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The City of Cedar Hills Moderateacome Housing Plan was adopted on , 2022.
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Executive Summary

Cedar Hills is a bedroontype community, located at the entrance ofAmerican Fork Canyon n Ut ah Count vy. Du
location and demographics, unigue zoning limitations restrict provisions for higénsity housing. These limitations include:

1) beingalmost built out to its borders 2) having unsuitable development opportunities in the hillside residential areas;

and 3) having limited commercial areas. It is not anticipated that the city will use commercial areas as a component to
low-income housing developments.

Cedar Hillsprovides a beautiful view of the surrounding mountains, Utah Lake, and Utah Valléth a population

of more than 10,000 residents within its 2.7 square miles. Most land is either already built upon, has submitted plans for
development, or is unsuitabledr development ¢n the hillside area). Except for nine acres on the west side of town which
will add to the little commercial development Cedar Hills currently has, most additional modersteome housing would have
to be through razing or repurposing existing homes, of which only 7% were built before 1980 (A&$&ar estimates, 2012
2016).

Transportation concerns may also play a factor in the desirability of highnsity housing in Cedar Hills. The City is
approximately seven miles from the closest Interstate freeway, lack of convenient public transit services may also contribute
with services only available in nearby cities. Furthermore, the area is somewhat removed for commuting or

having a successful homéased business with clientele on site.

As a community, Cedar Hills provides an excellent quality of life with a variety of cityises/to enhance the lives

of its residents, which includes parksppen spaces,golf course,trails systens, recreation center,elementary schools, with
a variety of commercial amenitiesCedar Hillsallowed Accessory Dwelling Units and Assisted Livingciiies in nearly all
residential zones and hasa senior living center.

Utah State HB 462 providd Utahcities with 24 strategies to choose from andequires 3 or more of these strategies tde
Adopted in a moderateincome housing plan into theC i t Gedersal PlanFiveof these strategieswill be implementedto guide
Cedar Hills to build better neighborhoods anfibcus on affordable opportunitiesdy allowingfor residents owning their homes
to provide accessory dwellingsThe City has already taken stegto accomplish this goal, a July 17, 2018, the City Council
approved and updated

an ordinance for accessory dwelling units (ADU3he City of Cedar Hills is committed to pursue all applicable and realistic
housing options, which allow for equitable housing choices.
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What is a Housing Plah

A Housing Plans a set of documents that addresses the housing goals ftire Gty of Cedar Hills Ths document contains a
set of detailed policies that are choseto respond to the specific housing needs of the cignd for its current and future
residents. These needs ardurther assessed and prioritized to identify and develop practical strategies that can be
implementedand to guide future decisions by City staff and elected officials to meet and achieve specific goals.

Purpose ofa Housing Plan?

The purpose of a Moderaténcome Housing Plan is to understand and generate housing needs for the citizens of Cedar Hills.
Conpiling current moderateincome populations current housing stocks, andther relatedavailable data will give a better
understanding the type of targeted Area Median I ncomes ( /
i n t h éousing supplylslemand.

According to Utah Code 109a-103, the Staterequired citiesto update housing policies to meet the current and future housing
needs of its residentsand provide affordable housing in a strategic and sustainable mann&ftah State Cde established these
requirements for jurisdictionsin the state tohelp plan for the future through General Plan development and adoptio@n
December 18, 2018, Cedar Hills City Council adoptedMvoderatelncomeHousing Elemeninto its General Plan

Since 2019, the General Plan requirement has been expandéa require cities to include amoderateincome housing element
and report on its compliance with the requirement and inventoof moderateincome housing. HB 462, as part of the 2022
General Sessia, amended this requiremen® adding clarification to what strategies a jurisdiction may choose from in order to
create more flexibility and creativity in bringing moderate income housing to Utah.
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Moderate income Housing Defined

Moderate income housing is defined as (Utah Annotated Code-28-1032 9) o0éhousing occupied or
by households with a gross household income equal to or less than 8@¥the median gross income for households of the
same size in the county in which the city is located. 6 Tt

Community Development (CPD), for Utah County is $74,700. Cedar Hills mediansebold income level as provided by the

2012-2016 ACS is $107,840.

In order to place the definition of the State Code in real terms, it is helpful to understand that affordable housing is galhe
i f sid<B08 ofcgmssthougeliold mapme. The fpllowing talsld n g
defines the income levels, lists affordable monthly housing expenses for each income level, and maximum mortgage amount
at each income level based upon the 2018 AMI. Maximum Mortgage Amount cddted on 30-year loan, 4.25% interest rate.
Some examples of those making 80% or less or the Area Median Incoame law enforcement, teaches, and nurses.

deemed to be O0OAffordabl ed

2018 Affordable Housing Calculation

Income Categories |
Area Median Income Max. Monthly Income |Max. Mortgage

(AMI) Yearly Income Spent on Housing Amount

<30% <$22,410 <5560 $114,000
>30% to < 50% >$22,410t0 £ 537,349 |$934 $190,000
>50% to < 80% >$37,350to < $59,759  |$1,494 $300,000
>80% to £100% >$59,760 to < $74,700 |$1,868 $378,000

Cedar Hills Background

Moderate income housi ng mean s ocoupamayby housgholdsowithuapyioss Househloldr e s e r \
income equd to or less than 80% of the median gross income for households of the same size in the county in which the city
islocd ed. 6 (Ut ah ®aldd.lnthe bltowinga@malysisPoderate income housing will be divided into three
categories: 80%, 50%, and 30% of the median gross income.

