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Thursday, August, 1 2019 

455 W. 3200 S. 
Nibley, UT 

 
 
 
 6:00 p.m. Call to Order       
  Approval of Agenda       
  Approval of Minutes 
    
 
 

 
1. Workshop: Moderate Income Housing Plan 

 
2. Workshop: Dark Sky Ordinance 

 
3. Workshop: R-PUD Town Center Area 

 
4. Commission and Staff Report and Action Items 

 
 
 

Planning Commission agenda items may be tabled if 1) Additional information is needed in order to take action 
on the item, OR 2) The Planning Commission feels there are unresolved issues that may need further attention 
before the Commission is ready to make a motion.  No agenda item will begin after 10:00 p.m. without a 
unanimous vote of the Commission.  The Commission may carry over agenda items, scheduled late in the 
evening and not heard, to the next regularly scheduled meeting. 
 
IN COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT, REASONABLE 
ACCOMMODATIONS FOR INDIVIDUALS WITH DISABILITIES WILL BE PROVIDED UPON REQUEST.  
FOR ASSISTANCE, PLEASE CALL 752-0431 A MINIMUM OF 24 HOURS BEFORE THE MEETING. 



Nibley City Planning Commission 
Agenda Report for 

July 18, 2019 
 
 

Agenda Item #1 

Description Workshop: Moderate Income Housing Plan 
  

Department Planning 

Presenter Stephen Nelson, City Planner  

Action Type Workshop 

Findings N/A 

Recommendation Review concepts and make general recommendations 

Reviewed By City Planner  

 

Background 

This year, the State Legislature passed a bill requiring all municipality’s that meet a specific size 
to update their Moderate Income Housing Plan as part of their General Plan.  These Cities would 
need to adopt this update by December 1, 2019.  Since Nibley City is located within a County of 
the third class and has a population of over 5,000 people, Nibley City is required to do this as 
well.  The bill requires that the City will pursue and plan for three out of twenty-four options as 
listed in the law.  

Full Bill: S.B. 34 Affordable Housing Modifications 

 10-9a-401.  General plan required -- Content.  

(3) (a) The general plan of a municipality, other than a town, shall plan for moderate income 
housing growth. 

(b) On or before December 1, 2019, each of the following that have a general plan that does 
not comply with Subsection (3)(a) shall amend the general plan to comply with 
Subsection (3)(a): 
(i) a city of the first, second, third, or fourth class; 
(ii) a city of the fifth class with a population of 5,000 or more, if the city is located 

within a county of the first, second, or third class; and 

https://le.utah.gov/%7E2019/bills/static/SB0034.html
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S401.html?v=C10-9a-S401_1800010118000101#10-9a-401(3)(a)
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S401.html?v=C10-9a-S401_1800010118000101#10-9a-401(3)(a)


(iii) a metro township with a population of 5,000 or more. 
 

(c) The population figures described in Subsections (3)(b)(ii) and (iii) shall be derived from: 
(i) the most recent official census or census estimate of the United States Census 

Bureau; or 
(ii) if a population figure is not available under Subsection (3)(c)(i), an estimate of the 

Utah Population Committee. 
 

 

 

What is Moderate Income Housing and Affordable Housing? 

Housing is considered affordable when households, regardless of their income, spend no more 
than 30% of their monthly income on housing expenses. Therefore, the cost-burdened household 
is that household whose housing expenses exceed 30% of their monthly income. 

Moderate Income Housing is based on the Area Median Income (AMI). Below is the Cache 
County’s Area Median Income 

 
2009 

American 
Community 

Survey 

2017 
American 

Community 
Survey 

Annual 
Growth 

Rate 
(Slope) 

2024 
Projection 

Difference 
between 
2017 and 

2024 
Median HOUSEHOLD 
income 
(ACS Table B19019) $0 $53,812 $3,925 $87,693  $      33,881  
 

The Moderate-Income Housing Plan should contain how our City’s will address our future 
growth and provide affordable housing for those making 30%, 50%, and 80% of the AMI. 

The following highlighted sections will be the three requirements included in the recommended 
plan. 

10-9a-403.  General plan preparation.  

(2) (a) At a minimum, the proposed general plan, with the accompanying maps, charts, and 
descriptive and explanatory matter, shall include the planning commission's 
recommendations for the following plan elements: 
(i) a land use element that: 

(A) designates the long-term goals and the proposed extent, general distribution, and 
location of land for housing for residents of various income levels, business, 
industry, agriculture, recreation, education, public buildings and grounds, open 
space, and other categories of public and private uses of land as appropriate; and 

https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S401.html?v=C10-9a-S401_1800010118000101#10-9a-401(3)(b)(ii)
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S401.html?v=C10-9a-S401_1800010118000101#10-9a-401(3)(b)(iii)
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S401.html?v=C10-9a-S401_1800010118000101#10-9a-401(3)(c)(i)


(B) may include a statement of the projections for and standards of population 
density and building intensity recommended for the various land use categories 
covered by the plan; 

 

(ii) a transportation and traffic circulation element that: 
(A) provides the general location and extent of existing and proposed freeways, 

arterial and collector streets, public transit, active transportation facilities, and 
other modes of transportation that the planning commission considers 
appropriate; 

(B) for a municipality that has access to a major transit investment corridor, 
addresses the municipality's plan for residential and commercial development 
around major transit investment corridors to maintain and improve the 
connections between housing, employment, education, recreation, and 
commerce; 

(C) for a municipality that does not have access to a major transit investment 
corridor, addresses the municipality's plan for residential and commercial 
development in areas that will maintain and improve the connections between 
housing, transportation, employment, education, recreation, and commerce; and 

(D) correlates with the population projections, the employment projections, and the 
proposed land use element of the general plan; and 

 

(iii) for a municipality described in Subsection 10-9a-401(3)(b), a plan that provides a 
realistic opportunity to meet the need for additional moderate income housing. 

 

(b) In drafting the moderate income housing element, the planning commission: 
(i) shall consider the Legislature's determination that municipalities shall facilitate a 

reasonable opportunity for a variety of housing, including moderate income housing: 
(A) to meet the needs of people of various income levels living, working, or 

desiring to live or work in the community; and 
(B) to allow people with various incomes to benefit from and fully participate in all 

aspects of neighborhood and community life; 
 

(ii) for a town, may include, and for other municipalities, shall include, an analysis of 
how the municipality will provide a realistic opportunity for the development of 
moderate income housing within the next five years; 

(iii) for a town, may include, and for other municipalities, shall include, a 
recommendation to implement three or more of the following strategies: 
(A) rezone for densities necessary to assure the production of moderate income 

housing; 
(B) facilitate the rehabilitation or expansion of infrastructure that will encourage 

the construction of moderate income housing; 
(C) facilitate the rehabilitation of existing uninhabitable housing stock into 

moderate income housing; 
(D) consider general fund subsidies or other sources of revenue to waive 

https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S401.html?v=C10-9a-S401_2019051420190514#10-9a-401(3)(b)


construction related fees that are otherwise generally imposed by the city; 
(E) create or allow for, and reduce regulations related to, accessory dwelling units 

in residential zones; 
(F) allow for higher density or moderate income residential development in 

commercial and mixed-use zones, commercial centers, or employment centers; 
(G) encourage higher density or moderate income residential development near 

major transit investment corridors; 
(H) eliminate or reduce parking requirements for residential development where a 

resident is less likely to rely on the resident's own vehicle, such as residential 
development near major transit investment corridors or senior living facilities; 

(I) allow for single room occupancy developments; 
(J) implement zoning incentives for low to moderate income units in new 

developments; 
(K) utilize strategies that preserve subsidized low to moderate income units on a 

long-term basis; 
(L) preserve existing moderate income housing; 
(M) reduce impact fees, as defined in Section 11-36a-102, related to low and 

moderate income housing; 
(N) participate in a community land trust program for low or moderate income 

housing; 
(O) implement a mortgage assistance program for employees of the municipality 

or of an employer that provides contracted services to the municipality; 
(P) apply for or partner with an entity that applies for state or federal funds or tax 

incentives to promote the construction of moderate income housing; 
(Q) apply for or partner with an entity that applies for programs offered by the 

