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E X E C UT IV E
SUMMARY

Project S ummary

T he R oy S tation A rea P lan w as c reated to establish the abov e vision for the area surrounding the R oy C ity

F rontrunner S tation. T he vision reflec ted is based on assessing c urrent c onditions w ithin the comm unity ,

review ing relevant planning efforts , updating market trends and data, and, most importantly , a c itiz en

engagement proc ess . T he primary goal of the S tation A rea P lan is to both guide dec ision-making regarding

the development of the site and provide a framew ork for the suc c essful implementation and developm ent of a

vibrant and liv able c om munity , mix ed-use distric t, and c onstruc tion of future infrastruc ture to supplement the

F rontrunner S tation and R oy community .

T he sc ope of the station area plan foc uses on the half-mile radius that extends outw ard from the R oy C ity

F rontrunner S tation, loc ated at 4 155 S outh S andridge Drive. T his half-mile radius c onsists primarily of

residential developm ent to the east and w est of the station. W ith those developm ent c onstraints , the

F rontrunner station, along w ith underdev eloped parc els of land just north and south of the station, w ere the

primary foc us of this S tation A rea P lan. T he relev ant parc els w ere z oned as S tation C entral, S tation N orth, and

S tation S outh respec tively , and subjec t to their unique z oning standards . T he rec om mendations made in this

S tation A rea P lan apply to and w ork w ithin the z oning regulations of these spec ific z ones.

T hroughout six ( 6 ) m onths from Dec em ber 20 22 to May 20 23 and w ith guidanc e from the c om munity , projec t

stakeholders , and the C ity of R oy , an assessment of the existing c onditions , identific ation of c onstraints and

opportunities , sc enario options, one preferred sc enario , and strategic rec ommendations w ere developed.

T hese helped inform an implementation plan, w hic h outlines and desc ribes spec ific ac tions that m ay be taken

by the c ity and other public and private stakeholders.

T he R oy  C ity  S tation A rea w ill be a thriv ing, mixed use and w alkable distric t that seeks to bec ome a regional 

destination that provides abundant opportunities for employ ment, liv ing, and rec reation - all to help build upon 

a v ibrant community . 

V ision
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E X E C U T IV E  SUMMARY

A study of the C ity of R oy 's ex isting c onditions indic ate that the c ity has w itnessed c onsiderable grow th and

development over the past tw o dec ades. B elow is a summary of some of these grow th metric s:

E xisting C onditions and Market A nalysis

19 9 0
24 ,6 0 3

20 20
39 ,30 6

P o pula tio n G ro w th

A naly sis of the market data suggests that the highest and best use for key sites suggests the station area c an

become an employ ment hub for R oy , w ith sm all-sc ale offic e and additional multi- family housing feasible in the

short-term. T his is supported by data pinpointing the top five ( 5) retail sec tors that are least present w ithin a

half-mile radius of the R oy F rontrunner S tation. T hese five sec tors are best positioned for pedestrian-oriented

developm ent w ithin the station area w ith features suc h as limited parking, enhanc ed light individual

transportation ( L IT ) infrastruc ture, and street-fac ing entranc es.

R oy  C ity
32.5 Y rs

C ounty
33.1 Y rs

S tate
31.3 Y rs

Me d ia n A g e

2 4 .3 %20 11
$ 57,74 9

20 21
$ 76 ,6 1

Median Household Incom e

3 1.5 %20 11
$ 22,0 52

20 21
$ 29 ,0 17

P er C apita  Incom e

R oy  C ity
5.8%

C ounty
8.4 %

S tate
8.8%

P overty  R ate

1

F ood services 
and drinking 

places

( N A IC S  722)

2

B uilding material 
and garden 

equipment and 
supplies dealers

( N A IC S  4 4 4 )

3

Health and 
personal care 

drug stores 

( N A IC S  4 4 6 )

4

C lothing and  
accessories stores

( N A IC S  4 4 8 )

5

F urniture and 
home furnishing 

stores

( N A IC S  4 4 2)

T he fiv e  ( 5)  retail sec tors  w ith the largest gaps w ithin a  half-mile  radius  ( exc luding N A IC S  4 4 1, 4 4 7, and 

4 54 )  are  the fo llow ing:

S imilarly , the five ( 5)  retails  sec tors w ith the largest expec ted c ompound annual grow th rates from 20 23-

20 28 w ithin a half-mile radius ( exc luding N A IC S  4 4 1, 4 4 7, and 4 54 )  are indic ated below . T hese five sec tors are 

best positioned for grow th w ithin the station area. S imilar to the previous sec tion, these retail establishments 

should ensure ac c essibility  for pedestrians, mobility  aid users, and L IT  users.

5

F ood services 
and drinking 

places

( N A IC S  722)

1

B uilding material 
and garden 

equipment and 
supplies dealers

( N A IC S  4 4 4 )

2

Health and 
personal care 

drug stores 

( N A IC S  4 4 6 )

3

F urniture and 
home furnishing 

stores

( N A IC S  4 4 2)

4

E lectronics and 
appliance stores

( N A IC S  4 4 3)
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E X E C U T IV E  SUMMARY

T o gain an informed perspec tiv e on the c om munity ’s vision for the station area, the c onsultant team

spearheaded intensive public outreac h efforts over three ( 3) months w ith projec t stakeholders and the

c omm unity of R oy . T hese meetings c onsisted of four ( 4 ) in-person events , one-on-one stakeholder meetings,

and public events that inc luded interac tive exerc ises . T hese meetings allow ed the c ommunity to provide input

on future land use strategies and design c onsiderations , w hic h are reflec ted in the final c onc ept plans.

A dditionally , a series of meetings betw een projec t stakeholders and the c onsultant team s w ere fac ilitated to

better understand the market findings regarding the station area, share ideas , and enhanc e im plementation

strategies to bolster future development patterns in the R oy S tation A rea.

E ngagement S ummary

T he vision and objec tives outlined in the R oy S tation A rea P lan w ill likely require a c om bination of short and

long-term proc esses . T his w ill inv olve c ollaboration betw een m ultiple public and priv ate stakeholders , suc h as

residents , C ity S taff, UT A S taff, and elec ted offic ia ls to c hampion the S tation A rea P lan v is ion and ensure the

thoughtful development of the site. T he below outlines a few of the key strategic rec om mendations and ac tion

items that the C ity , UT A , and other stakeholders must c om plete to prepare the site for im plem entation. T hey

are all nec essary to ensure that the site reac hes its potential as envisioned in the plan:

S ummary of R ecommendations

1.
C O N D U C T  A  P A R K IN G  A N A L Y S IS  T O  D E T E R MIN E  T H E  A P P R O P R IA T E  A MO U N T  O F  P A R K IN G  
( S U R F A C E  A N D  S T R U C T U R E D )  F O R  T H E  D E V E L O P ME N T  A N D  U T A  S T A T IO N  A R E A  N E E D S .

2 .
E N G A G E  W IT H  P R O P E R T Y  O W N E R S  O F  U N D E V E L O P E D  P A R C E L S  O R  P A R C E L S  W IT H  H IG H  
R E D E V E L O P ME N T  P O T E N T IA L .

6 . C O MP L E T E  S C H E MA T IC  D E S IG N  A N D  F E A S IB IL IT Y  S T U D IE S

7. P R E P A R E  A N D  A D O P T  D E S IG N  G U ID E L IN E S .

8 . P A R T N E R  W IT H  U T A  A N D  U N IO N  P A C IF IC  T O  IMP R O V E  T H E  R A IL  C R O S S IN G  A T  4 0 0 0  S O U T H

9 . C R E A T E  C L E A R L Y  D E F IN E D  G A T E W A Y S  T O  N E IG H B O R H O O D S  A N D  T H E  S T A T IO N  A R E A .

3 . B E G IN  P L A C E ME N T  A N D  A P P R O V A L S  F O R  A  P E D E S T R IA N  R A IL  O V E R P A S S

10 .
L IN K  T H E  C U L -D E -S A C  T O  T H E  W E S T  O F  T H E  T R A C K S  T O  T H E  F U T U R E  D E V E L O P ME N T  
B E T W E E N  T H E  T R A C K S  A N D  T R A IL .

4 . R E Q U IR E  MO D E R A T E  H O U S IN G  P A R T IC IP A T IO N  IN  T H E  C R A  B O U N D A R Y

5 . C O MP L E T E  N E C E S S A R Y  N E G O T IA T IO N S  F O R  C R A  F U N C T IO N A L IT Y
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S tudy A rea

B A C K GR O UND
INFORMATION

O utlined in this sec tion are details  about the study  area, the purpose for the station area plan, and a 

review  of the c omplianc e proc ess for the overall plan. T his information is  provided to help raise 

aw areness of the planning area and justific ation for c ompletion of the planning proc ess. 

T he 20 22 R oy  C ity  S tation A rea P lan is  s ingularly  

foc used on the half-mile radius that extends outw ard 

from the F rontrunner R oy  station loc ated at 4 155 S outh 

S andridge Drive, as defined and required in state statute 

HB 4 6 2 and S B  4 2 ( see later sec tion for explanation) .

A lthough there is  a signific ant amount of residential 

development in the v ic inity , commerc ial and 

institutional development is  limited, partic ularly  along 

4 0 0 0  S outh. 

A s the station area has been developed for many  dec ades, there is  minimal undeveloped land. T his plan 

inc ludes rec ommendations for the entire station area, but the majority  of the rec ommendations apply  to 

underdeveloped lands, spec ific ally  the parc els adjac ent to the R oy  F rontrunner S tation that are not realiz ing 

their full development potential. T hese parc els have been c ategoriz ed into S tation N orth, S tation C entral, and 

S tation S outh, eac h w ith distinc t z oning standards.

T he 20 17 F oc us R oy  G eneral P lan Update 

identified the parc els depic ted in F igure ___ 

as either vac ant or having signific ant 

potential for redevelopment. C ompared to 

other areas w ithin the station area, the 

potential for ( re) development in these 

parc els is  notably  higher. T he plan outlined 

in this doc ument is  thus c entered around 

providing strategies and rec ommendations 

spec ific ally  tailored for these identified 

priority  parc els.

V ac anc y  and R edevelopment P otential

F igure  2.1: Half-mile study radius.

F igure  2.2: V acant and R edevelopment P otentia l map ( w ithin the 1/ 2 mile projec t area) .
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B A C K G R O U N D  INFORMATION

Utah S tate S tatute

T he Utah S tate L egislature passed HB 4 6 2 in the 20 22 state L egislative S ession and it w as signed into law , 

enac ting new  requirements for munic ipalities w ith fixed-guidew ay  public  transit stations. T his bill bec ame Utah 

C ode § 10 -9 a-4 0 3.1, and the requirements bec ame effec tive J une 1, 20 22. Having a F rontrunner station, R oy  

C ity  bec ame subjec t to the new  state requirements for its  station area. W hile the C ity  w as proac tive in passing 

the 20 17 F oc us R oy  plan, some of the new  state requirements are not met w ith c urrent planning. T herefore, 

the C ity  must update its  station area plan by  Dec ember 31, 20 25. Utah C ode defines the station area for a rail 

station as a half-mile radius from the station, providing the study  area of this plan. R equirements of § 10 -9 a-

4 0 3.1 for station area plans are laid out below , and the c hart depic ts w hether or not the 20 17 F oc us R oy  P lan 

meets the requirements of the c ode. T his P lan meets all requirements that the state has set forth for station 

area plans, w ith none of the c onditions desc ribed in  § 10 -9 a-4 0 3.1 appearing to be imprac tic able.

S ta te  R e q uire m e nt
2 0 17 

F o c us  
R o y

2 0 2 3  
S ta tio n 

A re a  P la n

Inc reasing  the availability  and affordability  of housing , inc luding  m oderate inc om e housing  § 10 -

9 a-4 0 3.1( 7) ( a) ( i) .
N o Y es

P rom oting  sustainable environm ental c onditions § 10 -9 a-4 0 3.1( 7) ( a) ( ii) . N o Y es

E nhanc ing  ac c ess  to opportunities  10 -9 a-4 0 3.1( 7) ( a) ( iii) . Y es Y es

Inc reasing  transportation c hoic es  and c onnec tions 10 -9 a-4 0 3.1( 7) ( a) ( iv ) . Y es Y es

A  station area v is ion that desc ribes  the follow ing :

• opportunities  for the developm ent of land w ithin the station area under ex isting  c onditions; Y es Y es

• c onstraints  on the developm ent of land w ithin the station area under ex isting  c onditions; Y es Y es

• the m unic ipality 's  objec tives  for the transportation sy stem  w ithin the station area and the 

future transportation sy stem  that m eets  those objec tives ;
Y es Y es

• the m unic ipality 's  objec tives  for land uses  w ithin the station area and the future land uses  

that m eet those objec tives ;
Y es Y es

• the m unic ipality 's  objec tives  for public  and open spac es w ithin the station area and the 

future public  and open spac es that m eet those objec tives ; and
Y es Y es

• the m unic ipality 's  objec tives  for the developm ent of land w ithin the station area and the 

future developm ent standards that m eet those objec tives
Y es Y es

A  m ap that depic ts :

• the area w ithin the m unic ipality  that is  subjec t to the station area plan, provided that the 

station area plan m ay  apply  to areas  outs ide of the station area; and
Y es Y es

• the area w here eac h ac tion is  needed to im plem ent the station area plan Y es Y es

8



B A C K G R O U N D  INFORMATION

S ta te  R e q uire m e nt
2 0 17 

F o c us  
R o y

2 0 2 3  
S ta tio n 

A re a  P la n

A n im plem entation plan that identifies  and desc ribes  eac h ac tion needed w ithin the nex t f ive y ears  to im plem ent the 

station area plan, and the party  responsible for tak ing  eac h ac tion, inc luding  any  ac tions to:

• m odify  land use reg ulations; N o Y es

• m ake infrastruc ture im provem ents ; N o Y es

• m odify  deeds or other relevant leg al doc um ents ; N o Y es

• sec ure funding  or develop funding  strateg ies ; N o Y es

• establish desig n standards for developm ent w ithin the station area; or N o Y es

• provide environm ental rem ediation N o Y es

A  statem ent that ex plains  how  the station area plan prom otes the objec tives  desc ribed in 

S ubsec tion ( 7) ( a) .
N o Y es

A s an alternative or supplem ent to the requirem ents  of S ubsec tion ( 7)  or ( 8 ) , and for purposes of S ubsec tion 

( 2) ( b) ( ii) ; a  statem ent that desc ribes  any  c onditions that w ould m ake the follow ing  im prac tic able:

• prom oting  the objec tives  desc ribed in S ubsec tion ( 7) ( a) ; or N o Y es

• satis fy ing  the requirem ents  of S ubsec tion ( 8 ) N o Y es

A  m unic ipality  shall develop a station area plan w ith the involvem ent of all relevant stakeholders  that have an interest 

in the station area throug h public  outreac h and c om m unity  eng ag em ent, inc luding :

• other im pac ted c om m unities ; N o Y es

• the applic able public  transit d istric t; N o Y es

• the applic able m etropolitan planning  org aniz ation; N o Y es

• the D epartm ent of T ransportation; N o Y es

• ow ners  of property  w ithin the station area; and Y es Y es

• the m unic ipality 's  res idents  and business  ow ners . Y es Y es

T able  2.1: S tate R equirements
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E X IS T ING
CONDITIONS

Demographic A nalysis

W hit
e

78 .2%

T w o  o r Mo re  R ac es
9 .4 %

O the r 
R ac e
7 .6 %

A s ia
n

2%

N o n-
hispanic

8 2 .6 %

H ispani
c

17 .4 %

51.5% 4 8.5
%

Media
n

A ge

T he information outlined in this section provides a snapshot of the overall conditions present within 

the community , as documented during the first quarter of 20 23. T his information was collected from a 

variety  of sources including the US  C ensus B ureau, E S R I, and C laritas datasets. Information outlined 

below includes data necessary to compile a c lear picture of the residents, their habits, and potential 

needs for the station area R edevelopment. T rends learned or identified from this data was utilized to 

help craft community  profiles, comparing needs to identified market analysis information ( later 

chapter) . 

O ver the past four C ensuses, R oy  C ity ’s  population 

has inc reased from 24 ,6 0 3 in 19 9 0  to 39 ,30 6  in 

20 20 . 

T he city ’s racial makeup is 78.22% W hite, 2.0  A sian, 

1.21% A frican A merican or B lack, 1.0 4 % N ative 

A merican, 0 .56 % N ative Hawaiian or other P acific  

Islander, 7.56 % of another race, and 9 .4 0 % of two or 

more races. T he population is 82.6 1% non-Hispanic  

and 17.39 % Hispanic .

19 9 0
24 ,6 0 3

20 20
39 ,30 6

T he A merican C ommunity  S urvey ( A C S ) , a product 

of the US  C ensus B ureau, provides 5-Y ear E stimates 

of various demographic and socioec onomic metrics. 

Herein, this report will defer to the A C S  5-Y ear 

E stimates unless stated otherwise.

A pproximately  51.5% of residents are male, and 

4 8.5% are female, a near-even split c onsistent w ith 

the state and nation. 

W hile the Decennial C ensus is the most accurate data 

collection, it does not provide a complete picture of 

the demographic or socioec onomic conditions of the 

county.

T he median age of residents is  32.5 y ears, 

demonstrating similar c harac teristic s to the c ounty  

and state medians of 33.1 and 31.3 y ears, 

respec tively . 

T he c ounty ’s median age is  up slightly  sinc e 20 11, 

w hen it w as 29 .3 y ears, a 10 .9 2% inc rease. 

R oy  C ity
32.5  Y ears

C ounty
33.1 Y ears

S tate
31.3  Y ears
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A g e  C o ho rt

0 1,0 0
0

2 ,0 0
0

3 ,0 0
0

4 ,0 0
0

> 8 5  Y e a rs  

8 0 -8 4  Y e a rs  

70 -74  Y e a rs  

6 0 -6 4  Y e a rs  

5 0 -5 4  Y e a rs  

4 0 -4 4  Y e a rs  

3 0 -3 4  Y e a rs  

2 0 -2 4  Y e a rs  

10 -14  Y e a rs  

< 5  Y e a rs  

A G E  D IS T R IB U T IO N

2 0 2 1 A C S  P O P U L A T IO N  E S T IMA T E S

Under 5 years 3,0 27 7.70 %

5 to 9  y ears 2,9 32 7.50 %

10  to 14  y ears 3 ,59 0 9 .20 %

15 to 19  y ears 2,78 6 7.10 %

20  to 24  y ears 2,26 9 5.8 0 %

25 to 29  y ears 3 ,351 8 .6 0 %

30  to 34  y ears 3 ,0 8 8 7.9 0 %

35 to 39  y ears 3 ,321 8 .50 %

4 0  to 4 4  y ears 2,36 5 6 .10 %

4 5 to 4 9  y ears 2,0 13 5.20 %

50  to 54  y ears 1,8 4 4 4 .70 %

55 to 59  y ears 2,125 5.4 0 %

6 0  to 6 4  y ears 2,10 3 5.4 0 %

6 5 to 6 9  y ears 1,8 0 3 4 .6 0 %

70  to 74  y ears 9 0 4 2.30 %

75 to 79  y ears 757 1.9 0 %

8 0  to 8 4  y ears 50 1 1.30 %

8 5 y ears  and over 29 7 0 .8 0 %

24 .3%20 11
$ 57,74 9

20 21
$ 76 ,6 11

31.5%20 11
$ 22,0 52

20 21
$ 29 ,0 17

E X IS T IN G  C O N D IT IO N S

T he age distribution of the 20 21 A C S  population 

estimate is  as follow s:

R oy  C ity ’s  median age and trends are sustainable 

and are c harac teristic  of a family -oriented 

c ommunity . Moreover, the c ounty ’s age 

distribution show s promise of sustained population 

grow th w ith a large perc entage of minors and 

y oung adults. A s those above 55 y ears c ontinue to 

age, there w ill be a need for supportive servic es 

suc h as inc reased healthc are, assisted liv ing, and 

disability  ac c ess.

S ocioeconomic A nalysis

R oy  C ity ’s  median household inc ome has jumped 

signific antly  from $ 57,74 9  in 20 11 to $ 76 ,6 11 now , 

representing a 24 .3% inc rease. T his is  higher than 

C learfield C ity ’s  $ 6 4 ,6 89  but low er than W est 

Haven C ity ’s  $ 84 ,4 6 1 and C linton C ity ’s  $ 9 0 ,39 7.

P er c apita  inc ome has also inc reased, going from 

$ 22,0 52 in 20 11 to $ 29 ,0 17 in 20 21, a 31.58% 

inc rease. T his is  muc h more similar to its peers: 

C learfield’s  $ 25,522, W est Haven’s $ 33,79 4 , and 

C linton’s $ 29 ,9 34 .

T he c ity ’s  pov erty  rate of 5.8% is  low er than the 

c ounty  and state rates of 8 .4 % and 8 .8% 

respec tively , and signific antly  low er than the 

national rate of 12.6 %. A dditionally , the c ity ’s  

poverty  rate has dec reased substantially  from 8 .3% 

in 20 11.

R oy  C ity
5 .8%

C ounty
8.4 %

S tate
8.8%

T able  3.1: 20 21 A C S  P opulation Distribution for R oy

C hart 3.1: 20 21 A C S  P opulation P yramid for R oy
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E D U C A T IO N A L  A T T A IN ME N T

A ttainment L evel A mount P ercentage

Less Than High School 1,532 6 .3%

H ig h S c hool G raduate 
( Inc ludes E quivalenc y )

8 ,9 0 6 36 .4 %

S om e C olleg e 6 ,54 5 36 .7%

A ssoc iate’s  D eg ree 2,6 4 9 10 .8 %

B ac helor’s  D eg ree 3,6 52 14 .9 %

G raduate or P rofess ional 
D eg ree

1,18 8 4 .9 %

H ig h S c hool G raduate or 
More ( Inc ludes E quivalenc y )

22,9 4 0 9 3.7%

B ac helor’s  D eg ree or More 4 ,8 4 0 19 .8 %

Housing Profile

Educational 
Attain...

Less Than High School 

High School Graduate 

Some College 

Associate's Degree 

Bachelor’s Degree 

Graduate or Professional Degree 

High School Graduate or More 

Bachelor’s Degree or More 

O ccupied
9 6 .4 %

20 11
$ 8 26

20 21
$ 1,19 7

E X IS T IN G  C O N D IT IO N S

High sc hool graduation, inc luding equivalenc y  

among R oy  residents aged 25 y ears and over, has 

been trending upw ard over the past dec ade, from 

89 .3% in 20 11 to 9 3.7% in 20 21. A dditionally , the 

perc entage of residents w ith bac helor’s  degrees or 

higher is  trending upw ard, ris ing from 17.7% in 20 11 

to 19 .8% in 20 21. A c ross the board, c ity  residents 

are bec oming inc reasingly  educ ated. T he figures 

below  inc lude the population segment for w hic h 

that is  their highest educ ational attainment, exc ept 

for the last tw o row s, w hic h represent the segment 

that ac hieved that level of educ ation or higher.

R oy  C ity ’s  housing stoc k  c onsists of 13,39 2 units 

primarily  oc c upied ( 9 6 .4 2%) , w ith only  3.58% 

( 4 80 )  of the units being vac ant. O f the 12,9 12 

oc c upied units, 10 ,86 7 ( 84 .16 %)  are ow ner-

oc c upied and 2,0 4 5 ( 15.27%)  are renter-occupied. 

T he median gross  rent is  $ 1,19 7, up from $ 826  in 

20 11, resulting in 4 3.5% of R oy  residents being 

c onsidered c ost-burdened, w hic h is  c lassified as 

more than 30 % of household inc ome in the past 12 

months. 

T otal 
Units

13,39 2

V acant
3.58%

O c c upied
Units

12,9 12

O w ner 
O ccupied

84 .2%

R enter 
O ccupied

15.2%

T he median v alue of an ow ner-oc c upied house is  

$ 252,10 0 , up from $ 16 0 ,0 0 0  in 20 11, per the A C S .

20 11
$ 252,10 0

20 21
$ 16 0 ,0 0 0

T able  3.2: E ducational A ttainment Metric s

C hart 3.2: E ducational A ttainment Metric s
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R E S ID E N T IA L  T Y P O L O G Y

#  of Units N umber Percentage

1 Detached 10 ,8 72 8 4 .2%

1 A ttac hed 24 6 1.9 %

2 A partm ents 9 6 0 .7%

3 - 4  A partm ents 4 8 1 3.7%

5 - 9  A partm ents 29 4 2.3%

10 + A partm ents 28 9 2.3%

Mobile H om e /  O ther 6 34 4 .9 %

R E S ID E N T IA L  T Y P O L O G Y

#  of R ooms N umber P ercentage

1 R oom 53 2.9 %

2 - 3  R oom s 378 2.9 %

4  - 5  R oom s 2,9 4 7 22.8 %

6  - 7 R oom s 3,9 0 2 30 .2%

8 + R oom s 5,6 32 4 3.6 %

E X IS T IN G  C O N D IT IO N S

T he selec ted monthly  ow ner c osts ( S MO C )   for ow ners w ith a mortgage are $ 1,4 23, resulting in 25.4 % of R oy  

households w ith a mortgage being c ost-burdened. F or ow ners w ithout a mortgage, the S MO C  is  $ 4 22, 

resulting in only  6 .7% of R oy  households w ithout a mortgage being c ost-burdened. T he average household 

siz e is  3.0 2 persons, w hic h is  on par w ith the c ounty , state, and national averages.

S elec ted monthly  ow ner costs are the sum of payments for mortgages , deeds of trust, contrac ts to purchase, or s imilar debts on the property  ( inc luding 

payments for the first mortgage, second mortgages , home equity  loans, and other junior mortgages) ; real estate taxes; fire, haz ard, and flood insurance on 

the property ; utilities ( electric ity , gas, and w ater and sew er) ; and fuels ( oil, coal, kerosene, w ood, etc .) . It also inc ludes, w here appropriate, the monthly  

condominium fee for condominiums and mobile home costs ( installm ent loan payments, personal property  taxes, s ite rent, registration fees, and license 

fees) . S elec ted monthly  ow ner costs w ere tabulated for all ow ner-oc cupied units, and usually  are show n separately  for units "w ith a mortgage" and for units 

"w ithout a mortgage. F or the complete definition, go to A C S  subject definitions "S elec ted Monthly  O w ner C osts."

1

1

S ingle-unit detac hed struc tures are the most c ommon residential ty pology  w ithin the C ity  by  a signific ant 

margin. A side from single-unit detac hed struc tures, the remaining mix  is  nearly  evenly  spread. Mobile homes 

have a slight edge over other housing ty pologies.

R E S ID E N T IA L  
T Y P O L O G Y

1 Detached
84 .2%

1 A ttached
1.9 %

2 A partm ents
0 .7%

3 - 4  A partm ents
3.7%

5 - 9  A partm ents
2.3%

10 + A partm ents
2.3%

Mobile Hom e /  
O ther
4 .9 %

R oy  housing units most frequently  have 8  or more rooms follow ed by  6 -7 rooms then 4 -5 rooms. L ess than 

10 % of residential units have 3 or few er rooms. 

