
ADVISORTH
E

COMMERCIAL REAL ESTATE 2022

State Of The Market
The Future Of Off ice Spaces

Utah’s Westward 
EXPANSION



PHOTO COURTESY OF COREY MIDDLETON

Chairman | Utah
Brandon D. Fugal
brandon.fugal@colliers.com

CEO | Utah
Lew Cramer
lew.cramer@colliers.com 

Public & Media Relations | Utah 
Bryan Welch
(801) 947-8300
bryan.welch@colliers.com

Senior Director of Research 
& Marketing | Utah
Lana Howell
lana.howell@colliers.com

AN ANNUAL PUBLICATION BY 
COLLIERS

Contributors
John Adams
Elainna Ciaramella
Ernie Cottle 
Rachel Dalrymple 
Kelsie Foreman
Elle Griffin
Lana Howell
Mekenna Malan
Jennifer Nalewicki
Amanda Nogales
Nicolle Okoren
Brett Scothern
Jacob Swanson
Bryan Welch
Donnie Welch
Kate Wright

Published In Partnership with:

Copyright 2022 by Colliers. All rights reserved. Every effort 
has been made to ensure the accuracy of the information 
herein. However, Colliers is not responsible for any omissions 
or errors that might occur. Reproduction in whole or part of 
any text, illustration or photography without express written 
permission of the publisher is prohibited.

DEVELOPMENT
05 | UTAH IS MORE THAN JUST A 
STRONG ECONOMY
In the face of soaring populations, 
intentional growth will keep Utah great. 

11 | CREATIVE ADAPTATION 
Reimagining communities.

15 | PRICED OUT
Is Utah too expensive?

INDUSTRIAL 
21 | INFLATION COULD BE HERE 
FOR THE LONG HAUL
So how should we prepare?

27 | IF WE WANT GROWTH, WE 
NEED WATER SOLUTIONS
Water-related issues could put the economic 
future of Utah at risk.

FEATURES
33 | THE MIDDLE MILE
How to alleviate the global bottleneck.

39 | 15-MINUTE CITIES ARE 
THE FUTURE
Setting the standard for development. 

45 | WESTWARD EXPANSION 
Utahans look to western land anew.

RETAIL
51 | A THING OF THE FUTURE 
(AGAIN)
Railways deliver solutions for Utah Problems.

57 | WHO IS WINNING THE RETAIL 
TALENT WARS?
Record-low unemployment is good news 
for workers but is causing headaches for 
employers.

OFFICE
61 | HERE’S WHAT A QUALITY 
OFFICE SPACE IS WORTH
If they have to leave home, employees want 
top-notch offices. 

MARKET REPORT 
67 | STATE OF THE MARKET
Checking the pulse of major markets 
throughout the state of Utah. 

Over the past few years our state has successfully positioned itself to stay in front 
of the unknown by focusing on what is working and what needs to change for 
the better. Utah is experiencing another year of record-breaking growth, but with 
economic successes and rapidly growing population, it is imperative that we plan 
for the future. 

At Colliers Utah we are pleased to be at the forefront of the changing landscape, 
while successfully keeping ahead of market trends. We at Colliers believe that in 
order to achieve extraordinary results you must put forth extraordinary effort. Con-
sistent growth does not happen by chance. It requires collaboration and foresight. 

We are proud to introduce this newest edition of the The Advisor, providing the 
most accurate market research and visionary thought leadership. Colliers continues 
to be at the forefront of shaping industry trends and addressing topics that include 
the following. 

Responsible growth. Tackling the challenges regarding the state’s growth. 
Fostering Utah’s reputation for a collaborative public and private partnerships al-
lows Utah to continue to grow responsibly while keeping in mind the reasons why 
Utah has wonderful things to offer. 

Returning to the office. Some suggest that the office market will forever be 
changed by the pandemic. Returning to the office is a growing trend for most com-
panies 

Water conservancy: Ongoing demands for water usage in our state contin-
ues to be a talking point for developers. As reports of Utah’s water outlook improv-
ing slightly the west still remains in a water crisis. 

Industrial focused. Increased demands for product, coupled with supply 
chain issues have companies revolutionizing their practices. Manufacturing com-
panies are looking for new opportunities and planning for change in order to have 
a successful future.

The war on talent. Finding quality employees has been challenging for all 
business sectors. Unemployment rates remain at a record low. Yet some retailers 
have been forced to cut business hours.

As your trusted advisor, Colliers is honored to present our 2021 vision. We 
look forward to serving your. 

Your Partner, 

Colliers Utah Executive team 
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UTAH IS 
MORE 
THAN JUST 
A STRONG 
ECONOMY
In the face of soaring populations, intentional 
growth will keep Utah great.

By Elainna Ciaramella
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The report “Utah Long-Term Planning Projections,” 
recently published by the Kem C. Gardner Policy 
Institute, outlines how Utah’s continued economic 
growth and diversification will drive net migration 
to the state. As the population is projected to grow 

to more than 2.2 million people in the next forty years—a 
66 percent increase—the report claims population growth is 
becoming a “steadily increasing force.”

Utah is one of the fastest-growing states in the nation, and 
there are key reasons for this migration—namely quality of 
life benefits, such as the abundance of outdoor recreation 
opportunities, strength in public and private partnerships, 
and mobility of jobs—all of which are crucial to the state’s 
economic strength.

Lana Howell, Managing Director at Colliers in Salt Lake 
City, says that Utah has been ranked as one of the top states 
for economic growth for the last seven to ten years. The rea-
sons for that growth include the state’s great culture, ideal 
outdoor activities, and a business-friendly environment.

 Utah is a state where, depending on the time of year, you 
can hit the slopes and enjoy great snow, then travel a few 
minutes into the valley and go biking or golfing on the same 
day. “It seems every month, another article is published re-
garding mental health and the need to get outside and enjoy 
nature,” Howell says. “Work-life balance is so important, 
and Utah offers the best of both to its community.”

The Impact of Outdoor Recreation on Utah Business

In another Kem C. Gardner Policy Institute report titled, 
“Outdoor Recreation and Utah Business,” Utah’s tech sector 
is recognized as the fastest growing industry in the state. 
And the most important factor to tech employees deciding 
whether or not to relocate to Utah? Access to year-round 
outdoor recreation.

“A companion study of Utah businesses found that out-
door lifestyle helps with location and expanding operations 
in Utah, employee recruitment and retention, and the desir-
ability to do business in the state,” the report states.

 In relation to this, Howell acknowledges the impor-
tance of job mobility and the ability for employees 
to work in different physical locations than where the 
company is headquartered—a trend that’s only been 
accelerated by the pandemic. “This has, in fact, made 
an impact on Utah as we are seeing immigration of em-
ployees who can now work from home and live where 
they want to,” Howell says.

 In 2021, Utah saw the largest migration increase in 
over a decade, Howell says. Utah added over 34,000 
people to its population—roughly 10,000 more than 
were added 2020. “People are looking to live in a 
place that fits their lifestyle, and with Utah’s economy, 
job openings, and recreational activities, they have de-
cided to move to our state,” Howell says.

 Utah’s outdoor recreation creates over $778 million 
in state and local tax revenue, and outdoor activity is a 
large portion of Utah’s economy, Howell says, continu-
ing, “Having access to world-class recreation across 
the state allows employers to retain talent due to the 

fantastic quality of life offered in Utah.” Outdoor rec-
reation generates over 61,000 jobs in the state and is 
2.5 percent of the state’s GDP, according to the Bureau 
of Economic Analysis.

Howell says that as Utah continues to grow, there is 
a strain on sustainable development. However, local 
and state governments understand the importance of 
partnering with private and nonprofit sectors to facili-
tate additional needs for each community. “This is one 
of Utah’s greatest strengths,” Howell says. “Everyone 
understands the importance of growing the right way, 
so we don’t ruin what makes Utah an ideal place to 
live and work.”

Tackling Challenges Regarding the State’s 
Growth

Envision Utah—a nonprofit, non-partisan partnership 
that brings business, government, and community 
leaders together to tackle the growth-related challeng-

UTAH RANKS #1 WORK LIFE BALANCE
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es facing our state—engages Utahns to ensure they’re helping 
preserve what they love most about this amazing state.

“There is more public-private collaboration in Utah than any-
where else in America,” says Ari Bruening, President and CEO of 
Envision Utah. “Whenever we tackle a thorny issue at Envision 
Utah, we make sure we have policymakers at the table as well 
as business and community leaders and advocates. We find that 
when people look into the future, they tend to discover common 
ground and move forward toward a shared vision.”

Bruening says now that Utah’s intrigue has been “discovered,” 
we’re seeing economic benefits but also crowding at our most-
loved recreation destinations, which threatens access and qual-
ity of our outdoor amenities. “We’re going to have to be very 
intentional about developing new recreation infrastructure and 
destinations to alleviate that crowding,” Bruening says.

If we can work collaboratively together, we can tackle any 
challenge we face—whether that’s recreational crowding, soar-
ing housing prices, or increasing traffic, Bruening says. “As long 
as we have a high quality of life and a prosperous economy, 
we’re going to grow. In fact, trying to stop growth will just under-
mine our economy and quality of life. But if we work together on 
how we grow, we can keep Utah a great place to live for current 
and future generations.” 

When people look into 
the future, they tend to 
discover common ground 
and move forward toward 
a shared vision."

Ari Bruening, President and CEO, Envision Utah
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CREATIVE 
ADAPTATION
Reimagining communities.

By Elainna Ciaramella
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Construction material prices soared 20 percent 
in 2021. Despite prices moderating in De-
cember, 86 percent of contractors surveyed 
list costs as their top concern into 2022, more 
problematic than any other construction ob-

stacle. Availability of materials and supply chain disruptions 
were the second most frequent concern, listed by 77 percent 
of the more than 1,000 respondents.

Costs may not rise as steeply, but they are likely to remain 
volatile, with unpredictable prices and delivery dates for crit-
ical materials. As supply chain challenges and steep price in-
creases in materials add to the squeeze, developers in Utah 
have become resourceful—and are turning to adaptive reuse 
as an effective solution.

The advantages of conversion are many, fighting urban 
sprawl, repurposing with environmentally friendly features, 
preserving historical significance, and extending the life of 
communities existing infrastructure to fight urban sprawl. The 
result is an updated and modernized building—breathing life 
into societies—without new development and frequently at a 
lower cost.

The repurposing of an old building is often the starting 
point for redeveloping a street, city block, or even an entire 
district. This approach gives architects and developers signif-
icant freedom to reimagine these spaces. Reuse can symbol-
ize that a community is restoring pride in its neighborhood by 
getting the most out of prior investments.

Preserving Utah

Not only does repurposing past development create a cultural 
identity, but according to the United States Environmental 
Protection Agency (EPA), it drastically preserves natural 
resources. “Repurposing old buildings—particularly those 
that are vacant—reduces the need to construct new buildings 
and the consumption of land, energy, materials, and finances 
they require.”

The EPA states that rehabilitating old properties can be crit-
ical for promoting energy efficiency by preserving the “em-
bodied energy” in existing buildings rather than expending 
additional energy in the new construction process.

“A new, green, energy-efficient office building that in-
cludes 40 percent recycled materials would nevertheless 
take approximately 65 years to recover the energy lost in 
demolishing a comparable existing building,” the EPA web-
site states. In Utah, where nature is synonymous with lifestyle, 
environmental health and conservation remain top priorities 
amidst tremendous growth.

According to Lana Howell, Managing Director at Colliers, 
better positioning existing space is the key to driving sus-
tainable, long-term growth. “Utahans enjoy a truly unique 
and world-class landscape. We take pride in our mountains, 
lakes, trails, and valleys.”

She explains that preserving natural zones can only be 
achieved by planning with a mindset of permanent preser-
vation. “Adaptive reuse channels growth into the right geo-
graphic areas of our state. It safeguards our most precious 
environmental assets and more comprehensively contributes 
to an eco-friendly Utah.”