Utah Housing Corporation within that agency's funding capacity; 
(R) apply for or partner with an entity that applies for affordable housing programs 

administered by the Department of Workforce Services; 
(S) apply for or partner with an entity that applies for programs administered by an 

association of governments established by an interlocal agreement under Title 
11, Chapter 13, Interlocal Cooperation Act; 

(T) apply for or partner with an entity that applies for services provided by a 
public housing authority to preserve and create moderate income housing; 

(U) apply for or partner with an entity that applies for programs administered by a 
metropolitan planning organization or other transportation agency that 
provides technical planning assistance; 

(V) utilize a moderate income housing set aside from a community reinvestment 
agency, redevelopment agency, or community development and renewal 
agency; and 

https://le.utah.gov/xcode/Title11/Chapter36A/11-36a-S102.html?v=C11-36a-S102_2018050820180508
https://le.utah.gov/xcode/Title11/Chapter13/11-13.html?v=C11-13_1800010118000101
https://le.utah.gov/xcode/Title11/Chapter13/11-13.html?v=C11-13_1800010118000101


(W) any other program or strategy implemented by the municipality to address the 
housing needs of residents of the municipality who earn less than 80% of the 
area median income; and 

 

(iv) in addition to the recommendations required under Subsection (2)(b)(iii), for a 
municipality that has a fixed guideway public transit station, shall include a 
recommendation to implement the strategies described in 
Subsection (2)(b)(iii)(G) or (H). 

 

 

 

https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S403.html?v=C10-9a-S403_2018050820180508#10-9a-403(2)(b)(iii)
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S403.html?v=C10-9a-S403_2018050820180508#10-9a-403(2)(b)(iii)(G)
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S403.html?v=C10-9a-S403_2018050820180508#10-9a-403(2)(b)(iii)(H)


 
 

 

 

 

 

  

Nibley City Moderate Income Housing Plan 
 



 

INTRODUCTION 

Nibley City is located on the south end of Cache County and located close to major employment 
areas in Logan City and is adjacent to Highway 89/91 which serve as the primary roadway to the 
Wasatch Front.  Nibley City is also home to a young and growing population Nibley City is a 
bedroom community, and most land use contains residential homes or agricultural use. Four 
areas within the City include industrial and commercial business and activities.  The remainder 
of the community is made up of residential use. 

 

POPULATION AND FUTURE GROWTH 

Nibley City population as of July 1, 2018, was 7,087 people, with a population of 5,466 as of 
April 1, 2010. That is a 29.7% growth over nine years.  Nibley City’s 2016 General Plan predicts 
that Nibley City will grow by 300% by 2060.  

Census Projections Absolute Change 
2010-2060 

Percent 
Change 
2015-2065 

2010 2020 2030 2040 2050 2060   
5,438 8,796 14,136 15,725 18,597 21,905 16,467 303% 
Source: Governor’s Office of Planning & Budget, 2012 Baseline Projections 

Nibley City location south of Logan and located next to Highway 89/91 and large future 
annexation area will allow for the continued growth of the City into the future.  Nibley City 
currently contains over 900 acres of undeveloped property contains within Nibley City 
boundary’s, most of which is presently under farm use; and just under 40,000 acres contain 
within Nibley City’s annexation area.  Nibley City anticipates that much of the land will be 
developed as property adjacent to communities and subdivision will subdivide first, and land 
adjacent to those developments will continue to grow. 

Cache County and the surrounding City’s are also anticipating substantial growth over the same 
period.  

County 2015 2025 2035 2045 2055 2065 

Absolute 
Change 
2015-
2065 

Percent 
Change 
2015-
2065 

Cache 121,855 146,338  171,969 195,325 212,908 234,744 112,890 93% 
Source: (Kem C Gardner Policy Institure The University of Utah, July 2017) 



 

Every County in Utah is anticipated to experience some level of growth over the next 40 years. 
The main components of this population growth are four-fold: 

• Utah’s total fertility rate (average number of children born to a Utah woman in her 
lifetime) is projected to continue the existing trend of a slow decline. From 2015-2065, 
rates are projected to decline from 2.32 to 2.29. These rates are projected to remain 
higher than national rates that move from 1.87 to 1.86 over a similar period. 

• In 2065, life expectancy in Utah is projected to be 86.3 for women and 85.2 for men. 
This is an increase of approximately 4 years for women and 6 years for men. The 
sharper increase for men narrows the life expectancy gap traditionally seen between the 
sexes. 

• Natural increase (births minus deaths) is projected to remain positive and account for 
two-thirds of the cumulative population increase to 2065. However, given increased life 
expectancy and declining fertility, the rate and amount of natural increase are projected 
to slowly decline over time.  

• Net migration accounts for one-third of the cumulative population increase to 2065. 
Projections show the contributions of natural increase and net migration converging 
over time. 
(Kem C Gardner Policy Institure The University of Utah, July 2017) 

These factors are apparent in Cache County and have a direct impact on projected population 
growth in Nibley City. 

CURRENT HOUSING 

With the increase in population, it is essential to evaluate Nibley City’s existing housing supply 
and housing stock.   

Nibley City’s 2017 Housing 

Housing Type Number of Units 
Single Family Homes 1527 
Townhomes 110 
Mobile Homes 28 
Accessory Dwelling Units 20-30* 
Source 1:  U.S. Census Bureau.  Table B25001: Total housing units.  American Community 
Survey. 

*ADU number is an estimate based on the 2016 General Plan Update. 



 

 

 

As shown in the table and graph above, 90% of homes within Nibley City are single-family 
homes.  Single-family homes make up the majority of developed land use within Nibley City; 
they range from anywhere to be located on 5,000 sq. ft lot to five-acre lots, however, the vast 
majority of single-family homes are located on third to half-acre lots, with the majority of 
residential zoning on undeveloped parcels zoned for half-acre lots minimum.   

Nibley City Residential Lots Sizes 
Average .993 Acres 
Mode .28 Acres 
Median .38 Acres 
Source: Data were taken for Cache County Recorder’s Office on July 2, 2019 

Nibley City has two housing development that are not traditional single-family homes 

Spring Creek Crossing PUD: Townhomes 

Spring Creek Crossing townhomes first 
started to be developed in 2007 and contains 
120 units. The last four units are anticipated 
to be finished in the summer of 2019. The 
development is located at on Nibley Park 
Ave. (2350 S) and around 1250 W. The 

90%

6%
2%

2%

Nibley City Housing Type

Single Family Homes Townhomes Mobile Homes Accessory Dwelling Units



 

Development was approved as an R-PUD. Spring Creek Crossing is the only development within 
Nibley City that contains townhomes. 

Nibley City Mobile Home Park 

This trailer park contains 28 units and is 
located on 2600 S and around 100 W. The park 
is fully developed and is currently listed as a 
non-conforming use within Nibley City. The 
City does not anticipate any further expansion 
of the park. 

 

 

 

Housing Age 

An assessment of structure age can, in some cases, reveal whether there is a need for housing 
rehabilitation. In Nibley 3.4% of residential structures were built in 1959 or earlier, 13% percent 
were built between 1960 and 1979, and 22.6% were built between 18980 and 1999, and 61% 
were built in the year 2000 or later. This show that the majority of homes are relitivily new and 
generally in good condition. 

 

FUTURE HOUSING NEEDS  

Because of Nibley City’s location within Cache Valley, large annexation area, many acres of 
undeveloped land, and housing growth pressure in the surrounding area, Nibley City expected to 
continue to grow in population. The 2017 American Community Survey showed that an average 
household size of 4.04 people which decline slightly from 2009 which was 4.23 people, while 
Utah has an average household size of 3.14 people, which is the largest of any state in the nation.  

