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Executive Summary 

The purpose of this study is to explore the feasibility of redevelopment on the Lakeside Square 
and Clearfield Mobile Home Park sites. The asset types analyzed for purposes of this 
redevelopment include office, retail, residential, hotel, and entertainment. An understanding of 
broad market characteristics, local market conditions, and site-specific considerations informs the 
recommendations made throughout the study and in the “conclusion” and “recommended 
project” sections of this report. 

Overall, the growing market in Davis and Weber Counties calls for new development in just 
about all property types by 2021. Some of these property types–office and hotel, for example–will 
most likely be absorbed by already-existing clusters located throughout the area, while others–
residential, retail, and entertainment–are more widely-dispersed in nature and therefore show the 
most potential to be absorbed by the subject site in the short-term. 

The subject sites have 3 main advantages that should be leveraged by redevelopment: Mabey 
Pond, high traffic counts and visibility on State Street, and the proximity to Hill Air Force Base. 
The 3 largest area challenges that should be addressed through redevelopment include the low 
quality of buildings and retail tenancy in the immediate area, the large land consumption by the 
Freeport Center on the west and Hill Air Force Base on the east that create access difficulties and 
holes where rooftops should be, and the dilapidated retail center and mobile home park that 
currently serve as deterrents to redevelopment. 

Recommended Project 
The goal of the targeted redevelopment is to eliminate the buildings and spaces that detract 
vibrancy and replace them with buildings and spaces that promote vibrancy. Ultimately, the 
redevelopment that occurs on the Lakeside Square and Clearfield Mobile Home Park sites will 
set the tone for a generation of redevelopment along the State Street corridor. As such, it is 
critical that the project include a mix of uses that correctly sets that tone and that is phased in a 
way that meets market needs while providing an attractive return to developers. 

The findings of the feasibility study suggest a phased, mixed-use development on Lakeside 
Square that includes residential (townhomes, live/work, multifamily), retail (ground-level of 
multifamily and single-level), entertainment (movie theater or performing arts center), a later-
phase hotel (or office building), and a pedestrian promenade that links State Street to Mabey 
Pond Plaza. Principles of new urbanism should be applied, including: parking hidden from the 
road, alley-loaded garages, large sidewalks, minimal setbacks, and building density.  
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The proposed development would add approximately 1,800 people in 560 residential units to the 
subject site, representing 18.4 dwelling units per acre. Following is a summary of the proposed 
uses and proposed site plan. 

Lakeside Square Mobile Home Park 

• Plaza – pedestrian promenade leading from 
State Street to Mabey Pond Plaza. Plaza to 
be 1.25 acres dedicated to community space. 

• Residential – 220 apartment units in 2 
buildings 

• Retail – 30,000 SF under multifamily along 
State Street 

• Live/Work – 40 units lining the pedestrian 
promenade and plaza. Units to be 
individually-owned. 

• Hotel/Office – Upper-midscale hotel or 
office building on corner of State Street and 
450 South. To be built as later phase after 
TitleMax lease expires April 2019. 

• Theater – 6-screen movie theater or 
25,000 SF performing arts center with 
podium parking underneath. 

• Retail – 15,000 SF of retail in front of 
and next to the theater. 

• Residential – 300 townhomes on 
11.5 AC behind theater and retail. 
Units to be individually-owned. 
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Review of Existing Plans and Studies 

The purpose of this section is to briefly review existing plans and studies commissioned by 
Clearfield City in regards to downtown redevelopment specifically related to the Mabey Pond / 
Clearfield Mobile Home Park area. The goal of this study is not to duplicate work that has 
already been done, but to build upon and enhance previous studies. 

Clearfield City – Market Analysis 
Zions Bank Public Finance - November 2015 

The purpose of this market analysis performed by Zions Bank Public Finance (ZBPF) was to 
identify areas along the State Street corridor that could support development/redevelopment. By 
surveying industry participants and analyzing population data, land values, and fiscal impact of 
various areas along the State Street corridor, four nodes were identified as being good candidates 
for near-term development/redevelopment, one of which includes Lakeside Square (does not 
include mobile home park). 

The study gives an estimated current retail value of $55-62 per square 
foot and an estimated new retail value of $127-144 per square foot. 
The assumed construction cost per square foot is $120. The new 
value premium above construction costs implies that new retail 
construction on Lakeside Square is feasible. 

In a similar exercise for office, estimated existing office is valued at 
$71-80 per square foot. At a construction cost of $130-140 and a new 
construction valuation of $150, office development on Lakeside 
Square is also deemed feasible. The study points out that with 

financial assistance, this site is a top candidate for near-term redevelopment. 

The study notes that Lakeside Square is the most critical site for the long-term redevelopment of 
the State Street corridor, but again notes that financial incentive may be needed to attract 
development in the short-term. 

In studying the fiscal impacts of various retail/commercial nodes in Clearfield, Lakeside Square, 
with its value-add potential, stands out as another prime candidate for redevelopment. The 
ZBPF study analyzes various commercial/retail nodes with respect to sales and property tax 
impact and compares them on a fiscal impact per acre. The result of the analysis shows that 
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Lakeside Square has a total fiscal impact of $1,212 per acre–the lowest of any of the studied 
nodes (excluding vacant land at Clearfield Station). From a public standpoint, Lakeside Square’s 
particularly low real estate valuation and fiscal impact makes it the low hanging fruit of potential 
redevelopment sites along the State Street corridor. 

 

Lakeside Square 
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The study concludes that new office and retail development on the Lakeside Square property 
would be financially feasible from a developer standpoint, and would provide the biggest upside 
in fiscal impact and spin-off development from a public standpoint. Apartment rentals were not 
recommended citing fear of market saturation. 

For purposes of this feasibility study, the ZBPF study provides a great starting point in 
understanding the context of the State Street corridor and competing sites. However, its 
recommendations regarding Lakeside Square redevelopment feasibility are based on a small set 
of assumptions–ones that will be heavily scrutinized and expanded upon in this study. 
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Downtown Clearfield Small Area Plan 
Clearfield City - 2016 

The Downtown Clearfield Small Area Plan1, prepared by Clearfield 
City in partnership with the Wasatch Front Regional Council, serves 
to create a unifying vision and implementation guidelines for the 
future of Downtown Clearfield. The plan identifies four “downtown 
districts,” one of which is Mabey Place–envisioned to be the future 
“heart of Clearfield.” 

In this plan, drawings indicate that Mabey Place should consist of 
primarily four land use components: 

Plaza 
The area around Mabey Pond is depicted as a large plaza with playground equipment, outdoor 
seating, pubic art, and a splash pad among other things. The plaza is connected directly to State 
Street via a pedestrian promenade.  

Urban Residential 
There is a small portion of land adjacent to the plaza and another adjacent to the mobile home 
park designated as “urban residential,” whose design standards call for a minimum story height 
of 2, a maximum story height of 6, largely transparent ground floors, parking at the rear of 
buildings, and minimal setbacks to create a street wall. 

Urban Commerce 
The rest of Lakeside Square is designated as “urban commerce,” which follows the same design 
standards illustrated in the above “urban residential” section. Although the designated “urban” 
zones don’t necessarily differentiate between what can be used for residential and what can be 
used for commercial, “urban commerce” zones call for incentivizing commercial uses, but not 
residential. 

Town Residential 
The remaining acreage of the mobile home park, along with the area southeast of Mabey Pond, 
is designated as “town residential,” which is essentially slightly scaled back version of urban 
residential and commerce. Under the town designation, permitted story height ranges from 1 to 

                                                

1 “Downtown Clearfield Small Area Plan” has been adopted by resolution and will be included as an exhibit to the General Plan. 
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4, setbacks are relaxed to allow for outdoor seating and landscaping, and ground floor 
transparency remains high. Parking is to be placed behind or on the side of buildings. 

These design standards and proposed land use components will be considered throughout this 
feasibility study. The design guidelines for the 4 land use components are summarized in the 
below table, provided in the “Creating Downtown Clearfield” plan. 

 

The Creating Downtown Clearfield plan illustrates design guidelines and recommendations for 
implementation. The steps for implementation include adopting a form-based zoning code, 
modifying parking requirements, creating developer incentives, assembling land, and improving 
pedestrian access, among other things.  
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General Plan 
Clearfield City – 2010 

Chapter 2 of the General Plan explores current and future land use in 
Clearfield. The four main goals pertaining to land use, as set out by 
the General Plan, include: 

1. To maintain consistency between the City’ Land Use 
Ordinance and the General Plan; 

2. Facilitate the development of Falcon Hill at Hill Air Force 
Base; 

3. Increase employment and commercial opportunities for 
Clearfield’s residents; and 

4. Revitalize deteriorating neighborhoods and commercial districts. 

By redeveloping a deteriorating block and creating a new commercial district at the Mabey Pond 
redevelopment area, the proposed development will easily fulfill goals 3 and 4. The 
accompanying Future Land Use Map for Clearfield City shows the Mabey Pond area designated 
as Commercial, with the mobile home park area designated as mixed-use. 

  

Lakeside Square 
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Subject Site

The subject site is located in the heart of Clearfield City in Davis County, approximately 30 
minutes north of Salt Lake City and 15 minutes south of Ogden. The City also includes a portion 
of the southwest corner of Hill Air Force Base, one of the largest employers in the state that spans 
approximately 6,700 acres. The map below shows Clearfield city boundaries, Hill Air Force 
Base, and the surrounding municipalities.  
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The subject property is approximately 30.5-acres in size and is located in the heart of Clearfield’s 
commercial corridor.  
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The 30.5 AC subject site is comprised of 8 separately-owned parcels, highlighted in red in the 
map below. Parcels highlighted yellow are anticipated to be good candidates for phase II 
development. Of the 8 subject parcels, 2 parcels account for 85% of the subject area’s land–
Lakeside Square and Clearfield Mobile Home Park.  

 

One of the property’s unique assets is Mabey Pond, located on the eastern edge of the project 
area. The pond is approximately 2.75 acres and is partially owned and wholly operated by 
Clearfield City. It holds largemouth bass, bluegill, and channel catfish and is open to the public. 
A fishing pier is available on the east side of the pond, which is adjacent to city-owned property 
that is in the process of being converted to a park.  

  

Lakeside Square 

Clearfield Mobile 
Home Park 
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Land Acquisition and Demolition 

The estimated acquisition cost of 30.49 acres within the subject site is $10,595,000 or $7.98 per 
square foot. The demolition cost has been estimated at $626,974, resulting in a total acquisition 
and demolition cost of $11,221,975 or $8.45 per square foot. The cost for demolition was 
provided by a local demolition company and includes the removal and disposal of structures, 
trees, paving, hardscape and other miscellaneous site elements. Asbestos abatement is not 
included in this estimate. 
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Lakeside Square Shopping Center 

Lakeside Square Shopping Center is a 108,000-square foot2 office and retail center constructed 
in 1970 on 10.67 acres. The shopping center has understandably struggled to attract long-term 
tenancy as a third-generation facility with little to no capital improvements. Vacancy has hovered 
around 22% over the past few years. Below is a list of current tenants and approximate occupied 
square footage. 

 

In March of 2015, Lakeside Square was listed for 
sale at $4,550,000–representing a 6.4% cap rate, 
which is well above market for a third-generation 
retail center. Although the property is not currently 
listed for sale, the property manager has indicated 
the property owner’s willingness to sell for $4.75 
million. 

  

                                                

2 Including outparcels 
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The Clearfield Mobile Home Park 

The Clearfield Mobile Home Park is a 15.3 acre, 166-unit mobile home park located across the 
street from Lakeside Square on the west side of State Street. The land and mobile homes are 
owned by one party.  

Although the property once thrived as a mobile home park, the project has fallen into a state of 
severe disrepair. It is estimated that only 30% of the mobile homes are currently occupied. The 
remaining unoccupied units are largely uninhabitable having been neglected any significant 
capital improvement in years. Site infrastructure also requires major upgrades. Private roads 
located within project boundaries have also been severely neglected, as evidenced by the uneven 
surfaces and potholes rendering parts of the park unnavigable.  

The owner of the mobile home park has not listed the property for sale, but relevant individuals 
have indicated an estimated sales price of $4,000,000 ($6 per square foot).  
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Traffic and Access 

State Street, which runs in between the mobile home park and Lakeside Square, showed daily 
traffic counts of 20,925 in 2014. Traffic counts on this stretch of State Street have steadily 
declined from 23,190 in 2004. The nearest freeway interchange is less than one-mile southeast of 
the subject site. The project area has plenty of curb-cuts, as illustrated by the yellow dots in the 
map below. Depending on re-development configuration, access points may need to be adjusted.  

 

As was presented in the Downtown Clearfield Small 
Area Plan, the City has proposed “complete street” 
road improvements to the stretch of State Street that 
passes through the project areas. This would involve 
widening sidewalks, adding bike lines on both sides, 
and adding a landscaped median. Doing so would 
remove some driving lanes and would serve as traffic 
calming tools, greatly increasing the project area’s 
pedestrian-friendliness and commercial viability. 
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Walkability 

Walkscore.com® is an online tool that analyzes the “walkability” of any address by assigning 
values to the types of amenities located within walking distance (0.25 miles or 5-minutes) of the 
given address. The score is given on a scale of 0 to 100, with a score of 100 being reserved for 
“pedestrian paradises.” In addition to the widely-cited benefits of walkability–that it promotes 
good health, decreases reliance on polluting vehicles, contributes to sense of place–studies have 
shown a strong correlation between Walk Scores and property values3.  

While Clearfield’s overall Walk Score is 32/100, deeming it a “car-dependent city,” the subject 
site’s score is significantly higher at 67/100. The map below shows the “Walk Score Map” for 
Clearfield City, where green indicates “walkable” and orange indicates “car-dependent.” The 
subject property, with its central location, is Clearfield’s most walkable area. 

 
Source: Walkscore.com 

  

                                                

3 http://www.marketwatch.com/story/how-walk-score-boosts-your-homes-value-2016-08-11 
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The below chart illustrates the subject site’s performance in each of the rating criteria. The 
subject site excels in “parks,” meaning that the subject site is within walkable distance to several 
public parks, and performs poorly in the “culture & entertainment” category. The other 
categories–dining & drinking, groceries, shopping, errands, and schools–are OK, but show 

significant opportunity for 
improvement. 

With the Downtown Clearfield 
Small Area Plan’s goal of 
reinventing Mabey Pond as a 
town-center, urban influenced, 
walkable area, Walk Score 
provides helpful guidance in 
what amenities to pursue for the 
subject project.  
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The following table shows how the various Walk Score categories can (or cannot) be addressed 
by the subject project.  

Category Project Implications 

Dining & Drinking While there are some dining and drinking establishments within one 
mile of the subject site, the category can be greatly improved through 
the subject project. Dining and drinking establishments should be 
included in the subject project.  

Groceries The subject area is well-served by Kent’s Market which is located only 
0.25 miles away from the subject site. 

Shopping & Errands Other shopping opportunities and errands (banks, hardware stores, 
clothing stores, drug stores, UPS, etc.) within walking distance to the 
subject site are moderate, with walk scores for both shopping and 
errands greater than 50%. Shopping should be included in the subject 
site if it is deemed financially feasible. 

Parks There are several parks within close proximity to the project site, 
including the park project under construction on the east side of Mabey 
Pond. Aside from a lakeside community plaza, park should not be a 
significant use of the subject site. 

Schools Since school construction is driven by population growth, any new 
schools constructed in the area will likely be placed closer to the 
growing populations west of the subject site. 

Culture & 
Entertainment 

Culture and entertainment is the lowest scoring category of the subject 
site. By addressing this category in the subject project by adding movie 
theaters or other cultural destinations, Clearfield has a significant 
opportunity to increase its Walk Score and prevent the spending 
leakage that occurs when Clearfield residents seek culture and 
entertainment in other neighboring cities.  
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Transit 
Another large influencer of a location’s Walk Score 
is its access to public transit. The subject site is 
relatively well-served by transit, both in terms of 
commuter rail and bus lines. 