Development Advantages

Vacant industrial buildings, old factories, and historic 
buildings have provided unique opportunities for architects 
and developers to engage in adaptive reuse. This trend has 
been spreading across the Wasatch Front.

Colliers SVP Richard Robins says that existing buildings 
give developers a head start on controlling costs with in-
flation and rising construction costs. “Rents cannot keep in-
creasing just because costs increase,” Robins says.

Two years ago, Robins sold a former Granite Furniture 
store to Sportsman’s Warehouse for their new corporate 
headquarters in West Jordan. “I even suggested they add a 
shooting range so their customers could try out the guns be-

fore they buy them,” he says. “They did a beau-
tiful conversion.”

Robins provided other examples, like when he 
sold a former K-Mart in Farmington, which has 
been converted to multiple uses. Several years 
ago, a hospital on State Street and I-80 closed, 
and Granite School District converted it into its 
headquarters. Jordan School District purchased 
a former shopping center around 7800 South 
and Redwood Road for their new offices. Inter-
mountain Healthcare recently announced that 
they purchased the city block of the former Sears 
at 800 South and State Street and will convert it 
into a hospital and clinic.

 Robins says the critical factor that makes a 
site or location attractive for decision-makers is 
“location, location, location,” no matter the end-
use. Proximity to a freeway, convenient access, 
and parking are significant considerations in site 
selection.

 Ben Franklin told us long ago, says Robins, 
that there is a fixed amount of land, and they are 
not making any more of it. “We have high popu-
lation growth, and there is much competition for 
land between multi-family, retail, industrial, and 
office developers,” he adds. “Most smart and 
experienced developers know to survive—they 
have to be flexible.”

From unoccupied factories to vacant movie 
theatres, medical buildings, libraries, and strip 
malls, opportunities to showcase, preserve, and 
repurpose outdated retail and industrial spaces 
for new uses abound. Robins says that repur-
posing is a good model because most locations 
are excellent for any usage, especially when a 
creative developer sees the vision and wants to 
make it work. 

PHOTO COURTESY OF DARRYL DOBSON

PHOTO COURTESY OF DARRYL DOBSON
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PRICED OUT
Is Utah too expensive?

By Jacob Swanson

D
EV

E
LO

P
M

E
N

T
15



Utah’s population has been growing steadily 
for quite a while, but in the last few years, that 
growth has shifted into overdrive for some ar-
eas of the state.

The Kem C. Gardner Policy Institute at the 
University of Utah reported that from July 2020 to July 2021, 
the state’s population grew by 58,729 people—a 1.8 per-
cent growth. And for some counties, that growth has been 
even more drastic.

 Iron and Washington counties in southwestern Utah had 
respective growth rates of 6.2 and 4.0 percent. But the coun-
ty that perhaps stands out the most is Utah County, which 
saw an increase of 19,367 people over a year, according 
to the Gardner Policy Institute. According to the US Census 
Bureau, from 2010 to 2018, Utah County’s population grew 
by roughly 102,000 people.

 And that growth isn’t just the result of more births than 
deaths. In 75 percent of Utah’s counties, net migration ac-
counted for most population growth over the last year. The 
Gardner Institute report claims it’s too soon to know if this is 
the start of a more significant trend or a temporary pandemic 
effect.

Regardless, the population of Utah Valley will almost cer-
tainly see a significant increase going forward. By 2060, 
the Gardner Institute projects that Utah County will gain 
673,964 residents, which would account for 30 percent of 
the state’s total projected growth during that period.

California 2.0

Rapid population growth can bring challenges. It requires 
lots of new housing, can put strains on growing school 
districts, and create environmental issues. Finding solutions 
for all three of these challenges is among the 12 priorities the 
Salt Lake Chamber listed for 2022. It’s challenging to rank 

the challenges of a growing region, but it ultimately starts 
with housing, Salt Lake Chamber President and CEO Derek 
Miller says.

 “People have to have a place to live, and right now, the 
trajectory that we are on as far as our skyrocketing housing 
prices is simply not sustainable,” he says. “We risk becoming 
a place like a San Francisco, or a Silicon Valley, or a Seat-
tle—that prices people out of the market in such a way that it 
damages the balance of the economy because you no lon-
ger have people that can afford to live in the place that they 
work…And the trajectory that we are on is leading in exactly 
that direction. We have to do all we can to bend that curve 
and change that trajectory.”

Gordon Jacobson, EVP of Development Services for Col-
liers, says that he has clients from California’s Bay Area that 
have sent him what they perceive to be “crazy property valu-
ations” from their area. Utah’s Wasatch Front could be head-
ed in that direction. Zillow estimated the typical home value 
in San Francisco at $1,542,347. Someone from that area, 
Jacobson says, could sell their home and buy a comparable 
one in Utah for a third of the price.

“I can see the same basic trends happening here,” Jacob-
son says. “We have a finite amount of land, we’re bounded 
between two mountain ranges, and we have large lakes in 
the middle of our valleys…If we look at how big the Bay Area 
is and how huge that market is and compare it to the scale of 
the Wasatch Front and how big our market is, it would take a 
fraction of a percent of their market to move to Utah to take 
advantage of our lifestyle here that would just completely 
overwhelm us and swamp us.”

However, data shows that California may not have quite 
as significant an impact on Utah in-migration as most think. 
Utah does not even fall within the top-10 states seeing the 
most California in-migrants. Adjusting in-migration with mar-
ket population size reveals that Utah sees more in-migrants 
from neighboring states like Idaho and Wyoming.

Source: Colliers Utah | Kate Wright
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Though home prices in these areas may not exceed costs in 
Utah, unlike they do in California and other more expensive 
markets, in-migration from surrounding states applies more 
pressure and further squeezes any available housing left. In 
the end, in-migrants are only a contributing sliver of Utah’s 
tight market. With the highest birthrate in America, most of the 
state’s population surge is homegrown. A significant portion 
of Utahans are born here and want to stay here.

Ballooning Rents, Lack of Product

The US Department of Housing and Urban Development 
predicts that by 2022, there will be a projected demand 
in Utah Valley for nearly 14,000 new owner- and renter-
occupied units. The Utah Division of Housing and Community 
Development estimates that by 2024, those numbers will 
surpass 19,000, according to a report by the Utah Valley 
HOME Consortium, which identified six impediments to 
meeting those demands: supply of rental units for large 
families, limited land for development, construction costs, 
zoning, Hispanic and minority mortgage denial rates, and 
continued high housing costs.

According to the Utah Association of Realtors, the number 
of houses sold in 2021 dipped, but housing costs continued 
to rise. While 7.6 percent fewer homes were sold through 
November of 2021 compared to November of 2020, the 
median sales price for a Utah home in November 2021 was 
$469,500—up 25.2 percent from the same time in 2020.

Those numbers are partly inflated by the median costs of 
$1.1 million and $850,000 in Summit and Wasatch coun-
ties. Still, last year, median prices increased in all but six 
counties—Carbon, Garfield, Juab, San Juan, Summit, and 
Wayne.

This truly is Economics 101,” Miller says. “It is an issue of 
supply and demand. And right now…because of population 
growth and job growth, we have a very high demand. And 
the fact of the matter is that the supply is not keeping up, so 
then we have to go a level deeper and wonder, ‘Why is sup-

ply not keeping up?’”

Miller says that inflation, a “broken” global supply chain, 
and zoning issues are three factors, with inflation significantly 
impacting costs. A fourth problem, he says, is the need for 
immigration reform, which has to be fixed at a national level 
by Congress.

 “We just don't have enough people building the hous-
es right now,” Miller says. “One of the things that Congress 
could do to provide immediate help in this area of inflation 
and labor in this country and Utah is to start providing more 
work visas. It's just ridiculous that we constrain work visas 
when we need more people to be here to help our economy 
grow and, in this particular case, to help build our housing.”

Trickle Down Effect

 Miller says the need for housing is at all income levels, from 
luxury apartments to affordable housing. While the median 
home sale might have surged past $450,000 in 2021, Utah 
Valley has 12,400 low or very low-income renter households 
without housing assistance, according to a calculation from 
the Utah Valley HOME Consortium. Across the entire state, 
the National Low Income Housing Coalition says there is 
a 45,521-home shortage of rental homes “affordable and 
available for extremely low-income renters.”

According to the NLIHC, the average fair market rent for 
a one-bedroom home in Utah is $869 per month, and the 
reasonable market rent for a two-bedroom is $1,051. Still, at 
30 percent of the area median income, a household can only 
afford $646 in rent per month.

 Jacobson says when more upscale units are built, they’re 
absorbed by people that can afford them. That opens up 
some B-class and C-class homes as people move into the 
new buildings. However, more affordable housing availabil-
ity is needed.

“We need to have more affordable housing because it is a 
challenge for people,” he says. “And when housing costs are 

outpacing wage appreciation or acceleration, it’s a trou-
bling time for everybody, and that’s what’s happening in 
Utah. There’s so much demand for the lifestyle and the state 
right now.”

These are significant challenges with solutions that won’t 
happen overnight, but Miller sees hope for the future.

 “I don't know if it's because of our founding legacy or 
what it is, but there's something special about Utah, and I 
see it every day,” Miller says. “I get asked about the chal-
lenges, but I also get asked if I'm worried about them, and I 
like to say I'm not unduly worried about them. Every day, I 
see people working together to solve the challenges. When 
people give up, I will start to get worried, but I certainly 
don't see that in our business community, and I don't see 
that in our broader community. I see just the opposite. I see 
people who care, and I see collaborative people, which 
gives me great hope for overcoming our challenges.” 

There’s so much 
demand for the 
lifestyle and the 
state right now."

Gordon Jacobson, EVP of 
Development Services, Colliers
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INFLATION 
COULD BE 
HERE FOR 
THE LONG 
HAUL
So how should we prepare?

By Nicolle Okoren
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12 months, and the energy index increased by 29.3 
percent. In March, Utah fuel pumps matched record 
high prices for gasoline only seen in the throes of the 
2008 recession.

With these increases, supply chain problems and 
continued geopolitical instability worldwide have fur-
ther aggravated these issues for local Utah businesses 
and consumers.

The Commodity Squeeze

Chelsea Kasch, Owner and Principal Designer of 
Chelsea K. Designs, says prices went through the 
roof and continue to do so every month by about 40 
percent across the board for materials in the building. 

“Aluminum is one of the things that is killing us right 
now,” she says. “Your faucets, fascias, and exteriors—
many people do aluminum. It is next to impossible to 
get right now, but we’ve had two projects that had to 
change from doing aluminum rain gutters and faucets 
and fascia to copper. It would cost less to do copper 
than aluminum, and you can’t even get aluminum.”

Because of the price, Kasch advises clients to use 
natural wood instead of aluminum on some design fea-
tures. She put an order of aluminum in December, for 
example, and by January, it was up by 40 percent. 

 Plumbing fixtures are also a problem. Costs have 
consistently increased about 10 percent every month 
for five months straight—that’s a 50 percent increase 
in five months.

A lthough Utah managed to bounce back 
relatively well from the recession shock 
of 2021, it is still breaking records with 
inflation highs and supply chain prob-
lems—creating more robust, new pain 

points in our local economy.

The nation hit a 39-year high on January 12th after a 
year of skyrocketing rent prices upwards of 17 percent 
increases. Mountain West states have experienced the 
highest inflation in the country, with an annual rate of 
9.0 percent.

According to the 2022 Economic Report To the Gov-
ernor, Utah economists forecast moderation in inflation 
with a hopeful resolve of supply chain challenges, low-
ering these numbers within the first half of 2022.

“If that doesn't happen, then I don't think that assump-
tion of moderating inflation still holds. I think we're go-
ing to see increasing interest rates, which will somewhat 
dampen the economy,” says Phil Dean, Public Finance 
Senior Research Fellow at the Kem C. Gardner Poli-
cy Institute. “With that being said, from any historical 
standpoint, interest rates are very, very low, even with 
recent increases.”