To provide housing for the anticipated population in 2030, with an average of 4.04 people per-
household, Nibley City would need to have an additional 1,745 homes built in that period. 
Nibley City over the past five years on average has issued 68 building permits a year, meaning in 
the same period, if the City stayed true to that pattern only 816 homes would be constructed. 
This is a shortfall of 929 homes over the course of 11 years. The problem is exaggerated further 
if the number of people per household continues to fall and comes in line closer to the state’s 
average number of people per household.  



 

 

MODERATE INCOME AND AFFORDABLE HOUSING 

In addition to a potential housing shortage in the future with current growth rates, those seeking 
moderate income and affordable housing will likely have the hardest time finding housing within 
Nibley City.  Housing is considered affordable when households, regardless of their income, 
spend no more than 30% of their monthly income on housing expenses. Therefore, the cost-
burdened household is that household whose housing expenses exceed 30% of their monthly 
income. Nibley City Median Household income in the 2017 American Community Survey was 
at $80,125, compared to Cache County's Area Median Income (AMI) which was at $53,812. The 
projections for Nibley’s Medium Household Income is to increase to $95,979, while the AMI in 
Cache County has grown under 3% for the last several. When planning for Moderate Income and 
Affordable Housing, it is essential to use the AMI instead of the City’s Medium Household 
Income, since AMI is a more accurate picture of the needs of housing.  

Summary of Affordability in 2018 
Household Income Maximum Monthly Income 

for Housing Expenses 
Maximum Mortgage Loan 

Amount 
≤30% AMI $437 $75,149 
>30% to ≤ 50% AMI $729 $125,249 
>50% to ≤80% AMI $1,166 $200,398 
>80% to ≤100% AMI $1,458 $250,497 
 



 

Utah’s Department of Work Force Services indicates that the Nibley would need to have around 
7% of the housing stock for those in >50% to ≤80% AMI, 2% for those >30% to ≤ 50% AMI, 
and 1% for those ≤30% AMI.   

Household Income Current Building Rate of 68 
Home Building Permits a 

Year 

Building Rate at a 145 Home 
Building Permits a year 
(predicted population 

growth) 
≤30% AMI .68 permits a year 1.45 

>30% to ≤ 50% AMI 1.36 2.9 
>50% to ≤80% AMI 4.76 10.15 

 

NIBLEY CITY ZONING AND SUBDIVISION OPTIONS 

Nibley City currently provides for a few zoning options for residential development. The table 
below shows the standard by right zoning with the minimum lot size, frontage, and setbacks. 

NCC 19.22.010 Space Requirement Chart 

   
A R-E R-1 R-1A R-2 R-2A 

A. Minimum lot 
area 5 acres 2 acres 1 acre 3/4 

acre 
1/2 
acre 

12,000 sq. ft. average size of 
14,000 sq. ft. 

  

Minimum lot 
width, 
measured at 
setback 
line 

200 200 200 150 100 100 

B. Setback principal uses 

  Front yard 30(35)3 30(35)3 30(35)3 30(35)3 30(35)3 30(35)3 

  Side yard, 
interior 153 15 10 10 10 10 

  Side yard, street 25(35)3 25(35)3 25(35)3 25(35)3 25(35)3 25(35)3 

  Rear yard 30 30 30 30 25 25 

Stephen Nelson
Need to add the lacking homes to these numbers.



 

Within these standard zones, single-family units are the main housing type, but duplexes and 
attached Accessory Dwelling Units are both permitted as long as they comply with standards 
listed in Title 10. In addition to standard zoning, Nibley City allows for three other forms of 
subdivisions that are currently allowed and one type that has been repealed. 

CLUSTER SUBDIVISIONS 

A cluster Subdivision allows for a developer to be able to decrease their lot size in exchange for 
preserved open space. This open space can take the form of a park or aggicuturel land. There is 
no density bounus that accompanies these types of developments within Nibley City. 

Current Cluster Subdivision 

• Stonebridge located at 1200 W and 2980 S 

PLANNED UNIT DEVELOPMENT (PUD) REPEALED 

Nibley City’s Planned Unit Development Code was repealed in 2011. Nibley City has approved 
a new Residential-Planned Unit Development in May of 2019 that will be discussed below. This 
ordinance allowed for greater density and flexibility for developers to negotiate with the City for 
density and open space. There are three subdivision that have been approved and developed 
under the former PUD Ordinance. 

• Spring Creek Crossing located at Nibley Park Ave. (2350 S) and around 1250 W 
• Sunset Parks located at 1000 W and 2770 S 
• The Cottages Community located at 250 W and 3515 S 

RURAL PRESERVATION SUBDIVISION/CONSERVATION SUBDIVISION 

The Rural Preservation Subdivision (renamed from Conservation Subdivision) is a subdivision 
option that allows for development in R-1, R-1A, R-2, and to some extent R-2A to receive a 
higher density and smaller lot size in exchange for preserved open space. The lot size and density 
bonus are tiered based on the percentage of the project that is dedicated as open space. 

• Maple View Estates Located east of 1200 W and south of 2600 S 
• The Cottonwoods located at Hollow RD and 4030 S 
• Apple Creek located south of 3200 S and at 500 W 
• Meadow Creek located at 2850 S and 150 E 



 

 

RESIDENTIAL PLANNED UNIT DEVELOPMENT (R-PUD) 

In May of 2019, Nibley City adopted Nibley City Code 19.32 Residential Planned Unit 
Development. This new section of code allows for a developer to apply for an overlay zone in six 
sections of town zoned for half acre lots, three-quarter acres lots, or full acres lots minimums and 
would allow a developer to develop up to twelve units pre net developable acre. At the time of 
this writing, no R-PUDs have been applied or approved.  

 

 

GOALS, PROJECTS, AND ACTION ITEMS 

ALLOW FOR AND REDUCE REGULATION RELATED TO ACCESSORY 
DWELLING UNITS IN RESIDENTIAL ZONES. 

Nibley City currently allows for attached accessory dwelling units (ADUs). These ADUs mostly 
take form of basement apartments.  Nibley City should consider expanding allowances for 
detached ADUs with most residential zones. ADUs can be a great way to expand moderate 
income housing stock with minimal impacts to neighborhoods and spread them throughout the 
City. As established above, many of Nibley City lots are larger than half arcs.  

Moderate Income Housing Considerations 

• How large would the City allow an ADU be in reference to the primary structure 
• What zones and/or lot sizes would a detached ADU be allowed?  



 

• Parking requirements?  Having no or minimal parking requirements would allow for 
more homeowners to build ADUs 

• Property owner 
• Make ADUs for short-term rentals as a prohibited use 
• Registration of ADUs so the City could track number of units.  

Timeframe: Early 2020 

ALLOW FOR HIGHER DENSITY OF MODERATE INCOME RESIDENTIAL 
DEVELOPMENTS IN COMMERCIAL AND MIXED-UDE ZONES TOWN 
CENTER, NEIGHBOR COMMERCIAL, AND OTHER EMPLOYMMENT AREAS 

Nibley City 2016 General Plan recommends establishing and creating a town-center area the 
would be composed of commercial, residential and open space uses. The City in May of 2019 
passed an R-PUD that would allow for the beginning development of a town center area. This R-
PUD would allow for some commercial areas within the R-PUD and allow for townhomes and 
single-family homes. The City should continue to plan and update City zoning code for a town-
center that would allow mix use within Commercial and Neighborhood Commercial Zones.  

Moderate Income Housing Considerations 

• Create mix use areas within the future Town-Center 
• Allow for apartments and condominiums within Nationhood Commercial Zones attached 

to commercial buildings 

Timeframe: End of 2020 

REZONE FOR DENSITIES NECESSARY TO ASSURE THE PRODUCTION OF 
MODERATE INCOME HOUSING 

Nibley City has recently passed an R-PUD ordinance with increased density within areas of the 
City. The R-PUD Overlay Zone increases the density from half to full acre lots depending on the 
area of town, to allowing up to twelve units pre-net developable acre. The City should work with 
property owners and developers in approving an appropriate amount of R-PUD Overlay Zones 
and Developments to help achieve the needs of affordable housing.  