R E S ID E N T IA L  
T Y P O L O G Y

8+ R oom s
4 3.6 %

2-3 R oom s
2.9 %

4 -5 R oom s
22.8%

6 -7 R oom s
30 .2%

1 R oom s
2.9 %

2

T able  3.3: R esidentia l T ypolog y C omposition

T able  3.4 : N umber of R oom Metrics
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W E B E R  C O U N T Y  H O U S IN G  D A T A  ( D E C E MB E R  2 0 2 2 )

Housing T y pology Median S ale P rice Median #  of Day s on Market

Single Family Home $ 4 0 0 ,0 0 0  (  -4 .3% Y oY ) 6 7 D ay s (  +4 5 Y oY )

T ow nhom e $ 335,0 0 0  (  +8 .1% Y oY ) 54  D ay s (  +4 7 Y oY )

C ondo /  C o- op $ 255,0 0 0  (  -23 .4 % Y oY ) 73 D ay s (  +57 Y oY )

Multi- fam ily  ( 2 - 4  unit) $ 376 ,0 0 0  (  -20 .8 % Y oY ) 12 D ay s (  -2 Y oY )

E X IS T IN G  C O N D IT IO N S

A c c ording to R edfin, a national real estate brokerage, the 

Dec ember 20 23 median sale pric e for single-family  homes in 

R oy  is  $ 389 ,9 50  w hic h is  3% low er than the median sale pric e 

for Dec ember 20 22. T he median number of day s on the 

market for single family  homes w as 53 day s w hic h is  up 36  

day s from a y ear ago. Due to the limited amount of units that 

w ere sold, adequate data is  not available on the median sale 

pric e and the number of day s on the market for c ondos, 

multi- family  properties, and tow nhomes in R oy . How ever, 

these data points are available for W eber C ounty . T he figures 

for W eber C ounty  are listed below .

Data provided by  R edfin also show s median pending square footage for residential properties in R oy  C ity . A s 

of F ebruary  3rd, 20 23, the highest median pending square footage for 20 23 has been 1,9 72.1 square feet, and 

the low est value has been 1,9 13.5 square feet. F or 20 22, the high and low  w ere 2,0 19 .2 and 1,835.5 square feet

respec tively . F or 20 21, the high and low  w ere 1,9 83.3 and 1,812.1 square feet respec tively . T his is  depic ted in the 

c hart below .

F or each unit, rooms inc lude living rooms, dining rooms, kitchens , bedrooms, finished recreation rooms, enclosed porches suitable for year-round use, and 

lodger's  rooms. E xc luded are strip or pullman kitchens , bathrooms, open porches, balconies , halls  or foyers , half-rooms, utility rooms, unfinished attics or 

basements, or other unfinished space used for storage. A  partially  divided room is  a separate room only  if there is  a partition from floor to ceiling, but not if 

the partition consists solely  of shelves or cabinets.

R ooms provide the basis  for estimating the amount of living and sleeping spaces w ithin a housing unit. T hese data allow  offic ia ls  to plan and allocate 

funding for additional housing to relieve crow ded housing conditions . T he data also serve to aid in planning for future servic es and infrastruc ture, such as 

home energy assistance programs and the development of w aste treatm ent fac ilit ies . F or the complete definition, go to A C S  subject definitions "R ooms."

2

R E S ID E N T IA L  T Y P O L O G Y

#  of B edrooms N umber P ercentage

N o B edroom 53 0 .4 %

1 B edroom 20 1 1.6 %

2 - 3  B edroom s 6 ,0 33 4 6 .7%

4 + B edroom s 6 ,6 25 51.3%

ME DIA N  P E N DIN G  S Q UA R E  F O O T A G E  F O R  R E S IDE N T IA L  P R O P E R T IE S

T able  3.5 : S implified N umber of R oom Metric s

T able  3.6 : W eber C ounty Housing S ale P rice and Median Days on Market   by  Housing T ype

C hart 3.3: Median P ending S quare F ootage, T hree Y ears

Mo nth-to-mo nth
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T ransportation Profile

B R E A K D O W N  O F  C O MMU T E  T IME

C ommute T ime P ercentage

Less than 10 minutes 8 .7%

10  to 14  m inutes 14 .2%

15 to 19  m inutes 22.9 %

20  to 24  m inutes 23.1%

25 to 29  m inutes 5.2%

30  to 34  m inutes 9 .7%

35 to 4 4  m inutes 4 .3%

4 5 to 59  m inutes 6 .0 %

6 0  or m ore m inutes 6 .0 %

E X IS T IN G  C O N D IT IO N S

R oy  residents predominantly  c ommute to w ork 

by  driv ing alone ( 76 .7%,)  w ith another 9 .3% 

c arpooling. O f the remainder, 11.7% w ork from 

home, 0 .8% w alk to w ork, 0 .7% take public  

transit, 0 .1% bike to w ork and 0 .7% c ommute via 

other means of transportation. T he average 

c ommute to w ork in 20 20  w as 24  minutes. T he 

c ommute time is  slightly  higher than the state 

average but low er than the national average. 

T R A N S P O R T A T IO N

P R O F IL E

Driving
76 .7%

W ork from  
Hom e
11.7%

C arpooling
9 .3%

W alk to W ork
0 .8%

O ther  Means
0 .7%

P ublic  T ransit
0 .7%

T he table below  show s the breakdow n of c ommute time among R oy  residents.

T able  3.6 : C ommute T ime P ercentages
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19 0 0  W est, or S R -126 , is  the main 5 lane arteria l corridor 
in R oy . It runs north-south, parallel to the station area just 
½ mile to the w est and is  an important connec tion to 
neighboring communities and I-15 w ith 25,0 0 0  A nnual 
A verage Daily  Traf f ic  ( A A DT)  today .

R egional A ccess

E X IS T IN G  CONDITIONS

T he intersec tion of 19 0 0  W  and W  R iverdale R oad ( S R -26 ) , is  a c ruc ial 

junc tion in R oy  and loc ation of the B urger B ar, an ic onic  loc al 

hamburger destination in itself. T his intersec tion c onnec ts R oy  to 

O gden ( W eber C ounty  S eat)  to the east, and provides ac c ess to I-15 

and I-84  to the east of the R oy  S tation.

S R -79  ( Hinc kley  Dr)  is  another key  east-w est 5 lane arterial c onnec tion w ith 10 ,0 0 0  A A DT  today  only  ½ mile 

north of the R oy  S tation running provides ac c ess to O gden's Hinc kley  A irport, I-15, and O gdens 31st street. 

A nother Major east-w est arterial c onnec tion in R oy  is  56 0 0  S outh, or S R -9 7, at the southern end of the 

dow ntow n loc ated 2 miles south of R oy  S tation. T his 3-5 lane road c onnec ts R oy  to the neighboring c ommunity  

of Hooper to the w est, and is also slated for an expansion in the near future due to its  high traffic  volumes 

20 ,0 0 0  A A DT . 

O ther important regional fac ilities 

inc lude S R -10 8, w hic h runs north-

south as 350 0  W est and Midland 

Drive as a 7 lane arterial w ith 

21,0 0 0  A A DT  today , as w ell as the 

3-5 lane 4 0 0 0  S outh arterial 

running east w est w ith 11,0 0 0  

A A DT  fronting the R oy  S tation as 

the only  direc t vehic ular ac c ess to 

the F rontR unner station. 

T ogether, these S tate  R outes  and 

Interstates  I-84  and I-15  prov ide 

exc ellent v ehic ular regional 

ac c ess .

F igure  3.1: R oy T MP  F unctional C lassification Map
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S treet Network C onnectivity

The street network throughout much of Roy takes on a classic 
suburban form. A round the station area, the majority  of the 

streets are primary  and sec ondary  loc al streets, many  of w hic h 

terminate into c ul-de-sac s . T his is  due to tw o primary  fac tors, 

topographic  height differenc es and neighborhood development 

phasing. In addition, the north-south railw ay  line div ides the c ity  

in tw o on an angle to the traditional north south /  east w est 

grid netw ork, restric ting the number of available east-w est 

street c onnec tions . 

E X IS T IN G  C O N D IT IO N S

F igure  3.2: E xisting S treet C onnectiv ity

T his street pattern does not lend itself to good connectivity, making it difficult for pedestrians and bicyclists to 

quickly  and conveniently  access R oy station and other nearby destinations. 4 0 0 0  S outh acts as the primary point 

of access to R oy station. 4 0 0 0  S outh spans as far west as 59 0 0  W est and is well connected to the general network 

of local streets, making it an integral part of the street connectivity  for all users, whether they are driving a car, 

riding a bike, taking transit, or walking. 
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B ike and Pedestrian

E X IS T IN G  CONDITIONS

T he Denver and R io G rande W estern R ail T rail runs north-south through R oy , just w est of the F rontR unner 

alignment. T his trail is  a major regional ac tive transportation c onnec tor. It extends from W est B ountiful to 

Hinc kley  Drive in R oy , and passes through the F armington B ay  W aterfow l Management A rea, w here it 

c onnec ts w ith the L egac y  P arkw ay  T rail. How ever, there are limited loc al c onnec tions to the trail in R oy , w ith 

the only  c onnec tion in the station area loc ated at 4 0 0 0  S outh just w est of the R oy  station.

T he only  bike fac ilities in the study  areas are unprotec ted bike lanes along 19 0 0  W est. 4 0 0 0  S outh, 

4 80 0  S outh, 520 0  S outh, 56 0 0  S outh, and 4 4 0 0  S outh are important potential future bic y c le 

c onnec tions in the area. 4 4 0 0  S outh provides the only  safe, c omfortable c rossing ac ross I-15 and I-

84 , w here it c onnec ts w ith the W eber R iver P arkw ay  T rail in R iverdale, but lac ks any  bike 

infrastruc ture w ithin R oy  C ity .

F igure  3.3: R oy F rontR unner and Denver and R io G rande W estern R ail T rail Map
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E X IS T IN G  CONDITIONS

Most streets  in the study  areas  hav e at least 

some s idew alk  c ov erage, though there  are  

gaps in the s idew alk  netw ork . T hese gaps 

are  mostly  w ithin the neighborhoods north 

of 4 4 0 0  S outh in the station area.

T he figures below  show  pedestrian and c y c list 

behavior data from S trava. A s show n, a relatively  

large number of pedestrian and c y c list trips are 

show n on the R io G rande trail and along 4 0 0 0  S outh. 

A  relatively  small number of trips ac c ess the R oy  

station via w alking and biking.

Image: P edestrian crossw alk on 4 0 0 0  S outh

F igure  3.4 : N umber of C yc lis t T rips ( S T R A V A )

F igure  3.5 : N umber of P edestrian T rips ( S T R A V A
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T ransit S ervice

E X IS T IN G  CONDITIONS

F rontR unner R oute 750  provides 30  min 

peak and 6 0  min off peak service without 

any service available on S undays due to 

maintenance.  T he station averages 

approximately 4 0 0  weekday boardings 

per day. Most F rontR unner passengers 

arrive at the station via car, though 

approximately one third of passengers 

walk, bike, or ride the bus to the station. 

T he R oy  F rontR unner station provides regional commuter rail service north to O gden, and south to S alt L ake 

C ity  and P rovo. L ess than one percent of people commute via transit in R oy , likely  due to limited first and last 

mile transit solutions, or proximity  and safe access between destinations .

F igure  3.6 : R oy S tation A rea E xisting T ransit S ervic e

F igure  3.8 : R egional F rontR unner S tations and A verage W eekday B oardings 

( per day)

UT A  B us R oute 6 0 4  provides hourly  

service except for S undays without any 

service and connects the R oy S tation to 

nearby neighborhoods, downtown R oy, 

and W estern O gden. T he majority of 

R oute 6 0 4  boardings in the station area 

occur at the F rontR unner station. W est 

Haven F lex - route f6 20  has 30  min 

service daily  except S undays without any 

service.

F igure  3.7: R egional T ransit S ervice
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O gden-Hinckley A irport ( O GD)

E X IS T IN G  CONDITIONS

W ithin one mile of the R oy  S tation the O gden-Hinck ley  Municipal A irport offers general aviation services and 

A erospace F acilities for defense Hill A ir F orce B ase related companies . Utah A irway s is  now offering charter 

service to many  of the W est's  greatest national parks. C orporate, general aviation and charter flights are also 

available at O G D.

O G D is an F A A -c ertified P art 139  airport, w ith an F A A  c ontrol tow er, tw o runw ay s, and an all-w eather, 24 -hour 

prec ision IL S  approac h c apability . DC -9 s, MD-80 s and B -737/ 727 c lass airc raft regularly  use the airport for 

c argo and c harter operations. T he airport is  also a w eather diversion alternative for S alt L ake International 

A irport. O gden-Hinc kley  A irport is  Utah's busiest munic ipal airport for private planes. More than 4 0 0  G eneral 

A viation airplanes c all the fac ility  home. 

O gden-Hinc kley  A irport hosts operations for several aerospac e and defense c ompanies, inc luding N orthrop 

G rumman, W illiams International, and B orsight. O gden is  home to a grow ing aerospac e and advanc ed 

manufac turing c luster, and our airport shares airspac e w ith nearby  Hill A ir F orc e B ase. 

O gden-Hinc kley  A irport ( O G D)  c ould inc rease transit 

ridership at the R oy  F rontR unner station. W ith the 

addition of c ommerc ial flights and the aerospac e 

industry  at O G D there may  be an inc rease in demand 

for transportation to and from the airport to the 

S tation. T he R oy  F rontR unner station is  loc ated 

w ithin one mile of O G D and c ould serve as a 

c onvenient transit hub for travelers looking to 

c onnec t to the S alt L ake C ity  International A irport 

v ia public  transportation. T his c ould potentially  lead 

to the expansion of public  transportation servic es, 

suc h as bus routes or shuttle servic es, betw een the 

O G D A irport and the R oy  F rontR unner station.
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T raffic and S afety

E X IS T IN G  CONDITIONS

T he vast majority  of residents in S outhw est W eber C ounty  c ommute by  c ar, w ith over 85 perc ent of people 

c hoosing to use personal automobiles to get to w ork. A verage A nnual Daily  T raffic  c ounts for the 4 0 0 0  S outh 

and 19 0 0  W est c orridors indic ate that these roads are not c urrently  reac hing their c apac ity , how ever both of 

these c orridors rec eive poor safety  ratings from the Utah Department of T ransportation, indic ating a need for 

design improvements that inc rease safety  for all users of these streets.  L ikely  due to the larger W eber C ounty  

area demographic s and limited transit servic e/ c ov erage in this loc al suburban c ontext. F irst and last mile 

c onnec tions w ill also enc ourage ridership at this F rontR unner S tation

C ommunity Gateways
A  c ommunity  gatew ay  is  a defining feature that serves as an entry  point for those entering the C ity . 

C ommunity  gatew ay s at or near R oy  inc lude the O gden A irport, Hill A ir F orc e B ase, the R oy  dow ntow n area, 

the F rontR unner station, and the R ail T rail. T houghtfully  designing unique c ity  entranc e points c ontribute to 

the C ity ’s  c harac ter and identity . 
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Utility  Infrastructure Profile

E X IS T IN G  CONDITIONS

T he servic e area for the R oy  C ity  W ater S y stem 

generally  c orresponds to the c ity  boundaries. R oy  

C ity  has no c urrent plans to expand their servic e 

area bey ond their c urrent planning boundary . It is  

unlikely  that the future boundaries of the w ater 

sy stem servic e area w ill c hange signific antly  in the 

future, all additional future w ater demand w ill be the 

result of grow th w ithin the c urrent R oy  C ity  

planning area boundaries. W ater sy stem fac ilities 

are show n in the map found in the A ppendix . 
T he R oy  C ity  c ulinary  w ater sy stem c urrently  

provides drinking w ater to approximately  39 ,0 0 0  

people residing in a servic e area that is  defined by  

the c ity  boundaries. E x isting servic e c onnec tions 

inc lude approximately : 10 ,6 0 0  residential 

connections; 26 0  commerc ial connections; and 70  

institutional c onnec tions . 

R e s id e ntia l 
C o nne c tio ns

10 ,6 0 0

C o m m e rc ia l 
C o nne c tio ns

26 0

Ins titutio na l 
C o nne c tio ns

70

T he R oy  C ity  W ater Department reported that the 

w ater distribution sy stem is in generally  fair 

c ondition w ith oc c asional, but manageable, leaks 

that are repaired as detec ted. B ased on S tate 

S tandards, the ex isting reservoirs w ere exc eeding 

minimum storage volume requirements in 20 19 , 

w hen their most rec ent W ater C onservation P lan 

w as c reated. T he C ity  is  planning an additional 

reservoir to adequately  site a loc ation and preserve 

land for future storage needs. 

Potable W ater Infrastructure

A ccording to the most recent study in 20 19 , there 

have been regional, long-term trends toward lower 

ground water levels but the production capacities of 

the wells has not been impacted. G roundwater studies 

for the region indicate no significant long-term 

concerns about the viability, recharge, and capacity  of 

the aquifer. L ooking long-term, replacement wells may 

be needed to maintain the reliable supply, but new 

sources are not antic ipated.

S tormwater Management Infrastructure

A c c ording to R oy  C ity ’s  S tormw ater Management 

P lan ( Updated J anuary  20 21) , R oy  C ity ’s  storm 

drainage fac ilities c onsist of c urb and gutter, storm 

drain pipe, loc al and regional detention basins, 

ditc hes, and the How ard S lough. R unoff is  generally  

c ollec ted by  c urb and gutter along roadw ay s, and 

then c onvey ed by  storm drains to detention basins 

and eventually  outfalls  that are direc tly  tributary  to 

the How ard S lough or to ditc hes that soon 

disc harge to the How ard S lough. 

T he How ard S lough is  the rec eiving w aterw ay  for 

stormw ater runoff from R oy  C ity , w ith the exc eption 

of several areas on the east side of R oy  C ity  and 

areas w ithin HA F B  that disc harge to sumps or 

retention basins. P rotec ting and maintaining the 

slough c hannel through R oy  C ity  has been a priority  

for storm drainage management.

Power and C ommunications Infrastructure

R oy ’s elec tric al servic e is  provided primarily  by  

R oc ky  Mountain P ow er, and its  fiber optic s netw ork 

is  operated by  various providers. E lec tric  pow er and 

c ommunic ations infrastruc ture is  regularly  upgraded 

to provide servic e to new  development, as private 

c ompanies stand to benefit from a larger c ustomer 

base. 

F igure  3.9 : How ard S lough map.
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C ivic S pace and G reenspace Profile

E X IS T IN G  CONDITIONS

G reen spac es in the station area are  the 

D env er and R io G rande W estern R ail T rail 

and G eorge E . W ahlen P ark .

• T ennis  c ourts • L arge pavilion ( B ower)

• Multipurpose 
bask etball /  tennis  
c ourt

• T riplex  T -B all f ie ld

• S plash pad

• P lay ground; and a

• W alk ing trail

T he park’s  play ground w as rec ently  replac ed, and 

numerous parking fac ilities are spread throughout 

the park. G eorge W ahlen P ark is  ac c essible by  foot, 

bic y c le, and vehic le from the station by  w ay  of 

4 0 0 0  S  and 2175 W  S t.

T he S outhw est B ranc h of the W eber C ounty  

L ibrary  S y stem, loc ated at 20 39  W  4 0 0 0  S , is  the 

one c iv ic  spac e in the station area. T his fac ility  also 

c ontains the B lac k B ox T heatre ( auditorium)  and an 

outdoor theater along the southern faç ade of the 

primary  struc ture.

T he library  is  ac c essible by  foot, bic y c le, and vehic le 

from the station by  w ay  of 4 0 0 0  S .

Public and Private S pace Utilization

A side from the c iv ic  and greenspac e, other semi-

public  spac es inc lude N orth P ark E lementary  S chool 

and the R oy  F rontrunner station fac ilities. A ll other 

spac e in the station area is  privately  held and 

maintained.

T he rail tra il roughly  bisec ts  the station area 

at approx im ately  a  6 0 -degree angle. T he tra il 

ex tends from  H inc kley  D riv e in R oy  to  W . 

4 0 0  N . in W est B ountiful, spanning W eber 

and D av is  C ounties . It  is  a  w heelc hair-

ac c ess ible, asphalt-pav ed trail for the entire 

distanc e and prov ides  for outdoor ac tiv ities  

inc luding c y c ling, inline skating, and w alking. 

P edestrian ac c ess  from  the station is  a long 

4 0 0 0  S , due w est of the ra ilroad trac ks . 

G eorge E . W ahlen P ark, loc ated at 4 20 0  S  2175 W , is  

open y ear-round to the public . T he park is  ow ned 

and maintained by  the R oy  R ec reation Department. 

W ahlen P ark spans 12.6 8 ac res and c ontains 

numerous fac ilities inc luding: 

F igure  3.10 : G eorge E  W ahlen P ark
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As stated by the Code, the purposes of the 
“c hapter are to :

R egulatory & L egislative R eview

S tak eholders  identif ied C hapter 13  of the R oy  

Z oning C ode and Utah S tate  C ode § 10 -9 a-4 0 3.1 as  

being pertinent to  the dev elopment of the R oy  

C ity  station area plan. S ummaries  of the tw o 

doc uments  are  below .

T he F rontrunner R oy station encompasses numerous 

zoning districts including: S tation N orth; S tation 

S outh; S tation C entral; R E -20  R esidential E state; R -1-

6  S ingle-F amily  R esidential; R -1-8 S ingle-F amily  

R esidential; R MH-1 R esidential Manufactured Home; 

and a sliver of L M L ight Manufacturing. N early  all of

the land besides that zoned S tation N orth, S outh, and 

C entral is already developed. T herefore, this P lan is 

principally  concerned with these three districts, all 

c lassified as mixed-use districts, regulated by 

C hapter 13 of the R oy Municipal C ode.

Z oning  C ode

• A ssist in the fulfillm ent of the goals , objec tiv es  

and polic ies  of the R oy  C ity  G eneral P lan and 

any  am endm ents  thereto ;

• S tim ulate the ec onom y  and C ity  rev enue by  

attrac ting, enc ouraging and inc entiv iz ing, new  

and ex isting business , inv estm ents , and 

redev elopm ent;

• P rov ide a  m ax im um  c hoic e in the ty pes of 

env ironm ents  for c om m erc ial, em ploy m ent, and 

res identia l uses  and fac ilities ; and

• R ec ogniz e the ex istenc e of areas  w ith unusual 

dev elopm ent needs or opportunities  requiring 

unique dev elopm ent standards .”

C hapter 13  defines  uses  by  w hether they  are 

perm itted, perm itted in upper stories  only , 

perm itted w ith dev elopm ent standards , require 

c onditional use approv al, or not a llow ed. T he C ode 

also  regulates  building ty pes , open spac e ty pes , 

landsc aping, and parking.

R egarding building ty pes , the S tation C entral 

d istric t a llow s the fo llow ing: storefront buildings, 

general stoop buildings, c iv ic  buildings, and row  

buildings. S tation N orth allow s general stoops and 

row  buildings. S tation S outh allow s row  buildings. 

E ac h building ty pe has  standards regulating 

building s itting, height, uses , street faç ade 

requirem ents , and roof ty pe.

H ighlights  of the four building ty pes a llow ed in the 

three distric ts  inc lude:

S tation 
C entral

S tation 
N orth

S tation 
S outh

R o w  
B uild ing s

- Max . 
H eig ht: 6 0 ’
- Max . 
D ensity : 
25units  /  
ac re

- Max . 
H eig ht: 6 0 ’
- 110 0 ’ 
south of 
H inc kley  
D rive, the 
m ax . heig ht 
is  35 ’

- Max . 
H eig ht: 35 ’
- Max . 
D ensity : 18  
units  /  ac re

G e ne ra l 
S to o p  
B uild ing s

- Max . 
H eig ht: 6 0 ’
- Max . 
D ensity : 25  
units  /  ac re
- 20 ’ 
setbac k  
along  4 0 0 0  

- Max . 
H eig ht: 6 0 ’
- Max . 
D ensity : 25  
units  /  ac re
- 110 0 ’ 
south of 
H inc kley  
D rive, the 
m ax . heig ht 
is  50 ’

-

C iv ic  
B uild ing s

- Max . 
H eig ht: 6 0 ’ - -

S to re fro nt 
B uild ing s

- Max . 
H eig ht: 6 0 ’
- Max . 
D ensity : 25  
units  /  ac re
- 20 ’ 
setbac k  
along  4 0 0 0  
S

- -

Z oning regulations la id  out in C hapter 13  w ill 

gov ern the rec om m endations of this  plan.

T able  1: T itle 10  C hapter 13 building types and developm ent standards

E X IS T IN G  C O N D IT IO N S
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E mployment

E C O NO MIC  C O NDIT IO NS
AND MARKET TRENDS

A mong residents aged 16  y ears and over, 20 ,89 8 are in the c iv ilian labor forc e and experienc e an 

unemploy ment rate of 3.0 %. T he unemploy ment rate is  dow n from 6 .6 % in 20 11 due to the national rebound 

from the G reat R ec ession. R oy  C ity ’s  labor forc e partic ipation has inc reased from 70 .4 % to 72.7% from 20 11 to 

20 21. 

20 11
70 .4 %

20 21
72.7%

Unemploy ment 
R ate

3.0 0 %

Unemploy ment 
R ate is  Dow n

6 .6 %

O f the c iv ilian employ ed population aged 16  and over, the follow ing N A IC S  sec tors are ranked from most 

c ommon to least c ommon for industry  employ ers. In the below  table, the median earnings in Utah for the 

respec tive industry  for the past 12 months are listed in the right c olumn, inc luding part-time and full-time 

employ ees. T hese figures do not inc lude individuals w ho w ork inside the c ounty  and live elsew here, but rather 

only  those liv ing in the c ounty . 
T he three most c ommon sec tors in R oy  

C ity  are manufac turing ( 15.34 %) , retail 

trade ( 13.83%) , and public  administration 

( 11.51%) .

E MP L O Y ME N T  B Y  T Y P E  

Industry J obs %age
Utah Median 

E arnings

Manufac turing 3,110 15.34 % $ 4 6 ,0 9 4 .0 0

R etail trade 2,8 0 4 13.8 3% $ 27,113.0 0

P ublic  adm inistration 2,335 11.51% $ 57,59 2.0 0

H ealth c are and soc ial 
ass istanc e

2,0 26 9 .9 9 % $ 35,4 30 .0 0

E duc ational serv ic es 1,24 8 6 .15% $ 34 ,30 1.0 0

T he A C S  also provides estimates as to 

w hic h oc c upations residents hold. T he 

figures below  represent the number of R oy  

residents employ ed in eac h respec tive 

oc c upation. In the c olumn on the right are 

the Utah median earnings in the past tw elve 

months for eac h respec tive oc cupational 

c ategory , inc luding part-time and full-time 

employ ees. T he three most c ommon 

oc c upations in R oy  are offic e and 

administrative support oc c upations 

( 15.29 %) , produc tion oc c upations ( 12.71%) , 

and sales and related oc c upations ( 9 .32%) .