In March, The Federal Reserve approved its first in-
terest rate increase in more than three years, hoping to 
incrementally hedge spiraling inflation without limiting 
economic growth. The Fed expressed concern that the 
current high inflation rate near 8 percent might cause 
businesses and workers to increase their expectations 
of future inflation, thus raising prices and wages in a 
self-fulfilling prophecy. As a result, the Fed hinted at six 
more federal funds rate increases this year, one at each 
meeting.

The Bureau of Labor Statistics (BLS) reported that 
the US consumer price inflation index rose 7.5 percent 
over the past year before the seasonal adjustment—the 
steepest climb in prices since 1982. The BLS also noted 
that the food index rose over 6 percent over the past 

HOW MANY HOMES CAN BE BUILT WITH 50K OF LUMBER

Source: Census Bureau 
Home preservation Manual Insider

10 
SINGLE 
FAMILY 

UNITS

2020
May 04

$343
/1,000 bd ft
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SINGLE 
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UNITS

2021 
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$1,635
/1,000 bd ft

We compare the number of homes that could be built with $50,000 worth of lumber, back then and now.

SINGLE FAMILY 
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Over the last year 
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Metal mesh springs used in cabinetry used to be about 
$400 a sheet for Kasch, and they now cost about $4,000 
a sheet.

“Everything is bid out, and it is only good for a month,” 
Kasch says. “After 30 days, no one keeps to the price they 
gave you because manufacturers are upping their prices 
quickly. No one can hold to the bid price more than four 
weeks prior.”

This is not unique to developers. Every industry is hurting 
and being forced to adapt at a moment’s notice.

Looking Ahead

The business sector continues to be impacted, and business 
owners are now planning a year for things that they would 
not have done before the supply chain problems. For 
Stephanie Holdaway, Owner of Gatehouse No. 1 Furniture 
and Design, costs and times frames for receiving goods have 
risen in about every area.

 “I think it's just been a ripple effect across the board, from 
raising supply costs to fuel, which then affects shipping, short-

age of supplies, and labor and trucking,” Holdaway 
says. “All of it has created substantial changes in pric-
ing for us. We've tried to absorb that so that it doesn't 
change dramatically for our customers. But in some 
cases, we've had to make adjustments to offset the 
higher costs for us.”

With everything constantly changing and evolving, 
Holdaway attributes her company’s ongoing success 
to her management team and their willingness to adapt 
and pivot.

 “Our clientele has been amazing and very in tune 
with what's going on globally,” she says. “It has helped 
us to help them plan. It used to be that people would 
come in the last few months of the development pro-
cess to buy their furniture. They’re coming in six months 
to a year before a purchase.” 

Curtailing Costs

For businesses to make it through this tunnel without any 
extenuating circumstances, Dean recommends three 
things:

First, take care of your people, both financially and 
otherwise. With labor shortages, workers have more 
flexibility in opportunities. Businesses must make sure 
they’re taking care of workers financially, are compet-
itive wage-wise, and do things that demonstrate they 
care.

The second is to be prepared for the economic 
resorting that continues to take place. “Customer 
loyalties are changing because of economic resorting,” 
Dean says. “It’s important to make sure you're doing 
everything to care for your customers as they get new 
consumption habits. That's going to require creativity 
and doing things differently.”

His last recommendation is to make sure to care for 
those left behind. Many businesses have done well, 
and many have not. As a community, the only way 
Utah will survive is to watch for those who have not 
done well and help bring them forward. 

I think it's just been 
a ripple effect across 
the board, from raising 
supply costs to fuel, 
which then affects 
shipping."

Stephanie Holdaway, Owner, Gatehouse 
No.1 Furniture And Designs

PEAK INFLATION?
INFLATION IS EXPECTED TO TOP 7% AT THE END OF 2021—POSSIBLY DECLINE
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IF WE WANT 
GROWTH, WE 
NEED WATER 
SOLUTIONS
Water-related issues could put the economic future of 
Utah at risk.

By Nicolle Okoren
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As Utah water levels continue to lower, this issue 
can pressure our already inflated economy.

The Great Salt Lake alone impacts over $1.5 
billion of our economy, driven by strategic 
mineral extraction from its waters. The lake is 

a rich repository of lithium, titanium, magnesium, and potash 
— essential elements in producing everything from medical 
devices to rechargeable batteries and crop fertilizer. Nearly 
7,000 local jobs are directly reliant upon the lake.

Saving For A Rainy Day

In July, the Great Salt Lake and Lake Powell were at their 
lowest levels ever. And although winter months saw snowfall 
and watersheds are no longer in the red alert stage for 
snowpack, a persistent portion of the state does remain in 
extreme drought.

Candice Hasenyager, director of the Utah Division of 
Water Resources explains that one of the reasons this is so 
important is because about 95 percent of our water supply 
comes from our snowpack. “That snow held up in the moun-
tains all winter melts, runs down the watersheds and starts 
filling our reservoirs. Our reservoirs operated just as they 
should have this last year, right? We built them to capture 
high flows to use indirectly during wet and dry years. The 
only thing is that we must make sure to have enough for our 
inevitable future dry years,” says Hasenyager.

The Great Salt Lake is an essential point of discussion be-
cause, although not drinkable, it is considered a canary in 
the coal mine. The winter’s snow melts and slides down to the 
reservoirs, and the refuse ends up in the Great Salt Lake. In 
an average good year, the lake rises two to three feet. This 
year, it only climbed six inches. If the lake rises to high lev-
els, communities can be confident that they will have enough 

water for their needs. If it doesn’t, communities need to know 
there might be issues for local economies and environments.

Although the lack of water is felt in both the economy and 
environment, the government is not placing any limitations 
or regulations on the private sector to keep the state as busi-
ness-friendly as possible.

“Turf removal and linear outdoor landscaping is the big-
gest opportunity for businesses, homeowners, and people 
within cities,” says Laura Hanson, State Planning Coordina-
tor for the Utah Governor’s Office of Planning and Budget. 
“We have a kind of cultural expectation here of having a 
lush green lawn. We live in a desert in a drought. That's prob-
ably not the most appropriate choice long term.”

 Hanson’s recommendations include preparing your lot 
with drought-tolerant landscaping instead of green grass 
and considering which county your business would be most 
appropriate in, depending on that county’s reservoir.

Data centers are one of the businesses that use up the most 
water. While Utah remains “business-friendly,” the state is 
still interested in diversifying which counties these data cen-
ters are located in, so they are not all pulling from the same 
water supply.

 Private-Sector Water Stewards

One business that has been formally recognized for its 
conservation efforts is Real Salt Lake (RSL). In 2017, the Salt 
Lake City Chamber of Commerce called Real Salt Lake a 
“water champion.” Without compromising the pitch at Rio 
Tinto Stadium, RSL found other areas around the stadium 
where they could conserve or eliminate water usage.

“Our landscaping throughout the stadium grounds is de-
signed with water conservation. Rio Tinto Stadium uses a 

Source: Colliers Utah | Ernie Cottle

OUR 
GEOGRAPHICAL 
WATERSHEDS
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drip system and ground cover to limit evaporation,” an RSL 
representative told the Salt Lake Chamber. “Also, landscaping 
is designed with water-wise plants rather than planting grass 
throughout the grounds. Carnival Real, a one-acre area, used 
to host fans in a fun outdoor area, was modified with water 
conservation top of mind. The gravel and grass area was re-
placed with artificial turf, eliminating the need to water. Mini-
mal landscaping was used as well in Carnival Real’s perimeter. 
Original plans included a water feature but were modified due 
to the need for strict water conservation efforts.”

Today, RSL continues to make the same commitment. Since 
2017, the organization has cut its water usage by 50 percent. 
“We do remain conscious of the water situation here in Utah 
and try to limit water expenditure as necessary with that in 
mind,” a spokesperson for the team says. 

Strengthening Infrastructure

Recently, the governor’s office approved a new budget and 
heavily included water needs. Within this budget is $500 
million allocated for water infrastructure. This is in addition to 
the $100 million proposed last May in the American Rescue 
Plan Act appropriated toward water projects.

The legislature also greenlit $250 million toward secondary 
meter installations. Plans also include homeowner turf removal 
incentives and watershed improvement. There is also upwards 
of $50 million recommended to go toward the grand public, 
including the preservation of the Great Salt Lake.

Citing Utah’s extreme drought in 2021, Gov. Spencer Cox 
said, “Conditions this past year have shown all Utahns the im-
portance of water planning and conservation. We have bene-
fited from water storage decisions made by policymakers 100 
years ago. Now it’s our turn to ensure water security for future 
generations, and this plan will do this.”

Water is quite literally the lifeblood of communities and the 
economy. Undoubtedly, every business and citizen must do 
their part to build a better place now and for the future. 

CENTRAL UTAH WATER 
CONSERVANCY DISTRICT STATS

STORING 
565 BILLION 
GALLONS IN 
RESERVES

DELIVERING MORE 
THAN 400,000 ACRE-

FEET ANNUALLY

MAINTAINING 178 
MILES OF CANALS, 

TUNNELS AND 
PIPELINES

SERVING 1.5 MILLION 
PEOPLE EVERY DAY

TREATING MORE 
THAN 100 MILLION 
GALLONS PER DAY
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THE 
MIDDLE 
MILE
How to alleviate the global 
bottleneck.

By Elainna Ciaramella
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Thanks to the pandemic, supply chain issues are 
impacting everyone. Amid a shortage of truck 
drivers, increased energy costs, backlogs at ports, 
and more, it’s helpful to understand what goes on 
behind the scenes before goods arrive on our 

doorstep.

 “Supply chain” is a fancy term used to define the getting 
of products from where they are made to where they are con-
sumed, says Jarrod Hunt, EVP of Industrial Services at Colliers.

To illustrate, Hunt gave an example of durum wheat grown 
in Montana for spaghetti noodles. That bushel of wheat 
may be transported thousands of miles, cleaned, milled into 
flour, and processed into noodles before traveling to multi-
ple warehouses for various distribution companies. This all 
occurs before it ever ends up on the grocery store shelf. In 
some cases, that wheat may even be transported to a foreign 
country for processing to return to the US as the final product.

Hunt says that “supply chain” became a standard term 
due to the time-compressed disruption to that very sophisti-
cated system of specialization, transportation, and trade—a 
disruption primarily caused by the uncertainty of the COVID 
pandemic.

“Things such as closing factories and warehouses due to 
worker health concerns, suspending orders on semiconduc-
tors for automobile and electronics plants, and shifting low-
key manufacturing capabilities to other products such as PPE 
equipment caused prevalent and unforeseen choke points 
for various products,” Hunt says. The supply chain, he says, 
could be thought of as a finely-tuned system of businesses 
that supply other companies. Each is wholly dependent on 
the system working flawlessly, as it has for decades.

In another one of Hunt’s examples, hog farms in the Mid-
west were euthanizing herds and dumping them in pits early 
in the pandemic because no meat processing facilities were 
open to taking the animals. Then, just a few months later, pork 
hit historically high prices because average production never 
made it to the markets.

“There are hundreds of other examples—similar to the 
pork issue—that created wild ‘super-cycles’ in markets that 
no economist or financier could model out or react to with 
the normal predictive expectations,” Hunt says. We are still 
dealing with these issues today. From a global perspective, 
trying to catch up to what the standard supply and demand 
balances have created significant imbalances in our trans-

portation capacity and average production efficiency, 
Hunt says.

Real Time and The Middle Mile

The pandemic, resulting in wild swings in the markets and 
how we live our lives, has sped up the transition for either 
growth or the demise of specific industries or practices, Hunt 
says. Many companies evolved very quickly for the sake of 
survival. Current concerns will eventually normalize, and 
panics will end, but who will be left standing—and what 
changes will they be forced to make?

Hunt’s advice is to plan for change but keep moving for-
ward every day. “It’s important to have contingency plans 
in place and quickly modify the direction you are head-
ing as new information becomes available,” he says. Bear 
in mind that what was a socially responsible policy a few 
months ago may not serve any useful purpose today. That 
situation may change again by next week, but common 
sense needs to be at the forefront, Hunt says.

Over the last few years, logistic companies have concen-
trated on the last mile of distribution, which is usually the 

Our country’s shipping 
infrastructure is at 
capacity, and the more 
we can relieve it with 
creative new solutions, 

the better."