Northern Utah’s transit system, known as the Utah 
Transit Authority (UTA), is ranked in the top ten 
percent of all transit systems in the U.S. (#22 out of 
290 urban areas with 200,000+ residents)4. More 
than 45 million trips were made system-wide in 
2014, with an average growth rate of 2% per year. 

UTA Frontrunner 
The main artery of the UTA system is a commuter-rail train, known as the Frontrunner, that 
runs from Provo to Pleasant View. The Frontrunner services more than 17,600 passengers per 
day, stretching nearly 90 miles along the Wasatch Front. The Frontrunner cars include free Wi-
Fi and restrooms and can travel up to 79 miles per hour. The Frontrunner runs every hour 
Monday through Saturday, with additional runs on the half hour for weekday morning and 
evening commutes. The nearest frontrunner station, Clearfield Station, is 1.1 miles away from 
the subject site–a 20-minute walk, 8-minute bus ride on the 470 bus, or a 3-minute drive. 

Bus Lines 
There closest bus line to the subject site is the 470 route, which connects Salt Lake City to Ogden 
and runs directly past the subject site on State Street. The 470 route is one of Davis County’s 
busiest lines, and fastest growing–having seen an 18% increase in ridership from 2014 to 2015. 

Bike Friendliness 
Clearfield city currently has limited bicycle infrastructure on its main roads. However, as 
mentioned previously, Clearfield has expressed its desire to make the subject site’s State Street 
stretch into a “complete street” which would include adding bike lanes. The addition of bike 
lines, the flat terrain, and a potential connection to the popular Denver & Rio Grande Western 
Rail Trail, means that Clearfield–and the subject site in particular–could easily become a bike-
friendly area.  

                                                

4 Source: National Transit Database 
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Utilities 

The main utilities connected to the subject site are shown in the figure below. There are mulitple 
access points to which the site can be connected for water (blue), power (red), stormwater 
(purple), and sewer (green). The mobile home park site slightly slopes down away from the sewer 
line that runs with State Street, meaning that development on the site would likely be connected 
to the sewer line shown on the northwest corner of the site. 
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Economic Overview of Area 

"Always design a thing by considering it in its next larger context - a chair in a room, a room in a house, a 
house in an environment, an environment in a city plan."  
                                                                                             -Eliel Saarinen 

A real estate project–particularly a large-scale mixed-use development–is only as successful as the 
market it’s placed in. Understanding the overall economy of the subject area provides great 
context for understanding the real estate markets of the various segments explored in this 
feasibility study. 
 

Demographic Overview 

Clearfield is in the northern central area of Davis County and is 
included as part of the Ogden-Clearfield MSA. Clearfield is the 
third most populated city in Davis County with a population of 
30,467–behind Layton (70,790) and Bountiful (43,023). The 
population within a 3-mile radius of the subject property is expected 
to grow 8.4% over the next five years–slightly higher than the 5-mi 
(7.7%) and 10-mi (6.7%) radii. This is likely due to the site’s 
proximity to the high-growth areas west of the subject site in 
Syracuse, West Point, and Clinton.  
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▶ 3-Mile Radius 
▶ 5-Mile Radius 
▶ 10-Mile Radius 
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Compared to adjacent communities, Clearfield is on the low end of median age, median 
household income, and median home value.  

 

Income 

As shown in the heat map below, the I-15 corridor shows relatively lower median household 
incomes around the project site with higher incomes shown on the East Bench, and west of the I-
15 corridor in Syracuse and West Point. 
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Employment 

Since 2010, the labor market has continued to steadily improve in Davis County, Utah, and the 
United States. In August 2016, the unemployment rate in the United States was 4.9% (down 
from 5.1% in August 2015), 3.7% in the state of Utah (up from 3.6% in August 2015), and 2.9% 
in Davis County (down from 3.3% in August 2015). 

 

Large employers in the county include Hill Air Force Base, Davis County School District, Davis 
County, Lagoon Amusement Park, and Lifetime Products. Hill Air Force Base and Lifetime 
Products are both based in Clearfield near the subject site. 

 

  



 

MABEY POND REDEVELOPMENT - DECEMBER 9, 2016 26 

The Ogden-Clearfield MSA, which is comprised primarily of Weber and Davis counties, shows 
an annual job growth rate of 3.2% from 2012 to 2015. The industries most relevant to Clearfield 
include manufacturing (4.3% annual growth), transportation and warehousing (3.7%) and 
wholesale trade (2.9%). Since the industries with the largest gains are largely products of overall 
economic conditions, the historic growth rate of 3.2% will be adjusted down to 2.1% for future 
employment projections5. 

 

  

                                                

5 UT Department of Workforce Services 
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The Utah Department of Workforce Services has projected an overall annual job growth rate of 
2.1% for Weber and Davis counties. The following projected growth rates for each industry is 
based on a consolidation of Workforce Services projections, Woods & Poole, and Better City’s 
analysis of historic trends. 

 

Based on this analysis, employment in Weber and Davis counties is expected to grow at an 
average rate of 2.1% per year with the biggest percentage gains coming from health care (3.1%), 
real estate and construction (2.7% and 2.5% respectively), and professional scientific and 
technical services (2.4%). Weber and Davis counties are expected to add an additional 9,539 jobs 
by 2017 and 19,519 jobs by 2019. 

In general, the strong population and job growth indicate a bright future for Davis County. The 
strong growth of high-income areas west of the I-15 corridor in Syracuse and West Point indicate 
a significant need for commercial, retail, and entertainment west of the freeway. The primary 
drivers of the project will likely come from these high growth areas and from whatever residential 
uses can be added to or near the subject site. 
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Mixed-Use Concept 

What differentiates a “mixed-use” development from a regular, single-use development? In 2006, 
several planning and development associations formulated an industry-wide definition of “mixed-
use development”: 

A mixed-use development is a real estate project with planned integration of some combination of retail, 
office, residential, hotel, recreation or other functions. It is pedestrian-oriented and contains elements of a 
live-work-play environment. It maximizes space usage, has amenities and architectural expression and 
tends to mitigate traffic and sprawl.6 
 

Benefits of Mixed-Use Development 

There are many widely known benefits to mixed-use projects that single-use projects can’t 
provide, including: 

Economic Synergy 
A project with multiple separate-but-complimentary components can create an economic 
synergy that can’t be replicated by single-use developments. For example, in a mixed-use project, 
retail and entertainment uses would be supported by office workers during the day and residents 
at night. The constant presence of people on site makes the location more valuable to quality 
retailers, restaurants, and entertainment venues, which in turn makes the location more valuable 
to residents and office workers.  

Walkability 
If a place is walkable, it means that it is located within proximity to a wide variety of places of 
interest and is pedestrian friendly, meaning safe sidewalks and interesting streetscapes. Increased 
walkability has been shown to be correlated with higher real estate values, better health, lower 
crime, increased social capital, and an overall better quality of life. Lower reliance on 
automobiles means cleaner air, and more discretionary income for residents to spend elsewhere. 

                                                

6 Industry associations include: International Council of Shopping Centers (ICSC), National Association of Industrial and Office 
Properties (NAIOP), Building Owners and Managers Association International (BOMA) and National Multi Housing Council 
(NMHC). Taken from “An Empirical Study of the Efficacy of Mixed-Use Development: The Seattle Experience by James R. 
DeLisle and Terry V. Grissom 
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Fiscal Impact 
From the above definition of mixed-use, a mixed-use project maximizes space usage. This means 
space is not wasted on underutilized parking lots, unnecessary car access lanes, or low-density 
single-use buildings with large setbacks. This land use efficiency results in a much higher fiscal 
impact per acre than single-use developments. The benefit of infill development versus greenfield 
development is lower infrastructure cost and lower incremental municipal service requirements. 

Character 
A mixed-use development, when done right, becomes a city-within-a-city–allowing residents to 
live, work, and play within a relatively confined area. Outside visitors will enjoy tapping into this 
“sense of place,” allowing them to indulge in the wide variety of shopping, dining, and 
entertainment options. 
 

What Makes Mixed-Use Successful 

After surveying numerous mixed-use projects around the country, there are many common 
characteristics shared amongst successful mixed-use projects (and failed mixed-use projects!) that 
will help guide the development of the project area. Success factors include: 

Complementary & Distinct Uses 
Successful mixed-use projects include a minimum of three revenue-producing uses. It is critical 
that each of these uses succeed financially on their own and preferably that no one use subsidize 
another use7. In order to generate the synergy that comes only through mixed-use, each of the 
project uses must be “significant” in scale. The entire project should not be smaller than 100,000 
SF of revenue-producing space. 

Right-Sized Uses  
Successful mixed-use projects are responsive to market needs–they are not forced. It is critical 
that the project be designed according to what the market needs and what the project can 
support financially.  

Transportation Options 
Successful mixed-use projects are pedestrian friendly, bike friendly, and offer numerous public 
transit options within a walkable distance of the site (ideally less than 0.25 miles). With the rise of 

                                                

7 Because of the intended catalytic nature of the subject redevelopment, some uses may have to be subsidized by others in the 
early years in order to achieve the desired use mix. 
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ride sharing services, the project should have easily identifiable and accessible pick-up and drop-
off spots as well. 

 
Rendering of Metro Crossing at Metro Centre, Owings Mills MD 

Public Space 
In many cases, successful mixed-use projects feature attractive public spaces comprised of seating, 
public art, landscaping, water features, plaza space, amphitheaters, and playground equipment. 
The public space should be compelling enough that people would be willing to visit the project 
for the public space alone. 

Commercial Viability 
Since at least one of the components of a mixed-use project will be of commercial nature, it is 
important that the site be located in a place that is commercially viable–high traffic counts, good 
visibility and access, strong population and growth, etc.  

Broad Appeal 
Because millennials tend to be credited with spearheading the urban lifestyle, it can be tempting 
to design a mixed-use development that caters exclusively to millennials. Successful mixed-use 
projects know their targeted end-users and design the project to have broad appeal to all age 
groups and familial arrangements. The configuration of housing, recreational, and retail uses 
should offer enough variety to appeal broadly. 
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High Development Standards 
The success of a mixed-use project is heavily reliant upon its ability to create a “sense of place.” 
The quality of the design of the project directly influences the types of tenants, residents, and 
office users that choose to move into the site. As such, it is important that development standards 
are higher than what exists in the area, while staying financially feasible. 

Adheres to Greater Plan 
A mixed-use development in an infill location, if done right, should catalyze the immediate area, 
causing significant spin-off development to occur. It is important that a broader vision be 
incorporated into the design of the original project. Mixed-use projects have the most significant 
catalytic impact when government officials anticipate the development and the potential impacts 
through updating future land use maps, zoning ordinances, buildings standards, and establishing 
Community Reinvestment Areas. 

Community Minded 
Along the same lines, a successful mixed-use project considers community residents’ input. By 
engaging the public early in the planning and design stages, valuable feedback can be gathered 
and incorporated into the project design. 

 
Approach  

The primary goal of this feasibility study is to analyze segments of the local real estate market, 
determine what market needs are, and incorporate them into a financially feasible mixed-use 
project. Keeping these ideas in mind–of what makes a successful mixed-use project–the rest of 
the study will focus on analyzing specific real estate uses and determine if and to what extent they 
should be included in the project. 
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Office 

The purpose of this section is to ultimately make a recommendation regarding the inclusion of an 
office component as part of the subject project and if so, in what capacity. The ultimate 
recommendation will be formulated based on analyzing vacancy rates, lease rates, trends in 
location and design, demand drivers, and current supply on national, regional and local levels.  

For purposes of this study, the office market will be analyzed on 4 levels: 

1. National Market United States 
2. Metro Market  Wasatch Front 
3. Secondary Market Weber and Davis Counties (Clearfield-Ogden MSA) 
4. Primary Market 5-mi radius around subject site 

National Market 

According to a study conducted by Jones Lang LaSalle, the 3rd quarter of 2016 showed steady 
growth in office markets across the United States. Vacancy continued to decline, rental rates 
continued to increase, net absorption outpaced new deliveries, and the construction pipeline is 
approaching its cycle “peak.”8  

 

Nationally, office in Central Business Districts shows a lower vacancy rate (12.1%) than its 
suburban counterparts (15.9%). Lease rates, as generally expected, are significantly higher in 
CBDs ($44.23/SF/yr) than in suburban markets ($26.98), although both areas have seen positive 
rental rate growth–1.0% growth in CBDs from Q2 2016 and 0.2% in the suburbs. Office space is 
being absorbed faster in the suburbs, however. The year-to-date net absorption, as a percentage 
of total inventory, is 1.1% in the suburbs and 0.5% in the CBD. Both suburban and CBD office 
markets each have just over 50 million square feet under construction/renovation each.  

                                                

8 United States Office Outlook Q3 2016 by Jones Lang LaSalle. Accessed at http://www.us.jll.com/united-states/en-
us/research/office-outlook 
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Office Property Clock  
Like all real estate sectors, office performance operates in cycles. By taking vacancy, rental rates, 
new construction, and market absorption into account, JLL analyzes major office markets in the 
United States and places each of them on an “office property clock,” which illustrates where each 
of the markets are in their respective cycles. Understanding where both national and local office 
markets are in the cycle is vital to determing feasibility of new office construction. Below is a 
depiction of the various segments of the office property clock and their characteristics. 
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Based on Q3 2016 office market data, the office market in the United States is in the process of 
transitioning from the “rising phase” to the “peaking phase.” This is demonstrated by the below-
equilibrium vacancy rates, rental rates above replacement cost, and the large amount of office in 
the construction pipeline.  

During the peaking phase, rental rates will continue to increase, although at a slower pace, and 
vacancy will continue decline, although at a slower pace as well. New construction will continue 
to come on line while the market stays in the peaking market and will only slow down once new 
supply begins to outpace new demand (“falling phase”). 

 

Given the estimated cycle placement for the US and Salt Lake City office markets, and 
considering nothing else, the office sector should remain strong for the next 1-3 years as it moves 
through the peaking phase and as new construction is absorbed.  
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Metro Market 

The 3rd quarter of 2016 continued to show strong office growth in the Metro Salt Lake area with 
office vacancy at a cyclical low of 6.1%. Office lease rates are $19.57/SF–down slightly from the 
2nd quarter average lease rate of $20.09/SF. The Salt Lake market showed a strong positive net 
absorption of 2,038,541 SF in the 3rd quarter, up significantly from 952,504 SF in the 2nd quarter 
and 211,497 SF in the 1st quarter of 2016. Total year-to-date net absorption is positive 3,202,542 
SF. Most of this absorption is in the Class A space, which includes large projects in Salt Lake 
CBD (111 Main) and several other projects in Lehi, Draper, and South Jordan. 

 

Research analysts at JLL place Salt Lake CBD in the 
final stretch of the “rising” phase and the Salt Lake 
Suburbs market in the beginning of the “peaking” 
phase on the property clock. This implies that although 
vacancy is extremely low in the Salt Lake market, the 
amount of new construction in the pipeline will not be 
enough to significantly dampen demand quite yet. 
Vacancy will continue to stay low, rates will continue 
to climb, and net absorption will continue to increase. 
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In the 3rd quarter, net absorption outpaced 
deliveries (new office buildings coming online) 
2.04 million square feet to 1.63 million square 
feet. The opposite occurred in the 2nd quarter 
where 1.56 million square feet of office was 
delivered but only 0.95 million square feet was 
absorbed. Overall, 2016 has proven to be a 
much more eventful year in terms of deliveries 
and absorption than 2015. 

The big story to come out of the Metro Salt 
Lake office market in 2016 is the level of new 

office delivered compared to previous years. Accounting for all office buildings built so far in 
2016 and those planned to be delivered before year end, there will be 4.2 million square feet of 
office built in Metro Salt Lake in 2016–smashing 2015 and 2014, each with 1.6 million square 
feet built. 
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Secondary Market 

Office statistics for Davis & Weber Counties show a slight deviation from the overall Metro Salt 
Lake market segment. Office vacancy in Q3 2016 in the secondary market was slightly weaker 
than Salt Lake, but still strong at 6.7%. Asking rental rates are also lower at $16.03/SF. The 
discrepancy in lease rates between the secondary and metro office markets is likely due to the low 
share of Class A office buildings in Davis and Weber Counties relative to Salt Lake City CBD 
and other Class A markets in Salt Lake like South Valley (Draper and South Jordan) and 
Cottonwood. 