E MP L O Y ME N T  B Y  T Y P E  

O ccupation J obs %age
Utah Median 

E arnings

O ffice & admin support 

occupations
3,110 15.29 % $ 31,211.0 0

P roduc tion oc c upations 2,577 12.71% $ 35,8 6 9 .0 0

S ales  and related oc c upations 1,8 8 9 9 .32% $ 34 ,6 39 .0 0

B usiness  and financ ial 
operations oc c upations

1,537 7.58 % $ 58 ,6 27.0 0

Manag em ent oc c upations 1,16 8 5.76 % $ 71,8 4 2.0 0

P ublic  A dm in
11.51%

R etail T rade
13.83%

Manufacturing
15.34 %

T able   4 .1: E mployment B reakdow n by Industry  T ype

T able  4 .2: E mploym ent B reakdow n by O ccupation 28



R etail S ales L eakage Data

1

F ood services 
and drinking 

places

(NAIC S  722)

E C O N O MIC  C O N D IT IO N S  & MA R K E T  T R E N D S

A  C laritas R etail Market P ow er report w as run on Dec ember 26 , 20 22 for 0 .5, 1, and 2-mile radii around the 

F rontrunner R oy  station at 4 155 S  S andridge Drive. T he full results of this report c an be found in the A ppendix . 

W ithin the half-mile radius of the station area, it is  not rec ommended to have auto-oriented businesses , i.e., 

gasoline stations ( N A IC S  4 4 7) , motor vehic le and parts dealers ( N A IC S  4 4 1) , and non-store retailers ( N A IC S  

4 54 ) . T herefore, this P lan does not rec ommend the development of new  auto-oriented businesses w ithin the 

half-mile radius regardless of demand. It is  also important to c onsider that: the half-mile area indic ates one is  

more likely  to w alk; the one-mile area indic ates one is  more likely  to use a bic y c le, e-bike, or another form of 

light individual transportation ( L IT ) ; and the tw o-mile area indic ates one is  more likely  to drive.

T he fiv e  ( 5)  retail sec tors  w ith the largest gaps w ithin a  half-mile  radius  ( exc luding N A IC S  4 4 1, 4 4 7, and 

4 54 )  are  the fo llow ing:

T hese five sec tors are best positioned for pedestrian-oriented development w ithin the station area w ith 

features suc h as limited parking, enhanc ed light individual transportation ( L IT )  infrastruc ture, and street-fac ing 

entranc es. C onsidering that pedestrians and L IT  users are unlikely  to be able to c arry  more than tw enty  ( 20 )  

pounds of goods home, the goods /  servic es provided by  these retail establishments must be c onsumed on-

site or light enough for non-motorists to transport home. F or example, a garden supply  store may  sell small 

plants and light garden supplies, or a furniture store may  be a show room that primarily  offers delivery .

T he only  N A IC S  sector within a half-mile radius of the station to have a surplus supply currently  is N A IC S  4 4 5 -

food and beverage stores. T he one sub sector within N A IC S  4 4 5 to not have a surplus supply is N A IC S  4 4 512 -

convenience stores.

2

B uilding material 
and garden 

equipment and 
supplies dealers

( N A IC S  4 4 4 )

3

Health and 
personal care 

drug stores 

( N A IC S  4 4 6 )

4

C lothing and  
accessories stores

( N A IC S  4 4 8 )

5

F urniture and 
home furnishing 

stores

( N A IC S  4 4 2)

S imilarly , the five ( 5)  retails  sec tors w ith the largest expec ted c ompound annual grow th rates from 20 23-

20 28 w ithin a half-mile radius ( exc luding N A IC S  4 4 1, 4 4 7, and 4 54 )  are the follow ing:

5

F ood services 
and drinking 

places

( N A IC S  722)

1

B uilding material 
and garden 

equipment and 
supplies dealers

( N A IC S  4 4 4 )

2

Health and 
personal care 

drug stores 

( N A IC S  4 4 6 )

3

F urniture and 
home furnishing 

stores

( N A IC S  4 4 2)

4

E lectronics and 
appliance stores

( N A IC S  4 4 3)
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N A IC S  S U B S E C T O R S  W IT H  T H E  L A R G E S T  O P P O R T U N IT Y  G A P S  W IT H IN  A  1 MIL E  R A D IU S

N A IC S  C ategory 20 23 Demand ( $ ) 20 23 S upply  ( $ ) O pportunity  G ap /  S urplus ( $ )

Full-service restaurants 

( NA IC S  722511)
12,135,70 0 1,0 72,115 11,0 6 3,58 6

P harm ac ies  and drug  stores  
( N A IC S  4 4 6 11)

10 ,8 71,79 0 316 10 ,8 71,4 74

W arehouse c lubs and 
superc enters  
( N A IC S  4 52311)

21,8 9 2,0 24 11,534 ,6 35 10 ,357,38 9

T O T A L  C O N S U ME R  E X P E N D IT U R E S  ( T H O U S A N D S )

C ategory E xpenditure
$  P er 

Household
% of 
T otal

UT % US  %

T otal annual 

expenditures

$ 1,0 0 9 ,319 ,0 0
0

$ 78 ,16 9 .0 3

F ood $ 129 ,6 9 8 ,0 0 0 $ 10 ,0 4 4 .75 12.9 % 12.8 % 12.7%

H ousing $ 322,376 ,0 0 0 $ 24 ,9 6 7.15 31.9 % 32.0 %
32.4

%

E C O N O MIC  C O N D IT IO N S  & MA R K E T  T R E N D S

T hese five sec tors are best positioned for grow th w ithin the station area. S imilar to the previous sec tion, these

retail establishments should ensure ac c essibility for pedestrians, mobility aid users, and L IT users.

E ac h N A IC S sec tor has s ignific ant variation w ithin, both in term s of market demand and c om patibility w ith the

station area design. S takeholders should seek to rec ruit retail tenants that have gaps in supply , have positiv e

grow th outlooks, and foster pedestrian ac tiv ity .

Market Data

T he follow ing 20 21 market data for R oy C ity is provided by E A S I Dem ographic s . W hile this data represents

residents and visitors , there is no best w ay to determine w hat perc entage is non-resident spending. T herefore,

this analy s is w ill break it dow n by the number of households in R oy C ity - 12,9 12 households as of 20 21. T otal

c onsum er expenditures in R oy C ity are similar to state and national spending habits ac ross all c ategories w ith

0 .5% v ariation at m ost for the housing and transportation c ategories . T his v ariation is negligible but points to

low er housing c osts and higher transportation c osts than state and national c osts.

Image: A ctive T ransportation and T ransit V ision

T able  4 .3: L argest O pportunity  G aps by N A IC S  S ubsector

T able  4 .4 : C onsumer E xpenditure Metric s
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E C O N O MIC  C O N D IT IO N S  & MARKET TRENDS

C urrently the trade area supporting the R oy station area is dem onstrating unique attributes and opportunities .

E ac h of these item s is impacting the overall v iability of site development to meet a maximally produc tive or

c iv ic use. W hile there are a variety of opportunities available, it is im portant to also identify applic able trend s

that w ill provide a sustainable comm unity long-term. T o aid in this , w e are providing a series of m arket trends

and their c orresponding opportunities:

MA R K E T  T R E N D S  A N D  O P P O R T U N IT IE S

MA R K E T  T R E N D 
T Y P E

MA R K E T  T R E N D E X P L A N A T IO N C O R R E S P O N DIN G  O P P O R T UNIT Y

Missing Material 

P ossession S pending

T rends in rec ent ex penditures  are dem onstrating  a 
desire to provide m ore ex penditures  at loc al 
establishm ents . T his  trend provides opportunities  for 
ex panding  loc al entrepreneurship, w hile providing  
additional tax  revenue for the c om m unity . 

T here is  opportunity  for ex penditures  
in retail and serv ic e based N A IC S  
c odes.

Dining E stablishments

D ining  establishm ents  are c hang ing  from  long -tenure 
establishm ents  to fast c asual, prov iding  inc reased 
opportunities  for c ounter-serv ic e or other fac ilities  
that are offering  a m ore tim e- or lifesty le-sensitive 
options.

T he c orresponding  opportunities  for 
this  inc lude providing  dining  
establishm ents , w hic h are reported 
as  10 .16 % underm et w ithin a 1 m ile
radius .

C onvenience and/ or 

Necessity P urchases

C onvenienc e stores  are ris ing  in popularity  as  an “old  
fashioned neig hborhood m arket”. T hese loc ations 
serve as  a fac ility  for quic k  purc hases  of nec essity  
item s.

T his  opportunity  c orresponds to a 
9 4 % leakag e w ithin a half-m ile radius  
and a 8 9 .2% leakag e w ithin a one-
m ile radius . T his  dem onstrates  a d ire 
need for c om m odity  purc hases  
loc ally .

Moderate Housing

Moderate housing  ( up to $ 30 0 ,0 0 0 )  is  an elusive 
ty polog y  that m any  m unic ipalities  are attem pting  to 
ac hieve as  an effort to solve the c urrent housing  
issues in the W asatc h F ront.

C urrently , R oy  C ity  and the 
surrounding  area is  underserved in 
m oderate housing  that w ill m eet the 
needs of a  d ivers ify ing  soc io-
ec onom ic  g roup w ithin the C ity .

Missing Middle Housing

O ver the past dec ade, there has  been an effort to 
provide m ore affordable housing , and m ore s ing le-
fam ily  detac hed dw elling  units . T his  lac k  of variety  is  
c ausing  undue hardships  for y oung  fam ilies  w ho have 
outg row n c urrent s ituations or desire further options.

Miss ing  m iddle housing  is  c urrently  
offered in lim ited quantities  w ithin 
the C ity , c ausing  fam ilies  and 
profess ionals  to m ove to surrounding  
areas  to m eet their needs for 
personaliz ed housing  c hoic es .

W alkable S hopping 

Districts

W alkable shopping  distric ts  are g row ing  in 
popularity , prim arily  due to their 75% inc rease in 
ex penditure c apture over standard shopping  m alls  or 
auto-c entric  fac ilities . 

D ue to the s ite topog raphy  and land-
loc ked status , the entire 
developm ent s ite w ould serve as  a  
destination or w alkable c om m unity , 
m eeting  m ost nec essity  purc hases  
and som e desired purc hases .

T he F rontrunner station w ithin R oy c an help fac ilitate all of these missing or underserved areas , w hile also

c onforming to c urrent trends. T his is due to the unique availability of loc ation, site topography , and high

ridership. T hrough the implementation of these trends, the c ommunity w ould be able to provide the region

w ith a sm all-sc ale development exam ple of T O D or transit friendly dev elopment, designed w ith the person

first, and R O I sec ond.

Market T rends and O pportunities
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G eneral P lan ( 20 23)

P R E V IO U S  P L A N S  & REPORTS

R oy  C ity  has been a  part of a  v ariety  

of planning efforts  throughout the 

y ears . 

T hough eac h plan has a different area of 

focus, there are many  common goals and 

ideas that are seen w ithin many  of the 

previously  adopted planning doc uments. 

T here is  a common goal to implement 

high-density  /  transit- oriented 

development in the area surrounding the 

station area. Mixed-use development and 

multimodal c onnec tiv ity  are tw o of the 

identified methods needed in order to 

suc c essfully  implement this v ision.

T he 20 23 G eneral P lan is  the first update sinc e the 

c onstruc tion of the F rontrunner station. T he plan 

details  the C ity 's  ex isting c onditions, analy z es issues 

and opportunities, and identifies a c ommon vision and 

direc tion for R oy . Highlighting that the C ity  has nearly  

built out all available land, the plan identifies strategies 

to promote a high quality  of life in the C ity  w hile 

c ontinuing to allow  for grow th.  

A  thorough public  input proc ess led to the 

identific ation of  eight princ iples to guide future 

grow th in R oy . T hese princ iples are intended to 

intertw ine and w ork together to shape 

rec ommendations and projec ts for the C ity  for the next 

ten to tw enty  y ears.

• B uild  upon the c ity 's  established history , 

patterns , and c harac ter.

• L ev erage the positiv e  aspec ts  of a  built-out c ity .

• C reate  an attrac tiv e  and easy -to-nav iga te  

dow ntow n.

• C onc entrate  dev elopment and redev elopment 

near the c ity 's  c ore  and transit.

• P rotec t and enhanc e neighborhoods.

• E nc ourage neighborhood identity  and self-

express ion.

• C reate  a  c ohesiv e  c ity  made up of distinc t 

neighborhoods, nodes, plac es , and destinations .

• C onnec t the c ity  through effic ient, multi-m odal 

transportation.

T he G eneral P lan's v ision rec ogniz es the signific anc e 

of the c ity 's  history , green infrastruc ture, diverse 

housing options, safe and sustainable transportation, 

v ibrant neighborhoods, and distinc t c harac ter. 

C ombining these assets, the plan envisions the 

F rontrunner station area as a major mixed-use 

c ommunity  node, w ith spec ific  elements to support 

station area development, suc h as boulevards, on-

street parking, shared e-bikes and e-sc ooters, hy brid 

c odes, and diverse housing options. A s show n in the 

20 23 G P  F uture L and Use Map, the majority  of the 

station area is  designated for station mixed-use and 

single-family  residential use.

F igure  5 .1: C urrent F uture L and Use Map
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P R E V IO U S  P L A N S  & REPORTS

T ransit-O riented 
Development ( T O D)  
Design G uidelines ( 20 14 )

G enerate  rev enue. A  suitable return on development is  required to 

c ontinue providing effec tive and effic ient transit operations. T he 

c ontinued suc c ess of transit is  nec essary  for the long-term viability  

of transit-oriented development.

T here  are  three main goals  UT A  

identified in the T ransit-O riented 

Dev elopment ( T O D)  Design 

G uidelines . 

O ptimiz e  dev elopable  land and support regional grow th v is ions .

T he design guidelines support land use that reduc es the negative 

grow th impac t of development. It referenc es the E nvision Utah 

goal of ac c ommodating 33% of future development on 3% of 

available land and the W asatc h C hoic e 20 4 0  goal of developing 

higher density  c enters and c orridors serving high-c apac ity  transit. 

T he outlined design guidelines are broken into two categories. 

S ome guidelines are a requirement for development while others 

are more conceptual and open to some flexibility  as long as the 

overall intent of the guideline is still met. A dditionally , critical 

infrastructure for the transit system needs to be maintained within 

the design and the transfer between rail and bus transit needs to 

remain safe and convenient.

Inc rease ridership. Inc reasing development is  one w ay  to 

ac c omplish this. T here is  flex ibility  related to use and density  of this 

development and it c ould c ome from c ommerc ial, residential or 

mixed-use uses. 

Increasing connectiv ity  within design is identified as an important 

way of accomplishing the T O D design guideline goals. T he design 

guidelines discuss pedestrian, bicycle, automobile, and transit 

connectivity  needs and explains how multimodal connections are 

necessary for the successful implementation of high-density  

development.

P edestrians and cyclists need to feel safe while walking throughout 

the area. N arrow streets laid out in a grid system with short blocks 

allow pedestrians to easily  navigate from start to end point. 

P roviding wider sidewalks, shared-use paths or designated 

bikeways and bicycle parking are ways to encourage cyclists to 

travel through the area. L imiting driveways, adding buffering, trees, 

scaled lighting, furniture and wayfinding signage are all ways to 

increase usage and increase safety . 

A utomobiles should also still be able to navigate through the area. It 

is important to design for safe and effic ient drop off sites at transit 

stations and to provide park and ride locations for those utiliz ing 

transit. A t each station or transit facility , design elements are 

needed to ensure users can easily  switch from one mode to another. 

F uture capital projects at these facilities should also be considered 

when development is occurring.
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W asatch C hoice 20 50  ( 20 16 ) F ocus R oy S tation A rea Plan ( 20 17)

P R E V IO U S  P L A N S  & REPORTS

T he 20 17 R oy  station area plan outlines  many  

goals  for the redev elopment of the area direc tly  

surrounding the R oy  F rontR unner transit station. 

T he area is  c urrently  made up of a signific ant 

amount of vac ant and underutiliz ed land w hic h 

provides a relatively  blank slate to develop a transit-

oriented c ommunity . T he addition of mixed-use 

retail, dining, entertainment, etc . w ithin the station 

area w ill make R oy  C ity  a regional destination for 

surrounding c ommunities. R oy  C ity  w ill need to 

w ork w ith UT A  to ensure that the area meets the 

c riteria to implement this ty pe of development w ith 

available land, public  and politic al support, 

ac c essibility , and market support.

T he plan foc uses on the need for ec onomic  and 

housing revitaliz ation as the population of the 4 -

c ounty  region and state c ontinues to grow . E ac h 

goal addresses the need to provide transportation 

options, affordable housing and open spac e and the 

interrelatedness of these topic s. Having effic ient, 

interc onnec ted sy stems w ithin the c ommunity  

reduc es expenditures and inc reases overall 

affordability  for residents.

T he importanc e of transit options is  highlighted 

throughout the plan. C ommunities w ith w ell-planned 

transit-oriented development are likely  to be 

w alkable and attrac tive, provide housing and 

employ ment opportunities and provide multiple 

transportation options. P eople are more likely  to 

w alk and bike in areas w here the trip from starting 

point to end point is  short and w hen streets are w ell 

c onnec ted. 
Housing within these mixed-use centers should be 

affordable and available to people at all life stages. 

E mployment opportunities increase as businesses seek 

communities with affordable housing near work, 

efficient transportation, strong educational facilities, a 

vibrant urban core and recreational opportunities. 

C ollaboration within the region is necessary in order to 

make the W asatch region competitive with regions 

across the country.

In order to implement transit-oriented development 

w ithin this area, the plan identifies the need to 

c reate a more c onnec ted and effic ient street 

netw ork to move all modes of transportation 

throughout the station area and C ity  as a w hole.

F igure  5 .3 F ocus R oy Map
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T here are c urrently  limited loc al c onnec tions to the station A rea and rec reational opportunities. In order to 

inc rease inter-c ity  c onnec tions, the plan rec ommends promoting high-density  transit-oriented development 

surrounding the station, enc ourage building heights of 4  - 5 stories w ith ac tive ground floor c ommerc ial uses 

and upper floor mixed-inc ome housing options, providing ac c ess to the Denver and R io G rande R ail T rail, and 

c reating a highly  w alkable and bikeable area w ith w ide sidew alks, shared-use paths and w ay finding signage to 

make rail and bus transportation ac c essible for all users.

T ransportation Master P lan ( 20 18)

T he importanc e of regional c onnec tion is  a  theme throughout the T ransportation Master P lan. 

T he plan predic ts an inc rease in roadw ay  usership, both on major roadw ay s and loc al roads in the future and 

disc usses the various methods that w ill need to be implemented to ensure c ontinued safe and effic ient travel. 

T he benefits  of roundabouts and signaliz ed intersec tions are disc ussed along w ith various traffic  c alming 

measures. A dditionally , the plan rec ommends the expansion of alternative transportation methods and 

enc ourages fac ilities along the boundary  of the C ity  be c onsidered in order to ensure seamless c onnec tion w ith 

surrounding c ommunities.

In order to suc c essfully  redevelop the R oy  station area, c onnec tiv ity  w ithin the area and C ity  as a w hole w ill

need to be addressed. T he plan c alls  for improvements to be made to the bic y c le, pedestrian and multimodal 

transportation sy stem. T he implementation of higher density  residential and/ or c ommerc ial development w ithin 

the station area w ill inc rease the need for these alternative transportation methods. A n inventory  of c urrent 

c onditions, barriers and missing c onnec tions w ill need to be c ompleted before the phased implementation of 

fac ilities and routes. T he ability  to easily  sw itc h betw een modes of transportation is  another c onsideration 

identified w ithin the plan.    

F igure  5 .4 : A ctive T ransportation and T ransit V ision
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20 15 Hill A ir F orce B ase -
F alcon Hill Master P lan

T he Hill A ir  F orc e  B ase is  d irec tly  

east of dow ntow n R oy . 

T he base is  a major job c enter for the area. It employ s 16 ,0 0 0  

c iv ilian employ ees and 5,0 0 0  military  personnel. In addition to 

military  operations, the base is  planning to develop 74  ac res w ith 

mixed-use development c ontaining retail, offic e, flex  spac e and 

hospitality  servic es. T his development w ill take plac e in 4  phases. 

T his development w ill be loc ated w ithin c lose proximity to 

dow ntow n R oy .

Despite the majority  of the airport being outside of R oy, 

improvements and changes to operations at the airport have an 

impact on the C ity . T he airport is an important regional air 

transportation asset. Its 720  acres accommodate travel from 

small/ private aircraft, business travel, cargo and military  operations 

and commercial flights.

T he plan outlines several design alternatives for renovation and 

expansion at the airport. S everal of the alternatives call for land to 

be acquired and developed with a F rontR unner transit station or 

other compatible commercial or hospitality  service development.

O gden /  Hinckley A irport 
Master P lan ( 20 20  Draft)

T he majority  O gden-Hinc k le y  

A irport ( O G D)  is  loc ated just 

outs ide of R oy  C ity , how ev er, a  

small portion of the perimeter 

fenc e is  w ithin the C ity .

In 20 17 O G D had 20 ,324  enplaned passengers. T he report outlines a 

number of different forecasting models to predict future usership. 

T he preferred forecast estimates that the number of passengers will 

grow to 26 ,0 0 7 in 20 23 and 32,19 6  in 20 38. T his will likely  be 

supported if population and business continue to grow in the 

region.

O ne goal is to amend zoning regulations to allow for higher density  

and/ or moderate income housing within commercial and mixed-use 

areas. T his type of development should be encouraged in c lose 

proximity  to major transit investment corridors, such as the station 

area. A nother amendment would be to modify  parking requirements 

in transit-oriented development areas and provide incentives for the 

development of low and moderate income housing units. T here 

have been good conversations about this goal related to a couple 

sites within the station area.

T he report also outlines ways that the C ity  can reduce fees or 

provide financial incentives for developers who provide moderate 

income housing options. R educing impact fees, permitting costs 

and other expenses will reduce the cost of overall development thus 

reducing the overall cost of each unit. C ity  departments would need 

to review fees related to this kind of development and C ouncil 

would need to approve the updated fee schedule.  T he C ity  could 

also apply for grants or partner with an organization who applies for 

affordable housing program grants.

Moderate Income 
Housing C hapter ( 20 21)

T he Moderate  Inc ome Housing 

R eport of 20 21 outlines  that a  

preferred 10 %-20 % of units  built 

on C R A  properties  should be 

affordable . T his  is  identif ied in the 

general plan ,c hapter 4 . Many  of 

the goals  in this  c hapter are  

re lated to  inc reasing av ailable  

housing w ithin the station area 

surrounding the F rontR unner 

transit station.
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H IS T O R IC A L  D A T A / C R IT IC A L  C H A N G E S

Historical 
F igures

20 10  F igures 
( municipal 

revenue 
capture)

20 20  F igures 
( municipal 

revenue capture)

W itnessed 
C hange ( 7-y ear 
annual average 

change)

C orresponding O pportunity

Non-S tore 

R etailers
$1,331,595 $ 4 ,4 6 9 1,16 5 17%

T his  c ateg ory  of retailers  has  g row n over 
the last dec ade, dem onstrating  the pow er 
of hom e-based businesses . H ow ever, as  
these businesses  g row , they  w ill need 
transitional or sm aller spac es to fac ilitate 
their c ontinual g row th.

C onstruction $ 36 6 ,8 36 $ 3,0 6 6 ,16 8 19 %

C onstruc tion w ork  ( N A IC S  230 0 )  inc ludes 
res idential, c om m erc ial, and industrial 
c onstruc tion. T his  inc rease dem onstrates  
a c ateg ory  of serv ic es  that is  m atc hing  
the developm ent pressures  loc ally .

Manufacturing $ 1,135,359 $ 13,518 ,20 0

27% ( 171% 
inc rease 

reported from  
20 20  to 20 21

Manufac turing  jobs appear to be in 
sm aller to m edium  s iz ed fac ilities , 
spec ific ally  providing  nec essary  blue-
c ollar jobs and g row th in the m iddle c lass .

W holesale 

T rades
$ 5,0 0 0 ,0 0 0 $ 19 1,4 9 6 26 %

W holesale trades are a v ital bac kbone to 
a strong  c om m unity , providing  a 
nec essary  business- to- business  
transac tion. T his  g row th dem onstrates  
m any  c om panies  m oving  from  sm aller to 
m edium -siz ed. 

MA R K E T  C O N D IT IO N S  & G A P  A N A L Y S IS

Historical and C urrent R evenue C apture 
Data

A s the C ity  of R oy  has grow n and developed, it has w itnessed c onsiderable c hanges over the past tw o 

dec ades. T hese c hanges have brought in a more diverse variety  of housing and amenities, eac h imprinting on 

the residents. How ever, this grow th has not been c onstant or uniform ac ross all c ategories. B elow  is  a c hart 

that demonstrates the historic al data, c ritic al c hanges, and w hy  it is  impac tful to the c ommunity .

W hen planning a community  node, it is essential to 

match the proposed development scenarios to the 

available or projected demand within the market. 

T his includes projecting growth, development, and 

retail/ service-based demands for up to 10  years. T o 

conduct these projections, a detailed analysis of the 

historical and current data must be completed, 

learning about spending habits and growth while also 

matching them to external influences that drive 

critical events in the local ecosystem. Information in 

this chapter outlines this data about the station area.
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H IS T O R IC A L  D A T A / C R IT IC A L  C H A N G E S

Historical 
F igures

20 10  F igures 
( municipal 

revenue capture

20 20  F igures 
( municipal 

revenue capture)

W itnessed 
C hange ( 7-y ear 
average annual 

change)

C orresponding O pportunity

A rts & 

R ecreation
$2,422,116 $ 3,4 8 5,0 29 12%

A rts  and C ultural revenue g eneration is  
the hallm ark  of a  v ibrant and loc ally  
driven ec onom y . T his  N A IC S  c ode 
inc ludes artist, m usic al, rec reational, and 
other loc ally  based businesses  that 
support quality  of life.

F ood S ervices 

and Drinking 

P laces

$ 71,58 3,4 70 $ 123,4 32,4 38 5%

A s a c om m unity  g row s and densifies , it is  
v ital that res idents  have am ple 
opportunities  for purc hases  of “food 
aw ay  from  hom e” and this  g row th is  on 
trac k  for another perc entag e point 
inc rease in the tax  y ear 20 23.

MA R K E T  C O N D IT IO N S  & G A P  A N A L Y S IS

A ll information represented above w as historic al tax  c ollec tion statistic s as reported by  the Utah T ax  

C ommission. T he above-referenc ed figures demonstrate a c ommunity  desirous to experienc e c hange, 

ac c epting of different v iew points, and w elc oming new  residents. T hese c ritic al fac tors are important to retain 

as the c ommunity  grow s and diversifies.

Utiliz ing them as c ore tenants of the station area plan w ill draw  upon the values of the residents w hile pay ing 

homage to the history  of the c ommunity .

Missing G A PS

MIS S IN G  G A P S

C ategory
N A IC S  
C ode

Demand 
( 20 22 - 1 

Mile 
R adius)

S upply  
( 20 22 - 1 

Mile 
R adius)

O pportunity  
for 

A dditional 
C apture

C onvenience S tores 4 4 512 $ 1,19 9 ,9 31 $ 129 ,553 $ 1,0 70 ,377

Hardware S tore 4 4 4 13 $ 1,0 74 ,224 $ 4 4 ,155 $ 1,0 30 ,0 6 9

P harmacy 4 4 6 11 $ 10 ,8 71,79 0 $ 1,79 5 $ 10 ,8 71,4 74

E lectronic  S tores 4 4 314 2 $ 2,6 9 8 ,4 8 6 $ 76 ,50 7 $ 2,6 21,9 79

C lothing & A ccessory  

S tores
4 4 8 $ 10 ,9 20 ,34 3 $ 9 6 2 $ 10 ,9 19 ,38 1

L imited-S ervice 

R estaurants
722513 $ 10 ,4 20 ,28 3 $ 5,719 ,773 $ 4 ,70 0 ,510

F ull-S ervice R estaurant 722511 $ 12,135,70 0 $ 1,0 72,115 $ 11,0 6 3,58 6

P lanning an area of higher-density  

development adjac ent to a 

transportation node w ill alw ay s 

provide c hanges to an ex isting 

loc al ec osy stem. T herefore, it is  

v ital to inc orporate a series of 

amenities or servic es that w ill 

provide the highest return on 

investment ( R O I)  and, more 

importantly , provide the 

c ommunity  w ith an improved 

quality  of life. T hese items are 

often represented on market data 

as a missed opportunity  or G A P  in 

servic es. T his is  denoted by  a 

figure that is  below  the demand of 

the same.

