acres ground floor retail, upper
floor office, high density residential 18-25 DU/ac over
structured parking.

6 stories / 75 feet
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Assume $6-$10 million per acre development =
$292,800,000 to $488,000,000 in assessed value not
including the land value.

For the sake of simplification, we assumed the present
assessed value is equal to the land cost and did not
include the increased land value in the new assed value
calculation. Therefore the tax increment would be:

From (($292.8 mil. X .0108930 x .5) + ($292.8 mil.
X .0108930 x .45 X .5)) = ($1,627,414+ $732,336) =
$2,359,750

To ($488 mil. X .0108930) = $5,315,784

Note that to reflect a true range of development type, we
have assumed that 50% of the development is housing at
the low end and no housing for the highest assessed
value.

Industrial/transitional is 45.6 acres. To be conservative
assume no significant increment.

It is possible that the total tax increment generated by
“highest and best use” development could generate tax
increment between :

$263,474 + $2,359,750 = $2,623,224

to $569,104 + $5,315,784 = $5,884,888.
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APPENDIX 1

Urban Renewal Project Area / Blight Analysis

A detailed analysis of the area for blighted conditions as
required by State law has not been conducted. Because
of the severity and nature of the blighting influences
exhibited in the proposed project area, it is probable that
the area will qualify. The following is a cursory review of
the factors of blight exhibited in the area with annotations
in italics.

17C-2-303. Conditions on board determination of
blight

(1) An agency board may not make a finding of blight in a
resolution under Subsection 17C-2-102(1)(a)(ii)(B) unless
the board finds that:

(a) (i) the proposed project area consists
predominantly of nongreenfield parcels. This is
true of the Project area;

(i) the proposed project area is currently zoned for
urban purposes and generally served by utilities. This
is true of the Project area;

(iii) at least 50% of the parcels within the proposed
project area contain nonagricultural or nonaccessory
buildings or improvements used or intended for
residential, commercial, industrial, or other urban

purposes, or any combination of those uses. This is
true of the Project area;

(iv) the present condition or use of the proposed
project area substantially impairs the sound growth of
the municipality, retards the provision of housing
accommodations, or constitutes an economic liability
or is detrimental to the public health, safety, or welfare,
as shown by the existence within the proposed project
area of at least four of the following factors:

(A) one of the following, although sometimes
interspersed with well maintained buildings and
infrastructure:

(I) substantial physical dilapidation, deterioration, or
defective construction of buildings or infrastructure.
This is probably the case in the Project Area; or

(I significant noncompliance with current building
code, safety code, health code, or fire code
requirements or local ordinances. Both are
probably the case in the Project area.

(B) unsanitary or unsafe conditions in the proposed
project area that threaten the health, safety, or
welfare of the community. This is probably the case
in the Project Area;

(C) environmental hazards, as defined in state or
federal law, that require remediation as a condition
for current or future use and development. This is
probably the case in the Project Area;
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(D) excessive vacancy, abandoned buildings, or
vacant lots within an area zoned for urban use and
served by utilities. This is probably the case in the
Project Area;

(E) abandoned or outdated facilities that pose a
threat to public health, safety, or welfare. This is
probably the case in the Project Area;

(F) criminal activity in the project area, higher than
that of comparable non-blighted areas in the
municipality or county. This is probably the case in
the Project Area but because of the way in which
crime statistics are kept, very difficult to prove; and

(G) defective or unusual conditions of title
rendering the title nonmarketable. This is probably
the case in the Project Area; and

(v) (A) at least 50% of the parcels within the
proposed project area are affected by at least one
of the factors, but not necessarily the same factor,
listed in Subsection (1)(a)(iv). This is probably the
case in the Project Area; and

(B) the affected parcels comprise at least 66% of
the acreage of the proposed project area. This is
probably the case in the Project Area; or

(b) the proposed project area includes some or all
of a superfund site or an inactive industrial site.
This is not the case in the Project Area

(2) No parcel comprising 10% or more of the acreage of
the proposed project area may be counted as satisfying
Subsection (1)(a)(iii) or (iv) unless at least 50% of the area
of that parcel is occupied by buildings or improvements.
This is probably the case in the Project Area.

39