Nibley City should also continue working on the Town Center Planning and Zoning Ordinance 
and allow for a variety of housing types, including single family homes, townhomes, 
condominiums and apartments as part of that zoning criteria and development. Nibley City 
should involve Cache County Transit District (CVTD) in these plans to provide for sufficient 
public transportation in the area. This would allow for residents of the Town Center to have easy 
access to major employment, recreation and shopping centers in Cache Valley, including Utah 
State University.  



 

Moderate Income Housing Considerations 

• Create a Town Center Zoning Ordinance that would allow for mix use, condominiums, 
townhomes, and single-family homes in addition to open space and commercial uses. 

• Involve (CVTD) with Town Center and provide areas for bus stopes and active 
transportation within the development. 

• Work closely with Developers and property owners and make appropriate rezones for R-
PUD developments.  

ENCOURAGE  AND REFFER RESIDENTS TO SEEK HELP THROUGH BRAG 

Low income rent asstiance: Housing voucher  

Emergnecy Housing Assitance: Can pay first months rent, once in a life time type of thing. Needs an evection 
notice. Homeless prevestion step. 

Heat Assistance: 

Weatherization Program: Housholds can resvice help providing weatherization, installiation.  

Frist time home buyer assistance: Can come in and get a small loan to help cover down payment or  

Single Family repair program: things like roofs or other safety repairs. Must be for owner occupied.  



 

 

 

Housing Stock 

As of the 2010 U.S. Census, there were 1,451 housing units in Nibley. Of those units, 1,412 (97.3 

percent) are occupied and 39 (2.7 percent) are vacant. Owner-occupied units make up the majority 

(92.3 percent) of the city's housing stock, while renter-occupied units account for 7.7 percent of the 

city's housing stock. 

Nibley's housing stock consists of 1,443 (97.1 percent of total) single-unit detached homes, 10 (0.7 

percent) single-unit attached homes, 33 (2.2 percent) two- to four-unit structures, 0 (0 percent) five- to 

nineteen-unit structures, 0 (0 percent) structures with twenty or more units, and 0 (0 percent) other 

structure types, such as RVs and mobile homes. Given that 97.1 percent of the city's housing stock is 

made up of single-unit detached homes, Nibley may want to consider whether a more diversified 

housing stock would benefit current and future residents. 

In terms of unit size, Nibley's housing stock consists of 11 units with no bedrooms, 496 units with two or 

three bedrooms, and 981 units with four or more bedrooms. 

An assessment of structure age can, in some cases, reveal whether there is a need for housing 

rehabilitation. In Nibley, 3.4 percent of residential structures were built in 1959 or earlier, 13 percent 

were built between 1960 and 1979, 22.6 percent were built between 1980 and 1999, and 61 percent 

were built in the year 2000 or later. With 16.3 percent of the city's housing stock constructed before 

1979, the city may want to determine its role in rehabilitation efforts and consider performing a 

windshield survey to evaluate housing conditions. 

Household Income and Needs 

The median household income in Nibley is $73,958, which is $15,658 above the area median income 

(AMI) for Cache County County ($58,300). Given these figures, 4.3 percent of the households in Nibley 

earn less than or equal to 30 percent of AMI, 4.3 percent earn between 30 and 50 percent of AMI, 12.3 

percent earn between 51 and 80 percent of AMI, 16.6 percent earn between 81 and 100 percent of AMI, 

and 62.5 percent earn more than 100 percent of AMI. Households that earn a moderate income (80 

percent of AMI) or less make up 20.9 percent of Nibley's population. 

Housing is considered affordable when households—regardless of their income—spend no more than 

30 percent of their monthly income on housing expenses. Therefore, cost-burdened households are 

those households whose housing expenses exceed 30 percent of their monthly income. Based on this 

definition, 56.5 percent of Nibley's renter households that earn a moderate income or less and 80 

percent of the city's owner households that earn a moderate income or less are cost burdened, which 

indicates that Nibley's residents would benefit from additional affordable rental and ownership options.



Population Change and Affordable Housing Demand 

The population of Nibley is expected to increase from 5,438 in 2010 to 8,440 by 2020 and 13,353 by 

2030. These additional residents amount to an additional 780 households by 2020 and an additional 

2,056 households by 2030, based on the city's current average household size (3.85). 

Based on population change, observed income levels, and existing vacancies, it is projected that Nibley 

will need an additional 741 housing units by 2020. Of those 741 units, 34 will need to be affordable to 

extremely low-income (≤30% AMI) households, 34 will need to be affordable to low-income (>30% to 

≤50% AMI) households, and 94 will need to be affordable to moderate-income (>50% to ≤80% AMI) 

households, for a total of 162 additional low- to moderate-income housing units by 2020. 

By 2030, Nibley will need an additional 1996.7 housing units. Of those 1996.7 units, 89 will need to be 

affordable to extremely low-income (≤30% AMI) households, 89 will need to be affordable to low-

income (>30% to ≤50% AMI) households, and 250 will need to be affordable to moderate-income (>50% 

to ≤80% AMI) households, for a total of 428 additional low- to moderate-income housing units by 2030. 

Household Income

Maximum Monthly 

Income for Housing 

Expenses

Maximum Mortgage 

Loan Amount

≤30% AMI $437 $75,149

>30% to ≤50% AMI $729 $125,249

>50% to ≤80% AMI $1,166 $200,398

>80% to ≤100% AMI $1,458 $250,497

Summary of Affordability
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Contents of a Model Housing Element 
for a Comprehensive General Plan 

 
Excerpted from:   
American Planning Association. (2002). Section 4-208.9: Contents of a housing element. In Stuart Meck (ed.), 
Growing smart legislative guidebook, 2002 Edition (pp. 4.92-4.95).  Chicago, IL: American Planning Association. 
 
 

Contents of a Housing Element 
 
1) The housing element of the local government's comprehensive plan is intended to provide 

an analysis and identification of existing and prospective housing needs, especially for 
middle-, moderate-, and low-income housing, in its housing region and to set forth 
implementing measures for the preservation, improvement and development of housing. 
The housing element shall include all of the following, none of which may serve as a basis 
for excusing a local government from fulfilling its regional fair-share obligation: 
a) an inventory of the local government's housing stock by age, condition, purchase or 

rental value, occupancy characteristics, and type, including the number of units 
affordable to middle-, moderate-, and low-income households and the number of 
substandard housing units capable of being rehabilitated; 

b) a projection of the local government's housing stock, including the probable future 
construction of middle-, moderate-, and low-income housing for the next [5] years, 
taking into account, but not necessarily limited to, construction permits issued, 
preliminary as well as final approvals of applications for development, and all lands 
identified by the local government for probable residential development; 

c) an analysis of the local government's demographic characteristics, including but not 
necessarily limited to, household size, income level, and age of residents; 

d) an analysis of the existing and probable future employment characteristics and 
opportunities within the boundaries of the local government, especially those jobs 
that will pay moderate or low wages; 

e) an analysis of the existing and planned infrastructure capacity, including, but not 
limited to sewage and water treatment, sewer and water lines, and roads; 

f) a statement of the local government's own assessment of its present and prospective 
housing needs for all income levels, including its regional fair share for low- and 
moderate-income housing, and its capacity to accommodate those needs. The 
regional fair share as determined by the [Council or regional planning agency] shall 
form the minimum basis for the local government's determination of its own fair 
share; 

g) an identification of lands within the local government that are most appropriate for 
the construction of low- and moderate-income housing and of existing structures 
most appropriate for conversion to, or rehabilitation for, low- and moderate-income 
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housing, including a consideration of lands and structures of developers who have 
expressed a commitment to provide low- and moderate-income housing and lands 
and structures that are publicly or semi-publicly owned; 

h) a statement of the local government’s housing goals and policies; 
 