T able  6 .1: Historica l Data and C orrespond ing O pportunities

T able  6 .2: G aps in S ervic es and A menities
4 0
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C ategory
P opulation 
Minimum 
T hreshold

L ocation P references
S ignage 

T y pology

A verage S quare 
F ootage 
R equired

C onvenience S tores 10,000 C orner w ith hig h v is ibility
F ree S tanding  and 
B uild ing  Mounted

5,0 0 0  - 7,50 0

Hardware S tore 5,0 0 0
N ear park ing  for 

deliveries
S im ple build ing  

m ounted
3,50 0  - 5 ,0 0 0

P harmacy 5,0 0 0 H ig h v is ibility
F ree S tanding  and 
B uild ing  Mounted

7,50 0  - 10 ,0 0 0

E lectronic  S tores 15,0 0 0
C orners  w ith larg e 

am ounts  of d isplay  or 
retail spac e

Internally  lig hted 
and w indow  

s ig nag e
2,50 0  - 4 ,0 0 0

C lothing & A ccessory  S tores 10 ,0 0 0 R etail w indow  spac es
B uild ing - m ounted 

s ig nag e
7,50 0  - 10 ,0 0 0

L imited-S ervice R estaurants 5 ,0 0 0
S ec luded or personal 
spac es off  roadw ay

B uild ing -m ounted 
s ig nag e

3,0 0 0  - 5 ,0 0 0

F ull-S ervice R estaurant 5,0 0 0
S ec luded or personal 
spac es off  roadw ay

B uild ing - m ounted 
s ig nag e

2,0 0 0  - 3 ,0 0 0

Projected Demand 
G rowth

MA R K E T  C O N D IT IO N S  & G A P  A N A L Y S IS

Identify ing the missing gaps in servic es or amenities is  only  part of the equation. B uilding needs and statistic s 

must also be review ed for applic ability  to ensure they  are a likely  probability  for inc lusion into the station area. 

B elow  is  a c hart that outlines the applic ability  review  determinations for eac h of the above c ategories.

A ll information as represented above w as reported from C laritas, Inc . T his dataset is  built from a variety  of 

resourc es, inc luding C ensus Data, S tatistic al R epresentations, and S ales C apture Information. A ll information 

must be verified for applic ability  before final determinations are made for ac tionable steps or c ounc il ac tion. 

J ust as c ruc ial as identify ing the G A P S  in the c urrent 

market expenditures are forec asted areas w here 

future grow th is  projec ted. Depending on the 

loc ation for a projec t w ithin the C ity  of R oy , there 

may  be different projec tions due to ac c ess and 

proximity  to c ritic al external influenc es . F or the 

station area plan, w e review ed an area of up to tw o 

miles from the proposed station area. O utlined below  

are the highlighted areas of grow th as defined by  

tw o critical metrics, spec ifically  the Utah T ax  

C ommission and C oS tar/ C laritas Datasets:

T able  6 .3: G aps in S ervic es and A menities

4 1



The Utah Tax Commission prepares 
“taxable S ales R eports” which create 

summation tables for all “sales and 

use taxes” collected by the C ity . 

F ortunately , the C ity  of R oy is a c ity  

of significant enough size to have 

specific  reporting statistics. 

Utah T ax  C ommission 

F orec asts :

MA R K E T  C O N D IT IO N S  & G A P  A N A L Y S IS

T A X  C O MMIS S IO N  F O R E C A S T S

C ategory
7-y ear A verage 
A nnual G rowth

20 23 
R evenue

20 28 
R evenue

Health C are & S ocial 

S ervices
10 % $4,60 2,472.19 $ 9 ,78 1,6 30 .16

T ransportation & 

W arehousing
17% $126,360 .55 $ 6 6 9 ,10 7.13

R etail - A ppliance 

S tore
8 % $7,378,853.16 $ 15,733,756 .31

Manufacturing 9 % $17,20 2,316.46 $6 9 ,9 4 8,39 7.84

Hobby, S porting 

G oods, B ookstores
4 % $2,697,764.88 $ 5,0 4 5,9 9 1.30

F U T U R E  G R O W T H  F O R E C A S T S

C ategory
A nnual G rowth 

P rojection
20 23 

R evenue
20 28 

R evenue

F urniture S ales 3 .9 8 % $ 13,519 .9 6 5 $ 16 ,4 36 ,29 7

E lectronics S tores 3.6 0 % $ 8 ,178 ,78 4 $ 9 ,76 0 ,8 8 2

P harmacies 4 .18 % $ 32,9 0 2,9 13 $ 4 0 ,375,0 0 0

G as S tations 4 .27% $ 54 ,4 25,0 25 $ 6 7,0 8 4 ,54 4

P et S upplies S tore 5.0 3% $ 2,714 ,751 $ 3,4 6 9 ,4 12

Limited Service

Dining
3.4 2% $ 31,376 ,370 $ 4 3,0 38 ,777

T oy, G ame, and 

B ookstore
3.55% $ 2,516 ,26 0 $ 2,8 53,70 6

Information outlined above inc ludes a review  of statistic al tax  

revenue generation, forec asted into the future based on historic al 

grow th figures. A ggregate grow th for seven y ears ( average)  w as 

used to forec ast grow th over a period of five ( 5)  y ears. Detailed 

tables are provided as an appendix  to this report. 

T his  dataset is  m ore nuanc ed to  

represent detailed N A IC S  lev els  for 

retail-spec ific  c ategories . T hese 

figures  are reported as  a  3%-5% 

m argin of error, c reating a  m atrix  of 

highly  reputable data that c an be 

utiliz ed to  projec t future grow th. 

C oS tar/ C laritas  F orec asts :

Inform ation outlined abov e 

represents  a  series  of retail 

establishm ents  or end-user ty pes 

that hav e an abov e av erage grow th 

projec ted for the nex t fiv e ( 5)  

y ears .  

O ther areas  are projec ted to  grow , but these w ere m arked as  the m ost im portant or im pac tful based on the 

G A P  analy s is . A  full report of the findings and datasets  is  prov ided in the appendix  sec tion of this  report. 

Information is gathered from 

submitted sales tax returns ( monthly , 

quarterly , or annually) , 

demonstrating a true and accurate 

representation of figures captured 

by business typology. T he smallest 

range of dataset we could pull from 

the Utah T ax C ommission is the 

entire C ity . T he reported figures 

below are for the whole of the 

municipality . 

*C opies of all projection and modeling are provided in the appendix 

section.

T able  6 .4 : T ax C ommiss ion F orecasting

T able  6 .5 : F uture G row th F orecasting
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A void analysis is performed by reviewing the existing area, documenting the location of surrounding similar 
businesses , and prov iding a  num eric al v alue to  their likelihood of loc ating w ithin the projec t area, based on a  

sc ore out of 10 0 . F or this  purpose, the rev iew  area w as determ ined to  be a  searc h radius  of a  7-m inute driv e. 

T his  determ ination w as based on regional fac tors  suc h as  other ec onom ic  generators , big-box  store 

loc ations , and c ritic al fac tors . T he result of this  proc ess  is  a  list of spec ific  tenants  and other serv ic e 

prov iders  w ho m ay  be interested in loc ating w ithin the m unic ipality  based on the fo llow ing param eters :

V oid  A naly sis

MA R K E T  C O N D IT IO N S  & G A P  A N A L Y S IS

C o m pa ny  d e v e lo pm e nt 
tre nd s

P ro x im ity  to  o the r  s im ila r  
fa c ilitie s

A c c e s s ib ility  to  unta ppe d  
m a rk e t d e m a nd

C o m m unity  s o c io -e c o no m ic  
c ha ra c te r is tic s

B elow  is  a  m ap of the v oid analy s is  study  area and a  list of highest rated user ty pes/ businesses :

E nd-User
P robability  S core 

( out of 10 0 )

Mountain A merica C redit 

Union
9 1

Duluth T rading C ompany 79

C ricket W ireless/ B oost 

Mobile
8 4

P lanet F itness 8 1

New B alance 73

W almart Neighborhood 

Market
8 2

S odalic ious 8 9

Denny’s 8 4

Dickey’s B B Q  P it 8 1

Hungry Howie’s P izza 8 2

C hamps C hicken 9 1

Z iggy’s C offee 9 1

Megaplex Movie T heater 8 4

G NC 8 1

C amping W orld 9 0

T he full v oid analy s is  report is  prov ided in the 

appendix  sec tion. T he inform ation outlined abov e w as 

end-users  determ ined to  be c om patible w ith the 

ov erall station area dev elopm ent patterns , inc luding 

s iz e and ac c ess  restric tions . 

F igure  6 .1: V oid A nalysis  Map

T able  6 .6 : P robability  of E nd-Users
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While many opportunities are available for the greater Roy area, the station area plan boundaries have a 
m ore lim ited set of opportunities . T his  is  partly  due to  the topographic  s ite c onstraints  and ingress/ egress  

lim itations . B ased on this , a  short list of likely  end-user ty pologies  and their requirem ents  is  prov ided below :

Matc hing  P robabilities

MA R K E T  C O N D IT IO N S  & G A P  A N A L Y S IS

MA T C H IN G  P R O B A B IL IT IE S

C ategory
B uilding/
L ocation 

S iz e
P referred L ocation

A nnual R evenue 
P er B usiness

A dditional N otes

C onvenience S tores 5,0 0 0  - 7,50 0 C lose park ing $ 1,750 ,0 0 0 G eneral staples  and purc hases

S mall S cale G rocery
7,50 0  -
10 ,0 0 0

E ntry  to developm ent 
s ite

$ 6 ,350 ,0 0 0
F irst f loor loc ation w ith potential 

for L E D  s ig nag e

L imited-S ervice 

Dining
3,0 0 0  - 5 ,0 0 0

C lose prox im ity to R R  
c ross ing  or platform  

disem barkm ent
$ 1,30 0 ,0 0 0 C ounter serv ic e ty pe restaurants

Hobby/ B ook S tore 2,50 0  - 4 ,0 0 0
S ec ond floor over 
restaurant or c afe

$ 9 50 ,0 0 0
Must be targ eted w ith a spec ialty  

to the s ite dem og raphic s

F ull-S ervice Dining 2,0 0 0  - 3 ,0 0 0
A reas  w ith potential 

for outdoor d ining
$ 1,150 ,0 0 0

E nd-user ty pe m ust be a reg ional 
am enity , not a c opy  of another

B outique/ Niche 

C lothing

1,50 0 0  -
2,50 0

S m aller spac es w ith 
easy  ac c ess  and hig h 

v is ibility
$ 8 0 0 ,0 0 0

W om ens and m ens c lothing  are 
underserved in the reg ion

Home Decor/

Decorating S tores 1,50 0  - 2,50 0
C orner loc ation for 
additional w indow  

spac e
$ 1,0 0 0 ,0 0 0

P rovide for a  m atc hing  c lientele, 
ag ed 20 s  - 30 s

C offee S tore/ B akery 1,0 0 0  - 3 ,0 0 0
F irst f loor under book 

or hobby  store
$ 9 75,0 0 0

S hould be partnered w ith the 
hobby  or bookstore

A ll of the abov e elem ents  are ta ilored to  fit  into  a  m ix ed-use or c om m erc ial area, draw ing on the population 

present and forec asted. T hrough this  sy m biotic  relationship, the R oy  station area c an bec om e a regional 

destination know n for its  attrac tiv e attributes , w ith c onv enienc e of m ass  transit to  regional em ploy m ent 

c enters . 

T able  6 .7: P robability  of E nd-Users in the R oy S tation A rea 
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P U B L IC  E N G A G E ME N T  SUMMARY

O verview

O utreac h

A  c ollec tion of projec t stakeholders  w ere identified 

during the initia l outreac h planning, and inv ited to  

three ( 3)  sm all group m eetings to  rev iew  their 

ex perienc e in the neighborhood, help guide the 

proc ess , and rev iew  m ateria l for and drafts  of the 

station area plan. T hese stakeholders  inc luded:

O v er the c ourse  of three m onths, the C ity  

of R oy  dev eloped the R oy  C ity  station 

area plan through a  c onsultant-guided 

proc ess.

T he proc ess  inc luded engagem ent through 

three ( 3)  in-person ev ents , one-on-one 

stakeholder m eetings, and public  m eetings 

inc luding interac tiv e m aps and ex erc ises . T he 

c om m unity  gav e input on a  future land use 

strategy  and design c onsiderations .

T he project is centered around the R oy 

F rontrunner station, which has been identified 

in F ocus R oy C ity  ( 20 17)  as a key area for 

transit-oriented development within the C ity  of 

R oy. C hanges to the city  zoning standards 

have been implemented to accommodate and 

encourage mixed-use development that 

supports this area as a potential regional 

destination in the station area.

Intensiv e public  outreac h efforts  w ere c onduc ted 

ov er the c ourse of three ( 3)  m onths. T hese 

m eetings inc luded a  c om bination of one-on-one 

m eetings w ith both area stakeholders  and the 

c om m unity  to  prov ide feedbac k and guidanc e for 

the station area plan. T he outreac h efforts  w ere as  

fo llow s:

A rea S takeholders

T he  U ta h T ra ns it A utho rity  ( U T A )

T he  U nio n P a c if ic  R a ilro a d  C o m pa ny

A d ja c e nt L a nd o w ne rs

P ro pe rty  D e v e lo pe rs

F igure  7.1: C ommunity  O pen House E vents
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P U B L IC  E N G A G E ME N T  SUMMARY

D A T E

S T A K E H O L D E R  
ME E T IN G  # 1

J A N U A R Y  0 4 , 
20 23

L O C A T IO N

C IT Y  O F  R O Y  
MU N IC IP A L  

C E N T E R

T he first meeting was both to introduce the impetus of 

the station area plan, as well as to gain insight into the 

opportunities and challenges present in the station area. 

W ith the goal of understanding the station area as it 

relates to the immediate neighborhood and the greater 

c ity , stakeholders voiced initial thoughts and 

considerations for the consultant team to carry  forth 

during the development of the station area plan.

S T A K E H O L D E R  
ME E T IN G  # 2

D A T E

F E B R U A R Y  0 9 , 
20 23

L O C A T IO N

C IT Y  O F  R O Y  
MU N IC IP A L  

C E N T E R

W ith the feedback from the first stakeholder meeting, a 

follow up meeting was organized to gather feedback 

from stakeholders on development typologies, and craft 

initial station area plan scenarios. T his meeting 

established two preliminary scenarios of the station area 

and its associated development typologies. T hese two 

preliminary scenarios will be examined in the following 

sections.

C O MMU N IT Y  
O P E N  H O U S E

D A T E

F E B R U A R Y  15, 
20 23

L O C A T IO N

C IT Y  O F  R O Y  
MU N IC IP A L  

C E N T E R

T he community was invited to the C ity  of R oy Municipal 

C enter open house meeting on F ebruary 15th, 20 23. 

T hose in attendance provided additional feedback to 

supplement that of the stakeholders’, and informed the 

consultant team what they felt would be most 

appropriate to see introduced in the station area. 

S T A K E H O L D E R  
ME E T IN G  # 3

D A T E

MA R C H  0 1,
20 23

L O C A T IO N

C IT Y  O F  R O Y  
MU N IC IP A L  

C E N T E R

A fter identify ing a preferred scenario for the F rontrunner 

station area plan through community feedback, the 

consultant team presented a draft of the station area 

plan pursuant to the input provided. T his meeting served 

to gather initial feedback from the stakeholders for the 

coming iterations of the station area plan document. 
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S C E N A R IO  P L A N N IN G  PROCESS

W orking w ith S takeholders  to 
understand c urrent c onditions, v is ions 
& goals  for the station area .

1
ID E A T IO N  & IN V E S T IG A T IO N

2

3

4

U nderstanding c urrent c onditions, 
m iss ing serv ic es  & projec ted grow th in 
m arket analy s is .

P reparing sc enarios , eac h providing a  
different f inal c onstruc tion or 
developm ent proc ess . 

F ine-tuning results  to balanc e m arket 
atta inability  & nec essary  c om m unity  
elem ents .

MA R K E T  R E S E A R C H  & A N A L Y S IS

S C E N A R IO  D E V E L O P ME N T

S C E N A R IO  R E F IN E ME N T

5

6

P reparing final sc enario to outline lay out, 
density  & s ite  developm ent details .

C reating im plem entation strategies  help 
to dic tate overall look, feel & 
developm ent of the station area . 

P R E F F E R E D S C E NA R IO  
P R E P A R A T IO N

IMP L E ME N T A T IO N  S T R A T E G Y

S C E NA R IO  
PL A NNING
PR O C E S S

Info rm a tio n o utline d  in this  

s e c tio n is  a  hig hlig ht a nd  

o v e rv ie w  o f  the  s c e na rio  

p la nning  pro c e s s  tha t w a s  

utiliz e d  to  he lp  build  a  

s us ta ina ble  a nd  c o m m unity -

fo c us e d  s ta tio n a re a  ty po lo g y . 

T his  proc ess  w as undertaken 

w ith public  engagem ent and 

steering c om m ittee rev iew , 

ensuring that the greater public  

good w as m et, w hile w orking 

w ithin the defined param eters  

of the m unic ipal c ode.
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Initial L and-Use S cenario Methodology & Process

S C E N A R IO  P L A N N IN G  PROCESS

A s m entioned abov e, the sec ond stakeholder m eeting w as intended to  introduc e v arious dev elopm ent 

ty pologies  to  the stakeholders . T hese fiv e ( 5)  dev elopm ent ty pology  c ategories  w ere presented as  indiv idual 

boards , eac h being c olor-c oded and show ing v isual sam ples  of w hat these ty pes of dev elopm ents  tend to  

look like and how  they  are organiz ed ( see A ppendix ) . T he fiv e topologies  are as  fo llow s: 

Drafting  Dev elopment T y polog ies

0 1

C O MME R C IA L

0 2

MIX E D  U S E

0 3

MU L T I-F A MIL Y

0 4

S IN G L E -F A MIL Y  
A T T A C H E D

( T o w nho m e s )

0 5

S IN G L E -F A MIL Y

E ac h dev elopm ent ty pology  prov ided details  of av erage lev els  of density , square footage of both res identia l 

units  and c om m erc ial totals  for the surrounding area, pursuant to  T itle 10 , C hapter 13  of the R oy  Z oning 

C ode ( R Z C ) . 

Preliminary S cenario P lan

S takeholders  w ere then inv ited to  interac t w ith a  gridded m ap of the station area. W ith gam e tiles  c olor-

m atc hed to  the dev elopm ent ty pologies , stakeholders  w ere instruc ted to  plac e tiles  w ithin the grid  to  show  

preferred dev elopm ent ty pes a long the station area ( F igure X ) . E ac h ty pe of tile  prov ided inform ation suc h 

as :

P ro pe rty  T a x  P o te ntia l

S a le  T a x  P o te ntia l

P ro je c te d  N um be r o f  J o bs  C re a te d

P ro je c te d  S q ua re  F e e t o f  
D e v e lo pm e nt T y po lo g y  C re a te d
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D R A F T  S C E N A R IO
# 2

Scenario #2 featured an urban core consisting of mixed use and commercial 
development in parc els w ithin a short radius around the F rontrunner station, w ith 

high density  residential dw ellings sitting immediately  adjac ent to this urban c ore, 

and single family  attac hed developments on the ends of the station area. T his draft 

sc enario w ould leverage the maximum buildout potential of the area around the 

F rontrunner station, and w ould prioritiz e higher density  housing over low er 

density  housing.

D R A F T  S C E N A R IO
# 1

S c enario # 1 primarily  foc used on maximiz ing medium -to-high residential dw ellings, 

w ith minimal implementation of mixed use development around the F rontrunner 

station. T his w ould provide a small c ommerc ial base for the station area, but

provides ac c essible transportation to a large number of residents.

D R A F T  S C E N A R IO
# 4

S c enario # 4  replac ed the previous c ommerc ial-only  c ore w ith a mixed use

development ty pe. S urrounding residential development ty pes remain the same. 

T his sc enario c ombines the transitional buffer betw een the ex isting single family  

residential neighborhood w hile inc orporating a balanc e of residential and 

c ommerc ial development ty pes surrounding the station.

D R A F T  S C E N A R IO
# 3

S cenario # 3 featured a commercial core consisting of parcels just surrounding the 

F rontrunner station, with abutting medium-to-low  density  residential development 

types surrounding that core. T his scenario encourages commercial opportunities, 

while also providing a transitional buffer for the single family residential areas east of 

the project site. High density  residential development occupies the northern portion 

of the station area.

S C E N A R IO  P L A N N IN G  P R O C E S S

S takeholder Meeting D raft S c enario  # 1 D raft S c enario  # 2 D raft S c enario  # 3
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R efined S cenario P lans

S C E N A R IO  P L A N N IN G  PROCESS

W ith draft sc enarios  c om pleted, the c onsultant team  guided the stakeholders  through an ex erc ise in 

v isualiz ing w hat those station area c onc epts  w ould result in. T hese results  inc luded a  projec ted num ber of 

feas ible res idential units , retail and offic e square footages, as  w ell as  fisc al, ac c ess ibility , and w alkability  

m etric s . W ith this  inform ation, projec t stakeholders  narrow ed the options dow n to  tw o ( 2)  sc enarios , w hic h 

w ould later be brought to  the public  for c onsideration. 

R efined S c enario  - Mix ed Use

T he Mix ed U se S c enario  is  defined 

by  a  m ix ed use c ore w ithin the 

parc els  abutting the R oy  C ity  

F rontrunner station, w ith a  

c om bination of retail, offic e, 

industria l, and res identia l uses . T o  

bolster the ac c ess ibility  to  and 

v ita lity  of this  dy nam ic  station 

area, there are a  v ariety  of 

res identia l dev elopm ent 

ty pologies  to  the north, east, and 

south of the m ix ed use c ore.

O ne of the m ain c om ponents  of 

this  sc enario  is  that it  runs m ost 

parallel to  the antic ipated 

dev elopm ent pattern and general 

v is ion desc ribed in F oc us R oy  C ity  

( 20 17) . 

T he ac tion plan m ade 

rec om m endations to  c reate and 

adopt appropriate design and 

dev elopm ent standards c onsistent 

w ith a  m ix ed use z oning designation, 

w hic h has  s inc e been adopted in the 

m unic ipal c ode. W ith m inim al 

ex isting dev elopm ents  in the station 

area, the Mix ed U se S c enario  is  

projec ted to  result in an ex ponential 

inc rease in the num ber of jobs , retail 

spac e, and housing av ailable in the 

station area ( see A ppendix ) .
F igure  8 .1: Mixed Use S cenario Diagram
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S C E N A R IO  P L A N N IN G  PROCESS

T he C om m erc ial S c enario  is  v ery  s im ilar to  that of the Mix ed U se. H ow ev er, the prim ary  differenc e from  the 

prev ious sc enario  is  that the area im m ediately  adjac ent to  the R oy  C ity  F rontrunner station w ould be utiliz ed 

solely  as  a  c om m erc ial d istric t; no res identia l units  w ould be integrated into  the c ore of the station area. 

A dditionally , the northernm ost station area w ould feature higher and v ary ing densities  in m ultifam ily  

housing, as  opposed to  a  m edian num ber of apartm ent units  ac ross  the entire northern station area.

T hese differenc es  result in a  notic eable c hange in the ov erall num ber of jobs and retail building square 

footage projec ted to  be c reated in c om parison to  the prev ious sc enario  ( see A ppendix ) . H ow ev er, there are 

m arginal d ifferenc es  in the housing c reated, despite the greater density  of res identia l units  in the northern 

station area. 

C ommunity  F eedbac k  and 
P referenc e

O nc e these refined sc enarios  w ere 

dev eloped in tandem  w ith the 

stakeholders , the c onsultant team  

garnered feedbac k from  the c om m unity  

of R oy  C ity . T he c om m unity  w as inv ited 

to  the C ity  of R oy  Munic ipal C enter 

open house m eeting on F ebruary  15th, 

20 23. T hose in attendanc e prov ided 

additional feedbac k to  supplem ent that 

of the stakeholders ’, and inform ed the 

c onsultant team  w hat they  felt w ould be 

m ost appropriate to  see introduc ed in 

the station area. 

R efined S c enario  - C ommerc ia l

A t the c om m unity  ev ent, partic ipants  

w ere instruc ted to  v iew  the sam e 

dev elopm ent ty pologies  prev iously  

presented to  the stakeholders . O nc e 

fam iliariz ed, partic ipants  w ere guided to  

v iew  the Mix ed U se and C om m erc ial 

S c enarios  that w ere dev eloped at the 

stakeholder m eeting, and field  questions 

or c om m ents  they  m ay  hav e to  the 

c onsultant team . 

W ith this  inform ation, partic ipants  plac ed a  bead prov ided to  them  into a  c up at one of the tw o sc enarios , 

indic ating their preferenc e for w hat they  w ould like to  see around the F rontrunner station. 

F eedbac k and ex erc ise data indic ated that there w as a  preferenc e for the Mix ed U se S c enario  ov er the 

C om m erc ial S c enario .

F igure  8 .2: C ommerc ial S cenario Diagram
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Preferred S cenario 
F ramework

S C E N A R IO  P L A N N IN G  PROCESS

W ith the Mix ed U se

S c enario  established as  

the c om m unity  

preferenc e, the c onsultant 

team  returned to  dev elop 

a  m ore granular projec tion 

of the s ite.  

S ummary

F U T U R E  G R O W T H  F O R E C A S T S

T y pology
S quare F ootage

( S q. F t.)
A creage

R esidential 
Units

R etail
( S q. F t.)

O ffice 
( S q. F t.)

Medium High R esidential 8 27,70 2 19 .0 6 6 5

Multifamily 4 6 4 ,333 10 .7 213

Mixed Use 58 4 ,6 21 12.6 226 377,8 38 18 8 ,9 19

S enior Housing 4 6 4 ,557 10 .7 19 2

T ownhomes 1,34 7,54 7 30 .9 557

T he below  table is  m eant 

to  illustrate the potentia l 

dev elopm ent that c ould 

be im plem ented w ithin 

the F rontrunner station 

area, g iv en the established 

dev elopm ent ty pologies .

F igure  8 .3: F inal P referred S cenario

T able  8 .1: G row th F orecasts
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S cenario T ypologies

S C E N A R IO  P L A N N IN G  PROCESS

T his  res identia l sty le c om prises  attac hed, v ertic ally , or 

horiz ontally  res identia l properties . T his  produc t w ould 

allow  for a  m ax im um  of 35  units  per ac re, inc luding a  3-

to-4  story  struc ture w ith standard c onstruc tion ty pes .