Willem Sundblad, Co-Founder and CEO, 
Oden Technologies
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most expensive part. The additional focus is being placed on 
what happens before the last mile. Tackling the middle mile 
plays a vital role in optimizing deliveries across the supply 
chain and meeting consumers’ expectations.

 The focus on the middle mile has now become the heart of 
multichannel strategies. This requires full and partial loads to 
be delivered to multiple fulfillment centers. They utilize tech-
nology for additional route planning and finding the most 
efficient path between drop-off points.

 Big or small, organizations cannot get mired down in 
slow, methodical decision-making processes, Hunt says. The 
world has sped up dramatically with vast access to nearly 
instantaneous information. When we hear a success story, 
it’s typically because an organization has made decisions 
quickly and implemented the plan in real-time.

 Optimization of the middle mile can be done by utiliz-
ing technology to effectively reduce inefficient distribution. 
Companies have now put in place AI and machine learning 
to estimate arrival times. Logistics can be seen from a single 
screen with new technologies. Real-time tracking and visibil-
ity allow companies to monitor what is happening on every 
delivery at a granular level and proactively address them.

What was once a time-tested strategy of “just in time” in-
ventory management turned out to be a near-fatal weakness 
for some companies by April 2020, Hunt says. Planning for 
safety stock and having open and honest conversations with 
suppliers regularly will be the new way of doing business.

 Increased costs also come with spot shortages for weird 
things like overhead doors or fasteners. “Who would have 
thought that overhead or garage doors and screws would 
ever be in a shortage situation?” Hunt says. He’s also heard 
from many clients about how their goods are sitting at a stor-
age yard somewhere, but they can’t get the final leg of the 
delivery scheduled.

Closer To Home

Hunt says that true and lasting wealth as a nation comes from 
producing cutting-edge goods, technology, and services 
that can’t be easily replicated. “Imagine what a wonderful 

situation we would be in today if all of our high-tech products 
and intellectual property were made here, domestically, 
and protected from counterfeits,” Hunt says. “Our foreign 
adversaries and those who would like to see the US placed 
in the back seat to innovation would not be in the competitive 
situation that they are in today.”

Hunt explains that it’s not an us vs. them philosophy all the 
time. Still, we need to protect our innovation and the Amer-
ican dream that allows people to take chances and end up 
with a significant reward if they are successful. “The past 24 
months have illustrated how tied we are to the global play-
ers, and some are bad characters,” Hunt says. “We need to 
think through what the next 10, 20, 50 years look like for us.”

Willem Sundblad is the CEO and Co-Founder of Oden 
Technologies, a New York-based advanced analytics plat-
form that identifies opportunities for manufacturers to opti-
mize production. In a time of surging demand, supply chain 
crunch, and workforce shortages, improving efficiency is the 
best way to meet demand, Sundblad says.

The pandemic, Sundblad explains, highlighted how brittle 
our global supply chain is. Most companies moved raw sup-
ply overseas to achieve better margins. “The pandemic shut 
down entire regions, causing backlogs,” he says. “There was 
a vicious cycle as shipping traffic built up, causing raw mate-
rial and manufacturing delays paired with higher consumer 
demand. Further compounding pandemic-related backups, 
the world experienced weather-related disasters like the 
unexpected freeze in Texas, and hurricanes, which caused 
further backlogs.”

Sundblad says we’re seeing American manufacturers shift 
parts of their supply chains closer to production. They’re us-
ing technology to improve their visibility in their output to in-
crease agility and resilience. While no one could predict the 
pandemic, the rate of change is only growing. Companies 
who rapidly adapt and adopt continuous improvement will 
win, he says.

According to Sundblad, challenge creates an opportuni-
ty for growth. The supply chain crisis is forcing us to think 
differently—and it’s not as easy as hiring people or buying 
equipment to increase production. We have to become more 

efficient. In becoming more efficient, we empower and 
augment our workforce and develop the agility we 
need to stay competitive.

Strategic Hub

One of the best solutions that Utahns can control is 
the complete construction of the inland port. About 
Utah’s inland port, Sundblad says that adding new 
infrastructure to help drive supply chain efficiency in 
the US is good.

“Our country’s shipping infrastructure is at capacity, 
and the more we can relieve it with creative new solu-
tions, the better,” Sundblad says. “With a larger shift 
toward re-shoring or near-shoring and increasing do-
mestic consumption, it feels very strategic to continue 
to invest in domestic shipping infrastructure to unblock 
bottlenecks. Utah is a growing manufacturing hub and 
strategic location to help drive great efficiency and re-
lief to the ports on the west coast.”

Hunt says having an inland port in our market will do 
nothing but great things for our business environment. 
The ability to leverage more efficiencies in the move-
ment of goods in and out of the country and across the 
US will benefit us. The additional infrastructure that will 
come from the inland port over the next 20 years will 
change the course of the Wasatch Front and our posi-
tion in the global economy forever, Hunt says.

The inland port will also benefit smaller rural commu-
nities within a 200 to 300-mile radius of Salt Lake City, 
allowing smaller agricultural-based communities better 
access to the global commodity trade markets crucial 
for rural America to thrive and be competitive. “Trans-
portation infrastructure and global transportation facil-
ities have made America the most vibrant and envied 
economy globally for the past century,” Sundblad says. 
“Continuing the focus on that and investment in those 
efficiencies will fuel that growth, innovation, and domi-
nance on the global stage.” 
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15-MINUTE 
CITIES ARE 
THE FUTURE 
Setting the standard for development.  

By Rachel Dalrymple 
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The 15-minute city concept refers to urban areas 
where residents can reach any place they need 
to go within a 15-minute walk or bike ride. These 
municipalities have become more popular among 
city planning experts because of the environmen-

tal, economic, and public health benefits. 

Utah will soon get its first 15-minute city at the Point of the 
Mountain between Utah and Salt Lake Counties. This new 
development will be called The Point, and it’s just one exam-
ple of how Utah is planning for the future of our communities 
and prioritizing sustainability.  

“Key characteristics of a vibrant community include sus-
tainable development, equitable economic opportunities for 
all residents, a multimodal transportation system, and robust 
civic engagement,” says Alan Matheson, Executive Director 
of The Point. “These characteristics are foundational to The 
Point and are reflected in the key visual elements for the site.” 

According to Brandon Fugal, Chairman at Colliers Utah, 
the opportunity at The Point is like nothing that has ever been 
seen before. “The magnitude of this project stands not unique 
to Utah but also to the United States. This project is truly his-
torical and one of the most significant commercial develop-
ment undertakings in US history. Nowhere will you find this 
amount of developable land in such a critical area of an es-
tablished metropolitan area.” 

Sustainable and Affordable 

While reducing environmental impact is one of the critical 
elements of sustainable growth in Utah, it’s essential for 
sustainability and housing affordability to go hand-in-hand. 
Utah will add 2.2 million people to the state’s population 
over the next four decades. As demand for new housing 
rises, housing costs will also increase—unless Utah can build 
enough new homes to keep up with demand. 

Rapidly building new development while keeping hous-

ing costs low can come with an increase in air pollution, in-
creased use of natural and non-renewable resources, and a 
negative impact on Utah’s ecology. To provide sustainable 
and affordable housing, innovative development is critical. 
The 15-minute city design allows developers to increase the 
number of housing units in the state while protecting Utah’s 
natural environment.  

One of the defining features of a 15-minute city is its long-
term sustainability. The team at The Point uses five elements to 
guide their planning: mobility, ecology, energy and carbon, 
water, and waste.  

“We aspire for The Point to become the new benchmark for 
sustainable practices in our region and are working with in-
ternational experts to identify leading strategies,” Matheson 
says. “These steps are important to preserve Utah’s amazing 
natural endowment and promote improved public health.” 

Smart mobility is the first element of The Point’s plan to be-
come a long-term sustainable community. The de-emphasis 
on the car is at the core of the intelligent mobility plan. 

According to 2019 data, 86 percent of Americans use 
a car for transportation to and from work. Unfortunately, 
emissions from vehicles are responsible for more than half 
of Utah’s air pollution, which frequently reaches dangerous 
levels due to the way the valleys trap smog. As the state’s 
population grows, finding ways to minimize the number of 
cars added to the roads. 

The Point is designed to be a “one car community.” The city 
will encourage households to own only one car by creating 
well-connected walking and biking paths, car-share options, 
and accessible public transit. Research has shown that ef-
fective public transportation options can significantly reduce 
car ownership in a city. Researchers have also found that the 
addition of safe bike lanes in a city tremendously increases 
the number of cyclists and decreases cars on the road. 

While residents may want to jump in the car for weekend 
road trips or a visit to the mountains, all essential daily tasks 
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should be possible to reach without a car. All residen-
tial areas will be near high-quality pedestrian routes 
and within a five-minute walk of a transit stop. 

“The Point’s smart mobility plan is estimated to elim-
inate up to 3.5 million single-occupancy vehicle trips 
and 15,000 tons of carbon dioxide emissions each 
year,” Matheson says. “In addition, it will save up to 
$28 million annually from reduced driving and car 
ownership and $14 million each year in improved 
health from increased physical activity and cleaner air.” 

The other sustainability initiatives of The Point include 
reducing carbon emissions through efficient building 
standards and utilizing renewable energy sources like 
solar panels and geothermal energy. The development 
aims to preserve the region's ecology by providing mi-
gratory corridors through the site for wildlife.

The Point project will create infrastructure to capture 
and treat stormwater using less potable water than tra-
ditional developments. Additionally, the community will 
promote recycling and the minimization of waste. 

While developers of The Point make plans to protect 
the environment, housing affordability initiatives have 
not been forgotten. “We want those who work at The 
Point to be able to live there,” Matheson says. “With-
out the need for an extra car, life at The Point becomes 
more affordable. The project will also offer various 
housing options to accommodate residents from all 
stages of life and a range of income levels. In addition, 
The Point will provide a variety of community services 
and employment opportunities to meet the needs of all 
residents.” 

The Point’s efforts to reduce car travel, carbon emis-
sions, and non-renewable energy usage while provid-
ing affordable housing will go a long way to protect 
Utah’s climate. It’s vital for other Utah communities and 
future developments to include sustainability initiatives.  

15 MINUTE CITIES

REVITALIZATION OF 
NEIGHBORHOODS 
AND CULTIVATION 
OF LOCAL IDENTITY.

INCREASED AVAILABILITY OF 
HOUSING OPTIONS CLOSE TO 
JOBS, RECREATION, AMENITIES 
AND TRANSPORTATION.

MORE OPTIONS FOR 
CLEAN, EFFICIENT AND 
CONVENIENT TRAVEL.

WELL-PLANNED 
NEIGHBORHOODS 
AND CONSERVATION 
OF AGRICULTURE 
AND OPEN SPACE.

BETTER FISCAL SUSTAINABILITY 
WITHIN CITIES.$

ENHANCED PUBLIC HEALTH 
AND IMPROVED AIR QUALITY.

Source: Envision Utah 
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Millcreek, one of Utah’s newest cities, designs sustain-
ability initiatives to guide further developments as the area’s 
population grows and the city matures. In conjunction with 
nearby cities Cottonwood Heights and Holladay, Millcreek 
created a sustainability action plan that encourages new de-
velopments to include renewable energy sources and bike 
and pedestrian-friendly infrastructure to enable travel with-
out using a car.  

“Established Utah communities can take on 15-minute city 
conversion,” Fugal says. “Embracing mixed-use develop-
ment creates the blueprint to live, work and play within prox-
imity. Applying smart growth principles and planning, over-
all convenience, activity, health, and optimized transpiration 
options become guiding factors to enhance neighborhoods, 
reduce infrastructure costs, and preserve Utah’s unequaled 
quality of life.”  

Public Minded 

The master plan for the new 15-minute city was designed 

with the public’s needs and interests in mind, and The Point 
team gathered opinions from over 10,000 Utahns about 
what the new community should look like. That community 
input showed that Utahns believe parks and open space are 
essential aspects of the community, and sustainability should 
be prioritized. 