 As part of the housing element, the local government can provide for its fair share by any technique or combination 
of techniques which provides a realistic opportunity for the provision of its fair share. The housing element should 
contain an analysis demonstrating that it will provide such a realistic opportunity. The local government should review 
its land-use and other relevant ordinances to incorporate provisions for low-and moderate-income housing and 
remove any unnecessary cost generating features that would affect whether housing is affordable. The model 
legislation provides, in (i) below, for the elimination or reduction of unnecessary cost generating features for all 
housing or affordable housing (on the theory that such action would reduce housing costs overall) or for only 
inclusionary developments (on the theory that it would ensure project feasibility). 

 
i) the text of adopted or proposed ordinances or regulations of the local government 

that are intended to eliminate or reduce unnecessary cost generating requirements for 
[all housing or affordable housing or inclusionary developments]; and 

j) the text of adopted or proposed ordinances or regulations of the local government 
that are intended to provide a realistic opportunity for the development of low- and 
moderate-income housing. Such ordinances or regulations shall consider the 
following techniques, as well as others that may be proposed by the local government 
or recommended by the Council as a means of assuring the achievement of the local 
government’s regional fair share, removing barriers to and providing incentives for 
the construction of low- and moderate-income housing and generally removing 
constraints that unnecessarily contribute to housing costs or unreasonably restrict 
land supply: 

1. expanding or rehabilitating public infrastructure; 
2. reserving infrastructure capacity for low- and moderate-income housing;  
3. establishing a process by which the local government may consider, before 

adoption, policies, procedures, ordinances, regulations, or plan provisions that 
may have a significant impact on the cost of housing; 

4. designating a sufficient supply of sites in the housing element that will be 
zoned at densities that may accommodate low- and moderate-income housing, 
rezoning lands for densities necessary to assure the economic viability of any 
inclusionary developments, and giving density bonuses for mandatory set-
asides of low- and moderate-income dwelling units as a condition of 
development approval;130 

5. establishing controls to ensure that once low- and moderate-income housing 
is built or rehabilitated through subsidies or other means, its availability will be 
maintained through measures such as, but not limited to, those that establish 
income qualifications for low- and moderate-income housing residents, 
promote affirmative marketing measures, and regulate the price and rents of 
such housing, including the resale price, pursuant to Section [4-208.22] below; 
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6. establishing development or linkage fees, where appropriate, authorizing such 
other land dedications or cash contributions by a nonresidential developer in 
lieu of constructing or rehabilitating low- and moderate-income housing, the 
need for which arises from the nonresidential development, generating other 
dedicated revenue sources, or committing other financial resources to provide 
funding for low- and moderate-income housing. Such development or linkage 
fees, land dedications, cash contributions, and dedicated revenue sources may 
be used for the following activities or other activities approved by the Council: 
rehabilitation; new construction; purchase of land for low- and moderate- 
income housing; improvement of land for low- and moderate-income 
housing; and assistance designed to render units to be more affordable; 

7. modifying procedures to expedite the processing of permits for inclusionary 
developments and modifying development fee requirements, including 
reduction or waiver of fees and alternative methods of fee payment; 

8. using funds obtained from any state or federal subsidy toward the 
construction of low- and moderate- income housing; and 

9. providing tax abatements or other incentives, as appropriate, for the purposes 
of providing low- and moderate-income housing. 
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MODERATE INCOME HOUSING
State code 10-9a-403* requires:
for a municipality described in Subsection 10-9a-401(3)(b), a plan that provides a 
realistic opportunity to meet the need for additional moderate income housing

(b) In drafting the moderate income housing element, the planning commission:

(i) shall consider the Legislature's determination that municipalities shall facilitate a 
reasonable opportunity for a variety of housing, including moderate income housing:

(A) to meet the needs of people desiring to live in the community; and

(B) to allow persons with moderate incomes to benefit from and fully participate in 
all aspects of neighborhood and community life; and

(ii) for a town, may include, and for other municipalities, shall include, an analysis 
of why the recommended means, techniques, or combination of means and techniques 
provide a realistic opportunity for the development of moderate income housing within 
the next five years, which means or techniques may include a recommendation to:

(A) rezone for densities necessary to assure the production of moderate income 
housing;

(B) facilitate the rehabilitation or expansion of infrastructure that will encourage the 
construction of moderate income housing;

(C) encourage the rehabilitation of existing uninhabitable housing stock into 
moderate income housing;

(D) consider general fund subsidies to waive construction related fees that are 
otherwise generally imposed by the city;

(E) consider utilization of state or federal funds or tax incentives to promote the 
construction of moderate income housing;

(F) consider utilization of programs offered by the Utah Housing Corporation within 
that agency's funding capacity; [and]

(G) consider utilization of affordable housing programs administered by the 
Department of Workforce Services; and 

(H) consider utilization of programs administered by an association of governments 
established by an interlocal agreement under Title 11, Chapter 13, Interlocal 
Cooperation Act.

The housing section of the general plan highlights the quality, affordability, 
and types of housing that currently exist in the community, and which the 
community hopes to develop. Your housing plan should coordinate with your 
land use and transportation plans.

SECTION CONTENTS: 
HOUSING
	 Introduction

Current Moderate-Income Population
Current Housing Stock
Current Availability and Need
Forecast of Moderate-income Housing 

	 Need
Plans to Meet Need

* 10-9a-403 was amended by HB 259, Moderate Income Housing Amendments in the 2018 legislative session. This bill also changed the 
population threshold from 1,000 or greater to 5,000 or greater, if the city is located in a county of the first, second, or third class; a metro 
township of 5,000 or more; a metro township with a population of 5,000 or less if located in a county of the first, second, or third class—
effective May 8, 2018.

Moderate-income housing: Housing 
occupied or reserved for occupancy 
by households with a gross household 
income equal to or less than 80% 
of the median gross income for 
households of the same size in the 
county in which the city is located.

UTAH CITY / COUNTY CLASSIFICATIONS
Class Municipalities Counties

1st >100,000 >700,000

2nd 65,000–100,000 125,000–700,000

3rd 30,000–65,000 31,000–125,000

4th 10,000–30,000 11,000–31,000

5th 1,000–10,000 4,000–11,000

Town / 6th < 1,000 < 4,000

Plan for moderate income housing: 
a written document adopted by a city 
legislative body that includes:

(a)	 an estimate of the existing supply 
of moderate income housing located 
within the city;

(b)	 an estimate of the need for 
moderate income housing in the 
city for the next five years as revised 
biennially;

(c)	 a survey of total residential land 
use;

(d)	 an evaluation of how existing land 
uses and zones affect opportunities for 
moderate income housing; and

(e)	 a description of the city's program 
to encourage an adequate supply of 
moderate income housing.

Prepared by the Community Development Office's Rural Planning Group
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INTRODUCTION
Begin by stating the purpose of the moderate income housing section. Since 
state law requires a moderate income housing plan for many communities, 
legal compliance is often cited as a primary purpose. All towns should consider 
including a housing section. Some towns under 5000 embrace the benefits of 
understanding and planning for moderate income and workforce housing. You 
can also describe how the moderate-income housing plan fits within the general 
plan's context and how these planning efforts fit within regional efforts.

If not previously addressed, it may be helpful to describe current community 
background information: growth patterns, community sentiments towards 
housing, local economic conditions, or other factors which may influence the 
supply or demand for moderate income housing. 

Examine your current land use ordinances, and regulations for how they impact 
the availability of affordable housing. Discuss any other potential barriers to 
affordable or moderate income housing.

EXAMPLE // Affordable housing for towns // Torrey 
As a town with a population of less than 1,000, this particular section of the Utah Code 
does not technically apply to Torrey. However, in keeping with the spirit of the law, 
Torrey Town wants to serve all present and future residents and businesses by ensuring 
that an adequate supply of affordable homes and rental units exist within town and the 
annexation area. 