 

A closer look at the office inventory in the secondary market shows that the office market is made 
up, almost exclusively, of Class B and Class C properties. Class A office properties account for 
1.8% of all office buildings in the secondary market and 7.0% of total office square footage. Class 
A & B office properties show a 2.5% YTD net positive absorption, slightly lower than Metro Salt 
Lake at 3.6%. Vacancy for Class A & B buildings in the secondary market is 6.8%, slightly higher 
than Metro Salt Lake’s at 5.7%. 

 

Although the Metro Salt Lake office performance is primarily driven by the Salt Lake CBD and 
hot suburban office markets like South Valley (with over 1 million square feet of office under 
construction), the Davis and Weber office markets have certainly benefited from low vacancy and 
positive net absorption. 
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Primary Market 

The 5-mi radius around the subject site has 222 office buildings, comprising of approximately 2.9 
million square feet. Class A office makes up 8.5% of the total office market with approximately 
247,000 square feet in 6 buildings. Class B makes up 65.6% of the market with approximately 
1.9 million square feet in 126 buildings. Class C makes up the remaining 25.8% of the office 
market with 748,000 SF in 90 buildings. Vacancy in the primary market is higher than in the 
secondary market at 8.9%, while lease rates are slightly lower at $15.01 per square foot. The map 
below shows placement of office buildings in the primary market, most of which are along the I-
15 corridor with large clusters in Layton and the Legend Hills area. 
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The characteristics of the various building classifications in the primary market are generally 
consistent with the secondary market. The only obvious inconsistency in the primary market is 
the discrepancy in lease rates between Class A and Class B properties. In the primary market, the 
average available Class A space is asking for $22.60 per square foot, whereas Class B is asking for 
$14.36–representing a 57% discount. In the secondary market, this same transition from Class A 
to Class B means going from a $21.81 lease rate to $16.04–representing a 36% drop. This is 
likely explained by the smaller sample size in the primary market. Six of the 15 Class A office 
buildings in Weber and Davis Counties are located in the primary market.  

 

Overall, compared to the secondary and metro markets, the primary market shows slightly lower 
lease rates and slightly higher vacancy. Based on the performance of the Metro Salt Lake market, 
the primary market is on the lower-performing end of office markets in the metro area. 
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Development Pipeline 

The total office development pipeline in the secondary market consists of approximately 630,000 
SF of office. This pipeline consists of 3 projects that have been delivered so far in 2016 (67,000 
SF), 2 projects that are under construction (assumed to be delivered in 2017 – 37,000 SF), and 10 
projects that are proposed (525,000 SF). 
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Falcon Hill - Hill Air Force Base 
Hill Air Force Base is planning a 1.3 million 
square foot retail, office, and hotel project 
called Falcon Hill, located on the west side of 
HAFB, on the east side of the freeway. The 
first phase of the project will be placed 
“inside the fence,” catering directly to Air 
Force related government contractors. The 
second phase will be placed “outside the 
fence,” which caters to the general public. 
According to the leasing brokers, preleasing activity has occurred for office space inside the fence, 
but very little for outside the fence. Since a lot of the “inside the fence” office activity is replacing 
old office stock on base, this office space is not considered as part of the development pipeline for 
purposes of this study. Although there is over 1 million square feet of office planned for “outside 
the fence,” development will commence only once a building is 20-30% preleased. Each planned 
building is between 70,000 and 80,000 square feet. As such, only one of these buildings has been 
factored into the development pipeline calculation, although it is assumed that a large portion of 
future office demand in the primary market will be absorbed in Falcon Hill. 

Legend Hills - Clearfield 
The existing Legend Hills office complex in 
Clearfield has approximately 40 adjacent acres 
zoned for office and retail listed for sale. The 
new flagship store for RC Willey is being built 
on adjacent land to the southwest of the land 
for sale. In conversations with the listing 
broker, the share of land used for office versus 
retail will be determined by market interest 

once the RC Willey is built. As such, the listing broker estimates a development pipeline of 
200,000 square feet of office and 200,000 – 300,000 square feet of retail.  
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North Station - Farmington 
The 267-acre area immediately north of Station Park in Farmington has been slated for a future 
office/retail development, which could hold as much as 3.0 million square feet of office and 
500,000 square feet of retail. The location of 
the development in Farmington (south Davis 
County) is well-positioned to capture any 
future Salt Lake City office spill-over. 
Whereas current Salt Lake spill-over is 
channeled south of Salt Lake, if the trend 
reverses, with spill-over channeled north, 
North Station would likely capture most of 
this office demand. This development is 
currently in early planning stages and is 
awaiting critical UDOT decisions which 
would greatly impact site access. 

Pipeline Conclusions 
Even though the primary market holds only 26% of the secondary market’s existing office supply, 
it accounts for 54% of the development pipeline. This is due to the site’s close proximity to large 
office projects like Legend Hills and Falcon Hill. It is likely that any new office demand generated 
in the primary market will be absorbed primarily by these large projects. Although only 80,000 
square feet of the Falcon Hill development is accounted for in the development pipeline, this 
amount could increase drastically if more interest is generated in the Falcon Hill area. 
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Demand 

Current demand is best illustrated by analyzing trends in vacancy and lease rates, the future 
development pipeline, and above all, employment growth. Strong lease rate growth combined 
with declining vacancy implies excess demand while below-average lease rates and occupancy 
implies stagnant or declining demand.  

A simple comparison of vacancy and lease rates within the primary, secondary, and metro 
markets shows that the primary market is somewhat of a drag on the secondary and metro office 
markets–implying that demand in the metro market is being driven by other markets like the Salt 
Lake City CBD and markets south of Salt Lake City. 

 

Analysis conducted by CoStar shows that vacancy has been steadily declining in the secondary 
market, with lease rates stagnant around the $16 per square foot range. With a weak 
development pipeline and low vacancy in the secondary market, new potential Class A and Class 
B office users in the metro area will likely move to areas in metro Salt Lake where adequate space 
is more readily available. The most likely candidates for office users in the primary and 
secondary markets are those who are already located in the market and who are looking to 
relocate or expand nearby.  
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Job Growth 
Based on employment projections in the “Economic Overview” section of this report, Weber and 
Davis counties are expected to add an estimated 9,539 jobs by 2018 and 19,519 jobs by 2020. 
Employment growth is the largest driver of office demand, however, because some industries rely 
on office space more than others, the level of growth that occurs in the overall job market does 
not necessarily translate to a commensurate growth in new office space demand. 

Applying an “office share” metric to each of the employment categories helps determine what 
employment gains result in an increase in office space demand. The office share metrics are 
based on an in-depth analysis commissioned by the National Association of Realtors. Based on 
this analysis, 3,542 new office jobs will be added to Davis and Weber Counties by 2018 and 
7,252 new office jobs by 2020. Assuming each new employee requires 225 SF of office space and 
a 10% building vacancy, approximately 885,000 SF of new office will be required by 2018 and 
just over 1.8 million SF by 2020 in the secondary market. 
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Beginning with 1.8 million SF of required office space by 2020 and backing out the 630,000 SF 
of development pipeline results in 1.18 million square feet of total office development potential in 
the secondary market through 2020. 

 

Of the 11.2 million SF of total office space in Weber and Davis Counties, the primary market (5-
mile radius around the subject site) holds 2.9 million SF, or 26% of the market office share. 

 

If the primary market continues to capture 26% of the Weber-Davis office market, the primary 
market has a development potential of just over 300,000 SF of office by 2020. 

The I-15 Factor 
A comparison of office buildings within the primary area located east of the freeway versus west 
of the freeway confirms what anecdotal evidence has suggested–that the west side of the freeway 
has a much harder time supporting office than the east side. Office vacancy on the east side of I-
15 is 7.7% compared to 10.9% on the west. Average lease rates are $16.04/SF on the east side 
and $13.70 on the west side (9% below the primary market average of $15.03). The office stock is 
also much older on the west side at an average build year of 1983 versus 1994 on the east side. 

 

Although an older building stock implies more opportunity for redevelopment of old buildings, 
the market pressure to do so must come from excess demand generated on the east side of I-15 
which currently does not exist.  
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Subject Site Office Performance 
There are currently 3 small office projects on or near the subject site with office space available 
for lease. Lakeside Plaza, a 20,000 SF office project, is located on the subject site southeast of 
Mabey Pond. It is currently 40.2% vacant with asking rents of $10.00/SF NNN9. Lakeside 
Square is also on the subject site with mostly retail occupancy. There is currently 8,925 SF 
available for office use at a blended asking lease rate of $6.00/SF NNN. Total building vacancy 
(including retail) is 22.4%. Clearfield Towne Square is not on the subject property but is located 
approximately 1/4-mile north on State Street. It is also primarily a retail building with some 
office. The total building vacancy is 22.3% with an asking office lease rate of $11.00/SF NNN. 
Combined, there is approximately 31,000 square feet of office available for lease at a blended 
rate of $9.30 per square foot in the subject area. Blended vacancy for these 3 buildings is 
approximately 24%. 

 

Although a new office project in this area would presumably attract higher rents than what is 
currently generated by the project area, it is evident that this pocket of the primary market 
performs far below the primary office market in general–where the blended asking lease rate is 
$15.01/SF and vacancy is 8.9%. 
 

Financial Feasibility 

Developers and investors will place their money where they can earn a market-rate return–in this 
case, an estimated 10-12% annual return on equity. If projected market lease rates, financing 
terms, vacancy rates, and development costs cannot support at least a 10% return on equity, it is 
likely that a developer will opt out of including office as part of the project. 

Based on data collected from Class A/B+ office projects in metro Salt Lake and from RSMeans, 
total development cost (excluding land acquisition) for new Class A/B+ office would be 

                                                

9 Triple-net or NNN means the tenant pays their share of common area maintenance, insurance and property taxes on top of the 
base lease rate 
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approximately $140/SF. For purposes of this exercise, $11.27/SF10 for land acquisition and 
demolition. 

 

Beginning with the blended Class A and Class B asking lease rate of $15.45/SF in the primary 
market and applying a 9.0% “I-15 factor” discount, the average Class A/B office building in this 
area should be able to attract a lease rate of $14.00/SF triple-net. Assuming a vacancy rate of 
10%, the project produces a net operating income (NOI) of $11.26/SF. Assuming a 65% loan-
to-value loan at a 4.5% interest rate over 25 years, debt service is $6.63/SF, leaving an equity 
cash flow of $4.62/SF or an 8.73% return on equity. 

  

A 7.5% cap rate implies a stabilized project value of $150.13/SF–slightly lower than the total 
estimated development cost of $151.27/SF. 
 

                                                

10 Based on a 3-story, 50,000 SF office building at 25% building coverage and a land acquisition cost plus demolition of $8.45/SF 
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Office Recommendations 

Based on employment projections, there will be approximately 7,252 new office jobs created in 
Weber and Davis Counties by 2020. These new jobs will require an additional 1.8 million SF of 
office space, of which approximately 300,000 SF will be absorbed within the 5-mile radius of the 
subject site after accounting for the current development pipeline. It is assumed that most of this 
300,000 SF will be absorbed in or near large planned office projects within the primary market –
Falcon Hill and Legend Hills. 

A closer look at the performance of office projects located on the east side versus west side of I-15 
shows that office on the west side performs worse than the east side in terms of vacancy and lease 
rates. West side office is also considerably older. An analysis of the 3 closest office projects to the 
subject site (2 of which are on the subject site) shows below-average lease rates and above-average 
vacancy rates. 

Both qualitative and quantitative data suggests that the subject area struggles to support office. 
The lack of nearby amenities and overall low-quality of building stock and tenancy results in a 
lack of market vibrancy needed to attract high-quality office users. In order to absorb new office 
demand that will be created in the secondary market in coming years, the subject area needs to 
boost its market vibrancy by adding amenities and increasing the quality of its overall tenancy. 

As such, office is not recommended for the project. However, the heavy daytime population that 
comes with office users would be a huge boon to the greater redevelopment and should be 
included in subsequent phases once more amenities are added to the project area. Public 
incentive will likely be required to help an office project on the subject site achieve competitive 
returns. 
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Retail 

This section analyzes retail performance in national and local markets, industry trends, 
competition, and site-specific considerations, which ultimately leads to project recommendations. 

Retail Types 

There are four main retail center types, defined by their sizes (GLA or gross leasable area), 
general characteristics, anchor types, targeted tenant mix, and required population and 
household bases, as defined below by the Urban Land Institute. 

 

Although the subject site has the population to support a regional shopping center, the lack of 
land availability, poor visibility from I-15, and competition from other regional shopping centers 
in the area, a regional shopping destination, as defined above, is not feasible on the subject site. 

Taking into account parcel size, configuration, and commercial viability, the maximum amount 
of ground-level retail that can be supported on the subject site is likely just under 100,000 SF, 
implying a primary trade area of 3.0 miles. Within the context of a mixed-use project, the 
targeted development is commonly referred to as “town center,” as defined below: 

Town centers are open-air, walkable neighborhood business districts, suburban downtowns, and small-
town retail cores that contain many of the store types found in lifestyle centers. They may also include 
pharmacies, hardware stores, dry cleaners, florists, banks, post offices, and other civic space. Professional 
offices may occupy a significant share of the ground-level space. In some cases, upper-level office or 
residential uses complement the retail space.11 

  

                                                

11 From Real Estate Market Analysis (2009) by Urban Land Institute 
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Trends in Retail 

With the advent of the mall in the mid-
20th century, much of the retail industry 
moved into the climate-controlled safety 
that it provided. The mall became the 
ultimate shopping experience by 
incorporating shopping with dining and 
other activities under one roof. By the 
early 2000’s this experience had become 
obsolete. Industry calculations estimate 
that about one-third of the 1,200 
enclosed malls built in the U.S. are dead 
or dying thanks to shifting consumer preferences and online shopping. Although only 10% of 
shopping occurs online, the rise in online shopping hurts traditional big-box anchors more than 
smaller inline retail stores, which in turn hurts the anchor-dependent enclosed mall model.  

The rising millennial generation is 
quickly becoming the largest consumer 
segment, and their values and 
shopping preferences are being felt. 
Millennials prefer open-air facilities in 
more urban environments that are 
centered more around experiences 
rather than shopping alone. A recent 
study conducted by JLL reports that 

82% of millennials still prefer in-store shopping to online. The Millennial segment totals about 80 
million Americans who spend about $600 billion a year.  
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Retail Leakage Update 

Whereas Zion’s Bank Public Finance’s Leakage Study conducted in 2015 was more broad in 
scope–including an analysis of leakage in auto-related, accommodation, and non-store retailers–
this analysis is focused on retail uses that are good candidates for tenancy on the subject site. 

An analysis of taxable sales in Clearfield for relevant retail categories shows an overall increase in 
retail spending per capita of 15% from 2014 to 2015. The categories with the biggest percentage 
gains include clothing and clothing accessory stores (65%), electronics and appliance stores 
(56%), and general merchandise stores (17%). Categories with the biggest monetary increase 
include food services and drinking places ($3 million increase), food and beverage stores ($1.67 
million increase), and electronics and appliance stores ($1.5 million increase). The only category 
that declined during this period was furniture and home furnishing stores at -2.5%, which, at a 
nominal sales decrease of $9,540 is not significant. 
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The same spending categories, for the entire state of Utah, shows a total increase in per capita 
spending of 5.8%, with the biggest gainers being furniture and home furnishing stores (10.1% 
increase), food services and drinking places (9.5%), and electronics and appliance stores (6.8%). 
Of all the categories, food services and drinking places had the largest monetary increase at $382 
million. 