According to the definition, the Utah County moderate income level is recommendede used in assessing the affordability
of housing in Cedar Hills. The average household size for Utah County was 3.6 persons in 2017, rounding to 4.0 statistical
purposes. In 2017 the median gross income for a family of four in Utah County was $&21. Therefore, an average household
earning less than 80%%51,456), 50% ($32,160), and 30% ($19,296) of the Utah County median income is considered to be
the standard by which Cedar Hills should assess the affordability of housing within the community.

However, the use of the Utah County median income level does not adequately reflect current income levels in Cedar Hills.
Therefore, various demographic data must be taken into consideration. Based on 2017 census data, Cedar Hills median
household income level was about 38% higher than the Utah County level. At the 80% threshold, the median household income
for Cedar Hills is $70,988, a difference of 38%. Naturally, higher levels of median household income reflect in higher awerag
home vdues and prices on the housing market. Additionally, land availability in Cedar Hills is limited. Currently, available tand f
largerscale development is on the hillside which presents challenges for any developer wishing to develop land. the cost of
dewveloping the land would necessitate that any housing within the development would be unaffordable.
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Housing Supply

According to the American Communi§urvey 2012 - Housing Stock
2016) Cedar Hills had 2,679 housing units at 96.5% Structure Type
occupancy rate. The housing stock is relatively young,
with approximately 66.8% of the housing units being
constructed 2000 or later, and a full 93% constroted
1980 or later. Singlefamily dwellings constituted 84.8%
of the housing stock with another 9.7% being attached
single family dwellings and small muHamily units.
Twentyplus unit apartments made up the remaining
5.5% of housing units.

= Detached Single Family
1 Attached Single Family & Small Multi-Family

= 20+ Unit Apartment

The newer homes in Cedar Hills follow the national trend of an
increasing number of square feet per person. More established

O cities see a greater percentage of older, smaller, and more
0 affordable homes, but Cedar Hild r el ati vely r
Obedroom communityo area has

for largerthan-average families. Cedar Hills is relatively distant
from major employment centers and institutions of higher
learning andtransit routes when caonpared to other cities in the
county, dampening the demand for highetensity housing.

of homes built in or
after 1980

In order for a person making 80% of Area Median Income to purchase an affordable home (one whose costs are less than 30%oofi¢),
they would payéss than $1,494 per month on home expenses or a roughly $210k mortgage. This describes about 10% of the current
housing stock.

Owner-Occupied Home Value

60% ——

50% ——————————

40% -
30%
20%
10%
— _ N .

Less than $50,000to  $100,000to $150,000to $200,000to $300,000to $500,000 to $1,000,000 or
$50,000 $99,999 $149,999 $199,999 $299,999 $499,999 $999,999 more

Rental housing shows a large gap between the renter households and affordable and available rental wagtording tothe U.S. Dep

of Housing and Urban Developmentds 2017 Comprehensi ventidonesi n
which a household at the defined income threshold can rent without paying more than 30% of its gross income on housing ality ut
costs. A unit is affordable and available only if that unit is both affordable and vacant or is currently odedmy a household at or below
the defined income threshold.
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Cedar Hills's Affordable & Available Rental Cedar Hills's Affordable & Available Rental
Housing Gap, 2010-2014 Housing Deficit, 2010-2014

Renter Households for Units B Affordable & Avalabie Uate
B et Mool Mt e W Affordable Units w8 Affordable & Available Units
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Cedar Hills Utah County Utah

® Homeowners with mortgage Renters

5 Year Moderate Income Housing Need

By extrapolating from the Utah Affordable addichanal

Housing Forecast Tool’s estimates below, Cedar Topderate - lncame
. i . . . dwellings by 2023

Hills will need about 20 additional dwellings with

monthly payments less than $1,494 by 2023.
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Survey of Residential Zoning & Impact on Housi@pportunities

The R11000, R-15,000, R-20,000, H-1, and PR2.2 zones, which make up the 92% of land area for residential housing zones,
require a minimum of 1,200 square feet of living space on .25 acre or greater lots. According to Zillow.com, the average pric
per square foot for a home in comparable cities is about $205. For a 1,200 sq. ft. home, a buyer would expect to pay about
$246,000. This is not affordable for thosemaking 80% or less of the AMI. Changing requirements for living spacewswver,

would do littleto lower costs of building new home as the sale price of the lot does not necessarily decrease in direct proportion
to a reduction in lot size and there are few lots loft to sell. The PD1, PR 3.4 andlT®nes, comprising about 8% of land area

for residential housing zones, allow more flexibility in both lot size and square footage.

Cedar Hills has few opportunities to build higher density housing within its city limits as most land is either already bpdh,

has submitted plans for development, i0is unsuitable for development (hillside). Except for nine acres on the west side of town
which will add to the little commercial development Cedar Hills currently has, most additional modefiattome housing would
have to be through razing or repurposingxisting homes, of which only 7% were built before 1980 (ACSé&ar estimates, 2012
2016).

Cedar Hills allows Accessory Dwelling Units and Assisted Living Facilities in all residential zones and has two seniocénitegs.

N,
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