CURRENT MODERATE-INCOME POPULATION
In order to determine the current demand for moderate income housing, include 
current demographic data, how it has changed over time, and the number of 
households which fall into targeted income groups (≤80% AMI, ≤50% AMI, 
and ≤30% AMI). When combined with current moderate income housing 
supply, this will be used later to calculate current and anticipated moderate 
income housing need.	

CURRENT HOUSING STOCK
In order to calculate the total supply of moderate income housing units, list the 
total number of housing units available, then break down the data by occupancy 
(renter-occupied or owner-occupied), size (number of bedrooms), and quality 
(“new,” “dilapidated,” etc.). This might be best accomplished by using a simple 
table (see below). This should include the number of Low Income Housing Tax 
Credit units and the number of housing vouchers.

PRO TIP : AMI GROUPS 
Area Median Income is the midpoint 
of a region's income distribution. 
This means that half of households 
in the area of examination earn less 
and half earn more than the median. 
These different groups are typically 
grouped by percentages of that area 
median income: ≤80%, ≤50%, 
≤30%. 

THIS SECTION SHOULD ANSWER…
• What's the current population of

target income groups?

• How has it changed over time?

THIS SECTION SHOULD ANSWER…
• What is the amount, availability, and

condition of the current moderate-
income housing stock?

• How many units have received
Low Income Housing Tax Credit
(LIHTC) or Olene Walker Housing
Loan Fund (OWHLF) money?

• How many households have a
Section 8 voucher?

NOTE: Some of the content suggested 
here may be found already in the plan 
background section. You may need to 
repeat the information. We encourage 
communities conducting moderate 
income planning to use tools available 
through the Housing and Community 
Development's Affordable Housing 
shared Google Drive folder:  
https://goo.gl/z4hm8Y.

# AVAILABLE 
HOUSING 
UNITS

RENTER-
OCCUPIED

OWNER-
OCCUPIED # BEDROOMS AGE 	 # # LIHTC # VOUCHERS

19,879 5,622 (28.3%) 9,513 (47.9%) Studio:	270 
1bd:	 761
2bd:	 1616
3bd:	 2101
4bd:	 503
5bd:	 247

>2000:	 1236
1980-1999:	 2020
1960-1979:	 1396
1940-1959:	 429
<1939:	 417

2125 1436
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THIS SECTION SHOULD ANSWER…
• What is the demand for moderate-

income housing in the near future?

• How many units are needed to meet
future demand?

THIS SECTION SHOULD ANSWER…
• What is the current demand for

moderate-income housing?

• What is the current supply of
moderate-income housing?

• How many additional units are
required to meet current demand?

THIS SECTION SHOULD ANSWER…
• How will your community meet

moderate-income housing demand 
in the future?

CURRENT AVAILABILITY AND NEED
After defining the number of housing units, you must determine the availability 
of existing housing for targeted income groups (≤80% AMI, ≤50% AMI, and 
≤30% AMI). This can be done through searches on real estate listing websites 
like realtor.com or zillow.com. 

Next by using household growth estimates and current housing availability, 
determine  the number of current moderate income units available and 
additional units needed, breaking it down by targeted income groups (homeless, 
disabled, veterans, elderly, youth aging out of foster care, victims of domestic 
violence, etc.), race and ethnicity, housing size, and special needs groups. 

FORECAST OF MODERATE-INCOME HOUSING NEED
Using the current statistics as a baseline, project low, medium, and high 
household growth for the next five and ten years. Then estimate the percentage 
of the population that will fall within targeted income levels and special needs 
groups over the next five and ten years. 

Next compare the projected growth of households and expected housing 
construction for the next five and ten years. Note that optimal housing is to 
have one household per housing unit. If the average household size is 3.15 
people, you'd need one housing unit per 3.15 people. Housing production that 
significantly lags behind household formation is a key affordability indicator.

Estimate of the number of housing units needed by residents within targeted 
income levels and special needs groups for the next five and ten years.

DEVELOPMENT PLAN TO MEET NEED 
After understanding all the previous data, draft goals, objectives, and plans to 
strategically meet forecasted affordable housing needs, and to eliminate regulatory 
barriers to affordable housing. This should include the number of affordable 
housing units to be built, possible locations for new affordable housing units, 
and community resources that can be used to support development (RDA/EDA 
housing set-aside funds, fee waivers, local CDBG funds, donated land, etc.).

EXAMPLE // Moderate income housing plan // 
The Meropis City Moderate-Income Housing Plan is held up as an example of a 
well structured plan. This plan is available at https://goo.gl/z4hm8Y.

PRESERVATION PLAN TO MEET NEED
Communities should not rely on new development to meet housing needs. Units 
exiting subsidy programs are the second biggest cause of affordable housing 
loss. Older housing stock is one of the primary sources for affordable housing. 
Communities should make efforts to keep current housing affordable. 
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FAIR HOUSING SECTION
This section is an explicit statement of the city's fair housing policies and 
practices. It should expressly acknowledge support of the State's fair housing 
laws and U.S. fair housing laws. This section should include a base map of the 
city with residential zoning layers (excluding other layers). The section should 
also include basic maps of the city broken into census block groups, if possible. 
Including the following:
• Minority owner median income
• Minority renter median income
• Median rental costs
• Median ownership costs

Cities that are too small to have more than one census block do not need these 
maps. 

BEYOND AFFORDABILITY
Beyond addressing moderate-income housing, this section can include 
discussions on treatment of subdivisions, encouragement or discouragement 
of certain housing types, and projected housing build out. This section should 
also address the coordination and collaboration efforts of local governments to 
ensure that no single community bares a disproportionate share of regional 
moderate income housing needs.

THIS SECTION SHOULD ANSWER…
• What types of housing exist in our

community? What types to we want 
to see?

• Are we aware of any threats to
housing, such as floodplains or fault
lines?

• Do we understand the housing needs
of our residents?

• Can people of different financial
means afford to live here?

• Are there areas where we should not
allow housing?

• How does our housing element
coordinate with our land-use and
transportation section?
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Introduction

“In order for communities to function, there must be an 
adequate supply of housing in proximity to employment, 
public transportation, and community facilities, such as 
public schools. The housing stock must include affordable 
and accessible for sale and rental units, not only to meet 
social equity goals, but in order to ensure community 
viability. The development of a diverse and affordable 
housing stock must be carried out without sacrificing 
sound regulations that are in place to protect the environ-
ment and public health.”  
                                     — Housing Policy Guide, 2006

While the goals of the 2006 Housing Policy Guide remain as valid as 
ever, progress has been mixed over the past 13 years. Many of the 
same challenges remain and some, particularly housing availability and 
affordability, have worsened. Many desirable communities are out of 
reach for those earning an average wage and too many Americans must 
spend an inordinate amount of their income on housing expenses. In 
addition, the long-term adverse effects of discriminatory financial lend-
ing practices and exclusionary zoning—including redlining—continue 
to impact the social, cultural, ethnographic, and economic diversity 
of our urban, exurban, and suburban regions in ways that negatively 
impact low-income and minority households disproportionately. 

http://planning.org/policy
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Emerging Trends

1. Inventory and conditions
The nation’s housing supply has continued to rise from 122.7 million 
units in 2004 to 134.1 million in 2016 but at a slower rate than previous 
years. While housing stock keeps ahead of overall household growth, it 
fails to meet the needs of changing socioeconomic characteristics of 
the population. 

Housing starts have slowed, with an average of 0.8 million units built 
annually from 2010 through 2016 compared to a 1.1 million average 
previously. The percentages of unit types in the national housing supply 
varied slightly: The number of single-unit structures rose from 67 per-
cent to 67.4 percent; multiunit structures were constant at 26 percent; 
and mobile homes declined from seven to 6.3 percent.