 

A comparison of the per capita spending figures for Utah and Clearfield show that there is 
significant retail leakage occurring in Clearfield (meaning that many Clearfield residents are 
leaving Clearfield to spend money in these categories). In these categories, Clearfield is capturing 
only 32% of spending, meaning that 68% of Clearfield residents’ spending is occurring outside of 
the city. This amounts to total retail leakage (of these categories) of over $150 million. The 
overall capture rate in these categories did, however, increase from 28.6% in 2014 to 32.3% in 
2015. The capture rate increased the most in electronics and appliance stores (30% to 45%), 
miscellaneous retail trade (50% to 60%), and clothing and clothing accessories (10% to 17%). 
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The categories with the largest monetary leakage imply the biggest opportunities for new retail in 
Clearfield. These opportunities include general merchandise stores ($63 million in leakage, 4.4% 
capture rate), food and beverage stores ($20 million in leakage, 54% capture rate), and food 
services and drinking places ($19 million in leakage, 57% capture rate).  

One way to determine required retail space growth in the future is to project future changes in 
capture rate for the spending categories that show the most amount of retail leakage currently. 
The gross potential sales for each category is calculated by multiplying the Utah spending per 
capita figure by the population of Clearfield in 2015. The gross potential sales are then multiplied 
by a range of hypothetical future capture rates, which results in estimated future new sales and 
the corresponding required square feet based on the number of sales (at an average of $250/SF 
of sales). 

 



 

MABEY POND REDEVELOPMENT - DECEMBER 9, 2016 54 

 

This exercise, applied to the four categories showing the most amount of leakage, shows future 
potential sales from these categories alone capturing up to another $29.0 million of new sales, 
which would require up to 115,000 SF of new retail space.  
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Metro Retail Performance 

Data figures in this analysis come from CoStar, which separates retail buildings into 5 categories: 

  

Over the past two years, the overall Metro Salt Lake retail market has performed well, with 
vacancy trending down and lease rates trending up. The past quarter, however, showed a slight 
slowdown, with vacancy moving from 3.8% in Q2 to 4.0% in Q3 and a net absorption of -
75,990 SF in Q3 coming off a hot Q2 of +555,502 SF. Average asking rental rates increased, 
however, from $14.49/SF in Q2 to $15.07/SF in Q3. 

Of the five main retail types, 53% of retail space is classified as “general retail,” which generally 
consists of freestanding buildings. The second largest retail type at 31% is “shopping center,” 
which usually consists of a smaller anchor, like a grocery store, and accompanying inline retail 
stores. The three other retail types–mall, power center, and specialty center–make up the 
remaining 16%. 

  



 

MABEY POND REDEVELOPMENT - DECEMBER 9, 2016 56 

Vacancy is lowest in specialty centers (0.5%) and general retail (2.7%) and highest in power 
centers (6.1%) and shopping centers (5.9%). Lease rates are highest in malls ($21.90/SF) and 
power centers ($19.91/SF) and lowest in specialty centers ($10.88/SF). The blended retail 
market in metro Salt Lake consists of 131 million SF with a blended vacancy rate of 4.0% and 
asking lease rate of $15.60/SF. 
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County Trade Area 

Retail in Weber and Davis Counties performs slightly worse than in Metro Salt Lake. In Weber 
and Davis Counties, average vacancy is slightly higher than the metro market at 5.7% and 
average asking lease rates are slightly lower at $13.86/SF. A comparison of the “shopping 
center” category shows Weber and Davis performing significantly worse with a vacancy rate of 
9.8% (compared to the metro’s vacancy rate of 5.9%) and an average asking lease rate of $13.81, 
compared to $14.47 on the metro level. 

 

Despite performing worse than its metro counterpart, the retail market in Weber and Davis 
Counties do show positive signs of future retail growth. Since 2013, 1.1 million SF has been 
absorbed in the marketplace, but only 800,000 SF of new retail space has been built. Although 
the Davis/Weber market could absorb another 500,000 SF of retail before it matches Metro Salt 
Lake’s 4.0% vacancy rate, the fact that net absorption has consistently outpaced new 
construction every year since 2013 indicates that the market can support new retail construction 
in the near future. If absorption continues to outpace new construction, vacancy will continue to 
decline and lease rates will continue to climb. 
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Under Construction 
In Weber and Davis Counties, there are currently 8 retail projects under construction, including 
3 grocery stores–a 100,000 SF WinCo in Layton, a 76,000 SF Smith’s in Woods Cross (with 
nearly 44,000 SF of pad space), and a 58,000 SF Lee’s in North Salt Lake. There is a 10,688 SF 
built-to-suit automotive store being built on 300 S in Sunset. The West Point Marketplace in 
Clinton is under construction on a 3,500 SF retail pad site that is preleased to two medical-
related tenants. As far as speculative development goes, a 16,800 SF medical building is being 
built in Roy, and two retail buildings, totaling 16,000 SF, are being built in Farmington adjacent 
to Station Park (Park Lane Commons). In total, there is 326,000 SF of retail under construction 
that is 83% preleased. 

 

  



 

MABEY POND REDEVELOPMENT - DECEMBER 9, 2016 59 

Proposed 
There are 35 proposed retail projects in Weber and Davis Counties, comprising mostly of 
neighborhood shopping areas (grocery anchored) and standalone built-to-suit retail pads. Total 
gross leasable area (GLA) for all proposed retail projects comes out to 1.2 million SF. The largest 
planned retail projects include Ogden Marketplace (276,000 SF), grocery anchored retail in West 
Haven (235,150 SF), and Barker Shopping Center in North Ogden (100,000 SF). 
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If 75% of proposed projects are ultimately built, the total development pipeline in Weber and 
Davis Counties is 1.26 million SF. 

 

County Demand Projections 
With a population of approximately 643,000 and total gross leasable retail space of 29.4 million 
SF, Weber and Davis Counties have 45.8 SF of retail per capita (the national figure is 5012). 
Applying a range of projected 5-year population growth rates to this ratio shows the estimated 
amount of retail required to support the anticipated population growth by 2020. For example, a 
7.5% population growth rate13 requires an additional 2.2 million SF of retail by 2020. 
Subtracting the 1.26 million SF of retail in the development pipeline results in a net development 
potential of 949,000 SF by 2020. 

 

Based on this range of estimates, Weber and Davis Counties will require an additional 1.9 million 
to 2.5 million SF of retail by 2020. Less the calculated development pipeline, the total 
development potential is between 654,000 and 1,243,000 SF. 

  

                                                

12 http://www.forbes.com/sites/robinlewis/2015/03/17/retail-in-2015-a-reality-check/#738b085673b0 
13 Actual growth rate from 2010 to 2015 was 7.65% 
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Primary Trade Area 

The primary trade area is the 3-mile radius around the subject site. The primary trade area 
consists of 89,000 people in 27,000 households. The estimated growth rate for population and 
households through 2021 is 8.4% and 8.5%, respectfully. The population growth rate is higher in 
the primary trade area (8.5%) than in the 5-mi radius (7.6%) or 10-mi radius (6.6%). The 
population in the primary trade area is slightly younger than in the 5-mi and 10-mi radii with an 
average age of 31.0 years. Median household income in the primary trade area is slightly lower 
than state averages at $57,952. 

 

The primary trade area has just over 4.2 million SF of existing retail, with 50% comprised of 
general retail, 27% neighborhood center and 23% community center. The Layton Hills Mall, 
which consists of 800,000 SF of “regional mall,” is located just outside of the 3-mile radius and is 
not included in the primary trade area analysis. The average retail building in the primary trade 
area is 11.5% vacant, attracts a lease rate of $11.58/SF and was built in 1989. The median 
asking lease rate for all retail buildings is $14.00/SF. The average general retail building was 
built in 1981 and is 13.4% vacant, the average neighborhood center was built in 1991 and is 
11.1% vacant and the average community center was built in 2002 and is 7.8% vacant. 
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An overall comparison of lease rates and vacancy rates shows that the primary trade area 
performs significantly worse than retail on the County and Metro level. However, a large 
contributor to the primary trade area’s poor retail market fundamentals can be explained by the 
large share of old building stock, which traditionally attracts lower lease rates and higher 
vacancy. 

 

An analysis of retail projects built within the past 10 years shows that retail market fundamentals, 
not surprisingly, are much stronger for newer buildings. Retail inventory built within the past 10 
years makes up approximately 420,000 SF or 10% of the total marketplace in the primary trade 
area. For buildings that are 10 years old or younger, the average vacancy is 4.8% and average 
lease rate is $19.43–significantly stronger than overall averages. 

 

A comparison between the primary trade area and Weber and Davis Counties with regards to 
“new retail” performance shows consistent performance between the two trade areas. Whereas 
new retail building stock makes up 14% of retail buildings on the county level, new retail building 
stock only makes up 10% of retail buildings in the primary trade area. New retail project 
fundamentals are slightly stronger on the county level with a lower vacancy of 4.1% and higher 
lease rate of $21.87. Nonetheless, the trend is the same–newer buildings perform significantly 
better than old ones. 
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Development Pipeline 
The primary trade area currently has 2 buildings under construction, totaling approximately 
14,000 SF, and 7 buildings proposed, totaling 237,500 SF, resulting in a total development 
pipeline of 251,688. The total development pipeline in the primary trade area amounts to 5.0% 
of the total gross leasable area in the trade area–consistent with the county level of 5.3%. 

 

Demand Projections 
At a current population of 86,680 and total retail SF of 4.2 million, the primary trade area has 
48.45 gross leasable retail space per capita, slightly higher than the county level of 45.8. With a 
projected 5-year growth rate of 8.4%, and maintaining the current retail per capita figure, the 
primary trade area’s population will increase to 96,090 by 2021, resulting in demand for 360,000 
SF additional retail space. 

Given that 94% of the primary trade area’s development pipeline is “proposed,” meaning that 
their ultimate construction is somewhat uncertain, it is assumed that 25% (roughly 60,000 SF) of 
these proposed projects will not be built. Factoring this in to the development pipeline results in 
net development potential of just over 160,000 SF by the year 2021. Meaning that an additional 
160,000 SF of retail will need to be built in the primary trade area by 2021 just to keep up with 
population/household growth. 
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Site Retail Potential 

Although the projected population growth, retail leakage, and overall demographic profile 
implies a market need for retail, the subject site and its location provides for unique opportunities 
and challenges with regards to its retail potential. 

Location Challenges 
Given the site’s maximum retail potential of 100,000 SF, retail on the subject site would pull 
primarily from the 3-mile radius surrounding the site–the primary trade area. Although the 
primary trade area has sufficient population (88,680) to support 100,000 SF of retail (minimum 
population of 40,000 required), the site’s placement between Hill Air Force Base and the 
Freeport Center provides for unique access challenges.  

The Air Force Base takes up nearly all of the land located within the primary trade area east of 
the freeway, meaning that the potential consumer base for the subject site would come from west 
of the freeway. While the large amount of undeveloped land in the western portion of the 
primary trade area implies future population growth, it also implies low barriers to entry for 
future retail competitors. A retail developer looking to construct a project in the area will likely 
choose a greenfield site (much easier to develop than a redevelopment site) that is closer to the 
growing population base. Although the Freeport Center is not nearly as big as Hill Air Force 
Base, it still consumes a large amount of land west of the subject site, creating an obstacle for site 
visitors coming from the high-growth areas southwest of the subject site in Syracuse. 
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Building Stock 
An analysis of the commercial building stock in the immediate area (State Street corridor 
between Center Street and 700 S), of the subject site shows old buildings and a general poor 
quality of tenancy. The average built year is 1946 for office and 1968 for retail–significantly older 
than primary and county trade areas. The newest commercial building in the immediate area is 
an 8,000 SF Family Dollar built in 2003. There have been no commercial buildings built in this 
area for 13 years. 

Current Tenancy 
When prospective retailers are determining site potential, they closely analyze existing retail in 
the immediate area. In an infill-development scenario, retailers want to locate in areas where 
“retail synergy” already exists–places where their targeted customers are already visiting or will 
begin to visit pending the arrival of a transformative anchor tenant. In order to best gauge what 
retail synergy exists in the immediate area it is important to not merely analyze lease rates and 
vacancy but also type and quality of tenant mix. What follows is an analysis of 4 shopping centers 
(retail buildings with more than 2 tenants) located within close proximity to the subject site, along 
the State Street corridor. An analysis of standalone retail buildings follows. 

Hill Air Force Base 

Freeport Center 
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For purposes of this exercise, existing retail tenants are graded on an A (best) through C (worst) 
scale based on their retail synergy they bring to the area. 

1. Clearfield Retail Center 
The grocery-anchored neighborhood 
center, Clearfield Retail Center, is 
located approximately 1/2 mile south of 
the subject site (5-10-minute walk) on the 
corner of State Street and 700 South. 
Kent’s Market serves as the centers’ 

anchor with 40,000 SF of full-service grocery. The strip center adjacent to Kent’s is 21,000 SF 
and features some national tenants, like Metro PCS, H&R Block, and Cricket Wireless. The strip 
center also holds less-desirable tenants like a tobacco shop and a rent-to-own store.  

 

1 

2 

3 

4 
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The center has a 28% vacancy with 5,900 SF offered for lease at $14.00/SF NNN. The full-
service grocery store would be viewed very favorably by a potential retailer looking to locate to 
the subject property. National tenants would be viewed somewhat favorably and the remaining 
tenancy (and vacancy) would be viewed negatively. The overall shopping center is rated a B in its 
ability to contribute to retail synergy in the immediate area. Although Kent’s is located only 0.25 
miles from the subject site as the crow flies, a 
pedestrian walking from the subject site would 
have to walk to 700 S in order to cross the 
street and back track slightly, making the trip 
0.50 miles each way. Having a grocery store 
within close proximity is critical to a successful 
mixed-use project. If a mid-block pedestrian 
crossing was added somewhere between the 
subject site and Kent’s, the pedestrian trip 
would be cut from 0.5 miles to 0.3 miles. 

2. Clearfield Shopping Center 
This 12,000 SF strip center is located only 
0.15 miles from the subject site on the east 
side of State Street. The strip center holds 
some essential neighborhood uses–a 
laundromat, salon, and barber–but no 
national or regional tenants. Most businesses 

in the strip center appear to be predominantly Spanish-speaking. The overall strip center only 
has one 800 SF space available for lease, representing a 6.7% vacancy rate. The available space 
is offered for lease at $11.28/SF on a modified gross lease. 
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The overall strip center grade of B- is reflective of the low synergistic quality of the existing 
tenant mix and the old, unattractive building stock. Overall, having services like a laundromat 
and cosmetics is necessary to a mixed-use project, however, other uses like used appliance sales 
and social services are unattractive to prospective retailers. 

3. West Star Clearfield 
The West Star building is 6,500 SF 
and is currently home to two low-
quality tenants–Cloud 9 Smoke Shop 
and tattoo parlor, The Zen Hed 
Shop. Over half of the building–3,400 
SF–is currently vacant. This space is 
offered at $10.00/SF NNN. The 
building is located across the street of 

the subject site and slightly north. Both tenants would be viewed very negatively by a prospective 
retailer, especially located across the street. The overall C grade is reflective of the low-synergistic 
nature of tattoo parlors and smoke shops. 

 

4. Clearfield Towne Square 
The Clearfield Towne Square is a multi-tenant, multi-
building retail project built in 2002 located 
approximately 0.25 miles north of the subject site. The 
project contains 1 and 2 story buildings with nearly all 
the ground level reserved for retail and 2nd level reserved 
for office uses. As was mentioned in the office section of 
this report, the overall building vacancy of Clearfield 
Towne Square for both retail and office uses is 

approximately 22%. The vacancy for the retail portion alone is approximately 20%.  

The overall physical and tenancy condition of Clearfield Towne Square is better than other 
nearby rental centers, but still not great in creating a powerful retail synergy. Effective tenants 
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include Curves Fitness, Wasatch Wok and Philly Sub Shop. Less effective tenants include Express 
Employee Services, and This & That Thrift Shop. 

 

The blended asking lease rate for two of the smaller retail spaces is $11.50/SF NNN with a much 
larger 6,000 SF space being offered at $7.00/SF NNN. It is worth noting that the retail with 
frontage on State Street and on 200 S appears to attract the highest-quality tenants. 