R efined S c enario  - Mix ed Use

D etails  about the antic ipated dev elopm ent ty pe inc lude:

T y pe Units per A cre S q. F t. per Unit

1 B e d 17 750

2  B e d 18 10 0 0

T his  res identia l sty le c om prises  attac hed, v ertic ally , or 

horiz ontally  res identia l properties . T his  produc t w ould 

allow  for a  m ax im um  of 20  units  per ac re, inc luding a  2-

to-3  story  struc ture w ith standard c onstruc tion ty pes .

Multifamily

D etails  about the antic ipated dev elopm ent ty pe inc lude:

T y pe Units per A cre S q. F t. per Unit

1 B e d 10 750

2  B e d 10 10 0 0

Mix ed-use dev elopm ent prov ides  a  m ax im ally  produc tiv e 

dev elopm ent opportunity  for the C ity  w hile ensuring the 

proposed dev elopm ent prov ides  an adequate tax  base. 

T his  dev elopm ent sty le is  a  pleasant m ix ture of 2- to-3  

story  buildings set in a  w alkable, inv iting atm osphere. 

Mix ed Use

D etails  about the antic ipated dev elopm ent ty pe inc lude:

T y pe
A vg. Units per 

A cre
S q. F t. per 

Unit

Multifam ily  H o us ing 18 8 0 0

T y pe
A vg. S q. F t. per 

A cre
S q. F t. per 

Unit

R e ta il 30 ,0 0 0 U p to 10 ,0 0 0

O ff ic e 15,0 0 0 U p to 5 ,0 0 0
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S C E N A R IO  P L A N N IN G  PROCESS

T his  res identia l sty le c om prises  attac hed, v ertic ally , or 

horiz ontally  res identia l properties . T his  produc t w ould 

allow  for a  m ax im um  of 18  units  per ac re, inc luding a  2-

to-3  story  struc ture w ith standard c onstruc tion ty pes .

T ow nhom e

D etails  about the antic ipated dev elopm ent ty pe inc lude:

T y pe A vg. Units per A cre S q. F t. per Unit

1 B e d ro o m 8 1,50 0

2  B e d ro o m 8 1,50 0

Mix ed-use dev elopm ent prov ides  a  m ax im ally  produc tiv e 

dev elopm ent opportunity  for the C ity  w hile ensuring the 

proposed dev elopm ent prov ides  an adequate tax  base. 

T his  dev elopm ent sty le is  a  pleasant s ingle floor liv ing 

spac e set in a  w alkable, inv iting atm osphere. 

S enior L iv ing

D etails  about the antic ipated dev elopm ent ty pe inc lude:

T y pe A vg. Units per A cre S q. F t. per Unit

1 B e d ro o m 18 1,250
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Impact statement

S U MMA R Y  S P A C E  A N A L Y S IS

L and-Use T y pe
T otal 

R esidential 
Units B y  T y pe

R esidential 
units P er A cre

A verage S q. F t 
P er unit

R etail S q. F t 
P er A cre

O ffice S q. F t 
P er A cre

Medium High R esidential 665 35 8 50

Multifamily  R esidential 213 20 1,0 0 0

Mixed Use 226 30 8 0 0 30 ,0 0 0 15,0 0 0

S enior L iving 19 1 18 1,250

T ownhomes 556 16 1,50 0

S C E N A R IO  P L A N N IN G  P R O C E S S

A s a  result of the sc enario  planning proc ess , a  series  of im pac ts  w ere prepared to  outline a  potentia l im pac t 

that w ould be w itnessed if the s ite w ere to  be built to  the densities/ standards outlined abov e. T his  

inform ation is  based on land-use sc enarios  and should be through arc hitec tural design dev elopm ent and 

c onstruc tion estim ating for further refinem ent. 

S pac e A naly sis

O utlined in this  sec tion is  a  highlight of the antic ipated densities , population/ job grow th, units  to  be c reated, 

and ov erall square footages by  land-use ty pology . 

P R E F E R R E D  S C E N A R IO

Unit T y pe P referred S cenario

P opulation 3,4 71

Households 2,0 52

Medium High R esidential 8 27,70 1 sq . ft. 19 .0 0  ac res 6 6 5 units

Multifamily  R esidential 4 6 4 ,333 sq . ft. 10 .6 6  ac res 213 units

S enior L iving 4 6 4 ,557 sq . ft. 10 .6 6  ac res 19 1units

T ownhomes 1,24 7,54 7 sq . ft. 30 .9 4  ac res 556  units

Mixed Use 54 8 ,6 21 sq . ft. 12.59  ac res 4 27 res idential units

Mixed Use B reakdown 377,838,154  sq. ft. ( R etail) 18 8 ,9 19 ,0 77 sq . ft. ( O ffic e)
18 -4 0  res idential 

units  per ac re

T able  8 .2: S pace A nalysis  of P referred S cenario

T able  8 .3: B uilding T ypology B reakdow n of P referred S cenario
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P R E F E R R E D  S C E N A R IO  B Y  T H E  N U MB E R S

S C E N A R IO  P L A N N IN G  PROCESS

R etail/ S erv ic e  S pac e C reation and Impac ts
O utlined below are statistics about the overall retail or service based spaces that would be created through 

implementation of the preferred scenarios. T his information is a further refinement of the above general data, not in 

addition to it. A dditionally, the information outlined on this page provides a total consumption of land by building 

typology. 

S quare F ootage of B uilding 
by  T ype

S quare 
F eet

R etail S ervices B uilding A rea 24 3,8 19

R estaurants B uilding A rea 31,9 18

A rts & E ntertainment B uilding A rea 31,9 0 5

A ccommodation B uilding A rea 4 1,6 13

O ther R etail B uilding A rea 91,821

T otal R etail B uilding A rea 4 4 3,0 77

J ob by  T ype
P referred 
S cenario

T otal J obs 1,4 9 3

R etail J obs 8 4 5

O ffice J obs 6 35

Industrial 
J obs

13

O ffice S q. F ootage S quare F eet

O ffice S ervices B uilding A rea 8 5,0 8 5

Medical S ervices B uilding A rea 137,729

T otal O ffice B uilding A rea 222,8 13

Industrial  S q . 
F ootag e

S quar
e 

F eet

T ransportation or 

W arehouse 

B uilding A rea

8 ,50 0

T otal Industrial 

B uilding A rea
8 ,50 0

Utility  C onsumption
O utlined below  are the projec ted infrastruc ture and utility  im pac ts , should the preferred sc enario  be built as  

outlined. T his  inform ation is  c onc eptual and prov ided to  outline the potentia l resourc e grow th or dem and 

inc reases  to  m unic ipal or utility  sy stem s. F urther refinem ent and detailed design is  required to  prov ide finite 

num bers  before c onstruc tion or c apital ex penditures  should be undertaken. 

P R E F E R R E D  S C E N A R IO  - W A T E R  U S A G E

A N N U A L  W A T E R  U S E  IN  G A L L O N S / Y E A R

R esidenti
al

C ommerci
al

T otal

T otal 

( millions)
24 ,8 9 2 57.0 18 8 7.16

Indoor 

( millions)
52.4 8 34 .59 8 7.0 6

O utdoor 19 3,9 0 6 9 3,9 0 7 222,4 15

P er C apita 16 ,4 25.0 0 n/ a 16 ,4 25

P er 

Household
29,565.0 0 n/ a 29 ,56 5

P R E F E R R E D  S C E N A R IO  - E N E R G Y  U S A G E

A N N U A L  E N E R G Y  U S A G E

R esidenti
al

C ommerci
al

T otal

T otal B T Us/  year 

( B illions)
10 8 .4 6 4 6 6 .6 0 4 16 4 .9 7

K W  Hours/ Y ear 

( Millions)
13.9 9 7 11.54 24 .18

A ll inform ation outlined in this  sec tion is  c onc eptual. N o inform ation is  based on c onstruc tion doc um entation or detailed 

s ite design.

T able  8 .4 : P referred S cenario B y the N umbers

T able  8 .5 : W ater Usage in P referred S cenario

T able  8 .6 :  E nergy Usage in P referred S cenario

B a sed  on these c onc eptua l la nd -use c a lc ula tions ,  the  

c om m unity  c urrently  ha s  a m ple  c a pa c ity  w ithin the 

ex isting  inf ra struc ture  sy stem s to  a c c om m od a te the 

proposed  d ev elopm ent w ithin the sta tion a rea  p la n. 
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S ite P lan O verview

S ite P lan O verview

S IT E  L A Y O U T  A N D  DESIGN

O utlined in this  sec tion are graphic s  and lay outs  that represent a  potentia l build  out 

sc enario  for the station area, based on the abov e outlined preferred sc enario . 

T his  s ite plan g iv es  a  g lim pse at the potentia l future of the station 

area. T he m ain hub of m ix ed use ac tiv ity  is  c onc entrated around the 

F rontR unner S tation, w ith higher density  res identia l areas  loc ated in 

c lose prox im ity . T he fo llow ing pages inc lude a  m ore detailed ov erv iew  

of a ll the sec tions of the s ite plan. 
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Key Map

S outhern S ite P lan

T he low er portion of the site plan features a

c om m unity c om prised of tow n hom es and

senior liv ing units .

T he tow n hom es are ac c es sed by relativ ely

sm all trav el lanes w hic h m ax im iz es the land

av ailable for m ore units , open spa c e, and

am enities .

O n the eastern portion of this area are the

senior liv ing apartm ents . T hey hav e been

integrated into the ex isting street netw ork.

T he loc ation is c loser to the m ix ed use c enter

w hic h prov ides m ore ac c ess ibility to av ailable

am enities and prom otes a m ore independent

lifesty le.

S IT E  L A Y O U T  A N D  D E S IG N
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C entral S ite P lan

The c entral portion of the station area features a

dy nam ic c om m unity driv en hub w ith a v ariety of uses .

T he public spa c es s hould respond to the surrounding

building ty pes w ith an ac tiv e streetsc ape and

ac c es s ible public right of w ay . L ikew ise , the m ix ed use

buildings should c reate a strong identity for the

station area, w hic h c an be ac hiev ed through proper

orientation to the public spa c e, and by em brac ing and

indoor-outdoor relationship . In lieu of surfac e lots ,

subterranean parking features w ould ac c om m odate

both F rontrunner c om m uters as w ell as res idents

liv ing in the m ix ed use dev elopm ent.

T his area also inc ludes tow n hom es on the eastern

edge prov iding a transition into the ex isting single

fam ily neighborhoods.

K ey  Map

S IT E  L A Y O U T  A N D  D E S IG N

• T he ex isting station 

pad, boarding area, 

bus  loop, and 

handic apped parking 

fac ilities  are not 

proposed to  c hange 

due to  the unique 

topographic  

c harac teristic s  of the 

s ite. 

• A  detailed parking 

analy s is  or study  w ill 

be required to  ensure 

that c urrent park  and 

ride spac e alloc ations 

are built into  the 

ov erall s ite 

dev elopm ent w ithin 

struc ture or other 

surfac e lot loc ations .  

H ig hlig hte d  D e s ig n 

I te m s
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Northern S ite P lan

The northern portion of the site plan is 
c om prised of v ary ing s iz es  of apartm ent 

buildings. 

T his  portion of the station area w ould 

ac c ount for the highest density  in term s of 

res ident c apac ity . 

T he higher density  apartm ents  w ould aid  in 

inc reasing both housing av ailability  and 

affordability , w hile being in prox im ity  to  

public  c onv enienc es as  a  result of the 

m ix ed use surrounding the F rontrunner 

S tation. 

K ey  Map

S IT E  L A Y O U T  A N D  D E S IG N
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T ransportation A nalysis

T R A N S P O R T A T IO N  R E C O MME N D A T IO N S , & ANALYSIS

Muc h o f  the  la nd  s urro und ing  the  

s ta tio n is  v a c a nt o r  po te ntia lly  

und e rutiliz e d , pro v id ing  the  C ity  a  

re la tiv e ly  b la nk  s la te  to  e nv is io n a  

ne w , tra ns it-o r ie nte d  c o m m unity  tha t 

a c c e s s e s  a  s a fe  a nd  e ff ic ie nt m ulti-

m o d a l tra ns po rta tio n ne tw o rk .  

T rav el Demand Modeling

T he trav el dem and m odeling w as perform ed 

using the latest v ers ion ( v 8 .3 .2, dated N ov em ber 

10 , 20 21)  of the W asatc h F ront R egional C ounc il 

( W F R C )  m odel. R oadw ay  edits  w ere m ade to  

inc lude all key  roadw ay s prox im ate to  the R oy  

F rontR unner station. A dditionally , soc io-

ec onom ic  data w ere rev iew ed and rev ised w ithin 

the study  area transportation analy s is  z ones 

( T A Z s)  to  reflec t higher job and household 

densities  proposed in the station area plan. T rav el 

dem and m odeling w as perform ed in B entley  

C ube v ers ion 6 .5 .0 .

R oadw ay  and Intersec tion V is ion

T he figure below  show s the projec ted roadw ay  

volumes in 20 50  for all the major roadw ay s in the 

station area from the travel demand model. T he 

rec ommended c ross sec tion to handle the 

projec ted 20 50  volumes along 4 0 0 0  S outh is  3-

lanes and Midland Drive is  5- lanes. W ith these 

improvements R oy  w ill be able to maintain a L evel 

O f S ervic e D or better through the y ear 20 50 . It is  

also rec ommended that the primary  intersec tion 

c ontrol along 4 0 0 0  S outh be roundabouts rather 

than signals. S how n below  is  the proposed 

intersec tion c ontrol and roadw ay  netw ork 

c onfiguration for the station area.

F igure  10 .1: 20 50  A nnual A verage Daily  T raffic  P rojec tions

T he  re c o m m e nd e d  c ro s s  s e c tio n to  

ha nd le  the  pro je c te d  2 0 5 0  v o lum e s  

a lo ng  4 0 0 0  S o uth is  3 - la ne s  a nd  

Mid la nd  D riv e  is  5 - la ne s .  W ith the s e  

im pro v e m e nts  R o y  w ill be  a ble  to  

m a inta in a  L e v e l O f  S e rv ic e  D  o r  

be tte r  thro ug h the  y e a r  2 0 5 0 . 

F igure  10 .2: R oadw ay and Intersec tion V ision
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B ik e and T rail N etw ork  The plan calls for these corridors to have improved connections 
to  transit, as  w ell as  safety  im prov em ents . T hese im prov em ents  

are sum m ariz ed in the ac tiv e transportation and transit v is ion. 

A s  addressed in the C ity ’s  general plan, it  is  assum ed a fully -

c onnec ted sy stem  of on-street bike lanes  and bike routes  loc ated 

on the loc al road sy stem  w ill im prov e the ac tiv e transportation 

netw ork. 

S pec ial attention should be paid to  bic y c le and pedestrian safety  

at m ajor street c ross ings. G enerally  speaking, loc al streets , w hic h 

hav e m uc h low er speeds and are ty pic ally  only  tw o lanes , use 

c rossw alks  and v ariations on v is ibility  enhanc em ents . C ollec tor 

streets  hav e tw o or m ore lanes , ac c om m odate m ore c ar traffic  

and hav e s lightly  faster speeds, requiring additional c ross ing 

tools  w ith w arning lights  or c ross ing s ignals , for ex am ple. D ue to  

their  high traffic  v olum es and speeds, prim ary  and arteria l streets  

require full traffic  s ignals  or grade-separated c ross ings to  ensure 

pedestrian and c y c list safety .

In intersec tions w ith high bic y c le traffic  and frequent and/ or 

potentia lly  unsafe c onflic ts  w ith m otorists , it  m ay  be helpful to  

inc lude spec ial pav em ent m arkings to  define bic y c le- m otorist 

c onflic t z ones and help c y c lists  m ov e through an intersec tion.

T ransit N etw ork C urrent boardings at the R oy  F rontR unner station w ere obtained 

from  U tah T ransit A uthority  ( U T A )  for the m ost rec ent period of 

data ( 20 22)  and from  before C ov id shutdow ns ( 20 19 )  to  establish 

a  baseline. T he W F R C  m odel w as utiliz ed to  projec t perc entage 

grow th in boardings. T he inc reased densities  surrounding the R oy  

F rontR unner station, as  desc ribed in this  report, are ex pec ted to  

result in a  25% inc rease in boardings ( 6 10  daily  boardings in 20 50  

w ith W F R C  densities , v s . 76 0  w ith inc reased densities) .

E x istin
g

W F R C  B aseline S tation A rea P lan U pdate

20 19 20 22 20 30 20 4
0

20 50

8 0 0  

6 0 0  

4 0 0  

20 0  

0  

T R A N S P O R T A T IO N  R E C O MME N D A T IO N S , & A N A L Y S IS

C hart 10 .1: Daily  F rontrunner B oardings
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Creating unique wayfinding signage at transit stops and intersections that clearly define connections 
betw een transit, greenw ay s, and m ajor destinations , suc h as  the O G D  airport, H ill A ir  F orc e B ase, the 

F rontR unner station, D ow ntow n, and the R ail T rail. T houghtful and unique design w ill c ontribute to  the C ity ’s  

c harac ter and identity . 

Improvements to transit stops along high-volume streets are c ritic al to fac ilitate the effic ient movement of 

traffic , for both the transit servic e and other vehic les. T here are a number of transit stop ty pes w hic h may  be 

implemented, but most relevant to R oy  may  be the use of pull-out bus stops, w hic h provide a bay  for transit to 

pull into the c urb w hile boarding, and island stops, w hic h keeps transit in the drive lane and loads passengers 

to and from an adjac ent is land.

A DA  A c c ess

L ight-rail sy stem s are an im portant m ode of transportation for 

m any  people, inc luding those w ith disabilities . It  is  im portant to  

prioritiz e the needs of people w ith disabilities  in transportation 

planning to  ensure that ev ery one has  equal ac c ess  to  the serv ic es  

they  need to  liv e their liv es . E nsuring that s idew alks  and 

pathw ay s leading to  stations are ac c ess ible and free of obstac les  

c an help ensure that people w ith m obility  im pairm ents  c an reac h 

the station safely . T he ex isting rail c ross ing at 4 0 0 0  S outh is  not 

suitable for use by  people w ith disabilities , and is  rec om m ended 

to  be im prov ed by  prov iding the nec essary  A D A  ram ps and 

s idew alk  im prov em ents  for those needing to  c ross  the trac ks .

C onstruc ting and m aintaining A D A  ram ps at a ll intersec tions in 

the station area is  key  to  prov iding ac c eptable transit ac c ess  for 

the disabled. It  is  essentia l A D A  fac ilities , suc h as  w heelc hair-

ac c ess ible ram ps, lifts  or elev ators , tac tile w arning strips , audible 

and v isual announc em ents , are prov ided at a ll transit stops in the 

study  area. 

Im pro v ing  A D A  a c c e s s  ne a r  a  

lig ht- ra il tra ns it s y s te m  is  c ruc ia l 

fo r  e ns uring  tha t a ll m e m be rs  o f  

the  c o m m unity  c a n utiliz e  public  

tra ns po rta tio n. 

T R A N S P O R T A T IO N  R E C O MME N D A T IO N S , & A N A L Y S IS

C om plete S treets  are streets  that prov ide c om fortable and safe 

trav el for users  of a ll m odes, ages , and abilities . S treets  are 

designed so that pedestrians , bic y c lists , m otorists , and transit 

users  c an trav el a long them  c om fortably , and c an c ross  safely . 

C om plete S treets  are highly  c onnec ted, and prov ide easy  ac c ess  

to  serv ic es . 

D esign elem ents  of c om plete streets  c an inc lude w ide s idew alks , 

bike lanes , c rossw alks , m edian pedestrian refuges, and enhanc ed 

transit stops. E lem ents  suc h as  street trees  and landsc aped 

buffers  both beautify  the spac e and m ake it m ore c om fortable for 

pedestrians .

C omplete S treets

C onverting 4 0 0 0  S outh existing R ight-of-W ay ( R O W )  into a 

complete street will ensure the road does not need to be widened for 

vehicle traffic , Improvements will be made for bicycle and pedestrians 

making 4 0 0 0  south safer for all users including the R oy F rontR unner 

S tation users.

T he  g o a ls  a nd  po lic ie s  o f  the  R o y  

T ra ns po rta tio n Ma s te r  P la n, the  

C o m ple te  S tre e ts  P o lic y ,  the  

G e ne ra l P la n, a nd  this  p la n po int 

to  the  ne e d  to  ba la nc e  the  ne e d s  

o f  the  d if fe re nt us e s  o f  R o y ’s  

s tre e ts  into  a  C o m ple te  S tre e ts  

ne tw o rk .
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T R A N S P O R T A T IO N  R E C O MME N D A T IO N S , & ANALYSIS

S pot im prov em ents  show n in the figure abov e inc lude:

1. O ptions for pedestrian bridge ov er ra il line; at 

platform  and further south. A n ov erpass  in either 

loc ation w ould help prov ide a  m uc h needed

c onnec tion for pedestrians  c ross ing east to  w est 

from  the adjac ent ra il tra il and dev elopm ents  on 

the w est s ide of the trac ks  to  the F rontR unner 

station. S ee im age below  for an ex am ple of a  

pedestrian c ross ing ov er ra il trac ks  ( at U V U  in 

P rov o, U T ) . T he pedestrian c ross ing w ould need 

to  be a  bridge, as  the terrain w on't a llow  for a  

tunnel.

.

2 . L inking c ul-de-sac  to  the ex isting pathw ay .

3 . E x tending 26 75 W est to  c onnec t w ith the 

station area - w hether street or pathw ay . 

4 . C onstruc t pathw ay s to  c onnec t from  the 

neighborhood east of the station dow nhill to  

the station. 
5 . Im prov e pedestrian c ross ing at the ra il-

c ross ing at 4 0 0 0  S outh by  building a  c onc rete 

s idew alk  ac ross  the trac ks  and im prov ing 

s ignage at the c ross ing. ( see im age below ) . 

A lso  c onsider installing P edestrian R ail-

C ross ing S afety  w ith H inged P edestrian G ate 

S kirts  for added pedestrian safety . 
6 . C onstruc t s idew alk  and pedestrian rail c ross ing 

on the north s ide of 4 0 0 0  S outh to  c om plete 

the s idew alk  netw ork and im prov e s idew alk  

netw ork c onnec tiv ity . S ee rec om m endation # 17 

in the " y ear 1"  threshold. 

A
ct

iv
e 

T
ra

n
sp

o
rt

at
io

n
 a

n
d

 

T
ra

n
si

t 
V

is
io

n

T he  c o nne c tiv ity  m a p s ho w n in the  f ig ure  a bo v e  

o utline s  the  future  v is io n fo r  a ll a c tiv e  tra ns po rta tio n 

a nd  tra ns it infra s truc ture  in the  R o y  s ta tio n a re a .  

F igure  10 .3: C urrent and P roposed T ransportation N etw ork

F igure  10 .4 : P rovo Intermodal Hub P edestrian B ridge R endering
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S T R A T E G IC  RECOMMENDATIONS

R ealiz ing the v is ion and objec tives outlined in the R oy  S tation A rea P lan w ill likely  require a 

long-term proc ess . T his  w ill involve c ollaboration betw een residents , C ity  S taff, UT A  S taff, 

and elec ted offic ials  w ho w ill c hampion the v is ion and ensure the development of the 

desired s ite. W hile the plan presents  the v is ion and illustrative plan for R oy  S tation, several 

additional steps w ill need to be taken to ac hieve the desired development. T he strategic  

rec ommendations provide a set of ac tion items that the C ity , UT A , and other stakeholders  

must c omplete to prepare the s ite for implementation. W hile not all steps must be 

c om pleted before development c an begin, eac h one is  nec essary  to ensure that the s ite 

reac hes its  potential as  envis ioned in the plan.

P rec edent

E N G A G E M E N T

P R I N C I P L E S

T H E M E S

In-Per son 
Discussions

Com m unit y  
W or k shops

Ex ist ing Condit ions 
Ana lys is

St a k eholder  
M eet ings

M a r k et
St udy

Com m unit y  
Tour s

E
N

G
A

G
E

M
E

N
T

1

S U S T A IN A B L E  
E C O N O MY

2

IMP R O V E D  
MO B IL IT Y

3

A T T R A C T IO N  T H R O U G H  
MA X IMIZ A T IO N

4

IMP R O V E D  
C IV IC  S P A C E S

5

R E G IO N A L  
G R O W T H

T
H

E
M

E
S

• Diversify  the 
local econom y.

• P rovide 
additional 
housing and 
business 
ty pologies.

• C reate necessary 
am enities or 
regional draw s.

• E ncourage 
alternative 
transportation.

• P rioritiz e active 
transportation 
throughout the 
corridor.

• Im prove 
accessibility  for 
all visitors, 
w orkers, and 
residents.

• P reserve the 
C ity 's aesthetic  
and fam iliarity .

• C reate a site 
developm ent 
that is forw ard 
thinking.

• Integrate m ass 
transit to 
im prove 
equitability .

• P rovide places 
and reasons for 
residents or 
visitors to gather.

• Integrate 
community  
history  through 
place creation.

• P rovide spaces 
to grow  local 
businesses and 
restaurants.

• P rovide 
additional spaces 
for gathering and 
integrating into 
the com m unity .

• C reate 
com fortable and 
accessible 
spaces.

• C entraliz e m ixed-
use developm ent 
around a regional 
hub of transit

P
R

IN
C

IP
LE

S
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S T R A T E G IC  RECOMMENDATIONS

1.
C O N D U C T  A  P A R K IN G  A N A L Y S IS  T O  D E T E R MIN E  T H E  A P P R O P R IA T E  A MO U N T  O F  P A R K IN G  
( S U R F A C E  A N D  S T R U C T U R E D )  F O R  T H E  D E V E L O P ME N T  A N D  U T A  S T A T IO N  A R E A  N E E D S .

T he intent of these recommendations is to provide an overview of the key elements for interested parties to 

move toward effectively  implementing the R oy C ity  S tation A rea P lan. T hese key elements span both short-term 

and long-term bases, without prescribing a fixed timeline or limiting other opportunities that may arise. S hort-

term items achievable within a year by the city  and its partners with limited resources, and long-term items 

requiring significant financial and human resources from partnerships beyond the city . In addition, items may be 

completed in tandem or have prerequisites.

R ec ommendations

Y E A R  1

2.
E N G A G E  W IT H  P R O P E R T Y  O W N E R S  O F  U N D E V E L O P E D  P A R C E L S  O R  P A R C E L S  W IT H  H IG H  
R E D E V E L O P ME N T  P O T E N T IA L .

3 . C O N D U C T  S IT E  W A L K IN G  T O U R S .

4 . D E V E L O P  A  V IS U A L  S IT E  D E S IG N .

5 . C O N D U C T  A N  IN T E R ME D IA T E  S IT E  D E S IG N  F E A S IB IL IT Y  S T U D Y .

6 . N E G O T IA T E  T E R MS  A N D  A S S E MB L E  S U R R O U N D IN G  L A N D  F R O M P R O P E R T Y  O W N E R S .

7 . C R E A T E  A  P O IN T  O F  C O N T A C T  F O R  D E V E L O P ME N T  W IT H IN  T H E  S T A T IO N  A R E A .

8 . P R E P A R E  A  P R O J E C T  IMP L E ME N T A T IO N  F R A ME W O R K .