“The Point will be considered a success if we fulfill the 
public’s vision for the site,” Matheson says. “We believe it is 
critical to engage with Utahns throughout the planning and 
development processes. The Point is state-owned property, 
which means it belongs to all Utahns.”  

Many elements of the master plan for The Point came di-
rectly from public opinion. The River to Range feature, which 
connects the Jordan River Parkway Trail and the Porter Rock-
well Trail, was developed to the public’s interest in joining 
regional trails—providing residents with walking, biking, and 
hiking options.  

Matheson believes the future of Utah includes developing 
more communities that incorporate the same principles as 
the 15-minute city. “More people are looking for places to 

live and work that don’t require long drives to reach 
their daily destinations,” he says. “Cities could consid-
er this new societal shift with large-scale development 
projects.” 

“The Point will become the national model for fu-
ture-focused development. It will be the heart of the 
state’s economy in the coming decades,” says Fugal. 
“These planning efforts exemplify one of Utah's most 
protenant differentiators, public-private partnership. 
Utah has a storied legacy of working together to cre-
ate a standard of excellence. We see it exemplified in 
this project.” 

The ultimate goal for The Point, Matheson says, is 
that the project will provide a significant economic 
and quality-of-life return on public investment and 
demonstrate that Utah is addressing the challenges of 
growth in thoughtful, innovative, and humane ways. 

The Point’s initial infrastructure will begin construction 
in 2023. The first phase of residential development is 
scheduled for 2024. 

Our hope is that The 
Point will become 
a national model 
for future-focused 

development."

Alan Matheson, Executive Director, 
The Point

Communities designed for 
walking, transit, short drives 
and housing

Communities not designed 
for walking, transit, short 
drives and housing

Mostly single-family homes 
and long driving distances

High-rises in downtowns; 
single-family homes and 
long commutes in suburbs

UTAHNS' TRANSPORTATION AND 
COMMUNITIES PREFERENCES

82%

6%
6%

8%

Source: Envision Utah 
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WESTWARD 
EXPANSION
Utahans look to western land anew.

By Rachel Dalrymple
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Utah is one of the fastest-growing states in the na-
tion. As people flock to the state, the question is: 
Where will all these new people go?

Utah’s communities on the west side have 
been setting records for growth over the past de-

cade, with South Jordan adding over 27,000 new residents 
and Herriman more than doubling in size. Rusty Bollow, ex-
ecutive vice president at Colliers, says that communities on 
the west side are growing more quickly than their east side 
counterparts because “that’s where there’s room to do it.”

While the last decade has seen tremendous development 
on the west side, there are still over 50,000 acres available 
for new growth. Those acres could make room for upwards 
of 350,000 new people if introduced to the market.

Utah will add an estimated 2.2 million people to the pop-
ulation over 30 years. Without rapid development, this influx 
of people could wreak Utah’s housing market havoc. Zach 
Beaudry, EVP at Colliers, has worked with multiple major 
national retailers looking for retail space in Utah’s rapidly 
expanding communities. And Utah is on the map, continu-
ing, “It’s amazing how many eyeballs are looking at the Utah 
market, whether it’s developers, tenants, equity investors, or 
people that just want to relocate here.”

Beaudry says businesses are looking to move into new 
Utah communities at unprecedented speeds. “Places that 
look too green by developer’s standards are suddenly ready 
to go today,” he says. “Retailers and restaurants are saying, 
if we don’t go today, we’re going to miss out, and we might 
not get the right location in the trade area.”

The speed at which the state is growing means that today’s 
developers will play a significant role in determining the fu-
ture of Utah’s thriving communities. With pressing questions 
of water usage, air pollution, and housing affordability to 
consider, what should these new communities look like? How 
can Utah create a thriving west side for future generations?

Following The Water

As a desert state, water has been one of the most significant 
factors determining how our state was formed. When Salt 
Lake City pioneers entered the valley, they set up camp near 
City Creek and later chose it as a permanent settling place.

“We located, and we looked about, and finally, we came 
and camped between the two forks of City Creek, one of 
which ran southwest and the other west,” the first governor of 
the Utah Territory, Brigham Young, wrote. “Here, we planted 
our standard on this block and the one above it; here, we 
pitched our camps and determined that we would settle and 
stop here.”

As Utah residents spread out across the valley in the late 
19th and early 20th centuries, most developments happened 
near City Creek's water, snow runoff from the canyons, or the 
Jordan River.

“It takes less than 24 hours for a drop of water at the top of 
the Wasatch Mountains to reach a faucet in Salt Lake City,” 
said Laura Briefer, Director of Salt Lake City’s Department 
of Public Utilities, speaking about Salt Lake City's unique 
proximity to the water supply. “The drinking water sources 
are within a few miles of the water service area. Some water 
sources in other western states must travel hundreds of miles 
through aqueducts and other infrastructure to get to the large 
population centers.”

Increasing the population on the west side means figuring 
out how to support large numbers of people in areas with 
fewer water sources. Tooele County, which borders Salt Lake 
and Utah counties but stretches to Utah’s western border, re-
lies primarily on ground wells.

As communities in the dry western region of the state grow, 
water infrastructure planning will be essential. Newer cities 
on the west side like Herriman, Eagle Mountain, and Sara-
toga Springs have utilized ground wells to support the city.

Source: Colliers Utah | Kate Wright
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“One of the biggest challenges we’re facing currently in 
Utah with the growth is water,” Bollow says. He believes due 
diligence in determining where the water will come from be-
fore developing large areas on the west side is critical.

As the west develops further, new communities can imple-
ment innovative water policies, like water conservation tech-
nology and landscaping with native plants. Infrastructure to 
carry water from distant water sources will likely mean higher 
expenses. However, the incredible surge in demand for Utah 
living will offset much of the cost of providing enough water 
for everyone.

Easy Access and Transportation Options

Strong communities can attract residential and commercial 
development, allowing new local economies to develop 
and support themselves. The Silicon Slopes area in Lehi 
has seen rapid growth in both residential and commercial 
developments in recent years. Easy access was one of the 
primary reasons for that success, Bollow says.

“[Silicon Slopes] can equally pull talent from Utah County 
and Salt Lake County,” he says. “If it was in Provo, the com-
mute gets long for Salt Lake County residents.”

The success of the Silicon Slopes area highlights how easy 
access to other state regions contributes to the success of a 
new community. As new developments are added to Utah’s 
west side, easy access to other already densely populated 
cities is crucial.

Mass transit infrastructure is one of the critical components 
of making a new west side development more accessible. 
Historically, the majority of transportation in Utah is car-
based. However, as new residents flood the state, roads and 
highways turn into traffic jams, and idling vehicles contribute 
to dangerous air pollution.

Mass transit minimizes the number of new cars on the road 
while allowing economies in new communities to grow and 
incoming residents can make a home in the state. When the 
master-planned community of Daybreak was developed on 
the western border of South Jordan, the connection to Salt 
Lake County’s Transit Express (TRAX) lines was a vital ele-
ment of the new development’s success.

TRAX lines allowed Salt Lake County residents to relocate 
to Daybreak while easily commuting to jobs on the east side 
of the valley. Similarly, companies can set up offices in Day-
break and recruit employees from the east side. Travel in and 
out of Daybreak can be done without hitting extreme traffic 
or adding dangerous air pollution because the mass transit 
options are available and easy to use.

Housing Density and Housing Diversity

Thriving communities foster their local economies, allowing 
residents to live and work in the area while also adding to tax 
revenue that can further improve the community.

However, attracting businesses to an area requires a cer-
tain level of population density. New developments must 
consider increasing the number of homes built within a cer-
tain amount of space by mixing small and large lots in new 
developments.

“You don’t want too much sprawl,” Bollow explains. “You 
want some open space, but you want to do it in a way that 
provides densities for a grocery store because grocery stores 
require so many rooftops within a certain proximity of their 
location to justify landing there.”

 Utah has a shortage of grocery stores, according to Beau-
dry. “Usually, grocery stores look at current population and 
population growth. A grocery store is a huge validation point 
for a market that there’s the business to be had for ancillary 

business, retail, and restaurants,” he says.

Bollow says grocery stores help draw other busi-
nesses to an area. “The retailers look at the businesses 
in place, the existing population, and the population 
that’s coming, and then they’ll either come or not come 
based on those metrics,” he says.

Low population density can also be a deterrent to 
retailers looking to move into an area where they can 
keep shipping costs down. The “last mile” of shipping a 
product to a customer is generally the most expensive 
part of shipping costs. But when customers live near 
each other, that cost burden can be shared, allowing 
retailers to be more profitable.

Not only does higher population density attract more 
business to an area, but smaller lot sizes also provide 
affordable housing options. New communities that ex-
pect to last long-term should be designed for diverse 
needs—affordability being one of the most important.

“We need to look at providing housing to accom-
modate all people,” Bollow says. According to him, 
a large tract of land should be developed with homes 
that can meet the needs of everyone—from first-time 
homebuyers to late-in-life retirees. A mix of affordable 
and luxury homes allows people across various indus-
tries to live and work in their community and throughout 
different life stages.

Today’s planning will determine what tomorrow’s 
communities look like. And as Utahans expand to the 
west as they did in the mid-18th century, thoughtful 
planning will lead to a thriving community. 

LARGE COMMERCIAL 
DEVELOPMENTS IN THE WEST: 

UNDER CONSTRUCTION CURRENTLY 

• The Crossing - Saratoga Springs - 
200,000 SF (retail)

• Eagle Mtn Town Center - Eagle 
Mountain - 100,000 SF (retail)

• Harvest Point - Saratoga Springs - 
100,000 SF (retail)

• Facebook Bldg 5 - Eagle Mountain - 
194,000 SF (industrial)

COMPLETED RECENTLY

• Facebook Bldgs 3 & 4 - Eagle 
Mountain - 388,000 SF (industrial)

• Facebook Bldgs 1 & 2 - Eagle Mountain 
- 388,000 SF (industrial) 

• Tyson Foods Plant - Eagle Mountain - 
400,000 SF (industrial)
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A THING OF 
THE FUTURE 
(AGAIN)
Railways deliver solutions for Utah problems.

By Elainna Ciaramella
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While Utah’s economy is expanding at 
record rates, the state faces inevitable 
growing pains. Officials are working 
hard to determine how to best com-
bat the problems that accompany this 

expansion, like troubling air pollution and increased traffic. 
Utah's railways are one of the critical solutions to future eco-
nomic growth (transportation of goods) and a better way of 
life (less cargo on highways and roads).

 Lew Cramer, CEO of Utah Colliers and a Utah State 
Transportation Commissioner at large, is one of seven Utah 
Department of Transportation (UDOT) commissioners privi-
leged to pro bono serve the state after nomination by the 
governor and approval of the state senate.

 According to Cramer, Utah is working hard to ensure 
that we wisely use all possible modes of modern transpor-
tation—especially planes, trains, and trucks—to reach our 
critical transportation goals to increase efficiencies, reduce 
pollution, enhance safety, develop our economy, and do it 
all at a reasonable cost to consumers, companies, and the 
environment.

 “Utah has an excellent opportunity to use the latest and 
smartest technology to show the rest of the nation how best to 
reach those goals. Optimizing rail traffic is a major opportu-
nity. Utah must do it, and we will!” Cramer says.

A Multi-Track Solution

“Every year, railroads save consumers billions of dollars 
while reducing energy consumption and pollution, lowering 
greenhouse gas emissions, cutting highway gridlock, and 
reducing the high costs to taxpayers of highway construction 

and maintenance,” reads a 2021 report published by the 
Association of American Railroads. 

Nathan Anderson, Senior Director of Public Affairs at the 
Union Pacific Railroad, says the expansion of rail capacity 
by private rail companies strengthens the nation’s transpor-
tation infrastructure. For example, over the last five years, 
Union Pacific alone has poured more than $308 million into 
capital projects across Utah. That doesn’t include the hun-
dreds of millions more in salaries and in-state purchases, An-
derson says.