Standalone Retail 
The remaining retail in the immediate area is largely standalone. Aside from a few reputable 
national establishments like Pizza Hut, First National Bank, and Family Dollar, most retailers are 
of low-synergistic quality. These retailers include pawn shops, tattoo parlors, appliance repair 
shops, title loans, an adult store, and plenty of used car lots. With some exceptions, most of these 
standalone structures are highly unattractive. Most notably, the Azteca de Oro market located 
400 feet from the subject site and the Progressive/Mexico Express building located 450 feet away 
from the subject site (across the street). The standalone retailers in the immediate area serve as 
strong deterrents to the area from a retail standpoint.  
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Azteca de Oro building 

 
Progressive/Mexico Express building 
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Consolidating all of the shopping centers and the standalone properties shows that retail in the 
immediate area struggles. Lease rates in the immediate area align with asking lease rates in the 
primary trade area ($11.58) but has significantly higher vacancy (primary trade area’s vacancy is 
11.5%).  

 

The Need for an Anchor 
Given the state of the existing retail stock on and near the subject site, it is unlikely that quality 
national or regional retailers will be comfortable relocating to the subject site as-is. Without a 
large anchor to establish change in the market, a new retail development will likely be occupied 
by tenants similar to or slightly better than what exists in the immediate area today. However, 
given the “new downtown” nature of the subject area and the recent decline of big-box retail 
anchors, the ideal anchor for the subject site is not retail but rather entertainment, arts, or 
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educational in nature. The feasibility of an entertainment anchor on the subject site is explored 
further in the “entertainment” section of this report. 

Regional Retail Destinations 
The subject site has four regional retail shopping destinations within 10 miles. These include two 
open-air shopping centers–Station Park (10 miles south) and The Junction (8 miles north)–and 
two enclosed shopping centers–Newgate Mall (6 miles north) and Layton Hills Mall (3 miles 
south). The proximity to Layton Hills Mall would likely deter many would-be national retailers to 
the subject site. However, the subject site’s central location between The Junction in Ogden and 
Station Park in Farmington suggests that the Clearfield/Syracuse/Roy area may be well 
positioned for an open-air retail destination in the future as rooftops continue to be built in west 
of the freeway in Weber and Davis Counties. 

 

  

The Junction  

Newgate Mall 

Layton Hills Mall 

Station Park 
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Grocery-Anchored Community Centers 
A typical neighborhood or community retail center is anchored by a grocery-store. An analysis of 
the primary trade area shows that the population is generally well-served by grocery stores. 
Kent’s Market (#1) serves the needs of the population located closest to the subject site, with 
Winegar’s (#3) and Smith’s (#4) serving the populations in west Clearfield and West Point. A 
Smith’s (#5) to the north serves Sunset and Clinton. A new Smith’s (#6) and Walmart (#2) serves 
Syracuse and the southwest portion of the primary trade area. Until more residential density is 
added to the subject area, additional grocery is not needed. 
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The Need for Residential 
The primary trade area contains a solid population base of 88,000, however most of that 
population lies closer to the edge of the primary trade area. The 1-mile radius around the subject 
site, for instance, accounts for 33% of the primary trade area’s land but only 11% of its 
population. This is predominately attributed to the large amounts of land used by Hill Air Force 
Base and the Freeport Center and the site’s placement in a heavy commercial corridor. The 
combination of Hill Air Force Base and the difficulty of access from east of the freeway means 
that the majority of potential site visitors would be coming from west of the freeway where access 
is partially inhibited by the Freeport Center. The vast amount of greenfield development sites 
west of the Freeport Center means low barriers-to-entry for retail developers to build retail 
centers closer to the high-growth areas of Syracuse, West Point, and Roy.  

The best way to support retail on the subject site is to add dense residential on or within close 
proximity to the subject site. Having residential located on-site eliminates the reliance upon high-
growth areas west of the site that will eventually be better captured by better-located greenfield 
developments. 
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Financial Feasibility 

In an effort to explore retail’s financial feasibility independent of other project uses, basic 
assumptions are made about retail performance on a per square foot basis. In metrics that are 
dependent upon project scale, the retail component of the project was assumed to be 50,000 SF. 
For purposes of this exercise, total development costs for retail is assumed to be $135/SF. 
However, actual construction costs will vary based on project’s mix of uses. 

 

The average asking lease rate in the primary trade area is $11.58/SF. The average lease rate for 
community and neighborhood centers is $13.43/SF. The average lease rate for retail buildings 
built within the last 10 years is $19.43. Taking these figures into account, plus accounting for the 
overall relative high vacancy and low lease rates of the retail projects within the immediate area, 
the assumed lease rate for the subject project is $14.00/SF NNN with a 15% vacancy rate. Based 
on a 65% loan-to-value loan, the return on equity without incentive is 11.15%. 

 

A 7.5% cap rate implies a stabilized value of $149.20/SF–slightly higher than the $135.00/SF 
development cost. 
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Retail Recommendations 

The key findings of this retail analysis are outlined below. 

1. The maximum amount of retail that can be supported on the subject site is approximately 
100,000 SF not including anchors. 

2. The primary trade area’s retail (3-mi radius) performs worse than retail in Davis & Weber 
Counties, whose market performs worse than the Metro Salt Lake market as a whole. 

3. The projected population growth in the primary trade area suggests demand for 150,000 
– 200,000 SF of retail within the next 5 years that is not being met by the current 
development pipeline. 

4. An updated retail leakage study of Clearfield identified significant retail capture 
opportunities in general merchandise, food & beverage, and clothing & clothing 
accessories. 

5. The subject site’s location between Hill Air Force Base and the Freeport Center means 
that the majority of potential site visitors would be coming from the outer edges of the 
primary trade area, where there are numerous greenfield development opportunities. 

6. Retail in the immediate area surrounding the site has relatively low lease rates, high 
vacancy, and an overall low quality of retail tenants. 

Recommendations 
The struggling retail conditions in the immediate area surrounding the subject site suggests that 
speculative retail would likely not produce favorable results. If speculative retail is constructed 
with no committed anchors, it is likely that the same tenancy that occupies much of the existing 
retail in the immediate area will fill the new retail and will act as deterrents to the high-quality 
retailers needed to transform the area become the “new downtown Clearfield.” 

In order to support retail (and other commercial uses) and successfully transform the area, a 
strong anchor tenant is needed and more residential units need to be added to the immediate 
area. A commitment of an anchor will instill a level of confidence in prospective high-quality 
retailers that the area is undergoing a rebirth and will become a desirable and profitable location 
for their businesses. Since the model of big box retail anchors is dying, this anchor will likely need 
to be in the entertainment, arts, or education field. If a large anchor cannot be recruited as a first 
phase to the project, other measures should be taken to begin the area’s transformation. This 
would include developing Mabey Pond as a family-friendly and easily accessible community 
amenity, developing a variety of residential uses on site with high design standards, and making 
attempts to “up-tenant” nearby retail.  
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Residential 

This section seeks to understand housing needs in Clearfield and ultimately explores how these 
needs can be addressed in the subject redevelopment project. This section first explores the 
overall housing profile of the area, then looks closer at the homeownership market, rental market, 
and home affordability, and concludes with implications for the subject project14. 

Housing Profile 

Clearfield contains 10,512 housing units, roughly 10% of housing units in Davis County. 
Approximately 1.2% of the homes in Clearfield are vacant. Of the 9,767 homes that are 
occupied, 53.2% are owner-occupied and 46.8% are renter-occupied. When compared with the 
county (77.6% owner-occupied and 22.4% renter-occupied), Clearfield has a significantly higher 
share of renters. The median home age in Clearfield is 26, slightly higher than the county’s 
median home age of 24 years. Median home age is important because of the discrepancies 
between median home rent. Despite an older housing stock, Clearfield attracts higher rents than 
county averages. 

 

                                                

14 All housing data comes from U.S. Census Bureau, 2010-2014 American Community Survey 5-Year Estimates unless otherwise 
noted 
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Clearfield’s rental vacancy rate is 
slightly higher than the county’s, but 
still stronger than the national average 
of 6.9%. Rental vacancy in Clearfield 
has steadily declined over the past 5 
years from 11% in 2010 to just over 
6% today. The same parameters show 
a similar, though less drastic, trend in 
Davis County with rental vacancy 
declining from 6% in 2010 to just over 
4% today. 

Tenure by Housing Type 
Of the 9,767 occupied housing units in Clearfield, approximately 52.6% are detached single 
family homes, 42.3% are multifamily units (including semi-attached and duplexes), and 5.6% are 
mobile homes.  
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Compared to other nearby cities, Clearfield has a much lower share of detached single family 
homes than other cities in the county. This, combined with a healthy vacancy rate and lease 
rates, implies that Clearfield’s market caters strongly to renters compared to other cities. 

Higher percentages of mobile homes are seen in economies which house temporary and/or low-
income workers. Both aspects seem to be in play in Clearfield housing market. First, there are at 
least six temporary job agencies located in Clearfield, showing that there is a high number of 
temporary job positions in the market. Second, the mean household income in Clearfield is much 
lower, around 32.5% below County levels. The redevelopment of the Clearfield Mobile Home 
Park will significantly help to restore balance in housing configuration in Clearfield. 
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Homeownership Market Analysis 

Ownership Overview 
Of the 9,767 occupied housing units in Clearfield, approximately 5,196 units (53.2%) are owner-
occupied. Typically, a higher rate of single-family residences is tied to a high rate of home 
ownership. Because of the lower share of single-family units in Clearfield’s market, it can be 
expected that the share of owned units will also be lower in comparison to neighboring 
communities. 

 

Historic Homes Sales 
Based on data collected from utahrealestate.com, the median sales price in Clearfield has risen 
significantly in the last five years (from $126,000 to more than $200,000), almost double the rate 
of increase for the county as a whole. However, the median sales price in Clearfield is still 
$50,000 dollars less than the county’s median sales price. 
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The average number of homes sold per year has risen steadily in the past five years. In 2011, for 
example, 281 homes were sold. In 2015, 493 homes were sold—an average increase of 53 more 
homes sold per quarter. This increase can be largely attributed to the effects of the economic 
recession of 2008 and the ensuing recovery.  

 

New Construction 
Clearfield is currently contributing very little to the number of new homes per year in Davis 
county. In 2015, Layton constructed five times more homes than Clearfield. When converted to 
percentage increases to negate city size, Syracuse is shown to have the highest number of newly-
constructed homes in its housing stock. Due to the lack of new housing in Clearfield’s housing 
stock, the existing median age will increase at a faster rate than neighboring cities. The lack of 
undeveloped land is the primary reason for the low new construction numbers in Clearfield. The 
only way for Clearfield to benefit from the economic churn that comes with new construction is 
through infill development, as is proposed on the subject sites. 

  
Source: Davis County 2016 Annual Report 
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Home Affordability 
Since home affordability is typically the biggest deterrent to homeownership, an analysis of home 
affordability is highly effective in explaining market imbalances. The best way to eliminate the 
effect of interest rate fluctuations and assess the medium-term affordability of homes in a market 
is to divide the home price by the consumer’s annual income. A ratio of 2.5 or lower is 
considered affordable. 

Based on a median household income of $48,158, the median affordable home in Clearfield 
would cost $120,395–nearly 27% below the median home value of $152,600. The gap between 
the median home value and median affordable home level is narrower in Clearfield than it is in 
Utah and in the United States. This indicates that although homes may be older and incomes 
lower, the housing stock is more affordable in Clearfield for its residents than in Utah as a whole.  

 
 

  



 

MABEY POND REDEVELOPMENT - DECEMBER 9, 2016 83 

Rental Market Analysis 

The share of renter-occupied units in the Clearfield market is very high compared to neighboring 
communities. If the housing inventory continues to be insufficient for buyers’ needs, whether in 
quality and/or affordability, and if new construction is not occurring, the rental pool will likely 
remain strong.  

 

Rental Housing Configuration 
A large majority (86%) of Clearfield’s rental market is multi-unit structures–another indication 
that Clearfield is a renter-friendly market. The large number of renters and multi-unit structures 
is likely a product of Hill Air Force Base and the general transient nature of military service 
professions. 
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Rental Rates 
In 2014, Clearfield’s median gross monthly rent was $913, up slightly from $903 in 2013. Over 
the past five years, the median gross rent in Clearfield has grown at an average of 1.6% per year, 
typical increases when compared to the increases in median gross rent across the State. 
Clearfield’s market appears to be stable, which is likely due to the high number of renters 
entering and exiting the market, causing little variation in rental rates. 

 

Rental Properties 
A sampling of rental properties in the area built in the past 5 years shows a blended rental rate of 
$13.15/SF per year. In this sampling, apartments attract rental rates of $14.13/SF, representing 
a 28% premium over townhomes which attract a $11.07/SF rental rate. The rate per square foot 
is usually higher on apartments because of the smaller unit sizes. 

 

Affordability 
According to Census figures, 13.2% of renters in Clearfield are paying less than 15% of their 
monthly income on rent. In the state of Utah, 14% of renters are paying less than 15%. In the 
United States, 12%. Clearfield’s housing market is on par with State and National percentages. 
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Live/Work 

Live/work is a unique arrangement in which the occupant resides in one area of the home and 
conducts business in another part. Oftentimes this happens by having a residence on the second 
and/or third story of the structure with their business being located on the ground floor. This was 
a common practice for many store owners in the US in the early-to-mid-20th century.  

The concept of live/work differs from a mixed-use development in that the resident who 
occupies the residential portion also occupies the ground-level work space. The work space is 
often connected, by a staircase or other means, directly to the residence. 

As zoning regulations became common and 
cities began dividing residential from 
commercial, live/work arrangements became 
difficult to define. As an unintentional 
consequence, this style of living became 
essentially illegal as it was nearly impossible to 
conform to both standards of zoning. These 
units also began being taxed as commercial 
properties–forcing residents to essentially pay 
much higher tax rate for their living quarters.  

Artists have historically been significant users of live/work environments–oftentimes co-locating 
loft space with living quarters. The large, open spaces often afforded the lighting and needed 
room to accommodate the activities involved in creating their artwork. They are still a very 
popular choice for artists to this day–if they can find it. 

As small businesses continue to boom nationally, live/work places have gained popularity in 
markets where live/work buildings exist 
(or can be converted). These spaces 
eliminate the need for a commute, 
resulting in lower cost of travel for 
individuals and a corresponding increase 
in discretionary income. The SBA 
reported that home-based businesses 
make up 52.2 percent of all small 
businesses in the U.S., presenting a 
unique opportunity for a new era of 

52.2% 48.8% 

Small Firms in the U.S.

Home-Based

Non-Home-Based
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live/work developments. Communities willing to capitalize on this opportunity may be rewarded 
for their early (re)adoption. 

Many communities have capitalized on the renewed popularity of live/work and have begun to 
converting buildings into live/work spaces or developing new live/work projects. Broadway Lofts 
in Salt Lake City is an example of utilizing old architecture to create a unique environment for 
entrepreneurs and artists to take up residence. The large 109,000 sq. ft. building was originally 
constructed in 1901 as the J.G. McDonald Chocolate Company. A conversion of the warehouse 
to higher-end lofts-style condos began in 1997 and was completed in 1999. The first floor of the 
building houses commercial space up front, and several live/work lofts towards the rear. 

The future of live/work developments in the U.S. seems to be firmly planted in larger cities 
where there is a higher population to support them. However, because of the flexibility of these 
units to be converted to strictly residential properties, the overall risk of initial investment is 
lowered. Offering them for presale may be a way to mitigate the risk further, if there are no 
presales, then they may be converted to strictly residential units. Business license data gathered 
from Clearfield City shows 286 home-based businesses registered in the city. These businesses 
will likely be the best candidates for purchasing live/work units on the subject site. 
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Financial Feasibility 

Multifamily 
Blended construction costs for multifamily units is estimated to be $104.29/SF including land 
and demolition. Assuming a lease rate of $15.00/SF and accounting for vacancy and expenses 
results in an NOI of $9.55/SF–representing a 9.2% capitalization rate. After debt service, the 
project shows an equity cash flow of $4.98/SF or a 13.63% return on equity. 
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Townhomes 
Construction costs for townhomes are slightly less than multifamily units on a per square foot 
basis at $99.66/SF including land. Assuming a blended sales price of $128.75/SF, closing costs of 
5% of gross sales, and construction debt interest of 6%, the project shows an equity multiple of 
1.69x, representing a 69% return on equity.  