9 .
P L A N  R O U T E S  F O R  P A T H W A Y S  T O  C O N N E C T  F R O M T H E  N E IG H B O R H O O D  E A S T  O F  T H E  
S T A T IO N  D O W N H IL L  T O  T H E  S T A T IO N

10 .
U S E  T H E  MO D E R A T E  IN C O ME H O U S IN G  R E P O R T  ( 20 21)  T O  IN F O R M H O U S IN G  P O L IC Y  
D E C IS IO N S .

11. IN C R E A S E  R E Q U IR E D  B IC Y C L E  P A R K IN G  IN  T H E  MIX E D -U S E  Z O N IN G  D IS T R IC T S .

12. D E V E L O P  S T R IP IN G  P L A N S  F O R  4 0 0 0  S O U T H  A N D  2175 W E S T

13. P L A N N IN G  A N D  D E V E L O P ME N T  C O O R D IN A T IO N  F O R  S IT E  D E V E L O P ME N T  A C C E S S

14 . C O N S ID E R  R E F IN E ME N T S  T O  P A R K IN G  P O L IC IE S  N E A R  T R A N S IT .
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S T R A T E G IC  RECOMMENDATIONS

15 . R E Q U IR E  MO D E R A T E  H O U S IN G  P A R T IC IP A T IO N  IN  T H E  C R A  B O U N D A R Y

16 . C O MP L E T E  N E C E S S A R Y  N E G O T IA T IO N S  F O R  C R A  F U N C T IO N A L IT Y

17. B E G IN  P L A C E ME N T  A N D  A P P R O V A L S  F O R  A  P E D E S T R IA N  R A IL  O V E R P A S S

18 . C O N S ID E R  IN C R E A S E D  D E N S IT Y  A N D  H E IG H T  F O R  S A P  A R E A  T O  B E C O ME  H T R Z  E L IG IB L E

19 . D E S IG N  P A R K S  A N D  R E C  S T A N D A R D S  F O R  S IT E  D E V E L O P ME N T  A N D  A C Q U IR E  S P A C E

Y E A R S  2 -4

1. C O MP L E T E  S C H E MA T IC  D E S IG N  A N D  F E A S IB IL IT Y  S T U D IE S

2. P R E P A R E  A N D  A D O P T  D E S IG N  G U ID E L IN E S  F O R  U T A  O W N E D  L A N D .

2  Y E A R S3.
P R O V ID E  MO B IL IT Y  H U B S  F O R  B IK E  S H A R E , B IK E  L O C K E R S , E -S C O O T E R  R E N T A L , E -B IK E  
R E N T A L , A N D  O T H E R  MIC R O MO B IL IT Y  O P T IO N S  A T  T H E  F R O N T R U N N E R  S T A T IO N .

4 . P R E P A R E  A  MA S T E R  S IT E  D E V E L O P ME N T  R F P .

5 . D E S IG N  A N D  IMP L E ME N T  C O N N E C T IO N S  T O  T H E  D E N V E R / R IO  G R A N D E  T R A IL

Y E A R S  5 -8

1. P A R T N E R  W IT H  U T A  A N D  U N IO N  P A C IF IC  T O  IMP R O V E  T H E  R A IL  C R O S S IN G  A T  4 0 0 0  S O U T H

2. IMP R O V E  S ID E W A L K  C O N N E C T IV IT Y  A N D  C O N D IT IO N S  O N  A  D E F IN E D  S C H E D U L E .

3 .
C O N S T R U C T  P A T H W A Y S  T O  C O N N E C T  F R O M T H E  N E IG H B O R H O O D  E A S T  O F  T H E  S T A T IO N  
D O W N H IL L  T O  T H E  S T A T IO N

4 . C R E A T E  A N D  IMP L E ME N T  S T R IP IN G  P L A N  F O R  B IK E  L A N E S  A L O N G  4 0 0 0  S O U T H .

5 . C R E A T E  A N D  IMP L E ME N T  S T R IP IN G  P L A N  F O R  B IK E  L A N E S  A L O N G  2175 W E S T .
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S T R A T E G IC  RECOMMENDATIONS

6 . C R E A T E  C L E A R L Y  D E F IN E D  G A T E W A Y S  T O  N E IG H B O R H O O D S  A N D  T H E  S T A T IO N  A R E A .

7 .
U S E  S U S T A IN A B L E  D E S IG N  E L E ME N T S  IN  F R O N T R U N N E R  S T A T IO N  A N D  S T R E E T  
IMP R O V E ME N T  A N D  D E V E L O P ME N T  P R O J E C T S .

8 . E X T E N D  26 75 W E S T  T O  C O N N E C T  W IT H  T H E  S T A T IO N .

9 .
L IN K  T H E  C U L -D E -S A C  T O  T H E  W E S T  O F  T H E  T R A C K S  T O  T H E  F U T U R E  D E V E L O P ME N T  
B E T W E E N  T H E  T R A C K S  A N D  T R A IL .

10 . R E MO V E  G A T E  A N D  E X T E N D  24 50  W E S T  T O  S A N D R ID G E  D R IV E .

11. P R E P A R E  A N D  C O N S T R U C T  N E C E S S A R Y  S IT E  C A T A L Y S T  IN F R A S T R U C T U R E .

12. IMP R O V E  T H E  F R E Q U E N C Y  A N D  S E R V IC E  S P A N / A R E A  O F  B U S -C E N T R IC  P U B L IC  T R A N S IT .
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IMP L E ME N T A T IO N  PLAN

Im ple m e nta tio n o f  the  s ta tio n a re a  p la n is  o f  the  utm o s t im po rta nc e . T he re fo re ,  the  P la n w a s  

d e s ig ne d  to  be  im ple m e nta ble  thro ug h bo th s ho rt- a nd  lo ng -te rm  a c tio n ite m s .

S hort-term action items are those that can 

reasonably be accomplished within 10 0  days of 

adoption of the P lan. T hese are typically  actions that 

the C ity  can alone or alongside its c lose partners 

accomplish with limited financial and human 

resources. L ong-term action items are those that 

will take a decent length of time to plan, design, and 

implement. T hese items typically  require 

partnerships beyond the C ity  and consume 

significant financial and human resources. Moreover, 

some of the action items may be completed in 

tandem with others, whereas some may have a 

prerequisite of another action item.

T his  P lan’s  rec om m endations w ill require a  range 

of c apital projec ts  and c ode and polic y  c hanges. 

T he Im plem entation S trategies  sec tion lists  key  

rec om m endations and identifies  responsibilities  

and general phasing for im plem entation. T he 

m atrix  is  not intended to  presc ribe a  fix ed tim eline 

for im plem entation or lim it other opportunities  

that m ight arise. R ather, the intent is  to  prov ide a  

guideline for interested parties  to  m ov e strategies  

to  their nex t steps .

Y E A R  1

1.
C O N D U C T  A  P A R K IN G  A N A L Y S IS  T O  D E T E R MIN E  T H E  A P P R O P R IA T E  A MO U N T  O F  P A R K IN G  
( S U R F A C E  A N D  S T R U C T U R E D )  F O R  T H E  D E V E L O P ME N T  A N D  U T A  S T A T IO N  A R E A  N E E D S .

C ateg ory : E ng ag em ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs :  U T A

F unding  S ourc e: T B D  by  C ity  of R oy

A  projec ted 250  spots  are required for c om m erc ial uses , and 125 parking spots  for res identia l in the m ix ed-

use area. T he parking analy s is  w ill determ ine the appropriate m ix ture of parking uses , a lloc ation, and 

nec essary  am ounts  to  serv e the proposed uses  on the s ite. T his  ex erc ise c an also  be done by  the dev eloper 

and subm itted to  U T A / R oy  upon design ideation or sc hem atic  design phase subm iss ions .
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IMP L E ME N T A T IO N  PLAN

C ateg ory : E ng ag em ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs :  U T A

F unding  S ourc e: T B D  by  C ity  of R oy

2 .
E N G A G E  W IT H  P R O P E R T Y  O W N E R S  O F  U N D E V E L O P E D  P A R C E L S  O R  P A R C E L S  W IT H  H IG H  
R E D E V E L O P ME N T  P O T E N T IA L .

O pen c om m unic ation betw een the C ity , property  ow ners , and other stakeholders  is  essentia l to  public  trust 

and im plem entation of this  P lan. E stablished, regular c om m unic ation betw een relev ant parties  w ill help 

im plem ent the goals  of this  P lan. C ity  staff should set one-on-one m eetings w ith property  ow ners  of 

undev eloped parc els  or parc els  w ith high redev elopm ent potentia l to  hav e honest and open c onv ersations 

about the C ity ’s  intention. T his  ty pe of m eeting allow s for m ore relax ed c onv ersation as  c om pared to  one 

defined by  hostility . G oals  for these m eetings should be to  identify  the prim ary  c onc erns  of the property  

ow ners  in m ov ing forw ard on the preferred sc enario . T he C ity  should c onsider dev elopm ent inc entiv es  to  

prom ote the preferred sc enario . T hese m ay  inc lude the fo llow ing or a  c om bination of sev eral.

• Inc lus ionary  z oning to  a llow  additional density  of the prov is ion of affordable housing.

• Munic ipal tax  abatem ent for the duration of c onstruc tion.

• O ne-tim e m unic ipal tax  abatem ents  for the prov is ion of public  am enities , e .g ., tra ils .

C ateg ory : E ng ag em ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs : U T A , U D O T , W F R C , U nion P ac ific , W eber C ounty , D evelopers

F unding  S ourc e: T B D  by  C ity  of R oy

3 . C O N D U C T  S IT E  W A L K IN G  T O U R S .

S ite w alking tours  are essentia l to  understanding the c onstraints  and opportunities  of a  neighborhood, in this  

c ase, a  station area. T hese fac t finding tours  w ill help identify  c onstraints  and opportunities  that the C ity  and 

its  partners  should w ork together on address ing. C ategories  w orth noting inc lude v ehic le m obility , non-

v ehic le ac c ess ibility , drainage issues , aesthetic  issues , real estate opportunities , issues  noted by  stakeholders  

and the public , and any  other g laring issues . T he C ity  should engage w ith the fo llow ing stakeholders  on 

v arious , relev ant projec ts  disc ussed elsew here in this  P lan.

• W eber C ounty  offic ia ls  and staff

• U tah T ransit A uthority

• U nion P ac ific  R ailroad

• L oc al, regional, and national dev elopers

• U D O T  R egion 1 D irec tor

• W F R C  D eputy  D irec tor

• P roperty  ow ners  w ithin the station area

• R esidents  and w orkers  w ithin the station area

• F rontrunner R oy  station transit r iders

• R egional multimodal transportation advocacy 

organizations
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IMP L E ME N T A T IO N  PLAN

C ateg ory : D evelopm ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs :  U T A

F unding  S ourc e: R oy  g eneral funds or U T A  funding

4 . D E V E L O P  A  V IS IB L E  S IT E  D E S IG N .

A  s ite sc hem atic  design should be prepared for the parc els  identified in the preferred sc enario . T hese 

graphic s  should be w ell public iz ed v ia  m ultiple outlets  inc luding the C ity ’s  w ebsite and U T A  T O D  m arketing 

m ateria ls . T his  w ill help guide dev elopers  and gain public  support for the projec t. 

C ateg ory : D evelopm ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs :  U T A

F unding  S ourc e: R oy  g eneral funds or U T A  funding

5 . C O N D U C T  A N  IN T E R ME D IA T E  S IT E  D E S IG N  F E A S IB IL IT Y  S T U D Y .

T he C ity  and U T A  should jo intly  c onduc t a  m ore detailed planning proc ess  to  build  upon the preferred 

sc enario  planning proc ess  in this  P lan. T his  c om plem entary  study  w ill help determ ine the look, feel, and 

build-out of the identified s ites . A s  part of this  proc ess , the stakeholders  should dev elop pro - form as and 

doc um entation that w ill help dev elopers  be c ertain in their inv estm ent in the F rontrunner R oy  station area. 

O v erall, this  study  w ill help c reate a  strong v isual representation of w hat is  being desired for the area.

C ateg ory : D evelopm ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs :  U T A , P roperty  ow ners

F unding  S ourc e: R oy  C R A  or other m unic ipal funds

6 . N E G O T IA T E  T E R MS  A N D  A S S E MB L E  S U R R O U N D IN G  L A N D  F R O M P R O P E R T Y  O W N E R S .

Master dev elopm ent agreem ents  are v oluntary  y et legally  binding c ontrac ts  betw een a  property  ow ner or 

dev eloper and a  loc al gov ernm ent, often inc luding term s not otherw ise required through ex isting 

regulations . T hese agreem ents  c an spec ify  v arious elem ents  of the dev elopm ent proc ess  ranging from  

phasing of a  larger m aster-planned c om m unity , to  tax -sharing for retail dev elopm ent, to  c ritic al 

infrastruc ture responsibilities . D ev elopm ent agreem ents  are som etim es used in c om bination w ith a  planned 

unit dev elopm ent ( P U D )  in the form  of a  binding P U D  agreem ent that spec ifies  the negotiated term s of the 

dev elopm ent, but the tw o tools  m ay  also  be used independently . T he C ity  should engage w ith U T A  and 

other property  ow ners  w ithin the area to  negotiate and enter into  dev elopm ent agreem ents  that w ill 

adv anc e the goals  of this  P lan.
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IMP L E ME N T A T IO N  PLAN

C ateg ory : E ng ag em ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs :  U T A , property  ow ners

F unding  S ourc e: R oy  g eneral funds or U T A  funding

7. C R E A T E  A  P O IN T  O F  C O N T A C T  F O R  D E V E L O P ME N T  W IT H IN  T H E  S T A T IO N  A R E A .

C reating a  s ingle point of c ontac t is  c ritic al in im prov ing the flow  of c om m unic ation and reduc ing 

m is inform ation betw een the C ity , U T A , property  ow ners , and interested dev elopers . T his  ro le w ill help 

reduc e the burden on dev elopers  in ac quiring pertinent inform ation for a  potentia l projec t w ithin the station 

area. T his  should espec ially  inc lude property  ow ners  and their c ontac t inform ation, z oning regulations , and 

any thing else deem ed nec essary .

C ateg ory : D evelopm ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs :  U T A

F unding  S ourc e: T B D  by  C ity  of R oy

8 . P R E P A R E  A  P R O J E C T  IMP L E ME N T A T IO N  F R A ME W O R K .

T he C ity  should engage other m unic ipalities  in the S alt L ake C ity  m etro  area that hav e rec ently  undertaken 

station area dev elopm ent. K ey  am ong the inquiries  should be strategies  and tec hniques that hav e been used 

in nearby  m unic ipalities . S uc c essful strategies  should be adapted for the R oy  station area, spec ific ally  the 

preferred sc enario . T hese m ay  inc lude w orking w ith the property  ow ners  and reputable urban designers  to  

undertake property  w alks , hold dev eloper stakeholder m eetings, and ac tionable steps tow ards m ov ing 

forw ard on redev elopm ent.

C ateg ory : T ransportation R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs :  P roperty  ow ners

F unding  S ourc e: T B D  by  C ity  of R oy

9 .
P L A N  R O U T E S  F O R  P A T H W A Y S  T O  C O N N E C T  F R O M T H E  N E IG H B O R H O O D  E A S T  O F  T H E  
S T A T IO N  D O W N H IL L  T O  T H E  S T A T IO N

P lan routes  for the pathw ay s, identify  w hat agreem ents  are needed w ith the property  ow ners  and build  

potentia l partnerships . T he P lanning D irec tor ensures  this  is  done as  a  c onduc tion of dev elopm ent w ith C ity  

partic ipation proportionately .
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C ateg ory : P olic y R e c o m m e nd atio n T y p e : C ode /  P olic y  C hang e

L ead E ntity : R oy  C ity O the r P artne rs :  N / A

F unding  S ourc e: T B D  by  C ity  of R oy

10 .
U S E  T H E  MO D E R A T E  IN C O ME H O U S IN G  R E P O R T  ( 20 21)  T O  IN F O R M H O U S IN G  P O L IC Y  
D E C IS IO N S .

T he Moderate Inc om e H ousing R eport ( 20 21)  

identified three strategies : utiliz e a  m oderate-

inc om e housing set as ide from  a c om m unity  

reinv estm ent area; a llow  for higher density  and 

m ix ed use ( A , E , F , G , H ) ; and dev elop and adopt a  

station area plan. T his  P lan already  fulfills  S trategy  

3  to  dev elop and adopt a  station area plan. • R ez one for densities  nec essary  to  fac ilitate the 

produc tion of m oderate- inc om e housing.

T he c urrent R oy  C ity  m unic ipal c ode authoriz es  the 

establishm ent of Internal A c c essory  D w elling units . 

T he IA D U s are z oned “perm itted use” in a ll 

R esidentia l Z oning D istric ts  ex c ept S ingle F am ily  

Mobile H om es. T he R eport rec om m ends that the 

C ity :

S tra te g y  1:  

P er the 20 23 G eneral P lan, the C ity  has  begun the 

c reation of three new  c om m unity  redev elopm ent 

agenc ies  ( C R A s) , one of w hic h is  around the 

F rontrunner station. U nder the new  requirem ents  of 

C om m unity  R einv estm ent A reas  ( C R A s) , the 

R edev elopm ent A genc y  is  required to  a lloc ate 10  

to  20 % of total tax  inc rem ent rev enues it  rec eiv es  

from  C R A s to  affordable housing. 

T his  tool is  partic ularly  relev ant to  the C ity  as  it  

prom otes  both ec onom ic  dev elopm ent and 

affordable housing. T he R eport rec om m ends that 

the C ity  dem onstrates  utiliz ation of a  m oderate-

inc om e housing set as ide from  a c om m unity  

reinv estm ent agenc y , redev elopm ent agenc y , or 

c om m unity  dev elopm ent and renew al agenc y  to  

c reate or subsidiz e m oderate- inc om e housing.

S tra te g y  2 :  

R oy  C ity  has  adopted a  m ix ed-use c ode w hic h w ill 

a llow  for spec ific  ty pes of res identia l dw ellings to  

be built in c om m erc ial z ones, as  w ell as  inc reased 

densities . T he m ix ed-use distric ts  c an be found in 

D ow ntow n R oy  and the S tation A rea.

• Z one or rez one for higher density  or m oderate-

inc om e res identia l dev elopm ent in c om m erc ial 

or m ix ed-use z ones, near m ajor transit 

inv estm ent c orridors , c om m erc ial c enters , or 

em ploy m ent c enters .

• A m end L and U se regulations to  a llow  for higher 

density  or new  m oderate inc om e res identia l 

dev elopm ent in c om m erc ial of m ix ed-use z ones 

near m ajor transit inv estm ent c orridors .

• A m end L and U se regulations to  elim inate or 

reduc e parking requirem ents  for res identia l 

dev elopm ent w here a  res ident is  less  likely  to  

rely  on the res ident's  ow n v ehic le, suc h as  

res identia l dev elopm ent near m ajor transit 

inv estm ent c orridors  or senior liv ing fac ilities .

• C reate or a llow  for, and reduc e regulations 

related to , internal or detac hed ac c essory  

dw elling units  in res identia l z ones.

T he im plem entation of the rec om m endations set 

forth in the Moderate Inc om e H ousing R eport 

( 20 21)  w ill help prom ote the dev elopm ent of 

m oderate inc om e housing w ithin the station area.
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C ateg ory : T ransportation R e c o m m e nd atio n T y p e : C ode /  P olic y  C hang e

L ead E ntity : R oy  C ity O the r P artne rs :  U T A , D evelopers

F unding  S ourc e: T B D  by  C ity  of R oy

11. IN C R E A S E  R E Q U IR E D  B IC Y C L E  P A R K IN G  IN  T H E  MIX E D -U S E  Z O N IN G  D IS T R IC T S .

T he below  table c ontains  the z oning requirem ents  im posed on dev elopm ents  w ithin m ix ed-use distric ts  in 

the C ity , i.e ., s tation area and D ow ntow n z oning distric ts .

US E B IC Y C L E  S P A C E S

Multi-F amily
Minimum 2 spaces or .0 5 space /  bedroom, or 
whichever is greater

C ivic /  

Institutional
Minimum 2 spaces, 1/  additional 10 ,0 0 0  sq.-ft.

R etail Minimum 2 spaces, 1/  additional 5,0 0 0  sq.-ft.

S ervices Minimum 2 spaces, 1/  additional 10 ,0 0 0  sq.-ft.

O ffice Minimum 2 spaces, 1/  additional 5,0 0 0  sq.-ft.

O pen S pace per Zoning, A dministrator

T hese prov is ions are inadequate for fostering a  

bic y c le fr iendly  c om m unity . A  bic y c le parking 

spot is  a  frac tion of the c ost of prov iding a  

parking spac e, and inc reased c y c ling ac tiv ity  has  

am ple env ironm ental and health benefits . 

It  is  rec om m ended that m ulti- fam ily  

dev elopm ents  hav e a  m inim um  of 0 .50  spac e per 

bedroom  rather than 0 .0 5 spac es  per bedroom  

as  this  w ould only  equate to  1 spac e for ev ery  20  

bedroom s. T he rem aining uses  identified should 

quadruple their prov is ions for bic y c le parking. 
T able  12.1: R equired B icyc le P arking 

C ateg ory : T ransportation R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs :  L oc al bike org aniz ations

F unding  S ourc e: T B D  by  C ity  of R oy

12. D E V E L O P  S T R IP IN G  P L A N S  F O R  4 0 0 0  S O U T H  A N D  2175 W E S T

T he C ity  should build  partnerships  w ith regional bike adv oc ac y  organiz ations to  ex plore striping 

opportunities  and c hallenges. T he C ity  Manager is  to  sc ope out the im prov em ent projec t's  budget and 

tim eline w ith the C ity 's  v arious departm ents .

C ateg ory : T ransportation R e c o m m e nd atio n T y p e : O ther

L ead E ntity : R oy  C ity O the r P artne rs :  
U T A , L andow ners , 
C onsultants

F unding  S ourc e: T B D  by  C ity  of R oy

13. P L A N N IN G  A N D  D E V E L O P ME N T  C O O R D IN A T IO N  F O R  S IT E  D E V E L O P ME N T  A C C E S S

T he C ity  is  to  c oordinate w ith all relev ant departm ents , landow ners  and any  appropriate c onsultants  to  

c onsider how  the strip dev elopm ent w ould c onnec t to  the R oy  F rontR unner S tation w hile referring to  the 

ac c ess  rec om m endations disc ussed in this  report. E m phasis  should be plac ed on c oordinating w ith U T A  to  

grant ac c ess  from  the c ul-de-sac  ( at approx im ately  4 275 S outh & W estlake D riv e)  w est of the R io  G rande 

rail tra il. 
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US E R E Q UIR E D V E HIC L E  S P A C E

R E S IDE N T IA L

Single-F amily , all sizes or 

Multi-F amily 1 bedroom
1 /  dwelling unit

Multi-F amily , 2 bedrooms 1.5 /  dwelling unit

Multi-F amily , 3 or 3+ 

bedrooms
2 /  dwelling unit

Hotel & Inn
1 /  room & 1 / 20 0  sq.-ft. office & 
Dining R oom

R esidential care .33 /  unit & .6 6  /  employee

C IV IC  INS T IT UT IO NA L

A ssembly 1/  5 seats

T ransit S tation per Zoning, A dministrator

Hospital .20  /  bed & .6 6  /  employee

L ibrary /  Museum 1 /  6 0 0  sq.-ft.

Police & F ire per Zoning A dministrator

Post O ffice ( distribution) 1 /  4 0 0  sq.-ft.

Post O ffice ( no distribution) 1 /  6 0 0  sq.-ft.

E DUC A T IO N

S chool: pre K to J r. High 1/  classroom & 1/  20 0  sq.-ft. O ffice

S chool: High S chool /  Higher 

E ducation

1/  classroom, 1/  20 0  sq.ft. O ffice &  
.17 /  student

R E T A IL

Neighborhood R etail 1/  30 0  sq.-ft.

General R etail 1/  30 0  sq.-ft.

O utdoor S ales L ot
1/  250  sq.-ft. of sales area, with 1 / 10  
vehicle display

S E R V IC E S

Neighborhood S ervices 1 /  250  sq.-ft. 

General S ervice 1 /  250  sq.-ft.

E ating & Drinking 

E stablishments
1 /  3 seats & 1 /  3 employees

V ehicle S ervices
2 /  service bay & 1 /  20 0  sq.-ft. of 
retail

O F F IC E  & INDUS T R IA L

Neighborhood & General 

O ffice
1 /  20 0  sq.-ft.

C raftsman Industrial
1 /  1,0 0 0  sq.-ft. of production space 
& 1 /  50 0  sq.-ft. of R etail space

O PE N S PA C E  & R E C R E A T IO N

O pen S pace & R ecreation per Zoning A dministrator

T able  12.2: R equired O ff-S treet V ehicular P arking 

C ateg ory : T ransportation R e c o m m e nd atio n T y p e : C ode /  P olic y  C hang e

L ead E ntity : R oy  C ity O the r P artne rs :  U T A , D evelopers

F unding  S ourc e: T B D  by  C ity  of R oy

14 . C O N S ID E R  R E F IN E ME N T S  T O  P A R K IN G  P O L IC IE S  N E A R  T R A N S IT .

P arking fac ilities c an serve both as a 

hindranc e and a support for transit ridership. It 

may  hinder ridership by  display ing the origins 

and destinations that generate natural 

ridership. O n the other hand, it may  support 

ridership by  serving a park n’ ride fac ility . 

W hile R oy  station is  not an end-of- line station, 

it is  more suburban in nature. T herefore, some 

parking w ill be nec essary  for those w ho drive 

to the station. T he C ity  should partner w ith 

UT A  and developers to ensure adequate but 

not exc essive parking fac ilities.

F irst, the UT A  should assess the perc entage of 

parking that is  regularly  used at the 

F rontrunner - R oy  station. C onsistently  unused 

parking fac ilities should be reduc ed in the 

short-term to realloc ate the spac e to 

c ommunity -serving uses, e.g., farmer’s  market.

In the long-term, the UT A  should remove 

entirely  the exc ess parking fac ilities as 

determined by  their analy sis . T his spac e c an 

be c onverted to housing, c ommerc ial space, 

or some other use that generates substantial 

revenue and ec onomic  benefits . A dditionally , 

the C ity  should revisit its  parking polic ies for 

the mixed-use z oning distric ts. T he below  

table inc ludes the parking requirements for 

the mixed-use z oning distric ts, i.e., Dow ntow n 

and the station area. 

T he C ity  should engage developers and 

industry  leaders to determine the minimum 

possible number of parking spac es for eac h use. 

T hese figures are not meant to set the standard 

but to set in plac e safeguards for 

developments. Developers c an alw ay s provide 

more than the minimum, but the C ity  should be 

c areful not to c reate a parking supply  surplus.

IMP L E ME N T A T IO N  P L A N
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IMP L E ME N T A T IO N  PLAN

C ateg ory : H ousing R e c o m m e nd atio n T y p e : C ode /  P olic y  C hang e

L ead E ntity : R oy  C ity O the r P artne rs :  N / A

F unding  S ourc e: T B D  by  C ity  of R oy

15 . R E Q U IR E  MO D E R A T E  H O U S IN G  P A R T IC IP A T IO N  IN  T H E  C R A  B O U N D A R Y

C urrently  the c ity  has  a  m oderate inc om e housing c hapter in their general plan update. P er c hapter 4 , 

strategy  one, it  is  rec om m ended that an artific ia l ov erlay  or regulation boundary  is  c reated around the 

station area to  require partic ipation w ith m oderate housing. B ased on the general plan rec om m endations, it  

is  suggested that no less  than 20 % of the units  ( or roughly  50  units  based on the c urrent c alc ulations)  

should be c onstruc ted to  m eet the requirem ents . A dditionally , this  c an be m et through inc reasing density  

( height or units  per ac re)  in this  area per C hapter 4 , strategy  2. 