According to the U.S. Census Bureau’s Characteristics of New Single- 
Family Houses Completed, the average size of single-family homes 
constructed nationally declined during the Great Recession from a 
high of 2,528 square feet in 2008 to a low of 2,402 in 2009, then steadily 
increased to 2,637 square feet in 2016. Beyond increased space, most of 
these new homes contain additional amenities such as multiple bathrooms. 

The national average single-family home price was $356,160 in 2016, 
increasing 34 percent over a five-year period. While there are variations 
in household income, cost burden is measured as not paying more 
than 30 percent on housing costs. For an average owner not to be cost 
burdened, their income would have to be $103,200 annually to have 
afforded the “average” single-family home constructed in 2016. Renters 
can face an even higher burden.

Average home lot sizes decreased from a high of 18,871 square feet 
in 2009 to a low of 15,167 in 2013, rising the following years to 16,381 in 
2015 and dropping to 15,641 in 2016. The National Association of Home 
Builders/Wells Fargo Housing Market Index found that the percentage 
of builders reporting a low or very-low supply of lots in their markets 
rose to 64 percent in 2017 from nine percent in 2009.

National annual average multifamily housing construction more than 
doubled from 2010 (155,000 units) to 2016 (358,000 units). Newly con-
structed units, unless subsidized as affordable housing, had higher sales 
and rental prices consistent with increased pricing of the newly constructed 
single-family homes. The deviation of construction and land cost increases 
and stagnating incomes put much of the newly constructed multifamily 
dwelling units beyond the reach of even those of median income. 

According to the State of the Nation’s Housing 2018, there are four 
primary impediments to stronger housing construction. The first is a 
deficient supply of skilled workers. The second is a rise in cost of build-
ing materials. Third is the depletion of developable lots and fourth, the 
impact of land-use regulations and zoning on the density and type of 
construction. Productivity gains in housing construction have lagged 

against other industries, an additional impediment to the market. 
Lowered vacancy rates from 2010 to 2016, 2.4 to 1.8 percent in owner- 

occupied housing and 7.8 to 6.2 percent in rental housing, signal a 
tightening of the housing market. Vacancy rates are lowest in lower-cost 
housing, relaxing as the price of units increase. 

Overcrowded conditions are reported slightly higher in the 2016 
American Community Survey data, rising from 3.4 to 3.9 percent. The 
survey shows 3.3 percent of households live with more than one person 
per room while 1.2 million households or 1.1 percent live with more 
than 1.5 persons per room. 

The National Housing Preservation Database indicates that of the 
nearly 4.7 million publicly supported rental homes, more than 10 
percent with affordability restrictions will expire in the next five years. 
With more than 8.1 million extremely low-income households spending 
more than half of their income on rent, there is a shortage of approx-
imately 7.4 million homes affordable to the extremely low-income 
households in need. 

There has been an uptick in a loss of older housing inventory. A 
Hudson Institute analysis found that about 60 percent of low-cost units 
in 1985 were lost from the U.S. housing stock by 2013 through a combi-
nation of permanent removals (27 percent), conversions to other uses 
(18 percent), and upgrading to higher rents (12 percent). Moreover, just 
under a third of affordable rentals in 2013 had been low-cost units in 
1985, underscoring the importance of affordable housing preservation. 

2. Affordability
Perhaps the most significant economic trend of the last 12 years is the 
widening gap between the highest earners and the average wage. 
Those at the top of the income curve have seen their earnings increase 
while the majority has experienced stagnation or reduction. This has 
directly affected the housing supply, which is steadily bifurcating into 
strong or weaker markets while the middle range is shrinking. 

Over 41 million households in the United States (approximately 
35 percent) are described as cost burdened, meaning these house-
holds are spending more than 30 percent of their income on housing 
expenses. The numbers are increasingly dire for those households 
that earn roughly a minimum wage income. Assume the breadwinner 
in a household earns $10 per hour at a full-time job; this equates to 
an annual household income of $20,000 per year. This income cohort 
represents 15 percent of U.S. households and more than 80 percent of 
these low-income households are cost burdened. 

Further complicating the issue is the fact that wages have not 
increased proportionally to housing costs. After adjusting for inflation, 

http://planning.org/policy
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wages are only 10 percent higher in 2017 than they were in 1973 (with 
annual real wage growth just below 0.2 percent). During that same 
period, the cost of housing increased almost 30 percent nationally and 
at significantly higher percentages in markets such as New York City,  
Los Angeles, San Francisco, Seattle, and Washington, D.C. According to 
the State of the Nation’s Housing 2018 report by the Joint Center for  
Housing Studies of Harvard University, “In 1988, when the first State of 
the Nation’s Housing report highlighted historically high homeowner-
ship costs, the national home price-to-income ratio was 3.2, with just 
one metro posting a ratio above 6.0. In 2017, the national price-to- 
income ratio stood at 4.2, and 22 metros had ratios above 6.0.”  As a  
rule of thumb, most banks consider a home price-to-income ratio in  
the 3.0–3.5 range generally financeable (assuming minimal outstanding 
debt obligations for car loans, student loans, credit cards, etc.).   

As the cost per square foot to build housing continues to increase, 
a greater number of units built by the private market have moved to 
higher rent or for-sale units while losing lower rent or for sale units.  
With the average cost per square foot for new construction in the  
$150 to $300 range (geography dependent), it is impossible to build  
a new 1,500-square-foot single-family house that is affordable to  
households earning the U.S. median income of $57,652 (in 2017)  
without a public subsidy in the form of land, money, or both. Unfortu-
nately, many of the state and federal programs are limited to assisting 
only those households at 60 percent area median income (AMI) or less. 
The reality is that housing is often unaffordable to households earning 
up to 120 percent AMI (and higher in many markets). A tiered approach 
to the provision of subsidies and economic incentives, especially at the 
local level, is necessary to ensure the construction and preservation of  
a wide range of affordable housing types in our nation’s communities. 

Scaling back the size of newly constructed housing offers some  
cost savings provided the minimum buildable lot size is reduced  
accordingly to realize a savings on land acquisition.  Homes in the 900- 
to 1,200-square-foot range are becoming more commonplace, but  
the trend in America is still toward larger houses. According to the  
U.S. Census, the size of the average single-family house increased from 1,535 
square feet in 1975 to 2,169 square feet in 2010—an increase of 41 percent.  

3. Housing Location
There is an increasing disconnect between job location and  
housing supply, placing greater demands on our transportation  
system and causing a greater proportion of time and income to be  
spent on commuting.

Long Commutes. Driven in part by the search for affordable housing, 
rising commute times are an issue both regionally and nationwide, 
adding even more expenses to full-time workers. Brookings Institution 
research found that between 2000 and 2012, more Americans took 
on outsized commutes: The number of jobs within the typical com-
mute distance for residents in a major metro area fell by seven percent 
nationwide. The 2015 American Community Survey found that the 
country’s average commute rose to 26.4 minutes in 2015, and the num-
ber of Americans who live in one county and work in another soared 

from 23.5 million to 40.1 million between 1990 and 2014, a 71 percent 
increase. More time behind the wheel or on a bus or train is taking more 
money from the working poor. 

The census data shows the longest commutes are also the fastest 
growing. The number of workers who are over the age of 16 grew by 
roughly 1.7 percent from 2014 to 2015 (a total of 148.3 million workers). 
But the number of workers with 45-minute commutes grew even faster 
(3.5 percent). The number with hour-long commutes grew even faster 
than that (5.1 percent). And workers with extreme commutes—90 minutes 
or more—grew by the fastest rate of all (eight percent). At the other  
end of the spectrum, the number of workers with commutes less than 
10 minutes actually shrank.

But research increasingly finds that for many, longer drives are a 
direct result of a dearth of housing near jobs, especially in increasingly 
expensive downtown districts. Our dreary national commute reflects 
larger choices about zoning, housing development, and infrastructure 
investments which add to the affordability crisis that has gotten worse 
over the last decade, especially for the poor and the middle class.