 

Live/Work 
Since live/work units are not common in Utah, it is difficult to make market assumptions and 
project projections. Although the live/work concept would be ideal for a significant portion of 
this project, it is unknown as to whether or not it will be financially feasible. Since live/work units 
are wholly owned, the live/work market will be established by this project and the presales that 
occur during implementation, if any. As conversations occur with prospective buyers, this market 
will begin to take shape and the financial feasibility of live/work will become evident. 

Recommendation 

With the population within the 3-mi radius expected to grow 8.36% by 2021 and applying a 
average household size of 3.2, the 3-mi radius of the subject site must add 2,315 new housing 
units within the next 5 years. It is expected that most of the single family development will occur 
on agricultural land west of the subject site in Syracuse and West Point. However, the housing 
product expected to be built in those areas will likely be single family residences on relatively 
large lots, on average. In order to better meet the anticipated housing needs by 2021, a larger 
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variety of housing will need to be built. With the subject project, downtown Clearfield has an 
opportunity to capture some of this future housing market by including residential uses as part of 
the subject site. A mix of urban-influenced residential uses is highly recommended for the 
redevelopment. Residential development would be market-driven, bring residents downtown, 
and clean up the area, setting the tone for spin-off development both on the subject site and 
nearby on the State Street corridor. The three types of residential contemplated for the subject 
site are townhomes (60% of total residential), multifamily (25%), and live/work units (15%). 
Examples and characteristics of each of these types are outlined below. 

Type Example Characteristics % 

Townhomes 

 

1,400 – 1,600 SF units, 3-story, alley 
loaded enclosed garage, placed on 
MHP site. Units to be individually-
owned. 

60% 

Multifamily 

 

700-900 SF units, 3-4 story above 
retail on State Street, parking hidden 
from street. Units to be rented. 

25% 

Live/Work 

 

2,500 – 3,000 SF per unit, ground 
floor used for professional business, 
retail, or extension of living 
residence, top two floors used as 
residence. Units to be individually-
owned. 

15% 
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Hotel 

This section of the report explores the feasibility of including a hospitality component as part of 
the Mabey Pond Redevelopment project by analyzing market supply, identifying and quantifying 
demand drivers, and taking into account unique site considerations. The goal of this analysis will 
be to ultimately make a recommendation as to whether hotel should be included as part of the 
project mix and if so in what capacity–phasing, number of rooms, amenities, and brand.  

Market Profile 

For purposes of this study, the primary market is considered to be the I-15 corridor from Ogden 
(Riverdale Road) south to Layton. Hotel performance in Davis County will be analyzed for 
context. Only nationally branded hotels are considered for this analysis15.  

Davis County 
There are 1,791 hotel rooms in Davis County with the majority located in Layton (58%) followed 
by Woods Cross (15%) and Farmington (11%)16. The average hotel in the county was built in 
1997. The two newest hotels in Davis County are in Farmington–the Hampton Inn by Lagoon 
(opened in 2014) and the Hyatt Place in Station Park (opened in 2016). Unsurprisingly, the two 
newest hotels in Farmington attract the highest nightly rental rates at a blended $120/night–30% 
higher than the county average nightly rate of $92. The 57-room Days Inn in Clearfield charges 
$58.00 per night for a room–37% below the county average17. 

 

Primary Market 
The primary competition for the subject site comprises of 13 hotels–the Days Inn in Clearfield, 
                                                

15 Independent hotels are not included in this analysis–including Clearfield’s 18-room Charin Inn. 
16 Source: Smith Travel Research 
17 Current night rates from hotels.com  
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the Econo Lodge in Sunset, the Motel 6 on Riverdale Road in Ogden, and the cluster of 10 
hotels in Layton along I-15. Each of the hotels in the primary market along with key statistics is 
shown in the following table18.  

 

Overall, when compared to the total Davis County market, hotels in the primary market have 
the same built year (1997) but have a slightly lower average nightly rate of $88.97 compared to 
the county average of $92.37. This is attributed to the two high-performing hotels in Farmington 
that are left out of the primary market analysis.  

The “satisfaction” column pulls ratings from 
guest reviews left on TripAdvisor.com. Although 
not an end-all by any means, Trip Advisor scores 
are generally reflective of the quality of the hotel. 
Unsurprisingly, the three budget hotels (the 
Econo Lodge, Days Inn, and Motel 6) have the 
lowest guest satisfaction, with a blended guest 
satisfaction rate of 50%. The mid and mid-upper 
tier hotels in Layton hold the highest guest 
satisfaction rates, the highest coming from the 
Hampton Inn (90% guest satisfaction) and the 
Best Western Plus (90%). The average guest 
satisfaction rating for hotels in Layton is 78% 
compared to 74% for the total primary market. 

                                                

18 “Satis.” Refers to guest satisfaction rating left on tripadvisor.com 
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Market Fundamentals 

An analysis of hotel market fundamentals in Davis County shows steady improvement since 
2010. The 3 primary methods explored in determining the health of the hospitality market is 
occupancy, rates (ADR or average daily rate), and RevPAR (occupancy multiplied by ADR–also 
known as revenue per available room). From 2010 to 2015, Davis County showed improvement 
in each of these categories19. 

Occupancy 
Hotel occupancy decreased slightly 
from 2010 to 2013 moving from 
61.4% to 59.2%, but has rebounded 
since, improving to 69.5% in 2015. 
The dotted blue line shows a positive 
overall trend in occupancy since 
2010. Although the trend is positive, 
market hotel occupancy rarely stays 
above 70% for long. Since this 
occupancy data has been published, 
the Hyatt Place opened its doors in Farmington, bringing 108 new hotel rooms to the market–
accounting for just over 6% of the total market. This will likely be a drag on Davis County 
occupancy in the short term. National hotel occupancy is 67.2%20. 

Average Daily Rate 
From 2010 to 2015, ADR for Davis 
County improved at a combined 
average growth rate of 2.8% per year 
increasing from $70.63 in 2010 to 
$81.23 in 2015. Growth in both ADR 
and occupancy can likely be attributed 
to overall improvement in economic 
conditions–increased employment 
means more business travel and more 

                                                

19 Smith Travel Research 
20 http://www.hotelnewsresource.com/article91860.html 
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disposable income means more leisure travel. Limited new construction has also helped 
occupancy and ADRs to improve. Whereas the construction of the new Hyatt Place will likely 
put a drag on market occupancy in the short term, its effect will likely increase overall ADRs in 
Davis County. The Hyatt Place’s asking nightly rates is currently $129/night–40% higher than 
the average county rate.  

The county ADR, however, is still significantly lower than the national average ADR of $125.98. 
A common observation by industry professionals is that the Utah hotel market–and particularity 
the pocket of hotels in Layton–is very rate-sensitive, meaning that hotels find themselves 
competing on nightly room rates more than brand loyalty, amenities, or even room quality 
among other things. 

RevPAR 
The RevPAR (revenue per available room) is calculated by multiplying the ADR by the 
occupancy rate. The RevPAR is generally seen as the most telling metric in determining hotel 
market performance. The combination of improving occupancy rates and ADRs is reflected in 
the strong growth in RevPAR from 2010 to 2015. RevPAR was stagnant from 2010 to 2013 
while ADRs grew slightly and occupancy declined slightly. Once occupancy picked up in 2013, 
RevPAR followed suit. The 
compounded average growth rate of 
RevPAR from 2010 to 2015 is a solid 
5.4% per year. The ADR and 
RevPAR will likely continue climbing 
with the opening of the Hyatt Place 
and as more hotels in Layton make 
improvements to their buildings. 
Conditions will also be helped by the 
fact that there are no hotels under 
construction or planned (as reported by 
CoStar) currently in Davis County. 

Future Projections 
The past 6 years of data show strong growth in occupancy, ADR, and RevPAR. While ADR’s 
are expected to climb, occupancy seems to be at a cyclical high and will likely return to around 
65%. The combination of an increasing ADR and a decreasing occupancy results in a 
moderately growing RevPAR for the near future. 
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Demand 

Although market fundamentals are important to determining the level of demand in the 
marketplace, they only tell part of the story. An understanding of the deeper market 
fundamentals–demographic trends, employment, business activity, sales growth, and tourism–
help to paint a more complete picture. 

Demographic Trends 
As was presented in the economic overview section of this report, population growth is expected 
to steadily grow through 2021. The 5-mi radius around the subject site (which includes all hotels 
considered to be the primary market) is expected to increase its population by 7.65% before 
2021–a net gain of nearly 15,000 people. The growth in population is largely indicative of the 
expected growth in employment in the area, which means increased business travel. The more 
people that live in the area also results in more leisure travel, with more out-of-town friends and 
relatives coming to visit. 

 

Employment & Business Activity 
Employment statistics and trends and business activity by large employers in the area help to 
gauge what demand exists in the market for business travelers. As was presented in the economic 
overview section, Weber and Davis Counties are expected to add approximately 20,000 new jobs 
by 2020, representing an average annual growth rate of 2.1%. Out of the top 5 employers in 
Davis County, 2 of them are located in Clearfield–Hill Air Force Base and Lifetime Products. 
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Hill Air Force Base is the biggest generator of business/commercial hotel room nights in the 
area, with most of its out-of-towners lodging in Layton or Ogden. The subject site’s location right 
outside of HAFB is better positioned, geographically, to capture this market than Layton or 
Ogden. Drive time from the middle of HAFB to Layton hotels is 15 minutes but only 10 minutes 
to the subject site. The two closest hotels to HAFB are the Econo Lodge and Days Inn–both are 
an 8-minute travel time. 

Another advantage for the subject site is its proximity to the Freeport Center which is home to 7 
million square feet of light industrial space, 70 companies, and 7,000 employees. The largest 
tenants are Lifetime Products and ATK Launch Systems. Drive time from the Lifetime Products 
headquarters in Freeport is 5 minutes to the subject site and 7 minutes to Layton hotels. 

 
 
Sales Growth 
The growth rate of taxable sales in the primary area is another good indication of market 
demand and overall economic conditions. A review of the data presented in the retail section of 
this report shows that taxable sales of select spending categories grew by 15% in Clearfield from 
2014 to 2015, compared to 6% in Utah as a whole. Since hotels are best utilized in areas where 
there are ample spending opportunities available to guests, the strong growth rate in taxable sales 

Layton Hotels 

Freeport Center 

Hill Air Force Base 
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is a positive indication of future hotel demand. The capture rate of sales21 occurring inside 
Clearfield versus outside also grew from 29% in 2014 to 32% in 2015. Although an increase in 
capture rate is a positive sign, the relatively low capture rate of 32% indicates that there are 
significantly more spending opportunities outside of Clearfield than there are in Clearfield. 

 

Demand Summary 
Demographic trends show population estimated to increase 7.65% in the next 5 years–adding an 
additional 15,000 people to the 5-mi radius around the site. Employment data suggests that 
20,000 new jobs will be added to Weber and Davis Counties by 2020. Two of the largest 
employers in Davis County–Hill Air Force Base and Lifetime Products–are located within 
minutes of the subject site. Taxable sales data show a 15% increase in sales in Clearfield from 
2014 to 2015. Combined with the growing RevPAR demonstrated in Davis County over the past 
5 years, the data suggests excess demand in the near future for the Davis County area.  

  

                                                

21 Capture rate was calculated on select spending categories 
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Site Considerations 

This section explores the site-specific factors that contribute to a successful hospitality project. 
The most influential factors include visibility, access, site preparation, nearby amenities, and 
competitive position. 

Visibility & Access 
A successful hotel guest experience revolves largely around convenience, and that process starts 
with the guest being able to find and access the hotel easily. It is for this reason that suburban and 
rural hoteliers tend to locate along interstates and near interchanges. Between the subject site 
being located 0.5 miles away the interstate, the approximately 80-foot elevation loss from the 
freeway to the subject site, and the sound wall on I-15, a multistory hotel on the subject site 
would not be visible from the freeway. The portion of State Street that passes by the subject site 
boasts traffic counts of just under 21,000 cars per day. By comparison, the Layton hotel cluster 
has direct visibility from I-15 and its 112,000 cars per day.  

One of the newest hotels built in Davis County–the Hampton Inn in Farmington–is not visible 
from I-15 (located 0.5 miles away) and is only partially visible from US-89 (33,000 cars/day, 0.38 
miles away), but overcomes its visibility constraints through its strategic location across the street 
from one of the region’s largest draws–Lagoon Amusement Park.  

With the rise of internet booking and mobile GPS, direct freeway visibility is not as crucial to a 
hotel’s success as it once was, but–especially without a large draw nearby–it is still a primary 
consideration for hotel developers. The subject site’s lack of freeway visibility will be a large 
deterrent to hotel developers. 

Site Preparation 
The proposed project would be a redevelopment, so much of the site’s current structures would 
need to be demolished. The hotel component however, would likely be placed on the southwest 
corner of State Street and 450 S which would require the demolition of the Title Max building. 
Title Max’s current lease does not expire until April 2019, meaning the development of a hotel 
on the subject site would likely not happen as part of the project’s first phase. The fact that it is a 
redevelopment site, plus its proximity to State Street means minimal infrastructure upgrade. 
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Nearby Amenities 
It is in the hotelier’s, and city’s, best interest to locate hotels near spending opportunities. 
Spending opportunities are seen as amenities that hotelier’s like to provide for their guests, and 
cities like the boosted sales tax generated by hotel patrons. The hotel cluster in Layton is well-
positioned with several amenities located within close proximity, including: 

Shopping Layton Hills Mall, Walgreens, Lowe’s Mens’ Warehouse, Target, 
Michael’s, Toys R Us, Office Depot 

Restaurants Chili’s, Outback, Applebee’s, Golden Corral, Red Robin, Taste of 
India, Costa Vida, Osaka Sushi, Jimmy John’s, Carl’s Jr 

Entertainment Tinsel Town Movie Theaters, AMC 

Dessert Sub Zero Ice Cream, Jamba Juice 

Proposed Hotel Site 
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As was explored in the retail section of this report, the subject site is lacking in amenities. The 
quality of retail that surrounds the subject site is subpar. Shopping, restaurants and 
entertainment are extremely limited in the subject area, prompting many hotel guests to seek 
these amenities 5-minutes south in Layton. 
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Financial Feasibility 

Based on an analysis of the demographics, competition in the area, and the site’s proximity to 
Hill Air Force Base and the Freeport Center, the hotel best fit for the subject site is an 80-room 
upper-midscale hotel. Total development cost, including land acquisition is assumed to be $9.1 
million or $114,000 per room. 

 

A year-3 profit and loss analysis shows a stabilized average daily rate of $97.60 and stabilized 
occupancy of 67% resulting in RevPAR (revenue per available room) of $65.39. The stabilized 
net operating income is approximately $600,000. The 65% loan-to-value loan results in an 
annual debt service payment of approximately $400,000, leaving an equity cash flow of just over 
$200,000–representing a 6.35% return on equity.  

 

A calculation of the total tax increment generated by the project shows approximately $164,000 
available for tax increment financing per year–$58,000 from property tax, $85,000 from 
transient room tax, and $21,000 from sales tax. With all available tax increment used to 
supplement project cash flows (85% of total increment), the incentivized return on equity is 
11.5%.  



 

MABEY POND REDEVELOPMENT - DECEMBER 9, 2016 101 

 

Overall, while growth in ADR and occupancy is encouraging, occupancy will likely not go much 
higher than 70% and the ADR is still too low to produce attractive returns to a developer 
without incentives.  

Recommendation 

Without any high-quality hotels in the immediate area, there is no existing hotel synergy to build 
upon. Although the market data suggest potential for a new hotel in the area, the low ADR and 
dismal mix of amenities offered in the immediate area implies that the subject hotel would 
struggle to attract the ADR premium needed to yield an attractive return. The pro forma shows 
that taking full advantage of potential tax increment financing brings the project from a stabilized 
6.35% return on equity to 11.5%. Although the incentivized return on equity is significantly 
higher than non-incentivized, a hotel developer would be creating the upper-midscale hotel 
market in Clearfield, representing a larger risk and requiring a corresponding higher targeted 
return on equity–something likely closer to 15%.  