The Association of American Railroads estimates that each 
American freight rail job supports nine jobs elsewhere in the 
US economy, Anderson explains. “When you consider there 
are between 1,700 and 2,000 freight rail employees in the 
state, railroads are having a major impact on our state’s 
economy.”

Clearing The Air

Understandably, air quality remains a significant concern 
for Utahns worried about the state’s rapid growth and the 
erection of the Inland Port. With air pollution in mind, it’s 
necessary to closely examine inversion and how railways 
are one of the critical solutions.

 The Utah Department of Environmental Air Quality ex-
plains how warm air acts as a lid during the winter, holding 
cold air near the ground and causing pollutants to build up 
to unhealthy levels, in other words, “inversion.” Adding the 
picturesque Wasatch Front mountain range compounds the 
inversion problem even more. However, rail use perfectly 
combats this problem.
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One freight train can 
carry the freight of 
hundreds of trucks, 
which reduces highway 
congestion and road 
wear and tear."

One freight train can carry the freight of hundreds of 
trucks, which reduces highway congestion and road wear 
and tear, Anderson says. Freight railroads are three to four 
times more fuel-efficient than trucks on average, so moving 
freight by train instead of trucks reduces GHG emissions by 
up to 75 percent. 

“Another way to look at that is if 10 percent of the freight 
shipped by the largest trucks were moved by rail instead, 
greenhouse gas emissions would fall by more than 17 mil-
lion tons annually,” he says. “That’s the equivalent of remov-
ing 3.35 million cars from our highways or planting 260 
million trees.”

Major Opportunity

Beyond reducing greenhouse emissions, rail expansion 
affects Utah’s retail and industrial markets. Around one-third 
of US exports move by rail. Anderson says that since the 

demand for rail service arises due to demand elsewhere in 
the economy for the products that railroads haul, rail traffic 
is a valuable gauge of broader economic activity—both for 
specific industries and the economy.

Rail intermodal, the transportation of shipping containers 
and truck trailers by rail, allows railroads to provide their 
customers safe, cost-effective, and environmentally friendly 
service for almost anything loaded into a truck or a contain-
er, Anderson says. “This helps retailers and their consumers 
receive the merchandise in containers.”

The Utah Inland Port Authority (UIPA) says freight demand 
is booming in Utah. As one of the fastest-growing states in 
the nation in the Intermountain West and as a central logistics 
hub in the region, cargo movement is anticipated to double 
in Utah by 2045, according to the UIPA. As for “logistics,” 
the term refers to the aspect of the supply chain dealing with 
the planning, control, and moving and storing of goods from 
their point of origin to the end-user.

The UIPA says Utah needs intelligent solutions to bal-
ance growth and quality of life. If the state approach-
es freight growth “business as usual” by focusing al-
most exclusively on truck-dependent cargo movement, 
Utahns’ quality of life and the economy are at risk. The 
UIPA is working on innovative programs and partner-
ships to move goods more thoughtfully, more sustain-
able way. One of those solutions is transporting goods 
by railroads.

Anderson says that outside of intermodal, rails uti-
lize a variety of other car types to haul agriculture and 
food products, chemicals, coal, construction materials 
and equipment, oil, fuel, motor vehicles, vehicle parts, 
paper, lumber, and more. “They touch every part of 
our economy,” he says. “As Utah’s export markets 
grow, rail can play an essential role in getting products 
to market.” 

RAILROADS ARE THE MOST FUEL EFFICIENT 
WAY TO MOVE FREIGHT OVER LAND

*According to the U.S. Environmental Protection Agency (EPA), ** According to the Texas Transportation Insitute's 2019 Urban Mobility 
Report, highway congestion cost Americans $165 billion in wasted time (8.8 billion hours) and wasted fuel (3.3 billion gallons) in 2017.

U.S. railroads, on average, 
move 1 ton of freight 480+ 
miles on 1 gallon of fuel.

Savannah, GAWichita Falls, TX

Sioux Falls, SD

Salem, OR

Boise, ID

Corpus Christi, TX

Milwaukee, WI

Miami, FL

One train can carry the freight 
of one hundred trucks, which 
reduces highwy congestion.**

Freight railroads are 3-4 times 
more fuel efficient than trucks, 
on average.

F

Moving freight by train instead 
of trucks reduces greenhouse 
gas emissions by up to 75%.

Railroads account for 40% of 
U.S. freight but only 1.9% of U.S. 
transport-related greenhouse 
gas emissions.*
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WHO IS 
WINNING 
THE RETAIL 
TALENT 
WARS?
Record-low unemployment is good news 
for workers but is causing headaches for 
employers.

By Jennifer Nalewicki
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W alk into any retailer, and you’ll like-
ly see a sign on the front door that 
reads, “We’re Hiring.” Throughout 
the COVID pandemic, retail workers 
have been departing the industry in 

droves—searching for better opportunities and higher wag-
es, leaving business owners and managers scrambling to 
hire replacements.

According to a Bureau of Labor Statistics report, some 
722,000 retail workers gave notice across the United States 
during December. That’s a sharp increase compared to the 
549,000 workers who quit during the same month the year 
prior. It also happens to be one of the highest totals on record.

Economists say this trend appears most prevalent amongst 
workers living in states in the West—including here in Utah—
which saw some of the most significant upticks in employees 
quitting across the job market.

For example, in the most recent data broken down by state, 
55,000 Utah workers across all sectors quit their jobs in No-
vember—an increase from 48,000 workers during October. 
Though not the pinnacle of this trend, Q1 of 2022 posted 
similar numbers with 1.8 available jobs for every American 
job seeker. Economists fear that those numbers will stand pat, 
especially amongst retail workers who have cited everything 
from burnout to low pay to better opportunities elsewhere as 
some of the critical reasons they left.

To help lessen the loss of talent, retailers like Amazon, Best 
Buy, Costco, Target, and Walmart are heeding the call by 
raising the hourly wages of their employees, a move that is 
particularly critical now that the $15 minimum wage portion 
of President Joe Biden’s COVID relief bill was repelled by 
Congress. The minimum wage in Utah has stayed at $7.25, 
which amounts to a little more than $15,000 per year for 
full-time employees—not precisely a livable wage, especial-
ly in a state where the cost of living and inflation continues to 
increase alongside rents and mortgages.

“  Retailers are faced with providing higher pay and other 

benefits to employees considering joining the retail team,” 
says Anjee Solanki, US Director of Retail Services at Colliers. 
“[This includes things like] better company discounts, signing 
bonuses or providing employees with the opportunity to se-
lect working hours on a specific day within a month.”

But is that enough to stop the hemorrhaging of talent and 
keep current and potential employees satisfied? What more 
can employers do to help retain workers and ensure they 
don’t continue to leave for greener pastures?

Solanki points to “The Happiness Report,” a survey con-
ducted by Traitify, a talent management platform that helps 
companies “attract, select, and engage” job applicants us-
ing quick, 90- second assessments. Based on the more than 
1,000 respondents, workers mentioned several factors in 
having a good work-life balance, including “wages to sup-
port and feed their families, respect, consistency, stability, 
communication, paid sick leave, and job safety.”

In the report, Traitify’s Chief Psychology Officer Heather 
Myers writes, “Psychological research shows us that hap-
py people at work are more engaged, stay longer, and 
perform better. Common practices such as minimum wage 
pay, only part-time work, no paid time off, or no benefits at 
all are the things that lead to lower productivity and higher 
turnover rates.”

This might explain why one in four respondents admitted 
they were less happy with their job than before. In addition, 
two out of every three respondents say that job security was 
one of the top factors determining their happiness with a job. 
A similar amount also confirmed that salary was another 
component for keeping them satisfied. Other perks like main-
taining happy employees fall under “psychological safety,” 
including flexible scheduling, access to sick days, reliable 
income, and talking to a supervisor when a problem arises 
(and being heard).

“As retailers face lower margins, it’s important that they 
evaluate a long-term strategy to hiring and retention versus a 
reactionary approach,” Solanki says. “Most people interest-

ed in working for a retailer or brand have an affinity 
with the brand. If retailers can expose that passion, 
they have a better chance of retaining the individu-
al. This can be done through motivating employees, 
increased communication, and engaging in an idea 
exchange to keep them engaged.”

Unfortunately, employers repeatedly fall short of 
providing these basic needs for many retail workers. 
Couple that with retailers cutting back store hours na-
tionwide or shuttering entirely due to the pandemic, 
having to deal with demanding customers, and in the 
thick of the pandemic having health concerns about 
contracting the virus on the front lines. It’s no surprise 
that many workers are leaving retail in droves to join 
other non-public-facing industries—including con-
struction and working in warehouses.

“It’s quite competitive, not just in retail, but in all 
industries,” Solanki says. “Providing critical training 
and establishing work programs or paying for em-
ployee tuition for college or apprenticeship programs 
is another way retailers attract talent. For example, 
Amazon will pay for employees’ college courses and 
certifications.”

Yet, even despite this mass exodus from occupations 
in retail, unemployment rates remain at a record low in 
Utah. The state recently reported its lowest unemploy-
ment rate ever—falling to a record 2.2 percent, leav-
ing approximately 37,400 Utahns unemployed (In 
comparison, the US employment rate holds steady at 
4 percent according to the Bureau of Labor Statistics).

 While those numbers are good news for workers, 
they’re causing headaches for employers who con-
tinue to have trouble filling vacant positions. But un-
til companies are willing to satisfy employees’ wants 
and needs in the form of better salaries and more de-
sirable working conditions, their “We’re Hiring” signs 
will continue to be ignored. 

WHY WORKERS ARE QUITTING 

17.9 MILLION
The number of people that quit their 

jobs from January to May 2021
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INNOVATION POINTE 
PHOTO COURTESY OF COREY MIDDLETON

HERE’S WHAT A 
QUALITY OFFICE 
SPACE IS WORTH
If they have to leave home, employees want top-notch offices.

By Elainna Ciaramella
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O
ver two years ago, the World Health Orga-
nization (WHO) sent out a COVID alert and 
advised quarantine mandate, requiring em-
ployers to scramble and shift toward remote 
work. The lengthy pandemic tested global 

workforce to its core, changing people’s collective views 
about working from home, homeschooling, separating work 
from home life, burnout, the need for social interaction, com-
pany culture, feelings of isolation, and mental health aware-
ness, as well as the total value of engagement, collaboration, 
teamwork, face-to-face human interaction, and what all this 
means for innovation.

The modern workplace is evolving—a trend only acceler-
ated by the pandemic. As a part of this evolution, employers 
are turning to psychologists to help retool their workplace 
environments and develop strategies based on empirical 
data and researched-based evidence to attract, recruit, and 
retain a globalized workforce.

The American Psychological Association (APA) says work-
place innovations spurred by the global pandemic have only 
begun. The following year proved to be a mixed bag for 
many people working from home in 2020. While one-third 
of employees and half of the employers surveyed by the APA 
reported higher productivity due to remote work, “concurrent 
isolation, loneliness, and work-life issues” took a significant 
toll. And ask most employers—they’ll admit that culture and 
collaboration struggled tremendously.

No Substitute

Charles Calderwood, Ph.D., directs the Work Stress and 
Recovery Lab at Virginia Tech in Blacksburg. He told the APA 
that another problem is how to foster the sort of connections 
and hallway conversations that percolate in the office. He 
says those informal interactions not only knit a workforce 
closer but can lead to new insights.

Calderwood says that pandemic life has illustrated how 
running from video call to video call is a poor substitute. 
“There’s not much chance for small talk. Many perfect ideas 
come out of that small talk that people have more casually.” 
For this reason, Calderwood believes that the “death of the 
office space is a little overrated.”

 “Psychology Drives New Office Designs,” authored by 
Selby Frame for the APA, is a farewell to massive, open-plan 
workspaces. Instead, Frame says, “Those designing offices 
now describe thoughtfully contained, well-ventilated config-
urations, such as pods or living-room type lounges…There 
will be increased space between workstations, more hands-
free technology, and emphasis on creating outdoor spaces 
such as green roofs, patios, atriums—or even just windows 
that open.”