C ateg ory : F unding R e c o m m e nd atio n T y p e : R eg ulatory  F ram ew ork

L ead E ntity : R oy  C ity O the r P artne rs :  N / A

F unding  S ourc e: T B D  by  C ity  of R oy

16 . C O MP L E T E  N E C E S S A R Y  N E G O T IA T IO N S  F O R  C R A  F U N C T IO N A L IT Y

T his  rec om m endation is  required to  help the C ity  c om plete the ex ec ution of the ex isting C R A . S pec ific ally ,   

the interloc al agreem ents  should be c om pleted to  finaliz e the tax ation and rev enue c apture. U tiliz ation of 

C R A  funds w ill serv e as  a  c ritic al piec e of the ov erall s ite dev elopm ent proc ess , espec ially  if H T R Z  

requirem ents  for density  are not m et w ithin the station area. T he C R A  funding w ill help fulfill m iss ing or gap 

funding for c ataly st projec ts  suc h as  parking, infrastruc ture, sec ondary  ac c ess , R O W  ac quis ition, or other 

m unic ipally  based c osts .   

C ateg ory : F unding R e c o m m e nd atio n T y p e : D evelopm ent

L ead E ntity : R oy  C ity O the r P artne rs :  U T A , U nion P ac iic

F unding  S ourc e: T B D  by  C ity  of R oy

17. B E G IN  P L A C E ME N T  A N D  A P P R O V A L S  F O R  A  P E D E S T R IA N  R A IL  O V E R P A S S

In order to  unloc k the nec essary  c onnec tions ac ross  the trac ks  from  E ast to  W est it  is  c ritic al that a  

pedestrian ov erpass  is  c reated; referenc e " A c tiv e T ransportation and T ransit V is ion"  in C hapter 10 . T his  w ill 

require a  c onsiderable am ount of design, approv als  and funding. T his  early  rec om m endation is  to  c onduc t 

the fo llow ing elem ents :

• S c oping of loc ation and elem ents  for the ov erpass

• S c hem atic  designs dn c osts  estim ating( for the proposed of ac quiring funding)  

• C oordination of disc uss ions w ith gov erning bodies  for a  better understanding of proc esses  and 

approv als

• Identify  and m ake applic ations to  ex ternal funding m ec hanism s for funding.
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C ateg ory : Funding R e c o m m e nd atio n T y p e : Z oning

L ead E ntity : R oy  C ity O the r P artne rs :  N / A

F unding  S ourc e: T B D  by  C ity  of R oy

18 . C O N S ID E R  IN C R E A S E D  D E N S IT Y  A N D  H E IG H T  F O R  S A P  A R E A  T O  B E C O ME  H T R Z  E L IG IB L E

U nloc king the H T R Z  w ill help the C ity  and U T A  dev elop the proposed s ite at the F rontrunner station. A s  the 

C ity  has  a  frontrunner station, there are sev eral c ategories  or item s that the dev elopm ent m ust inc lude. Many  

of them  are m et a lready  w ithin the c urrent c ode, y et there are som e c onc erns  about density  and im pac ts  to  

surrounding neighborhoods. T o ac hiev e this , it  is  rec om m ended to  rev iew  the fo llow ing c hanges:

• A llow anc e for up to  55 units  per ac re

• Inc orporation of a  form -based c ode or s im ilar a lteration that w ill support densities  per ac re as  opposed 

to  defined building heights   

T hrough this  proc ess , the C ity  w ill be able to  unloc k additional funding for the projec t and m ov e the projec t 

forw ard. S om e spec ific  benefits  are:

• C reation of a  tax  inc rem ent financ ing struc ture, but it  is  not dependent on interloc al agreem ents , A  state 

board w ill approv e/ set the tax ation rates

• R ev enue c apture of 15% of the sales  tax  for the area

T hrough these unique opportunities , the C ity  c an help div ers ify  its  ex isting tax  base and see a  strong return 

on inv estm ent. T o ac hiev e this  a  m ore sc hem atic  lev el of design and rev iew  of the s ite m ay  be required, 

outlining potentia l im plic ations and areas  w here the ex isting c ode/ z oning needs to  be altered to  m eet these 

guidelines . 

IMP L E ME N T A T IO N  P L A N

C ateg ory : F unding R e c o m m e nd atio n T y p e : D evelopm ent

L ead E ntity : R oy  C ity O the r P artne rs :  N / A

F unding  S ourc e: T B D  by  C ity  of R oy

19 . D E S IG N  P A R K S  A N D  R E C  S T A N D A R D S  F O R  S IT E  D E V E L O P ME N T  A N D  A C Q U IR E  S P A C E

D ue to  the s ite c onfiguration and topography , dev elopm ent of the area is  c hallenging and it w ill require m ost 

of the spac e av ailable for built env ironm ent dev elopm ent. T o prov ide equitable ac c ess  to  rec reational assets , 

the c ity  w ill hav e to  c onsider requiring m inim um  am ounts  of spac e be alloc ated to  parks  and open spac es . In 

the urbaniz ed areas , this  c an be streetsc apes, plaz as , or poc ket parks . it  is  rec om m ended that these 

standards be adopted for the m ix ed-use z oning area, and be required in the s ite dev elopm ent of the S A P .  

T he N ational R ec reation and parks  A ssoc iation rec om m ends m etric s  for m inim um  park standards in a  c ity . 

G enerally , it  is  rec om m ended that 10 .8  ac res  of park  be prov ided per 10 0 0  res idents  ( based on av erages of 

c om m unities  in the assoc iation) . 
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IMP L E ME N T A T IO N  PLAN

Y E A R S  2 -4

C ateg ory : D evelopm ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : U T A O the r P artne rs :  D evelopers

F unding  S ourc e: P rivate funding

1. C O MP L E T E  S C H E MA T IC  D E S IG N  A N D  F E A S IB IL IT Y  S T U D IE S

P rior to  requesting proposals  from  the dev elopm ent c om m unity , it  is  im portant to  get a  sc hem atic  design 

c om pleted, dem onstrating the feasibility  of dev elopm ent. T his  task  inc ludes preparing a  m ore detailed lev el 

of arc hitec tural and design, outlining the look, feel, and m ateria l selec tion nec essary  for the s ite. T his  proc ess  

w ill a llow  the c ity  to  dic tate these elem ents , presenting them  to the dev elopers  in the dev elopm ent pac kage, 

ensuring the ov erall v is ion is  m et and not up to  the dev elopers . T hese files  are often a  20 % design set, 

testing fit  out and v iability .

C ateg ory : D evelopm ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : U T A O the r P artne rs :  D evelopers

F unding  S ourc e: P rivate funding

2. P R E P A R E  A N D  A D O P T  D E S IG N  G U ID E L IN E S  F O R  U T A  O W N E D  L A N D .

U tiliz ing the s ite dev elopm ent draw ings, the U T A  and its  partners  should refine the design elem ents  of the 

preferred sc enario . D esign elem ents  inc lude arc hitec tural features , c onstruc tion m ateria ls , s ite design, green 

infrastruc ture, bike and pedestrian infrastruc ture, building orientation, and m ore. T his  is  used as  a  tool of the 

m unic ipality  to  enforc e and require the look, density , and aesthetic s/ detail of the c onc eptual design 

doc um ents . C onsistent rev iew  of the dev elopm ent w ill help shape a  final produc t that is  c onsistent w ith the 

U T A ’s  v is ion and the c om m unity ’s  v alues .

2  Y E A R S
C ateg ory : T ransportation R e c o m m e nd atio n T y p e : C apital im provem ents

L ead E ntity : U T A O the r P artne rs :  
R oy  C ity , P rivate m ic ro-m obility  
serv ic es

F unding  S ourc e: R A IS E , R C P , C R P , C MA Q , S T B G , T A , F L T T P , T T P

3 .
P R O V ID E  MO B IL IT Y  H U B S  F O R  B IK E  S H A R E , B IK E  L O C K E R S , E -S C O O T E R  R E N T A L , E -B IK E  
R E N T A L , A N D  O T H E R  MIC R O MO B IL IT Y  O P T IO N S  A T  T H E  F R O N T R U N N E R  S T A T IO N .

F irst- and last-m ile m obility  for transit users  often inc ludes non-auto transportation. S om e indiv iduals  m ay  

hav e their ow n bic y c le, sc ooter, etc ., but som e m ay  need that additional c onnec tiv ity  prov ided to  them . 

N on-auto m obility  hubs c an serv e as  a  tool for im prov ing bike and sc ooter ac c ess ibility  w ithin the station 

area to  help transit users  get to  and from  the station. U T A  and/ or the C ity  should engage regional 

c om panies  offering this  serv ic e and offer a  s ite tour of the station. 
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IMP L E ME N T A T IO N  PLAN

C ateg ory : D evelopm ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : U T A O the r P artne rs :  D evelopers

F unding  S ourc e: T B D  by  C ity  of R oy

4 . P R E P A R E  A  MA S T E R  S IT E  D E V E L O P ME N T  R F P .

T he U T A  ow ns a  s ignific ant portion of the 

undev eloped land w ithin the station area, 

partic ularly  adjac ent to  the F rontrunner R oy  

station. U T A  should release an R F P  for eac h parc el 

of land that they  ow n to  seek bids  for a  dev eloper 

to  dev elop in ac c ordanc e w ith the preferred 

sc enario  of this  P lan. T he princ ipal s ite should be 

that w hic h fa lls  w ithin the z oning distric t, S tation 

C entral. It  is  rec om m ended that U T A  retain 

ow nership of the parc els  and enter into long-term  

leases  w ith the dev elopers . T his  is  best prac tic e for 

the purpose of m eeting the long-term  needs of the 

F rontrunner and preserv ing affordable land. 
U ta h C o d e  § 10 -9 a -5 3 2  g o v e rns  d e v e lo pm e nt 

a g re e m e nts .  T his  s ta tute  s ta te s  tha t:

• A  m unic ipality  m ay  enter into  a  dev elopm ent 

agreem ent c ontaining any  term  that the 

m unic ipality  c onsiders  nec essary  or appropriate 

to  ac c om plish the purposes  of this  c hapter.

• A  dev elopm ent agreem ent m ay  not:

• L im it a  m unic ipality 's  authority  in the future 

to enac t a  land use regulation; or take any  

ac tion allow ed under § 10 -8 -8 4 .

• c ontain a  term  that c onflic ts  w ith, or is  

d ifferent from , a  standard set forth in an 

ex isting land use regulation that governs  the 

area subjec t to the developm ent agreem ent, 

unless  the legis lative body  approves the 

developm ent agreem ent in ac c ordanc e w ith 

the sam e proc edures  for enac ting a  land use 

regulation under § 10 -9 a-50 2, inc luding a  

review  and rec om m endation from  the 

planning c om m ission and a  public  hearing.

C ateg ory : D evelopm ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : U T A O the r P artne rs :  C ity  of R oy

F unding  S ourc e: U T A

5 . D E S IG N  A N D  IMP L E ME N T  C O N N E C T IO N S  T O  T H E  D E N V E R / R IO  G R A N D E  T R A IL

C onnec ting the regional res idents  to  the station area v ia  a lternativ e transportation w ill im prov e ridership 

figures  w hile a lso  positiv ely  im prov ing the quality  of life for res idents . T o  ac hiev e this , the C ity  should 

partner w ith U T A  and other gov ernm ent agenc ies  and dedic ate am ple R O W  to c onnec t neighborhoods on 

both s ides  of the trac ks . T his  w ill require dedic ating am ple R O W  w ithin the 2275 W  roadw ay  ex tension into  

the s ite, as  w ell as  ac quis ition and alloc ation of land for a  northern ac c ess  point, ideally  loc ated along " A "  

street ( as  an ex tension)  w ithin the " Midland C om m unity " . T hese c onnec tions , c oupled w ith the c onnec tions 

along 4 0 0 0  S outh w ill integrate an equitable ac c ess  path for a ll indiv iduals  to  use the trail sy stem . A s  a  final 

step in this  proc ess , if the C ity  w ere to  design the nec essary  elem ents , partnering w ith U T A  c ould prov ide 

quic k and relativ ely  inex pensiv e im plem entation for this  rec om m endation. 
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IMP L E ME N T A T IO N  PLAN

C ateg ory : T ransportation R e c o m m e nd atio n T y p e : C apital im provem ent

L ead E ntity : R oy  C ity O the r P artne rs : U nion P ac ific , U T A

F unding  S ourc e:
U T A , C A MQ , C D B G , S R T S , T A P , W eber Q uarter, R A IS E , IN F R A , R C P , others  ( see F H W A  F unding  
O pportunities  sheet)

1. P A R T N E R  W IT H  U T A  A N D  U N IO N  P A C IF IC  T O  IMP R O V E  T H E  R A IL  C R O S S IN G  A T  4 0 0 0  S O U T H

T he rail c ross ing at 4 0 0 0  S outh is  the only  designated east-w est c ross ing ac ross  the ra ilroad w ithin the ½ m i 

radius  study  area. T his  has  s ignific ant c onsequenc es for ac c ess ibility  to  the station from  the w est s ide of the 

ra ilroad trac ks . T he C ity  should engage w ith U T A  and U nion P ac ific  to  im prov e the rail c ross ing at 4 0 0 0  

S outh for bic y c lists , pedestrians , and other non-auto users . Im prov em ents  at the ra il c ross ing at 4 0 0 0  S outh 

inc lude building a  w ide c onc rete s idew alk , bike lanes  or other im prov em ents  ac ross  the trac ks  on both s ides , 

installing safety  fenc ing and im prov ing s ignage.

Y E A R S  5 -8

C ateg ory : T ransportation R e c o m m e nd atio n T y p e : C apital im provem ent

L ead E ntity : R oy  C ity O the r P artne rs : U T A

F unding  S ourc e:
S R T S , T L C , C D B G , T A P  and U T A  C IP , C R P , C MA Q , others  ( see F H W A  F unding  O pportunities  
sheet)

2 . IMP R O V E  S ID E W A L K  C O N N E C T IV IT Y  A N D  C O N D IT IO N S  O N  A  D E F IN E D  S C H E D U L E .

C onstruc t s idew alk  and pedestrian ra il c ross ing on the north s ide of 4 0 0 0  S outh to  c om plete the s idew alk  

netw ork and im prov e s idew alk  netw ork c onnec tiv ity . Im prov e pedestrian c ross ing on the south s ide of the 

ra il-c ross ing at 4 0 0 0  S outh by  building a  c onc rete s idew alk  ac ross  the trac ks  and im prov ing s ignage at the 

c ross ing.

C ateg ory : T ransportation R e c o m m e nd atio n T y p e : C apital im provem ent

L ead E ntity : R oy  C ity O the r P artne rs : N / A

F unding  S ourc e: S R T S , T L C , C D B G  and T A P , U T A  C IP  others  ( see F H W A  F unding  O pportunities  sheet)

3 .
C O N S T R U C T  P A T H W A Y S  T O  C O N N E C T  F R O M T H E  N E IG H B O R H O O D  E A S T  O F  T H E  S T A T IO N  
D O W N H IL L  T O  T H E  S T A T IO N

D irt paths  c ut into  the hills ide east of the station show  a desire for pedestrian ac c ess  from  the end of the 

4 250  S outh stub road and 24 50  W est at the gate dow nhill to  the station. C onstruc ting pathw ay s w ill 

enc ourage and fac ilitate pedestrian ac c ess  from  the east dow nhill to  the station. It  is  a lso  essentia l to  ensure 

these pathw ay s are inc orporated in final s ite plans  of any  dev elopm ent at these parc els . 
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IMP L E ME N T A T IO N  PLAN

C ateg ory : T ransportation R e c o m m e nd atio n T y p e : C apital im provem ent

L ead E ntity : R oy  C ity O the r P artne rs : W eber C ounty , W F R C

F unding  S ourc e:
C ity , W eber Q uarter, T L C , C D B G , T A P , U T A  C IP , others  ( see F H W A  F unding  O pportunities  
sheet)

4 . C R E A T E  A N D  IMP L E ME N T  S T R IP IN G  P L A N  F O R  B IK E  L A N E S  A L O N G  4 0 0 0  S O U T H .

4 0 0 0  S outh is  show n as  part of the proposed regional tra il/ bike netw ork and stands to  benefit w ith the 

addition of bike lanes . T his  w ill help im prov e regional ac tiv e transportation c onnec tiv ity  to/ from  the R oy  

F rontR unner station and the D env er and R io  G rande W estern R ail T rail and prov ide a  key  regional 

c onnec tion.

C ateg ory : T ransportation R e c o m m e nd atio n T y p e : C apital im provem ent

L ead E ntity : R oy  C ity O the r P artne rs : W eber C ounty , W F R C

F unding  S ourc e:
C ity , W eber Q uarter, T L C , C D B G , T A P , U T A  C IP , others  ( see F H W A  F unding  O pportunities  
sheet)

5 . C R E A T E  A N D  IMP L E ME N T  S T R IP IN G  P L A N  F O R  B IK E  L A N E S  A L O N G  2175 W E S T .

2175 W est is  show n in the c urrent R oy  T ransportation Master P lan as  a  proposed bike lane c orridor. S triping 

bike lanes  a long 2175 W est w ill help im prov e regional ac tiv e transportation c onnec tiv ity  to/ from  the R oy  

F rontR unner station and the D env er and R io  G rande W estern R ail T rail and prov ide a  key  regional 

c onnec tion.

C ateg ory : P lac em aking R e c o m m e nd atio n T y p e : C apital im provem ent

L ead E ntity : R oy  C ity O the r P artne rs : U T A , P roperty  ow ners

F unding  S ourc e: C ity  g eneral funds

6 . C R E A T E  C L E A R L Y  D E F IN E D  G A T E W A Y S  T O  N E IG H B O R H O O D S  A N D  T H E  S T A T IO N  A R E A .

G atew ay s to  the adjac ent neighborhoods and the station area are helpful in plac em aking efforts . G atew ay  

s ignage utiliz ing C ity  and station area branding w ill help im prov e the sense of plac e. T hese gatew ay  s igns 

should be approx im ately  four feet high and s ix  feet w ide.
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IMP L E ME N T A T IO N  PLAN

C ateg ory : P lac em aking R e c o m m e nd atio n T y p e : C apital im provem ent

L ead E ntity : R oy  C ity O the r P artne rs : U T A

F unding  S ourc e: C ity  g eneral funds, private funding

7.
U S E  S U S T A IN A B L E  D E S IG N  E L E ME N T S  IN  F R O N T R U N N E R  S T A T IO N  A N D  S T R E E T  
IMP R O V E ME N T  A N D  D E V E L O P ME N T  P R O J E C T S .

S ustainable design elem ents  c an help reduc e the area’s  env ironm ental im pac t through reduc ed c arbon 

em iss ions , on-s ite w ater m anagem ent, and reduc e w ater c onsum ption. E ac h stage of the design proc ess  of 

the s ite should be rooted in sustainability  inc luding design for: roads; s idew alks , paths , and trails ; building 

c onstruc tion; building and m anagem ent; and infrastruc ture design. T here are num erous w ay s for the C ity , 

U T A , and dev elopers  to  c oordinate to  reduc e the env ironm ental im pac t of dev elopm ent in the station area, 

and partners  should lev erage ev ery  opportunity  to  do so .

C ateg ory : T ransportation R e c o m m e nd atio n T y p e :
C apital 
im provem ent

L ead E ntity : R oy  C ity O the r P artne rs : F uture developers

F unding  S ourc e: F uture developers , c ity  g eneral funds

8 . E X T E N D  26 75 W E S T  T O  C O N N E C T  W IT H  T H E  S T A T IO N .

E x tending the 26 75 W est stub road to  the north to  c onnec t to  the station w ill im prov e regional c onnec tiv ity  

and station ac c ess . T his  projec t is  likely  to  oc c ur as  the adjac ent land is  dev eloped. C are should be m ade by  

the c ity  to  im plem ent traffic  c alm ing strategies  at the c onnec tion to  disc ourage through-trips . 

C ateg ory : T ransportation R e c o m m e nd atio n T y p e :
C apital 
im provem ent

L ead E ntity : R oy  C ity O the r P artne rs : U T A

F unding  S ourc e: C ity , W eber Q uarter, T L C , C D B G , T A P , U T A  C IP

9 .
L IN K  T H E  C U L -D E -S A C  T O  T H E  W E S T  O F  T H E  T R A C K S  T O  T H E  F U T U R E  D E V E L O P ME N T  
B E T W E E N  T H E  T R A C K S  A N D  T R A IL .

C onnec ting the c ul-de-sac  on the w est s ide of the trac ks  ( at approx im ately  4 275 S outh & W estlake D riv e)  to  

the future strip dev elopm ent betw een the trac ks  and the R ail T rail is  integral to  c reating a  c onnec ted 

roadw ay  netw ork. C oordination m ust take plac e betw een R oy  C ity  and U T A  to  w ork out an agreem ent for 

building a  c ross ing ov er the ra il tra il.  
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10 . R E MO V E  G A T E  A N D  E X T E N D  24 50  W E S T  T O  S A N D R ID G E  D R IV E .

24 50  W est ends abruptly  to  the north at a  gate just east of the station area. It  is  rec om m ended that the gate 

be rem ov ed and ac c ess  be prov ided to  S andridge D riv e to  im prov e roadw ay  c onnec tiv ity  for those v ehic les  

w ishing to  ac c ess  the F rontR unner station. 

C ateg ory : T ransportation R e c o m m e nd atio n T y p e :
C apital 
im provem ent

L ead E ntity : R oy  C ity O the r P artne rs : U T A

F unding  S ourc e: C ity , W eber Q uarter, S T P , T L C , U T A  C IP

C ateg ory : D evelopm ent R e c o m m e nd atio n T y p e : O ther

L ead E ntity : U T A O the r P artne rs :  D evelopers

F unding  S ourc e: P rivate funding

11. P R E P A R E  A N D  C O N S T R U C T  N E C E S S A R Y  S IT E  C A T A L Y S T  IN F R A S T R U C T U R E .

A s the design and c onstruc tion proc ess  progresses , the C ity  w ill be able to  identify  w here transportation and 

utility  infrastruc ture m ust be upgraded to  m eet the inc om ing dem and. T he C ity  should prepare and 

c onstruc t a ll nec essary  s ite w ork and infrastruc ture. T his  m ay  inc lude road netw orks , bike and pedestrian 

infrastruc ture, T his  w ill lay  the groundw ork for the dev eloper( s)  to  build-out the plans .
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F unding S ources

T here are  sev eral funding resourc es that 

R oy  C ity , UT A , and partner organiz ations 

should c onsider to  help im plem ent the 

v is ion and re lated strategies outlined in 

the Im plem entation S trategies.

In addition to those listed here, a 

c omprehensive doc ument provided by  the 

F ederal Highw ay  A dministration details  

w hic h ty pes of bike and pedestrian projec ts 

are eligible for various federal grants. T his 

doc ument c an be found in the A ppendix .

T ransportation

S everal funding sourc es are available that c an be 

utiliz ed by  loc al and regional governments to build 

the support infrastruc ture.

S afe  R outes to  S c hool ( S R T S )  P rogram - UDO T

T he main goal of the S R T S  P rogram is to assist and 

enc ourage students liv ing w ithin 1.5 to 2.0  miles of 

sc hool to w alk or bike. A vailable funding c an be 

used for both non-infrastruc ture and infrastruc ture 

( phy sical improvements – primarily  new  sidew alks, 

but also school pavement markings, s ignage, bic y c le 

parking, etc .)  ty pe projec ts. W ith N orth P ark 

E lementary  S c hool loc ated w ithin the station area, 

the S R T S  P rogram c ould fund many  of the 

improvements.
A c tive T ransportation Investment F und ( A T IF )  

- UDO T

T o be used for the planning, design, construction, 

maintenance, reconstruction, or renovation of paved 

pedestrian or paved non-motorized trail projects that 

are prioritized through the Utah T ransportation 

C ommission.

T he use of the funds are also required to serve a 

regional purpose, and are required to be part of an 

ac tive transportation investment plan.

Utah T ransit A uthority  - C apital Improv ement 

P rogram ( UT A  C IP )

U T A  has  a  history  of partnering w ith loc al 

gov ernm ents  and U D O T  to  im prov e first m ile/  last 

Mile ac c ess  to  U T A  fac ilities  like this  R oy  

F rontR unner station.

W F R C  F und ing  P rog rams

T he W asatc h F ront R egional C ounc il is  responsible 

for administering and assisting w ith nine programs 

that provide funding and resourc es for loc al 

governments:
T he S urfac e T ransportation P rogram ( S T P )  

provides funding that may  be used for projec ts on 

F ederal-aid eligible highw ay s, transit c apital 

improvements, and ac tive transportation projec ts.

T he C ongestion Mitigation A ir Q uality  ( C MA Q )  

provides funding for transportation projec ts that 

improve air quality .

T he C arbon R educ tion P rogram ( C R P )  provides 

funding for transportation projec ts that reduc e on-

road c arbon dioxide emissions .

T he T ransportation and L and Use C onnec tion 

( T L C )  supports loc al governments w ith tec hnic al 

assistanc e to integrate land use planning and 

regional transportation, implementing the W asatc h 

C hoic e V ision. T he T L C  program is made available 

through a partnership w ith S alt L ake C ounty , the 

Utah T ransit A uthority , and the Utah Department of 

T ransportation.
T he C ommunity  Dev elopment B loc k  G rant ( C DB G )  

S mall C ities  P rogram provides funding to loc al 

governments and public  servic e providers for a 

variety  of housing, infrastruc ture, public  servic e, and 

c ommunity  development projec ts that princ ipally  

benefit low  to moderate-inc ome persons in Morgan, 

T ooele, and W eber C ounties.
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W eber C ounty  Q uarter C ent S ale  T ax   -

W eber Q uarter

In 20 15, W eber C ounty  voters passed a loc al option 

sales tax  that c ould be used to fund transportation 

improvements. R oy  C ity  should assess its  c urrent 

alloc ations of their share of the sales tax  to 

determine w hether projec t prioritiz ation is  

c onsistent w ith the goals of this P lan.

T he C ommunity  Im pact B oard P rogram ( C IB )  

provides grants and low  interest loans to 

c ommunities that have federally  leased land used 

for mineral extrac tion to help make up for a loss of 

tax  revenue that c annot be c ollec ted on that leased 

land.

T he W asatc h F ront E c onomic  Dev elopment 

Distric t ( W F E DD) is a federally  rec ogniz ed 

E c onomic  Development Distric t c reated to foster 

regional ec onomic  developments and assist eligible 

entities in developing c ompetitive grant applic ations 

from the U.S . Department of C ommerce E conomic  

Development A dministration.