The lack of amenities, lack of freeway visibility, and low market ADR suggest that hotel would 
not perform well on the subject site as part of the first phase. However, once a better mix of 
amenities is added to the marketplace, including restaurants, entertainment, and the 
improvement of Mabey Pond, the feasibility of a hotel should be reassessed and potentially added 
to the project site. The ideal site for a hotel is the southwest corner of the Lakeside Square 
property, currently occupied by TitleMax loans whose lease expires April 2019.   
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Entertainment 

Movie Theater 

Movie theaters attract approximately 20 to 25 thousand patrons per screen per year. A six-screen 
theater will attract between 120 thousand and 150 thousand patrons annually.  This makes theaters 
a destination attraction that draws consumers into a particular area and catalyzes additional 
investment. The lack of first-run theaters in Clearfield may present a unique opportunity to reduce 
entertainment sales leakage that is leaving the community. The proposed location for this theater 
is the current location of the Clearfield Mobile Home Park.  This study will analyze the implications 
of an additional movie theater to the primary market, comprised of Clearfield and surrounding 
areas. 

Competition 
There are three first run theaters in the primary market area: AMC Loews 9 and Cinemark 
Tinseltown 7 at the Layton Hills Mall and UEC Syracuse Stadium 6. As a general industry rule, 
theater supply and demand is at equilibrium when there is a population to screen count of 
10,000:1. However, this ratio has changed over time and according to the Motion Picture 
Association of America’s Theatrical Statistics 2012, the current population-to-screen ratio in the 
United States is 7,864:1. For purposes of this study, an 8,000:1 population to screen ratio will be 
used. 
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Primary Market 
The primary market area is defined as a five-mile radius around the contemplated site at 
Lakeside Square. The map below shows 1.0-mile radius rings with the competing indoor movie 
theaters located at a 3.0-mile distance to the southeast and southwest.   

 

Based a population-screen ratio of 8,000 to 1, the primary market’s population of 194,615 means 
that it should be able to support 24 movie theater screens. There are currently 22 screens in the 
primary market. The projected population growth indicates demand for 26 screens by 2021. An 
additional 6 screens added to the market would mean a ratio of 7,485 to 1–slightly below the US 
average. 
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Market Purchasing Power 
The product of a given area’s median household income by its number of households reveals its 
purchasing power. This formula is instrumental in movie theater’s site selection process. An 
analysis of purchasing power within a 5-mile radius of the subject site compared with that of 
Layton Hills and Syracuse 6 shows a slight purchasing power advantage for the subject site. The 
subject site has purchasing power of $3.9 billion, compared to $3.5 billion for Layton Hills and 
$2.4 billion for Syracuse 6. 

 

 

  



 

MABEY POND REDEVELOPMENT - DECEMBER 9, 2016 105 

Market Progression 
Prior to the 1980’s, movie theaters within the primary market area consisted of standalone or 
neighborhood center anchored theaters. Beginning in the 1980’s with the development of the 
Layton Hills Mall, first-run theaters transitioned to indoor mall anchored theaters. Beginning in 
the 2000’s, consumer preferences shifted away from the indoor mall product type towards open-
air retail and entertainment developments. Although the Syracuse Stadium 6 theaters may have 
been an attempt to bring this product type to market, it was poorly executed. The existing movie 
theaters at Layton Hills Mall are considered an obsolete product type that no longer reflect this 
consumer preference, which is not really being offered within the 5-mile local market radius. The 
Junction in downtown Ogden and Station Park in Farmington are the closest truly walkable 
open-air developments and the Larry Miller Megaplex and Cinemark theaters there are 
performing well, respectively. The following is an analysis of the local theater market progression 
from the mid-1970’s to present: 

Mid-1970’s Neighborhood Theaters 
Lakeside Theaters 
In 1976, Howard Coleman converted an existing building at Lakeside Square into the Lakeside 
Theaters, which offered first run movies. In 1985 it was renamed the Lakeside Discount Cinemas 
and offered second run movies, a repositioning strategy to segment the market in reaction to the 
development of the Cinemark theaters at the Layton Hills Mall. It was closed in June 2000 due to 
competition from the various multiplexes in Layton and the loss of anchor tenants like Smith’s 
and Woolworths at the Lakeside Square retail center. The latest tenant of the building was the 
Comedy Club. Newspaper clippings regarding the closure from the Deseret News are included at 
the end of this section. 

1980’s Indoor Mall Anchored Theaters 
Cinemark Tinseltown Layton and XD 
The 13,500 square foot Cinemark’s Movies 
6 was the first theater developed at the 
Layton Hills Mall when it opened in 1980.  
In 1990, Cinemark built the 29,000 square 
foot Movies 10 next door and closed the 
Movies 6 two years later. 

The aerial photo on the right was taken in 
August 1993 and shows the location of the 
Cinemark Movies 6 and Movies 10. 
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Movies 6 was demolished and in 1995 Cinemark opened the 34,000 square foot Tinseltown Movies 
7 next door to the Movies 10. Movies 10 eventually changed to a discount theater and was 
connected to the Tinseltown Movies 7-plex next door, the marquis removed, and the complex was 
operated as a single building of approximately 26,500 square feet located at 720 West 1500 
North.22 More recently, the Movies 10 building has been closed and appears vacant. It’s not clear 
whether the lease with Cinemark has expired or if the theaters are closed for renovation. 

Cinemark Tinseltown 7 has been renovated and includes digital projectors and reclining seats with 
a total of 742 seats in 7 theaters.  Both properties are owned by CBL & Associates Properties, Inc., 
one of the largest mall Real Estate Investment Trusts in the country.   

Shadow Anchored AMC Loews 
In 1997, Cineplex Odeon developed the 38,000 
square feet 9-screen theater at 728 West 1425 North, 
which is 100 yards to the north of the Cinemark 
movie theaters, which made the Layton Hills Mall 
location the most concentrated movie center in the 
State at that time.  The development was 
spearheaded by a new group of investors using the 
indoor mall and existing theaters as shadow-anchors 
to drive visitation to the new theaters. 

The aerial photo above (top right) was taken in 
October 1997 and shows the location of the 
Tinseltown and Cineplex Odeon developments.  
Cineplex Odeon was acquired in 2005 by AMC and 
the complex was renamed the AMC Loews Layton 
Hills 9. The theater has since been renovated with 
digital theaters and reclining seats, which reduced 
the total number of seats from 1,800 to 634. The 
building is owned by Layton Theater Investment 
Group L.C. and is leased to AMC. The aerial photo 
to the right (bottom right) shows the property in 
present day. 

                                                

22 http://cinematreasures.org/theaters/5513 
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2000’s: Walkable Open-Air Retail  
UEC Syracuse Stadium 6 
In 2008, developer Hawes Brubaker Neider LLC developed the 23,300 square foot Stadium 6 
theaters located at 2428 W 1700 S in Syracuse as part of a larger 10-acre development. The 
theater was to be managed by Salt Lake City-based Westates Theaters Inc., which is no longer in 
existence. The theater has total seating of approximately 1,650 and at the time of this report the 
theater was under renovation to convert to stadium seating. The theater was purchased by the 
United Entertainment Corporation (UEC), which continues to own and operate this location. 

The development was an attempt 
to position the theaters among 
other retail offerings within a small 
walkable neighborhood center 
concept. The layout of the 
development was poorly executed 
with the movie theater being set 
back behind two single story retail 
buildings with limited street 

visibility. The current operator only offers two show times for each theater around 5:00pm and 
7:00pm with the earlier showing at matinee prices. 

Next-Generation Opportunity 
The age and obsolescence of the Layton Hills Mall may present an opportunity to recruit either 
the Cinemark or AMC theater to relocate as an anchor to a walkable open-air mixed-use 
concept at the Clearfield redevelopment project. This depends on when their respective leases 
end or are up for renewal and whether relocating to a next generation open-air development 
would warrant consideration assuming a higher lease rate. 

Conversely, another operator such as Larry Miller Megaplex could be pursued to anchor the 
redevelopment with the open-air concept being a competitive differentiator to the aged indoor 
mall anchored multiplex theaters they would be competing against. The project would present a 
superior movie-going experience than what the existing multiplexes provide, which is a movie 
island isolated from other complementary uses by a sea of parking. Although a new development 
would saturate the market and create a lower population to screen ratio, it could still be 
successful if it were able to peel significant market share away from the existing multiplexes due 
to their obsolescence. 
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The most market-conducive approach to adding movie theaters to the redevelopment would be 
for AMC or Cinemark to relocate their theaters to the subject site–avoiding adding additional 
screens to the marketplace (assuming their old buildings are repurposed or converted to a 
second-run theater). Since Movies 10 has recently closed, there is not a second run operator in 
the primary market and this transition would be a natural market progression due to the age of 
the facilities and obsolescence of the indoor mall anchored product type.  
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Performing Arts Theater  

Utah has a strong affinity towards the performing arts. According to the National Endowment 
for the Arts, Utah leads the nation in attendance of live music, theater, and dance performances. 
On average, 51 percent of Utahans attended a performance in a 12-month period as compared 
to the national average of 31.6 percent. 

 

There are twelve performing arts centers strung along the Wasatch front from SLC to Ogden. 
Nine are located in Salt Lake County, two are in Weber County, and one is in Davis County. 
Salt Lake County recently added the Eccles Theater and is planning the development of another 
theater in Taylorsville in the coming year. The high concentration of performing arts centers in 
Salt Lake suggests an ability for Utah’s economy to support a greater number of these 
performing arts centers within a certain population level. 

Population Analysis 
Distribution along the Wasatch front seems to favor Salt Lake County heavily while areas north 
present a scarcity for these facilities. Northern Davis County in particular lacks any venue to host 
the performing arts. The nearest facilities are in Ogden and Centerville. The Ogden venue is 
located approximately 10 miles away; Centerville approximately 16 miles.  
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The distribution of performing arts theaters is attributed to population size surrounding each of 
the venues. Salt Lake venues, on average, are surrounded by a 10-mile radius population of 
667,318–more than double the population of the average Weber/Davis County performing arts 
theater. Although the subject site’s 10-mile population is significantly lower than Salt Lake 
County’s, it is still nearly 70,000 higher than Weber/Davis Counties. 

 

Weber/Davis County’s median household income within a 10-mile radius of a performing arts 
center is about $3,000 higher than that of Salt Lake County, but nearly $10,000 less than the 
subject site’s 10-mile radius. Given the density of performing arts theaters in Salt Lake County, 
we can infer that patrons are commuting from all over the Wasatch front to attend performances 
in facilities considered to produce a higher quality experience. Median household income by 
itself may not be a qualifying factor to determine the potential success of a theater, but it does 
increase the likelihood that patrons will have a higher disposable income to spend on fine art 
performances.  
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Multiplying median household income by the number of households in a given area 
demonstrates its total purchasing power, which is the best indicator of available discretionary 
income that may be available for spending at a performing arts center. The subject site’s annual 
total purchasing power is $7.9 billion, significantly higher than Centerpoint’s $4.6 billion. Both, 
however, fall behind many other theaters located in Salt Lake County. 

 

For Davis and Weber Counties, the subject site shows adequate purchasing power to support a 
performing arts center. Theatres of this nature are typically funded through some combination of 
property/sales taxes, RDA tax incentives, ticket/event sales, government grants, and private 
donations. 
 
Davis Center for The Performing Arts (CenterPoint) 
Construction of the $14.4 million-dollar regional performing arts center in Centerville was 
completed in 2011. The center was built on a parcel owned by the Redevelopment Agency of 
Centerville. It is paid for by a mix of four funding sources: 1) a Recreation, Arts, and Parks (RAP) 
tax; 2) tax increment financing; 3) Davis County tourism taxes; and 4) private donations. 

The following are some of the expenses and tax revenues, as found in Centerville City’s budget. 
The complete breakdown of the funds applied to the performing arts center are not available, but 
the following figures are given below: 

- Construction Costs: $14.4 Million 
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- Maintenance Costs: $300,000 
- RAP tax applied per year: $80,000 
- RDA revenues: $442,500 

 
Other Centers in Utah  
There are many other ways to construct and maintain community arts buildings. The table 
below shows potential funding sources, as well as construction cost and age of building, if 
available. 

 

 
Conclusion 

As relayed in the Creating Downtown Clearfield report, one of the key amenities missing from 
Clearfield is entertainment. An entertainment venue on the subject site would act as an anchor 
not only to other uses proposed on the subject site, but to the downtown area in general. It would 
attract a steady stream of people downtown and become the strong redevelopment catalyst that 
Clearfield needs. The two most logical entertainment uses for the subject site–movie theater and 
performing arts center–are both feasible from a market standpoint. Since financials for these 
projects are of case-by-case nature, it is difficult to nail down financial feasibility for the two uses, 
although public incentive will likely be needed in either case. Public investment in entertainment, 
if it can serve as a redevelopment catalyst, will likely prove to be well worth the money. The pro 
formas found in the conclusion section of this report reflect a 6-screen, 25,000 SF movie theater 
placed on the mobile home park site. 

Name Location
Construction Cost 

(if Available)
Opening 

Date Funding Source
Peery's Egyptian Theatre Ogden -- 1924 Tickets, David Eccles Conference Center
Val A Browning Center Ogden -- 1965 Center Revenue, Donations

CenterPoint Legacy Theatre Centerville 14.4 Million 2010
Tickets, Donations, Weber State 
University

Kingsbury Hall Salt Lake City -- 1930
RAP tax, RDA tax increment, Davis 
County tourism taxes, private donations

Abravenel Hall Salt Lake City -- 1979 Tickets, donations, University of Utah

Rose Wagner Performing Arts Center Salt Lake City -- 1997
Government grants, ticket sales, Event 
revenue

Grand Threatre at SLCC South Salt Lake -- 1989 Ticket sales, events

Salt Lake School for the Performing Arts Sugar House -- 2010
ZAP tax receipts, ticket sales, donations, 
SLCC

Taylorsville Theater Taylorsville $39 Million N/A Functions as a public school

Eccles Theater Salt Lake City $110 Million 2016
Salt Lake County, Miller Family, Delta 
Air Lines, LDS Curch

Hale Center Theater West Valley City -- 1990
ZAP tax receipts, program revenue, 
donations
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Conclusion 

As part of the implementation phase, Better City will begin outreach campaigns to various real 
estate segments, including multifamily and townhome developers, hotel brands and developers, 
potential retail tenants and developers, office users and developers, and potential entertainment 
anchor uses. As conversations are had with these market segments, the overall project 
development plan and strategy will likely evolve. Below are the key findings and takeaways from 
this feasibility analysis. 

Section Summary 

Economic 
Overview 

• Population in 3-mi radius is projected to grow 8.4% by 2021. Growth is 
primarily occurring west of the subject site in Syracuse, West Point, and 
Clinton. 

• Median household income in 3-mi radius of $57,952 is 20% lower than 
Davis County. 

• Employment in Weber and Davis Counties has grown at an average rate 
of 3.2% per year. Employment is expected to grow 2.1% per year 
through 2020. 

• Two of Davis County’s largest employers, Hill Air Force Base and 
Lifetime Products are located within close proximity to the subject site in 
Clearfield. 

Office • There will be 7,252 new office jobs created in Weber and Davis Counties 
by 2020, requiring 1.8 million SF of new office construction. After 
accounting for the current development pipeline, approximately 300,000 
SF of this new demand will be absorbed within the 5-mile radius of the 
site–most of which will likely be in Falcon Hill and Legend Hills. 

• Office in the primary market performs worse than Weber and Davis 
County which performs worse the Metro Salt Lake.  

• In the primary market, office performs significantly worse west of the 
freeway than it does east. 

• The immediate area around the subject site is lacking in the amenities 
and quality of tenancy needed to attract new office users. 

• Any office market absorption in the subject site will likely come from 
local businesses. 

• According to current market fundamentals, office would be financially 
feasible only with public incentive. 