It’s been more than a year since we’ve been working in 
isolation at home, and if it’s taught us anything, “it is that we 
are profoundly emotionally affected by our physical sur-
roundings,” Frame writes.

Innovate and Collaborate

Because employees have proven that they can work from 
home, companies have flocked to more excellent office 
buildings to entice their employees to come back. Why 
would you want to leave your house and spend the day in a 
run-down office instead?

John S. Petersen, EVP of Colliers, says the trend is returning 
to the office. “People need to be together to learn, under-
stand, and communicate,” he says, and if your company is 
not doing that, you’re behind. He knows that’s a bold state-
ment, but that’s the narrative—people are going back to the 
office and are excited to return. “How do you create a cul-
ture when you can’t be together?” Petersen says.

So how are employers luring employees back? Petersen 
says Utah’s top office parks and spaces include open ceil-
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Spaces have evolved 
from very traditional 
law office looks to 
very tech-oriented 
openness with natural 
light penetrating the 
core of the premises."

John S. Petersen, EVP, Colliers

ALPHA WARRANTY BUILDING

ings to the grid, K-13 noise reduction applications, polished 
concrete flooring, open breakrooms, and full glass-front of-
fices and conference rooms.

“One and two-person portable huddle rooms provide pri-
vacy for conference calls and personal calls. Spaces have 
evolved from very traditional law office looks to very tech-ori-
ented openness with natural light penetrating the core of the 
premises,” Petersen says. Amenities include full on-site fitness 
facilities with private showers and lockers, secured bike stor-
age, and common areas with barbeques, sports courts, and 
play areas when children visit.”

Thanksgiving Park and Thanksgiving Station in Lehi, Utah, 
have changed their current second-generation spaces with 
total renovation bringing these spaces into the light, bright 
modern buildouts that tenants desire, Petersen says. In ad-
dition, all new shell buildouts are designed with the same 
modern flair that entices tenants looking for the high-end tech 
buildout with lots of natural light for employee morale.

Listen To Your Workforce

Lora Munson, EVP at Colliers International, has this advice for 
companies trying to create an office space employees want 
to be in: Don’t design your space in a silo. Elicit input from 
each function of your business. She says the type of space 
executives think their employees need varies significantly 
from their workforce’s needs.

 “Ultimately, I think companies need to focus on the culture 
of their companies alongside their physical facilities. If you 
don’t like who you work with, there is no amount of on-site 
gaming that will make you want to come in and see them,” 
Munson says.

 And what does a top-notch, fun workspace look like now-
adays? Munson says she’s seeing more hoteling of space 
and the addition of lounge areas, gyms, and game rooms, 
which coincides with the APA’s findings.

According to the APA, “Workplaces might encom-
pass office, home, coffee shops, and nature—an in-
terconnected set of settings that support productivity 
depending on a person’s work style and the tasks they 
need to complete daily.”

Petersen’s advice to companies looking to create top-
notch workplaces for attracting and retaining top tal-
ent is to look for spaces with natural light, limit the size 
of executive offices, and create an environment where 
teams and groups can gather for conversation—ulti-
mately creating culture and innovation.

Utah has no shortage of quality space. As companies 
pick up pre- and post-pandemic growth plans, Utah 
has the real estate backbone business fundamentals to 
house some of the highest-class office headquarters in 
the world. 
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Property Sectors

Office

Retail

Industrial

Investment

Multifamily

Mergers & Aquisitions

STATE 
OF THE 
MARKET

Information and data sourced for this 
report were provided by our research de-
partment utilizing proprietary data, cou-
pled with information provided by CoStar, 
Reis, local state and economic entities (Cit-
ed and notated specif ically within report 
pages contained herein). Copyright 2022.

Over the last 22 years, the Colliers International management 
team has delivered 20% annualized returns to shareholders.  
Colliers International is a publicly-traded global commercial 
real estate services firm traded as CIGI on TSX and NASDAQ.
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Utah’s economy continues to recover from 
the effects of the pandemic, garnering na-
tional recognition as one of the best states to 
bounce back from the crisis. Throughout the 
Wasatch Front, vacancy rates are the high-
est in the office market, particularly in Salt 
Lake County at 12.6 percent. The industrial 
market has the lowest vacancy rates, dipping 
below 1 percent in the Davis and Weber 
County area. The Bureau of Economic Anal-
ysis (BEA) ranks Utah as number 1 in the U.S. 
for largest growths in GDP of 2021. Utah’s 
GDP grew by an astonishing 19.1, the sec-
ond highest growth rate for that period out of 
all 50 states. 

The Wasatch Front Vacancy
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2022 Utah Report 

OFFICE
Davis/Weber Counties

Davis and Weber Counties experienced an uptick in office activ-
ity in 2021 as many users returned to the office.

Overall asking lease rates decreased from $18.52 full-service 
gross to $16.71 year-over-year. Tenants want to return to more 
high-end spaces, so they put their older spaces back on the mar-
ket—bringing down overall asking lease rates.

Vacancy rates decreased drastically from 7.17 percent in 2020 
to 4.76 percent one year later. Many of the vacant spaces in Davis 
and Weber Counties were either leased by tenants wanting new 
space or existing tenants looking to expand in their current location.

Construction remains at a standstill, with labor and product 
shortages at an all-time high. With only 25,000 square feet cur-
rently under construction and no new product delivered in 2021, 
this market continues to see a significant decrease in development. 

Salt Lake County

The Salt Lake County office market finally saw positive absorption 
at the end of 2021. As Utah’s economy continues to succeed, office 
activity is expected to increase throughout 2022.

Construction numbers are the lowest since year-end 2018 and 
are expected to be cut in half unless vacancy rates drop and de-
velopers are more motivated to start new projects.

Overall average asking lease rates are currently at $25.32. 
With a new record high of $29.68 full-service gross, Class A 
overall average asking lease rates are expected to jump even 
higher as buildings like 95 State and 650 Main are completed.

Year-to-date absorption secured a positive rate for the first time 
all year at 40,290 square feet. 

Overall vacancy increased slightly to 12.58 percent at year-
end. The most significant vacancies can be found in the CBD, 
Cottonwood, and West Valley/Lake Park submarkets, with over 
15 percent vacancy. Class B product has the most vacancy with 
16.59 percent.

Sublease availability increased slightly to 1.2 million square 
feet at year-end. Vista Station, Six69 Building, and Vista Station 
6 account for 95.68 percent of new sublease availability in the 
fourth quarter.

The average asking lease rate for buildings currently under con-
struction is $40.91 full-service gross. The overall rate for buildings 
under construction is expected to drop to roughly $28.56. Over-
all asking lease rates for the existing Class A product are expect-
ed to jump to over $30.00.

Utah County

More office tenants in Utah County are seeking quality space, 
opting to pay higher lease rates for the newest and best built-out 
spaces.

Office projects currently under construction in Utah County are 
almost evenly distributed between the North (42 percent) and 
Central (54 percent) quadrants. Of Utah County’s office proj-
ects currently under construction, 41.79 percent are already pre-
leased to future tenants.

Asking lease rates increased slightly to $23.35 at year-end 
2021. The highest asking lease rates are found in Class A product 
in the North quadrant at $26.47.

Year-to-date absorption increased from positive 378,956 
square feet at the end of 2020 to a positive 928,298 square feet 
one year later. 

Since the previous quarter, the overall vacancy rate decreased 
by 2.31 basis points year-over-year and 0.94 basis points. The 
largest vacancies can be found in Class B product in the Central 
quadrant, with 6 out of the 14 buildings in Canyon Park Technol-
ogy Center more than 50 percent vacant. 

The amount of available sublease space continues to decrease 
throughout the Utah County market and was 516,756 square feet 
at year-end. Over 100,000 square feet of sublease space was 
absorbed in the fourth quarter.

Average asking lease rates for buildings currently under con-
struction remain significantly higher than existing buildings. The 
overall asking lease rate for under-construction buildings is 
$28.40 full-service gross, $0.56 more than what construction 
rates were in the last quarter and $1.31 more than the previous 
year. Construction projects in the county will continue to decrease 
until tenants are willing to pay higher prices for new construction.
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RETAIL
Davis/Weber Counties

Davis and Weber Counties continue to see a rise in job and pop-
ulation growth. 

Vacancy rates decreased by almost half from 6.38 to 3.55 
percent. The decrease in vacancy rates and increase in leasing 
activity makes for a positive outlook in the retail sector.

Lack of supply is one of the biggest issues retail tenants face 
in the Davis and Weber market, and new developments are 
slowing considerably. The rise of construction costs and delays 
in getting construction supplies makes it difficult for developers to 
get much-needed new construction projects completed or even 
started.

Salt Lake County

Enthusiasm about Utah’s economy has many national tenants 
wanting to expand into Utah. There are fewer and fewer A+ sites 
available in the Salt Lake market, but with patience, brokers can 
find the right space and bring more national tenants into Utah.

New construction increased by 544,918 square feet year-
over-year, mainly in the South West market, followed by much 
smaller growth in the North East market. The cost and delay in re-
ceiving materials have not deterred the need and want for space, 
and tenants are willing to wait.

When comparing year-over-year numbers, the average asking 
lease rate rose from $18.78 to $20.39 triple net due to higher 
costs of construction materials and high land prices. The North 
East submarket has the highest asking rates, with locations like 
Trolley Square (358,757 square feet), 2100 South McClelland 
Street (19,601 square feet), and On Regent (25,842 square feet).

The current absorption rate continued to grow to a positive 
623,188 square feet from 50,039 square feet the previous year. 
The South West market had the highest growth this quarter, with 
anchorless centers having 125,542 square feet of positive ab-
sorption, followed by regional centers with 108,473 square feet 
of positive absorption. Tenants like Cotton On, LoveSac, Kona 
Grill, Chipotle, Anthropologie, Beauty Lab + Laser, and Cinemark 
Theaters are just a few of the retailers opening in the almost com-
plete almost-full phase two of Mountain View Village.

Vacancy rates decreased significantly from 5.69 percent at the 
end of 2020 to 3.85 percent year-over-year. Of the space cur-
rently under construction, 81.30 percent is already preleased. The 
demand for retail space is high, but multifamily developers are 
purchasing land at much higher prices than retail developers can 
offer. Vacancy in the near future will continue to be low.

Utah County

National clients who have never looked at Utah before now want 
to expand their businesses along the Wasatch Front. Because of 
low vacancy, these clients are even willing to look at smaller cities 
if they can’t find what they want in the major metros.

Retail developers are having a hard time buying land. Mul-
tifamily developers can pay more for land than retail develop-
ers, leaving nothing behind. Construction increased by 327,000 
square feet year-over-year, mostly on land purchased before the 
pandemic and then put on hold until now. Ninety-two percent 
of new construction is in the West quadrant, with preleasing at 
26.91 percent.

The average asking lease rate increased from $18.98 triple 
net in the fourth quarter of 2020 to $23.48 one year later. The 
highest asking rate was in the West quadrant, at $34.22 for an-
chorless space, followed by the North quadrant at $31.40 for 
community centers and $30.01 for neighborhood centers. The 
West and South quadrants have the most new construction, with 
owners passing higher building costs onto tenants.

Year-to-date absorption increased significantly again in 2021 
with a positive 509,203 square feet. The most activity took place 
in the West and Central quadrants, with many national tenants 
moving into new community centers.

Vacancy decreased from 4.94 percent at the end of 2020 to 
3.00 percent one year later. The West quadrant saw the largest 
decrease in vacancy, going from 9.69 percent to 0.72 percent 
year-over-year as tenants moved into The Crossing @ Saratoga 
and The Point @ Saratoga. The South and North quadrants con-
tinue to have very low vacancy as well. Continued increases in 
construction costs, delays in construction supplies, and the high 
cost of land will leave the region in dire need of more retail space.
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Davis/Weber Counties

With Davis and Weber Counties’ access to major trucking routes 
and railroads, as well as proximity to Salt Lake City and the West 
Coast, the market is set up for success.