T he F ederal C ongestion Mitigation/  A ir 

Q uality  ( C MA Q )  P rogram

T his program is also administered by  W asatc h F ront 

R egional C ounc il, provides funding to projec ts that 

improve air quality , w hic h w ould inc lude transit and 

ac tive transportation fac ilities. R oy  C ity  is  eligible to 

ac t as a projec t sponsor for a funding applic ation for 

transportation improvements. T he C MA Q  program 

w ould not only  fund short-term projec ts like bic y c le 

and pedestrian fac ilities, but also the promotion of 

alternative modes, inc luding ridesharing, and 

Intelligent T ransportation S y stem, w hic h are likely  to 

have a signific ant impac t over the long-term.

T ransportation A lternatives P rogram ( T A P )

T A P  is  a federal program administered by  W asatc h 

F ront R egional C ounc il for the O gden-L ay ton 

urbaniz ed area. T A P  funds are used to build bic y c le 

and pedestrian fac ilities. E ligible projec ts inc lude 

c onstruc tion, planning, and/ or design of these 

fac ilities, and c an be expanded to inc lude traffic  

c alming, lighting, and A DA  ac c essibility  projec ts. 

Many  of the station area improvements outlined in 

this report c ould be c andidates for T A P  funds.

Housing  and E c onomic  Dev elopment

T he follow ing tools have been and c ontinue to be 

utiliz ed throughout the c ountry  to inc entiv iz e the 

development of equitable T O D. Most of these 

resourc es are familiar to the public  and private 

sec tors in the W asatc h F ront region but may  not be 

utiliz ed to the greatest extent possible, partic ularly  

in T O D.

O pportunity  Z ones and  O pportunity  

F undsT he O pportunity  Z one program is probably  R oy ’s 

most signific ant tool to generate further 

development ac tiv ity  in the station area. 

O pportunity  Z ones w ere established by  C ongress in 

the T ax  C uts and J obs A c t of 20 17. T hey  offer 

investors a fric tionless w ay  to reinvest c apital gains 

into qualified, low -inc ome c ensus trac ts through 

O pportunity  F unds, in exc hange for a graduated 

series of inc entives tied to long-term holdings. 
It is  spec ific ally  designed to c hannel more equity  

c apital into overlooked markets. E IG , a public  polic y  

organiz ation, estimates that the program offers 

long-term investors a 3.0  perc ent higher annualiz ed 

rate of return and after taxes than a c omparable 

investment outside the program. In order to rec eive 

the full array  of benefits , the latest date that gains 

on the sale of assets c an be invested into a Q ualified 

O pportunity  F und is  Dec ember 31. W ith most of 

Dow ntow n and E ast C entral loc ated in O pportunity  

Z ones, the C ity  has the opportunity  to drastic ally  

inc rease opportunities for redevelopment by  

preparing for potential investment infusions and 

marketing the Z one.
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L ow  Inc ome Housing T ax  C redits  ( L IHT C )

T his resourc e is  a dollar-for-dollar per c apita tax  

c redit alloc ated to eac h state to give inc entives for 

the utiliz ation of private equity  in affordable housing 

development. T he c redits are inflation-adjusted and 

aw arded to developers to leverage in affordable 

housing projec ts, w ith the amount of the tax  c redit 

determined by  development c osts, among other 

fac tors. It is  estimated that approximately  9 0  

perc ent of all affordable housing development in the 

United S tates has been at least partially  funded 

through L IHT C .

T o attrac t inv estors , the C ity  c an:

• P repare a  point person or agenc y  to  play  a  

c oordinating/ support ro le to  c onnec t 

inv estors  and loc al needs on an ongoing 

basis ;

• D ev elop a  m arketing prospec tus  that 

identifies  priority  inv estm ents ; and/ or

• O rganiz e O pportunity  F unds that aggregate 

c apital for inv estm ent opportunities  that 

c ould driv e m ore foc used outc om es.

N ew  Mark ets  T ax  C redits  ( N MT C )

S imilar to the L IHT C  program, the N MT C  program 

provides indirec t subsidy  through the sale of federal 

tax  c redits to inc entiv iz e development. N MT C s, 

how ever, are utiliz ed to spur revitaliz ation of low  

inc ome c ommunities by  investing in non-housing 

elements suc h as small businesses , c harter sc hools, 

c ommunity  c enters, etc . T he intent is  to c reate jobs 

and materially  improve the lives of residents liv ing in 

low -income communities.

Historic  T ax  C redits  ( HT C )

T he 20  perc ent HT C  is  a financ ial inc entive that 

supports investment in historic  buildings. It c an be 

an effec tive tool to c reate affordable housing, 

inc luding mixed-use developments that have 

c ommerc ial spac e on the first floor and residenc es 

on the upper floors. How ever, there are only  a few  

buildings in the c orridor w hic h may  be eligible for 

these tax  c redits.

F ederal G rants

T here are many  federal grant dollars that c an be 

utiliz ed to enhanc e development of affordable 

housing and c ommunity  assets. C ommunities 

throughout the c ountry  are bec oming more c reative 

in their utiliz ation of long-standing grant programs 

suc h as HO ME , C DB G , E P A , and DO T  to plan for and 

implement T O D w ith elements of soc ial equity .

In partic ular, utiliz ation of federal transportation 

dollars suc h as S urfac e T ransportation P rogram 

( S T P )  and C ongestion Mitigation and A ir Q uality  

( C MA Q )  for equitable T O D has bec ome inc reasingly  

c ommon. A s noted earlier, W F R C  c urrently  

administers these federal programs.

C ities try ing to maintain affordable, transportation 

oriented units over time c an begin by  amending 

federal HO ME  bloc k grants. Units built w ith HO ME  

grants must remain affordable for a period ranging 

from five to 20  y ears but may  inc rease in pric e after 

this period expires. E xtending these periods is  one 

w ay  to maintain housing affordability  near 

transportation lines. Due to the c hanging nature and 

availability  of these grants and programs, there 

should be a dedic ated staff person for grant 

c oordination w ithin R oy  C ity ’s  staff.
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B onds

Munic ipal and S tate governments c an use proc eeds 

from the sale of tax  exempt bonds to sec ure funding 

for affordable housing. A lso know n as mortgage 

revenue bonds and multifamily  housing bonds, they  

help financ e mortgages for low  inc ome first time

home buy ers and/ or help fund the produc tion of 

new  units at rents that are affordable to low  inc ome

families.

P ublic  P riv ate  P artnerships

R oy  C ity  has a proven rec ord in partnering w ith 

private sec tor developers. S ustaining ex isting and 

c reating new  partnerships w ill c ontinue to reap 

div idends and build market momentum.

P artnerships c an inc lude direc t financ ial 

partic ipation by  partners or simply  be a shared 

agreement to c oordinate resourc es, infrastruc ture, 

and polic ies. A nc hor institutions throughout the 

c orridor c ould be signific ant partners and form the 

basis of a new  regional netw ork, w hic h may  inc lude 

other nonprofit or private entities that are 

inextric ably  tied to their loc ations bec ause of real 

estate holdings, c apital investment, history , or 

mission.

Housing T rust F unds

Housing trust funds are government established 

funds c reated from a pool of fees and taxes levied 

on real estate development and/ or other sourc es. 

T hey  provide gap financ ing for the c onstruc tion and 

maintenanc e of affordable housing units from 

various sourc es of agreed upon public  revenue 

rather than munic ipal budget alloc ations.
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Economic Conditions and Market Trends 
Employment 
 
Among residents aged 16 years and over, 20,898 are in the civilian labor force and 
experience an unemployment rate of 3.0%. The Unemployment rate is down from 
6.6% in 2011 due to the national rebound from the Great Recession. Roy City’s labor 
force participation has increased from 70.4% to 72.7% from 2011 to 2021. Of the 
civilian employed population aged 16 and over, the following NAICS sectors are ranked 
from most common to least common for industry employers. The median earnings in 
Utah for the respective industry for the past 12 months are listed in the right column, 
including part-time and full-time employees. These figures do not include individuals 
who work inside the county and live elsewhere, but rather only those living in the 
county. The three most common sectors in Roy City are manufacturing (15.34%), retail 
trade (13.83%), and public administration (11.51%). 
 

Industry Jobs Percentage Utah Median 
Earnings 

Manufacturing 3,110 15.34% $46,094.00 

Retail trade 2,804 13.83% $27,113.00 

Public administration 2,335 11.51% $57,592.00 

Health care and social assistance 2,026 9.99% $35,430.00 

Educational services 1,248 6.15% $34,301.00 

Accommodation and food services 1,187 5.85% $15,301.00 

Construction 1,154 5.69% $45,124.00 

Administrative and support and waste management services 1,059 5.22% $29,385.00 

Other services, except public administration 1,054 5.20% $28,599.00 

Professional, scientific, and technical services 950 4.68% $64,216.00 

Finance and insurance 903 4.45% $52,110.00 

Transportation and warehousing 870 4.29% $43,970.00 

Wholesale trade 560 2.76% $49,934.00 

Real estate and rental and leasing 234 1.15% $46,808.00 

Utilities 209 1.03% $72,592.00 

Arts, entertainment, and recreation 198 0.98% $15,398.00 

Information 188 0.93% $47,055.00 

Agriculture, forestry, fishing and hunting 141 0.70% $34,694.00 

Mining, quarrying, and oil and gas extraction 48 0.24% $79,080.00 

Management of companies and enterprises 0 0.00% $46,962.00 
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The ACS also provides estimates as to which occupations residents hold. The figures 
below represent the number of Roy residents employed in each respective occupation. 
In the column on the right are the Utah median earnings in the past twelve months for 
each respective occupational category, including part-time and full-time employees. The 
three most common occupations in Roy are office and administrative support 
occupations (15.29%), production occupations (12.71%), and sales and related 
occupations (9.32%). 
 

Occupation Jobs Percentage Utah Median 
Earnings 

Office and administrative support occupations 3,101 15.29% $31,211.00 

Production occupations 2,577 12.71% $35,869.00 

Sales and related occupations 1,889 9.32% $34,639.00 

Business and financial operations occupations 1,537 7.58% $58,627.00 

Management occupations 1,168 5.76% $71,842.00 

Installation, maintenance, and repair occupations 1,111 5.48% $50,916.00 

Material moving occupations 942 4.65% $25,279.00 

Construction and extraction occupations 898 4.43% $42,727.00 

Building and grounds cleaning and maintenance occupations 838 4.13% $20,719.00 

Transportation occupations 753 3.71% $42,029.00 

Healthcare support occupations 727 3.59% $22,943.00 

Educational instruction, and library occupations 679 3.35% $34,946.00 

Food preparation and serving related occupations 672 3.31% $13,100.00 

Computer and mathematical occupations 663 3.27% $79,127.00 

Personal care and service occupations 499 2.46% $14,685.00 

Health diagnosing and treating practitioners and other 
technical occupations 430 2.12% $69,696.00 

Architecture and engineering occupations 420 2.07% $78,917.00 

Health technologists and technicians 321 1.58% $34,987.00 

Community and social service occupations 284 1.40% $41,762.00 

Firefighting and prevention, and other protective service 
workers including supervisors 211 1.04% $32,105.00 

Arts, design, entertainment, sports, and media occupations 202 1.00% $31,610.00 

Law enforcement workers including supervisors 167 0.82% $59,478.00 

Legal occupations 96 0.47% $76,525.00 

Farming, fishing, and forestry occupations 53 0.26% $27,691.00 
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Life, physical, and social science occupations 40 0.20% $55,508.00 

 
Consumer Expenditures on Food (Thousands) 

 

Category Expenditure $ Per 
Household 

%  of 
Total UT %  US %  

Total food expenditures $129,698,000 $10,044.75    

Food at home $72,999,000 $5,653.55 56.28% 55.81% 55.91% 

Food away from home $56,601,000 $4,383.61 43.64% 44.17% 44.18% 

Cereals and bakery products $9,238,000 $715.48 7.12% 7.06% 7.03% 

Dairy products $7,295,000 $564.94 5.62% 5.57% 5.43% 

Fruits and vegetables $13,816,000 $1,069.99 10.65% 10.65% 10.75% 

Nonalcoholic beverages $7,029,000 $544.37 5.42% 5.34% 5.35% 

Food prepared by the consumer 
unit on out-of-town trips $1,040,000 $80.54 0.80% 0.81% 0.78% 

Food on out-of-town trips $6,184,000 $478.90 4.77% 4.91% 4.85% 

Alcoholic beverages $9,548,000 $739.45 7.36% 7.35% 7.04% 

 
Roy City expenditures on housing are similar to state and national spending habits with 
very little variation across various categories of housing expenditures. The greatest 
variation from the national percentage is household furnishings and equipment with Roy 
expenditures being 0.44% greater in this category than the US percentage. 
 

Consumer Expenditures on Housing (Thousands) 
 

Category Expenditure $ Per 
Household 

%  of 
Total UT %  US %  

Total housing expenditures $322,376,000 $24,967.15    

Household operations $25,981,000 $2,012.16 8.06% 8.18% 7.85% 

Housekeeping services $2,187,000 $169.35 0.68% 0.75% 0.73% 

Household furnishings and 
equipment $34,088,000 $2,640.06 10.57% 10.48% 10.13% 

Household textiles $2,089,000 $161.76 0.65% 0.63% 0.62% 

Furniture $8,386,000 $649.44 2.60% 2.60% 2.55% 

Floor coverings $397,000 $30.72 0.12% 0.13% 0.12% 

Major appliances $5,365,000 $415.54 1.66% 1.62% 1.55% 

Small appliances $720,000 $55.75 0.22% 0.22% 0.22% 
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Miscellaneous household equipment $15,882,000 $1,230.04 4.93% 4.89% 4.69% 

 
Roy City expenditures on apparel are similar to state and national spending habits with 
very little variation across various categories of apparel expenditures. The greatest 
variation from the national percentage is footwear with Roy expenditures being 0.91% 
less in this category than the US percentage. 
 

Consumer Expenditures on Apparel (Thousands) 
 

Category Expenditure $ Per 
Household 

%  of 
Total UT %  US %  

Total apparel products and services 
expenditures $29,045,000 $2,249.43    

Men and boys $7,051,000 $546.09 24.28% 24.57% 23.89% 

Men, 16 and over $5,364,000 $415.42 18.47% 18.89% 18.40% 

      

Boys, 2 to 15 $1,783,000 $138.12 6.14% 6.12% 5.76% 

Women and girls $10,930,000 $846.53 37.63% 37.18% 37.32% 

Women 16 and over $9,306,000 $720.71 32.04% 31.56% 31.71% 

Girls, 2 to 15 $1,728,000 $133.84 5.95% 5.92% 5.84% 

Children under 2 $1,349,000 $104.46 4.64% 4.67% 4.13% 

Footwear $6,119,000 $473.88 21.07% 20.84% 21.98% 

Other apparel products and 
services $3,590,000 $278.04 12.36% 12.82% 12.73% 

 
Variation in transportation expenditures is greater than in other categories. The two 
most significant variations are in vehicle purchases (net outlay) and public and other 
transportation. Vehicle purchases (net outlay) are 1.12% more in Roy City than the US, 
and public and other transportation is 1.15% less in Roy than the US. This points to a 
more vehicle dependent community. 
 

Consumer Expenditures on Transportation (Thousands) 
 

Category Expenditure $ Per 
Household 

%  of 
Total UT %  US %  

Total transportation expenditures $174,504,000 $13,514.87    

Vehicle purchases (net outlay) $72,856,000 $5,642.47 41.75% 41.50% 40.63% 

Gasoline and motor oil $33,532,000 $2,596.95 19.22% 19.08% 19.13% 

Other vehicle expenses $55,338,000 $4,285.80 31.71% 31.63% 32.07% 
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Public and other transportation $12,393,000 $959.77 7.10% 7.75% 8.25% 

 
Roy City expenditures on healthcare are similar to state and national spending habits 
with very little variation across various categories of healthcare expenditures. The 
greatest variation from the national percentage is health insurance with Roy 
expenditures being 1.05% less in this category than the US percentage. 
 

Consumer Expenditures on Healthcare (Thousands) 
 

Category Expenditure $ Per 
Household 

%  of 
Total UT %  US %  

Total healthcare expenditures $81,513,000 $6,312.96    

Health insurance $54,764,000 $4,241.34 67.18% 67.12% 68.13% 

Medical services $16,284,000 $1,261.16 19.98% 20.17% 19.32% 

Drugs $7,393,000 $572.53 9.07% 8.95% 8.96% 

Medical supplies $2,974,000 $230.34 3.65% 3.66% 3.63% 

 
Variation in entertainment expenditures is greatest among the categories. The two most 
significant variations are in pets, toys, hobbies, and playground equipment and fees and 
admission. Pets, toys, hobbies, and playground equipment expenditures are 2.12% 
more in Roy City than the US, whereas expenditures on fees and admission is 2.07% 
less in Roy than the US. 
 

Consumer Expenditures on Entertainment 
 

Category Expenditure $ Per 
Household 

%  of 
Total UT %  US %  

Total entertainment expenditures $51,114,000 $3,958.64    

Fees and admissions $14,854,000 $1,150.40 29.06% 31.05% 31.13% 

Audio and visual equipment and 
services $15,303,000 $1,185.17 29.94% 29.01% 30.59% 

Pets, toys, hobbies, and playground 
equipment $14,150,000 $1,095.86 27.68% 26.77% 25.56% 

Other entertainment supplies, 
equipment, and services $6,558,000 $507.91 12.83% 13.14% 12.88% 

 
Separate from the above consumer expenditures analysis, retail spending in Roy City is 
broken down by sector. There is significant variation in retail spending habits in Roy 
from Utah and the US. Sectors with the highest percent of total spending include the 
following: motor vehicle store sales; food and beverage store sales entertainment 
(Thousands); gasoline station store sales; health and personal care store sales; and 
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food services. This is consistent with numbers from the Claritas retail reports for the 
half-mile, one-mile, and two-mile radii from the Frontrunner station. 
 
Auto-serving retail establishments are not recommended for the station area due to the 
desire to promote transit-oriented development that serves pedestrians and LIT-users. 
Of the five top categories, motor vehicle stores and gasoline station stores are 
discouraged. These data should be consulted in conjunction with the Claritas retail 
spending report.  
 

Retail Sales by Sector (Thousands) 
 

Category Expenditure $ Per 
Household 

%  of 
Total UT %  US %  

Total Retail Sales (including Food 
Services) $365,918,000 $28,339.37    

Motor Vehicles Store Sales $114,393,000 $8,859.43 31.26% 21.53% 21.26% 

Furniture and Home Furnishings 
Store Sales $9,183,000 $711.20 2.51% 2.70% 1.76% 

Electrical and Appliances Store 
Sales $15,937,000 $1,234.28 4.36% 1.03% 1.21% 

Building Materials and Garden Store 
Sales $1,639,000 $126.94 0.45% 6.55% 6.60% 

Food and Beverage Store Sales $97,837,000 $7,577.21 26.74% 8.90% 13.43% 

Health and Personal Care Store 
Sales $31,373,000 $2,429.76 8.57% 2.69% 5.32% 

Gasoline Stations Store Sales $61,114,000 $4,733.12 16.70% 6.76% 6.54% 

Clothing and Accessories Store 
Sales $5,716,000 $442.69 1.56% 2.57% 3.06% 

Sporting Goods Store Sales $1,206,000 $93.40 0.33% 1.95% 1.42% 

General Merchandise Store Sales $3,854,000 $298.48 1.05% 13.22% 11.54% 

Miscellaneous Store Sales $794,000 $61.49 0.22% 1.99% 2.06% 

Nonstore Purchases Sales $3,866,000 $299.41 1.06% 22.76% 16.35% 

Food Services $19,006,000 $1,471.96 5.19% 7.35% 9.45% 

Retail Sales Leakage Analysis 
A Claritas Retail Market Power report was run on December 26, 2022 for 0.5, 1, and 2-
mile radii around the Frontrunner Roy station at 4155 S Sandridge Drive. The full results 
of this report can be found in the Appendix.  
 
Within the half-mile radius of the station area, it is not recommended to have auto-
oriented businesses, i.e., gasoline stations (NAICS 447), motor vehicle and parts dealers 
(NAICS 441), and non-store retailers (NAICS 454). Therefore, this Plan does not 
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recommend the development of new auto-oriented businesses within the half-mile 
radius regardless of demand. It is also important to consider that: the half-mile area 
indicates one is more likely to walk; the one-mile area indicates one is more likely to 
use a bicycle, e-bike, or another form of light individual transportation (LIT); and the 
two-mile area indicates one is more likely to drive. 
 
The only NAICS sector within a half-mile radius of the station to have a surplus supply 
currently is NAICS 445 - food and beverage stores. The one sub sector within NAICS 
445 to not have a surplus supply is NAICS 44512 - convenience stores. If the station 
area were to add a food and beverage store, it is recommended that it be a food and 
beverage store. 
 
The five (5) retail sectors with the largest gaps within a half-mile radius (excluding 
NAICS 441, 447, and 454) are the following: 

1. Food services and drinking places (NAICS 722); 
2. Building material and garden equipment and supplies dealers (NAICS 444); 
3. Health and personal care drug stores (NAICS 446); 
4. Clothing and clothing accessories stores (NAICS 448); and 
5. Furniture and home furnishing stores (NAICS 442). 

These five sectors are best positioned for pedestrian-oriented development within the 
station area with features such as limited parking, enhanced light individual 
transportation (LIT) infrastructure, and street-facing entrances. Considering that 
pedestrians and LIT users are unlikely to be able to carry more than twenty (20) 
pounds of goods home, the goods / services provided by these retail establishments 
must be consumed on-site or light enough for non-motorists to transport home. For 
example, a garden supply store may sell small plants and light garden supplies, or a 
furniture store may be a showroom that primarily offers delivery. 
 
Similarly, the five (5) retails sectors with the largest expected compound annual growth 
rates from 2023-2028 within a half-mile radius (excluding NAICS 441, 447, and 454) are 
the following: 

1. Building material and garden equipment and supplies dealers (NAICS 444); 
2. Health and personal care drug stores (NAICS 446); 
3. Furniture and home furnishing stores (NAICS 442); 
4. Electronics and appliance stores (NAICS 443); and 
5. Food and beverage stores (NAICS 445). 

These five sectors are best positioned for growth within the station area. Similar to the 
previous section, these retail establishments should ensure accessibility for pedestrians, 
mobility aid users, and LIT users. 
 
The (three-digit) NAICS retail sectors with opportunity gaps in the half-mile, mile, and 
two-mile radii (excluding NAICS 441, 447, and 454) are the following: 

● Food services and drinking places NAICS 722); 
● Miscellaneous store retailers (NAICS 453); 
● General merchandise stores (NAICS 452); 
● Sporting goods, hobby, musical instrument, and book stores (NAICS 451); 
● Clothing and clothing accessories stores (NAICS 448); and 
● Health and personal care stores (NAICS 446). 
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All of these NAICS sectors have opportunity for growth within the station area. Further 
analysis should be conducted for each sector to ensure that there is proper demand for 
additional supply within the station area.  
 
Similarly, out of the top 10 NAICS subsectors with the largest opportunity gaps for each 
trade area identified, the retail sub sectors that appear in all three trade areas are the 
following: 

● Full-service restaurants (NAICS 722511); 
● Pharmacies and drug stores (NAICS 44611); 
● Limited-service restaurants (NAICS 722513); 
● Family clothing stores (NAICS 44814); 
● Department stores (NAICS 4522); 
● All other general merchandise stores (NAICS 452319); and 
● Food service contractors (NAICS 72231). 

These specific retail sub sectors also provide great opportunity for additional growth 
within the station area. Developments that are further from the Frontrunner station 
should provide additional parking; however, parking should be a shared facility and paid 
to ensure turnover. Providing parking in addition to non-auto infrastructure will ensure 
that all users can easily access these retail establishments. Developments with 
additional parking should be implemented in a transition zone between existing 
sprawled development and new transit-oriented development. These types of 
development may begin to include establishments such as furniture stores and building 
material suppliers that have loading zones. However, effort should be made to ensure 
that pedestrian and LIT-user accessibility is not impaired with the inclusion of more 
auto-serving infrastructure. 
 

NAICS Subsectors with the Largest Opportunity Gaps within a 0.5 Mile Radius 
NAICS Category 2023 Demand ($) 2023 Supply ($) Opportunity Gap 

/  Surplus ($) 
Full-service restaurants (NAICS 

722511) 4,079,401 0 4,079,401 

Pharmacies and drug stores (NAICS 
44611) 3,733,396 0 3,733,396 

Warehouse clubs and supercenters 
(NAICS 452311) 7,525,223 4,372,197 3,153,026 

Limited-service restaurants (NAICS 
722513) 3,536,764 1,089,552 2,447,212 

Family clothing stores (NAICS 44814) 1,494,475 0 1,494,475 
Department stores (NAICS 4522) 1,298,139 0 1,298,139 
Electronics stores (NAICS 443142) 922,732 0 922,732 

Furniture stores (NAICS 4421) 856,995 0 856,995 
All other general merchandise stores 

(NAICS 452319) 773,451 189,697 583,754 

Food service contractors (NAICS 
72231) 557,655 6,878 550,777 

 
NAICS Subsectors with the Largest Opportunity Gaps within a 1 Mile Radius 
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NAICS Category 2023 Demand ($) 2023 Supply ($) Opportunity Gap 
/  Surplus ($) 

Full-service restaurants (NAICS 
722511) 12,135,700 1,072,115 11,063,586 

Pharmacies and drug stores (NAICS 
44611) 10,871,790 316 10,871,474 

Warehouse clubs and supercenters 
(NAICS 452311) 21,892,024 11,534,635 10,357,389 

Limited-service restaurants (NAICS 
722513) 10,420,283 5,719,773 4,700,510 

Family clothing stores (NAICS 44814) 4,376,973 160 4,376,813 
Department stores (NAICS 4522) 3,802,087 125 3,801,961 
Electronics stores (NAICS 443142) 2,698,486 76,507 2,621,979 

Furniture stores (NAICS 4421) 2,605,777 266,488 2,339,289 
All other general merchandise stores 

(NAICS 452319) 2,257,072 427,983 1,829,088 

Food service contractors (NAICS 
72231) 1,674,165 67,894 1,606,270 

 
NAICS Subsectors with the Largest Opportunity Gaps within a 2 Mile Radius 

NAICS Category 2023 Demand ($) 2023 Supply ($) Opportunity Gap /  
Surplus ($) 

Pharmacies and drug 
stores (NAICS 44611) 32,902,913 3,154,541 29,748,372 

Full-service restaurants 
(NAICS 722511) 36,337,348 13,115,948 23,221,401 

Limited-service 
restaurants (NAICS 

722513) 
31,376,370 19,358,666 12,017,704 

Family clothing stores 
(NAICS 44814) 13,285,103 2,195,134 11,089,968 

Department stores 
(NAICS 4522) 11,534,121 465,240 11,068,881 

Women's clothing stores 
(NAICS 44812) 4,398,307 159,301 4,239,006 

Jewelry stores (NAICS 
44831) 4,236,004 0 4,236,004 

All other general 
merchandise stores 

(NAICS 452319) 
6,845,168 2,878,152 3,967,016 

Food service contractors 
(NAICS 72231) 4,990,186 1,110,623 3,879,563 

Shoe stores (NAICS 
4482) 3,883,079 122,320 3,760,759 

 
Each NAICS sector has significant variation within, both in terms of market demand and 
compatibility with the station area design. Stakeholders should seek to recruit retail 
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tenants that have gaps in supply, have positive growth outlooks, and foster pedestrian 
activity. 
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