Takeaways: Office users strongly prefer areas with a diverse mix of 
amenity offerings within close (walkable) distance that currently does not 
exist in the immediate area. As such, office is recommended as a second 
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phase to the development, potentially on the TitleMax site–whose lease 
expires April 2019. 

Implementation Steps: Ensure that the right kind of amenities are being 
added to the project and preserve future office space in the site plan. 

Retail • Not including anchors, the most amount of retail that can physically be 
supported on the Lakeside Square property is approximately 100,000 SF. 

• Retail spending per capita for select categories in Clearfield increased 
15% from 2014 to 2015, while Utah grew 5.8%. The capture rate in 
Clearfield increased from 28.6% to 32.3%. 

• Modest increases in capture rate for select spending categories in 
Clearfield suggest that up to 115,000 SF of new retail could be absorbed 
in the near future. 

• Retail lease rates are significantly lower and vacancy significantly higher 
in the primary trade area than in Weber and Davis Counties. 

• Given the population growth and current development pipeline, the 
primary market will require approximately 160,000 SF of new retail by 
2021. 

• The overall poor quality of existing retail buildings and tenancy in the 
immediate State Street corridor surrounding the subject site suggests a 
profound lack of retail synergy in the area–something that higher-quality 
retailers rely heavily upon.  

• The subject site is somewhat isolated given its central location to two 
large land users–Hill Air Force Base to the east and Freeport center to 
the west. The 1-mi radius around the subject site accounts for 33% of the 
primary trade area’s land but only 11% of its population. 

• Retail fundamentals suggest financial feasibility with little-to-no public 
incentive required. 

Takeaways: Rooftops need to be added to subject area in order to make 
up for the isolation created by HAFB and Freeport Center. The immediate 
area needs to be cleaned up before retail can be supported, either through 
residential development or by recruiting a transformative anchor in the 
entertainment or arts field.  

Implementation Steps: Reach out to potential entertainment/arts 
anchors, residential developers, and reputable retailers and tenant 
representatives. Retail should be included as part of the project’s first phase 
with the understanding that the targeted tenancy may not be attracted to the 
space in the beginning but will eventually as the overall “feel” of the area 
evolves.   

Residential • The share of renters in Clearfield is significantly higher than in 
neighboring cities. 

• Rental rates are strong in Clearfield relative to neighboring cities despite 
an overall older building stock. 
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• The combination of low vacancy, climbing rental rates, and a small 
development pipeline suggests excess demand for rental housing in 
Clearfield. 

• With little residential land left to develop, Clearfield does not benefit 
from the economic churn that comes with residential construction that 
other nearby communities do. 

Takeaways: In order for the subject area to support commercial uses, the 
overall “feel” of the area needs to be improved and more residents need to 
be added downtown. Redeveloping a significant portion of the site with 
residential uses takes care of both concerns and would set the stage for 
eventual inclusion of commercial-intensive uses. 

Implementation Steps: Reach out to homebuilders and commercial 
developers who are familiar with urban/town residential product. Ensure 
that site plan maintains healthy balance between residential and commercial 
uses. 

Hotel • Layton holds 58% of the nationally-branded hotels in Davis County. 
Clearfield holds 4.3% with its Days Inn. 

• The two newest hotels in Davis County are both in Farmington–
Hampton Inn near Lagoon and Hyatt Place in Station Park. 

• Average daily rates (ADR) have steadily grown since and vacancy has 
steadily declined since 2010.  

• Although market fundamentals are improving, ADR is still too low to 
provide a substantial return on investment. This is due to the general 
rate-sensitive nature of hospitality in Northern Utah and the relatively 
low lodging stipends offered by Hill Air Force Base–the largest consumer 
of hotel rooms in the area. 

• The Layton hotel cluster offers a wide variety of amenities that the 
subject area does not have. 

• The subject site does have strong visibility and traffic counts on State 
Street, but does not have freeway visibility like hotels in Layton does. 

Takeaways: Visibility and traffic counts coupled with population growth 
and convenient proximity to Hill Air Force Base and Freeport Center 
suggest strong hotel potential for the subject site, however the lack of 
amenities and freeway visibility suggests otherwise. As such, hotel is 
recommended as part of the project’s second phase, potentially on the 
TitleMax site–whose lease expires April 2019. 

Implementation Steps: Reach out to hotel developers to generate 
preliminary interest. Ensure the site plan is configured in a way that 
accommodates future hotel. 

Entertainment • The primary market area–the 5-mile radius around the subject site–has 
enough population to support 24 movie theater screens (26 by year 
2021). There are currently 22 screens in the market. 
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• 15 of the primary market’s screens are at or near Layton Hills Mall, 
whose enclosed mall format is rapidly becoming economically 
obsolescent, with movie theaters preferring to be part of walkable, open-
air retail destinations. 

• A comparison of the subject site, Syracuse 6, and Layton Hills with 
regards to primary market (5-mile radius) purchasing power shows the 
subject site with a slight advantage over Layton Hills and a large 
advantage over Syracuse 6. 

Takeaways: Since Cinemark and AMC lease their theater spaces in 
Layton, there may be opportunity to recruit one of them to relocate to the 
subject site, which would prevent adding screens to a near-equilibrium 
market. Although a movie theater would be most effective as a 
redevelopment catalyst on the project site, a performing arts center should be 
pursued as a backup plan. 

Implementation Steps: In-state and out-of-state movie theater operators 
will be pursued, with special emphasis on the AMC and Cinemark in 
Layton. Unique movie operators with food and beverage service should also 
be pursued. 

 
These key findings and takeaways from each section inform the site plan and use mix found in 
the following “recommended project” section.  
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Recommended Project 

The goal of the targeted redevelopment is to eliminate the buildings and spaces that detract 
vibrancy and replace them with uses that promote vibrancy. Ultimately, the redevelopment that 
occurs on the Lakeside Square and Clearfield Mobile Home Park sites will set the tone for a 
generation of redevelopment along the State Street corridor. As such, it is critical that the project 
include a mix of uses that correctly sets that tone and that is phased in a way that meets market 
needs while providing an attractive return to developers. 

Although phasing will largely be determined by market conditions, the following uses, as shown 
in the site plan below, are strongly recommended for the project area at full build-out. These uses 
are determined to be those that can both provide a competitive rate of return to a developer, and 
that will contribute effectively the mixed-use synergy required for the project area to become the 
new “downtown Clearfield” and catalyst for downtown redevelopment.  

Lakeside Square Mobile Home Park 

• Plaza – pedestrian promenade leading 
from State Street to Mabey Pond Plaza. 
Plaza to be 1.25 acres dedicated to 
community space. 

• Residential – 220 apartment units in 2 
buildings 

• Retail – 30,000 SF under multifamily 
along State Street 

• Live/Work – 40 units lining the 
pedestrian promenade and plaza. Units to 
be individually-owned. 

• Hotel/Office – Upper-midscale hotel or 
office building on corner of State Street 
and 450 South. To be built as later phase 
after TitleMax lease expires April 2019. 

• Theater – 6-screen movie 
theater or 25,000 SF performing 
arts center with podium parking 
underneath. 

• Retail – 15,000 SF of retail in 
front of and next to the theater. 

• Residential – 300 townhomes 
on 11.5 AC behind theater and 
retail. Units to be individually-
owned. 

 

The promenade and plaza, colored blue, illustrates the alignment of the two sites, with the 
Lakeside Square side dedicated to more business-hours and community uses, with the mobile 
home park side supporting evening uses–movie-going and dining. 
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Townhomes Theater & Retail 

Apts 

Plaza 
Live/Work 

Live/Work 

Live/Work 

Retail 
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Project Objectives 

Road Connections 
The proposed site plan makes several road connections that were illustrated in the Creating 
Downtown Clearfield document, including the connection of Depot Street, the extension of 375 
East through to 450 South and the extension of 450 South through to Depot Street. 

Residential Density 
As was mentioned multiple times throughout the study, the large non-residential uses of Hill Air 
Force Base and the Freeport Center, create significant residential density and access constraints 
to the subject site. By adding several residents to the site–renters, homeowners, and business 
owners–these constraints will begin to be addressed. The proposed site plan would add an 
estimated 1,800 people in 560 households to the downtown area, greatly increasing the spending 
power downtown. 

Mix of Uses 
The proposed project includes a wide variety of uses including residential, retail, community 
promenade and public plaza, hotel/office, and entertainment. The high share of apartment units 
and townhomes is reflective of a strong residential market, whose returns can offset the lower 
returns produced by the other proposed uses. 

Taxable Value 
Current taxable value of the subject parcels is approximately $9 million with $104,000 in paid 
taxes ($12,230 to the city). The total development cost of the proposed project including land 
acquisition, demolition, and hard and soft costs is just over $106 million. Of that, $75.5 million is 
dedicated to hard construction costs. Incremental taxable value is expected to be $45-50 million, 
representing incremental property tax revenue of nearly $550,000 per year to all taxing entities and 
$65,000 to the city. 

Taxable sales are expected to increase from $1,415,000 to approximately $10,000,000 per year. 
With a local sales tax rates of 1.0%, the subject site is expected to bring an incremental $86,000 
to the city. 

The addition of a hotel to the project site would add the ability to collect transient room tax. At 
stabilization, a hotel would bring just over $19,000 in annual transient room tax to the city. 

In total, the proposed development will provide an incremental annual tax revenue of $170,000 
to the city. 
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Construction Costs 
The proposed project area consists of 8 parcels, totaling 30.49 acres. Acquisition cost is estimated 
to be approximately $10.6 million for a blended price of $7.98 per square foot. Pricing per 
square foot of land follows a predictable pattern of the smallest parcels being priced highest on a 
per square foot basis. The one glaring exception to this pattern is Lakeside Square which is 
priced at $10.22 per square foot–whose market value is likely around $8.00/SF. Demolition costs 
for these parcels are estimated to be $627,000. 

 

The proposed site plan and use mix would be nearly 925,000 SF of useable building space at an 
estimated cost of approximately $95.4 million which includes $1 million for development of the 
plaza and pedestrian promenade. Total development costs, including land acquisition and 
demolition, totals $106.6 million, or a blended $115.16 per square foot of building. 
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Project Pro Forma 

The proposed development is split up and analyzed in five distinct sections, as presented below. 
At the beginning of each section, the relevant buildings in the site plan are highlighted in pink. 

#1 – Multifamily and Ground-Level Retail 
This section comprises of two 
buildings–one 165,000 SF, 5-
story multifamily building with 
ground level retail on State 
Street and a 5-story, 90,000 SF 
multifamily building by the 
pond. Total gross square footage 
is 255,000 with a net rentable 
square footage of 218,000 and a 
total development cost of $26.8 
million. 

 

Given market lease rates and expenses, the project produces a stabilized year-3 cash on cash 
return of 11.8%. Assuming a sale in year 6, the project produces a leveraged IRR of 21.1%. With 
sales tax increment generated by the retail component used as incentive, the year-3 cash on cash 
increases to 12.6% and the IRR jumps to 21.5%. 
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Overall, the multifamily and retail section performs well with little public incentive. The retail on 
State Street may struggle to lease up for the first couple years, but should do well once the entire 
project is built up. This ramp up period is built in to the pro forma. 
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#2 - Movie Theaters and Retail 
The second component of the 
project is the movie theaters and 
single-level retail on the west 
side of State Street. The 
proposed theater is 6 screens 
(25,000 SF) accompanied by 
14,630 of retail. Total 
development cost for these two 
uses is approximately $9.5 
million. 

 

 

Given market lease rates and expenses, the project produces a stabilized year-3 cash on cash 
return of 3.0%. Assuming a sale in year 6, the project produces a leveraged IRR of -3.7%. Even 
with sales and property tax increment used as incentive, the returns are still not attractive. The 
incentivized year-3 cash on cash return is projected to be increases to 7.15% with an IRR of 
0.37%. Although this component of the project does not produce favorable returns within these 
short-term investment parameters, a project of this nature would either be developed by a long 
term investor or it would be coupled with another, more profitable project component. If, for 
example, a developer builds the theater and retail along with the multifamily and retail on the 
east side of State Street (component #1), the blended incentivized IRR is 17.0% and the 
stabilized cash on cash is 11.24%. 
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#3 – Townhomes 
Townhomes (approximately 300 
units) are proposed for the 
western portion of the mobile 
home park site. These units will 
be three stories with 1 and 2 car 
garages located on the ground 
level. Units will range between 
1400 and 1800 SF and will be 
priced between $175,000 and 
$225,000. It is contemplated 
that the townhomes be absorbed 
over a 3-year period, although 

actual phasing will be largely determined by presales as will unit density, sizing, and unit pricing. 
Total development cost, as contemplated, is approximately $46.9 million, or $98.97 per saleable 
square foot. With these assumptions, the project produces a levered IRR of 33.6% over 3 years. 
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#4 – Live/Work 
Since ground-level retail will likely not perform well without State Street visibility, the buildings 
lining the pedestrian promenade and plaza should be live/work units that provide the urban 
street wall feel while still being viable from a market standpoint. These units will be individually 
owned by business owners, with their workspace/retail storefront/office being located on the 
ground floor and living quarters above. Since there is no existing live/work market nearby to 
base assumptions on, the pro forma will be shaped entirely by presales. The targeted IRR for the 
live/work component is 25-35% and an equity multiple of 1.40 to 1.75. In order to achieve these 
returns, and assuming a development cost of $11.5 million or $118.98/SF, live/work units would 
need to be sold at around $140-150 per square foot.  

If these returns cannot be met, the live/work model can easily be converted to rowhomes or 
townhomes that may either be rented or sold. The vibrancy that comes with commercial uses 
(live/work) would significantly contribute to the promenade and plaza, however, the high-quality 
design of alternative residential uses (townhomes/rowhomes) would still provide the “sense of 
place” sought after. 
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#5 – Hotel or Office 
The corner of State Street and 450 South should be reserved for potential hotel or office use. The 
0.53 AC parcel located on the corner is currently home to TitleMax whose lease expires April 
2019. If the rest of the site, or a substantial portion of it, is developed by that time, this site will 
presumably be more attractive to hotel and office developers. Because this particular site is 
anticipated to be developed at a later phase, there is no pro forma specific to hotel or office 
included here. However, as was shown in their respective sections, both uses will likely require 
public incentive in order to produce attractive returns.   
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Sample Projects 

There are plenty of examples of well-executed mixed-use projects that successfully incorporate 
principles of new urbanism to create vibrant suburban downtowns. Below are a few examples of 
projects and project elements used to devise a land use plan for the subject sites. 

Village of Providence – Huntsville, AL 
The Village of Providence development in Huntsville, Alabama is a large urban town center 
development placed in a traditionally car-dependent suburb. Although the entire development is 
much larger than what is shown below, the portion of the development outlined in red shows the 
mix of uses approaching the town center portion of the development. This outlined portion is 
approximately 10.5 AC–the same size as the Lakeside Square property. General principles of 
new urbanism are successfully applied–rich mix of uses within close proximity, alley loaded 
residential lots, small (or no) setbacks, variety of residential types, hidden parking, wide sidewalks, 
etc. These same general land planning principles should be applied to the subject property–
especially Lakeside Square. 
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Kentlands Live/Work – Gaithersberg, MD 
A large portion of Main Street in Gaithersberg is dedicated to live/work buildings where retail or 
professional offices are on the ground-floor with residences above. Live/work buildings in 
Kentlands front narrow streets or green space (below) with rear parking. Live/work buildings are 
envisioned lining the pedestrian promenade leading up to Mabey Pond Plaza. 
 

 

Main Street Townhomes – Kaysville, UT 
These townhomes on Main Street in Kaysville are alley-loaded with the homes fronting 
community green space.  
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Orchard Drive & 2200 South Townhomes – Bountiful, UT 
In 2006, an old, dilapidated mid-box store and underutilized parking lot were demolished and 
redeveloped as a townhome project in the back with retail pads on the street, taking advantage of 
the traffic counts of Orchard Drive. This is a great example of applying efficient, urban-
influenced redevelopment to an inefficient suburban retail site. 

   

Before After 