Vacancy rates decreased from 2.48 percent at the end of 
2020 to 0.90 percent in 2021. Demand for industrial space in 
both counties remains high. 

Lease rates went from $0.50 triple net in 2020 to $0.68 the 
following year. Each rate significantly affects the overall asking 
lease rate for the market. Landlords can ask for higher-than-av-
erage rates as tenants are willing to pay whatever they must to 
secure space for their company. 

Salt Lake County

While vacancy rates went down for the first time at the end of 2021, 
industrial product in Salt Lake continues to be in high demand. 

Construction increased by 700,000 square feet from the pre-
vious quarter. The North West market contains 86.6 percent of 
the 9 million total square feet of under-construction industrial 
projects. Demand remains strong, as 23.6 percent of these new 
properties are already preleased.

Lease rates remain steady compared to the previous quarter, 
increasing by only $.02 triple net. Rates across the county remain 
strong, at an average of $0.63 triple net—except in the South 
West submarket, which has an average of $0.85 triple net.

Absorption rose 500,000 square feet since the previous quar-
ter. Absorption jumped from 4.3 million square feet at the end of 
2020 to 9.4 million year-over-year.

Vacancy rose 0.30 percent since the third quarter but dropped 
1.9 percent overall from last year. The North West and South 
West submarkets also saw a rise in vacancy.

Average asking sales prices rose from $120.56 per square foot 
in the third quarter to $132.30 at year-end. There is no space 
available above 60,000 square feet. Demand for 0–5,000 
square-foot space continues to increase, with asking rates at 
$187.85 per square foot.

Property sales have become more common in the industrial 
sector, with 64 buildings sold at year-end compared to 44 in the 

previous quarter. Average sales prices per square foot jumped by 
$13. The 0–5,000 square-foot range saw the highest price per 
square foot at $161.28, followed by $155.24 in the 20,000–
50,000 square-foot range.

Spec space currently under construction and owner-user space 
increased by 0.30 percent quarter-to-quarter. Absorption rates 
continue to rise as demand outpaces supply, even with 8.3 mil-
lion square feet of spec space under construction.

Utah County

Although the vacancy rate has gone up and preleasing is down, 
industrial absorption continues to grow in Utah County. 

The South submarket has the most current ongoing construction, 
which has become an ideal location for developers to build due 
to the amount of available land.

Lease rates didn’t increase much from the third to fourth quarter 
of 2021, going up only $0.03 per square foot, but still jumped 
significantly by $0.15 since the same time the previous year. The 
South saw a huge increase from $0.74 to $0.85 per square foot. 
Rates will continue to rise as demand remains very high and land-
lords compensate for higher construction costs.

The absorption rate increased by almost 600,000 square feet 
in the fourth quarter—a noticeably smaller amount than nearly 1 
million square feet from the second to the third quarter.

Overall vacancy saw a significant increase of 53 percent since 
the previous quarter as under-construction projects reach comple-
tion. The vacancy rate in Utah County is forecasted to remain low.

The industrial sales market in Utah County is still sparse, with only 
13 buildings available for sale. The average price per square foot 
remains consistent at $160–$170 in the 5,000–50,000 square 
foot range, while the price of buildings over 100,000 square feet 
averaged $120 per square foot.

Achieved sales prices in the 20,000–50,000 square foot 
range averaged $99.27 per square foot, while the most expen-
sive sales were in buildings over 100,000 square feet at an aver-
age of $168.30 per square foot. 

Under construction projects are essentially all speculative at 
93.49 percent, while owner-user space is only at 6.06 percent.

2022 Utah Report 

INDUSTRIAL
Sou

rce: C
olliers

CONSTRUCTION

2.6M
Current SF 
Utah County

6.5M
Current SF 
Salt Lake County

12.0K
Current SF 
Davis/Weber Counties

9.0M
Current SF 
Salt Lake County

4.1M
Current SF 
Utah County

167.4K
Current SF 
Davis/Weber Counties

UNDER CONSTRUCTION

COMPLETED CONSTRUCTION

Utah County

Davis/Weber County

Salt Lake County

ABSORPTION RATES
(BY COUNTY)

768.4K2.8M 9.5M 

202120202019201820172016

OVERALL LEASE RATES
(BY COUNTY)

OVERALL VACANCY RATES
(BY COUNTY)

0.00% 1.00% 2.00% 3.00% 4.00% 5.00% 6.00% 7.00%

20
16

20
17

20
18

20
19

20
20

20
21

$0.70

$0.80

$0.40

$0.30

$0.20

$0.10

$0.00

$0.60

$0.50

M
A

R
K

E
T R

E
P

O
R

T
75



All product types along the Wasatch Front experienced de-
creased cap rates over the last year, from 6.43 percent at 
year-end 2020 to 5.995 percent one year later.

The pandemic affected the office market the most. Even 
though working from home doesn’t seem to be going any-
where anytime soon, many companies are still investing sig-
nificant money into their office space as they believe it won’t 
completely disappear. Cap rates for office space reached 
6.50 percent overall, with Class A space in the downtown 
market at 6.25 percent and suburban Class A space at 6.50 
percent.

Retail product performed better than expected in 2020. 
As COVID forced retailers to shut down at the beginning of 
March 2020, owners learned to adapt. Owners and renters 
worried about rent shortfalls and shutdowns that would dras-
tically hurt retailers, but many owners reported no abatement 
agreements and no rent loss. The transaction volume for own-
er-user sales increased slightly during the year, while invest-
ment transactions decreased slightly.

As many investors are looking to capitalize on a growing 
economic base, industrial product makes the most sense right 
now. With the lowest vacancy rates and highest absorption 

rates ever reported, investors are very interested in industrial 
product. Still, the lack of investment properties on the market 
makes it hard for them to secure a deal. With interest rates as 
low as they have been, there is significantly increased inves-
tor interest in large industrial projects in Utah, with cap rates 
reaching between 4.78 and 5.50 percent in 2020.

The multifamily market in Utah was one of the most vital 
sectors for investment during 2021. Cap rates for multifamily 
space reached 4.98 percent overall, with Class A space in 
the downtown market at 4.75 percent and suburban Class A 
space at 4.75 percent. The Salt Lake City multifamily market 
remains one of the most desirable asset classes. Recent trans-
actions include Turnberry Apartments, a 284-unit apartment 
complex in Millcreek, and 47Seventy Settlers Point, a 416-
unit Class B development in Salt Lake City.

Investment activity will continue to be a substantial part of 
Utah's future. Out-of-state investors have shown strong inter-
est in bringing their money to the state. Even though activity 
slowed between March and July 2020, interest has picked 
back up and is stronger than ever. Many investors want to be 
in Utah, even when leasing is slow, as they are confident that 
Utah will be one of the strongest markets moving forward.
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Davis/Weber Counties

More and more people are moving to Utah as the economy 
weathered the pandemic better than many other states were 
able to manage. Job and population growth have drastically 
increased demand for housing and new construction beyond 
pre-pandemic levels.

Even though the demand for multifamily product increased 
over the last two years, development has slowed, bringing 
vacancies to an all-time low in 2021. Davis and Weber 
Counties saw over 1,300 units delivered in 2021, but the va-
cancy rate reached as low as 5.39 percent as demand is 
greatly outpacing supply.

Landlords have the leverage to ask much higher rates than 
in previous years. Even though rates in the Davis and Weber 
markets continue to rise, they are still lower than rates in the 
Salt Lake City metro. At just 40 miles away, Davis and We-
ber make for an attractive, cheaper option for tenants who 
can’t afford the high Salt Lake City living rates.

Salt Lake County

Apartment demand in Salt Lake County is at an all-time high 
as job and population growth remains strong. Developers are 
more than willing to get their projects off the ground, know-
ing that low vacancy and high demand will make it easy to 
fill their space. Since 2014, Salt Lake City metro’s multifam-
ily inventory has grown by around 25 percent—more than 
14,000 units. With thousands of units currently under con-
struction, vacancy is at some risk of upward pressure, but that 
isn’t stopping developers so far.

Affordable housing is becoming a bigger issue in Salt Lake 
County every day as median home prices rose more than 50 
percent in 2021. Potential homebuyers are being priced out, 
forcing them to rent and keeping the demand for apartments 
very strong.

Rent growth is finally seeing upward pressure after some 
struggles during the pandemic. With 5.12 percent growth 
from 2020 to 2021, renters will only see a continued rise in 
prices in certain areas of Downtown Salt Lake City.

Utah County

As the home of two of Utah’s major universities—Brigham 
Young University and Utah Valley University—Utah Coun-
ty has always faced a consistent demand for apartments. 
Since the pandemic, these universities have moved to a mix 
of online and in-person classes, which is expected to impact 
apartment demand as students may move back home with 
family and continue their education.

With the spread of COVID throughout 2020, apartment 
rent growth in Utah County saw a steep decline in the second 
quarter. Since then, rent growth has recovered and has seen 
a very positive rebound at around 11.73 percent.

Inventory in Utah County has nearly doubled over the 
past six years, with 477 units delivered since January 2021. 
Inventory is expected to continue to surge as there are 31 
projects with about 1,900 units currently under construction. 
The Hills at Summit Ridge, a 410-unit townhome community 
in Santaquin, is the largest multifamily project currently under 
construction.
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Despite all the challenges the pandemic posed, 2021 turned 
out to be a record year for M&A activity, with US deal val-
ue totaling over $2.6 trillion. A surging stock market, cheap 
debt financing, and remaining record levels of private equity 
funds seeking investments were all contributing factors. The 
tech sector was the primary beneficiary, driven by pandem-
ic-related shifts in business and consumer behavior. Investors 
may be more cautious in 2022, expecting tightening regu-
lations, higher interest rates, and stock market corrections.

Transactions were strong for small and lower-midmarket 
businesses, bouncing back 14 percent from 2020 against 
ongoing COVID fallout, hiring challenges, and supply chain 
disruptions. Average selling prices ticked up as well, reflect-
ing strong demand for a limited supply of businesses that not 
only survived the pandemic but thrived. Supply was also lim-
ited as business owners held back on selling until financial 
performance improved.

Demand for existing businesses is expected to continue 
into 2022 as more entrepreneurs seek to acquire profitable 
businesses from retiring Baby Boomers. While some will be 
corporate refugees and first-time buyers, many are also ex-
isting owners looking to expand and retirees looking for a 
second career.

Colliers International’s Mergers And Acquisitions Group 
posted fewer deals but strong overall deal value in 2021. The 
manufacturing sector was strong, although continued supply 
chain issues could cause greater challenges in 2022. Retail 
businesses will have to evaluate and adjust their models as 
they feel the effects of inflation, but considerable consumer 
capital is still waiting to be spent.
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colliers.com/saltlakecity

LANDLORD REPRESENTATION | TENANT REPRESENTATION | MARKET RESEARCH & LOCATION INTELLIGENCE | PROJECT MANAGEMENT
 CAPITAL MARKETS | CORPORATE SOLUTIONS | PROPERTY POSITIONING & MARKETING  REAL ESTATE INVESTMENT | VALUATION & ADVISORY

Colliers is defined by a spirit of enterprise.  

That mindset is part of everything we do. We take the 
initiative. We innovate. We navigate the commercial real 
estate process from Southern to Northern Utah as the 
state’s largest and top-performing full-service brokerage. 
Our professionals actively seek opportunities to strengthen 
and improve Utah communities and deliver marketing-
leading client results because we see what could be.

Local Leadership.
Global Influence.

Colliers | Utah

SALT LAKE CITY

COTTONWOOD HEIGHTS

PLEASANT GROVE

ST. GEORGE

TRANSACTION 
VOLUME

$2.12 B

CRE LISTINGS
1,059

TRANSACTIONS

2,109

PROFESSIONALS
240

Top Economic Engine in Utah
Utah Valley Business Q

CEO of The Year 
Utah Business

Business of the Year
Utah Valley Chamber

Fastest Growing Brokerage
Real Estate Forum

Fast 50
Utah Business 

Top 25 Brokerage 
National Real Estate Investor

Utah 100
Mountain West Capital Network