The median commute distance for those earning $15,000 a year or 
less has jumped from 12 to 21 miles between 2006 and 2013. There’s 
also a pronounced racial dimension to the increase in commuting time: 
Brookings Institution research found that as more lower-income urban 
Americans are pushed to suburban areas due to rising rents, the number 
of jobs near the typical Hispanic (17 percent decline) and black (14 percent 
decline) resident in major metro areas declined much more steeply 
than for white residents (six percent decline).

Production. Nationally, the number of households grew by 11.2 million 
between 2005 and 2015, while only 9.9 million new housing units were 
constructed during the same period. Only 10 of the nation’s 50 largest  
metros have produced enough new housing to keep pace with job growth 
in recent years. Job growth tends to be centered in the counties containing 
a core city while a greater share of housing units is added to the surround-
ing suburbs—leading to heightened levels of undersupply in the core cities.

There is a strong correlation between the number of jobs and rent 
growth from 2005 to 2015. Real estate values plummeted following 
the Great Recession and construction came to a near halt across 
the country, with the number of new housing units permitted to be 
constructed dropping to the lowest level on record in May 2009. Since 
then, the housing market and the overall economy have recovered, but 
new construction continues to lag. The number of companies building 
homes dropped by 50 percent from 2007 to 2012, and the construction 
industry is currently facing a serious labor shortage. The resulting lack of 
new construction is contributing to rising rents, which are creating an 
affordability crisis in many parts of the country.

In the postrecession period, most large metros areas are lacking 
in housing supply but are high in demand. When we focus on the 
postrecession period from 2010 to 2015, only 10 of the 50 largest  
metros added fewer than two jobs per residential building permit.

Cost/Income. Out of 30 metro areas that increased economic produc-
tivity, average wages, and standard of living since 2010, only 11 were 
able to distribute that growth across income groups.
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4. Housing Needs for All
Over the past 12 years, home design has evolved to building homes 
that accommodate the changing demographics of our nation. More 
housing is being developed for a mix of life stages and at a range of 
price points, including extended families and caretakers, those who 
may need first-floor living and zero-step entries, larger families, and 
single-person households. A diversity of housing types accommodates 
all needs.

Universal Design and Visitability Principles. Creating a range 
of housing options for residents in a community is one way for older 
adults to not only remain in their homes, but also remain in their 
communities. Over the past decade, builders have implemented more 
Universal Design and Visitability elements in housing design as standard 
rather than as an option. The principles emphasize the design of build-
ings and environments that are accessible to all people, regardless of 
age, disability, or other factors. 

Aging in Community. According to AARP’s Public Policy Institute,  
the vast majority of people age 50 and older want to stay in their 
homes and communities for as long as possible. However, Fannie  
Mae’s research anticipates that aging baby boomers will trigger an  
exodus in the housing market. Fannie Mae states: “The beginning of  
a mass exodus looms on the horizon, fueling fears of a ‘generational 
housing bubble.’” Such a scenario “would reverberate through the  
housing market and economy.” Fannie Mae’s report states that “the 
number of homeowners who reach age 65 by the year 2026 will  
drop by 10.5 million to 11.9 million, more than the loss of 9.2 million 
in that age bracket from 2006 to 2016.” A broader range of housing 
options benefits a broader range of people and households,  
including accessory dwelling units and smaller rental homes. Commu-
nity planning should incorporate access to amenities such  
as parks, trails, and transportation networks near existing housing for 
older populations.

Cost Burden. Housing and transportation are the two biggest 
expenses in a typical U.S. household. Statistics suggest that the combi-
nation of housing affordability and affordable transportation is an issue 
for more than two-thirds of Americans, with the nation’s lowest-income 
households absorbing the greatest costs. Access to alternative modes of 
affordable transportation, particularly transit, is critical to these households. 

Future Home Owners. More than 32 percent of Americans age 18 to 
35 currently reside with their family. There may be a number of reasons 
for this. The first is the lack of a range of housing options in regions 
throughout the United States. The second is the increased economic 
instability of young adults due to increased personal debt burden and, 
in some locations, lack of access to job growth opportunities. These 
two issues combined present barriers to future home ownership and 
economic stability. 

Impacts of Immigration. For decades, immigration has affected 
communities throughout the United States. According to Joint Center 

for Housing Studies data, immigrants currently make up 20 percent of 
renter households and 12 percent of home owners. From 2006 through 
2016, these households have been shown to stabilize both urban and 
rural communities that might have otherwise lost populations. 

Sustainable Design. In the past few years, efforts to create more 
sustainable homes have increased. There has been progress in the use 
of cleaner fuels and renewable energy for home heating. From 2010 to 
2016 electric heat increased from 34.2 percent of the market to 37.7;  
solar increased from 1.26 to 1.82 percent. Utility gas/bottled/LP gas 
decreased from 63.1 percent to 62.5; however, fuel oil/kerosene increased 
from 15.6 to 16.1 percent and use of wood from 9.3 to 10.3 percent. 

Increased interest in carbon reduction leads to greater focus 
on energy efficiency of lighting, plug loads, HVAC systems, and 
water-saving devices as well as improved building codes. While there 
is considerable variation in state policies, most encourage use of the 
measures cited above. 

This factor and carbon reduction strategies in all other sectors is 
reflected in the steady decline of annual per capita energy use (300 
million BTU) and CO

2 emissions (15.8 metric tons of CO2) in 2017, lower 
than any year after 1970. 

Clear indications of the energy market transformation is the rapid 
increase in the number of passive house and net-zero building projects 
in the country. Projects exist in states with more stringent building 
codes such as California and Florida, but are gaining traction in other 
states and localities that are committed to reducing greenhouse gases 
substantially by 2030 and 2050. 

A passive house combines a high level of comfort with very low 
energy consumption through an efficient envelope requiring less 
heating and cooling. The number of passive house projects certified or 
in construction rose from 25 in 2011 to 350 in 2016, providing approxi-
mately 3,000 housing units. Net-zero buildings, very efficient buildings 
with solar and batteries that produce as much energy as they use, are 
increasing as states adopt more stringent energy codes. Currently the 
Net-Zero Energy Coalition estimates there are more than 5,000 NZE 
single-family homes and 7,000 NZE multifamily units nationwide. For 
example, by 2020 all new buildings in California will meet these stan-
dards, producing 100,000 NZE homes annually.

Homelessness. In 2017, the U.S. Department of Housing and Urban 
Development (HUD) reported that 553,742 people experienced 
homelessness in the United States on a single night. Two-thirds of the 
homeless were located in transitional housing or emergency shelters, 
with the remaining third in unsheltered locations. Thirty-three percent 
of the homeless were in families with children; the remaining 67 percent 
were single individuals. Most of the families were in sheltered situations. 

From 2016 to 2017, there was an overall increase in the homeless 
population of one percent, consisting of a rise in homeless individuals 
counterbalanced by a five percent decline in the number of homeless 
families. This is the first reported increase in national homelessness in 
seven years. The increase occurred in major cities, with a decrease in 
the homeless in smaller towns and statewide. Across the nation there 
was an increase in the persons experiencing homelessness who were 
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unsheltered. On a particular night in January 2017, approximately 24 percent  
of those experiencing homelessness were chronically homeless,  
a decline of five percent from 2007. However, the share of unsheltered 
chronically homeless increased from 65 percent to 69 percent. 

Approximately half of the homeless are located in one of five states: 
California (25 percent), New York (16 percent), Florida (six percent), and 
Texas and Washington (four percent). There are also wide variances by 
state in the percentage of homeless unsheltered, ranging from a high of 
77.8 percent in California to a low of 6.9 percent in Iowa. 
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Policy Positions

should also research and analyze, and as part of any zoning amendment, 
preempt all restrictive covenants and barriers to fair housing and access to 
housing choice, including barriers to on-street, overnight parking.

Location should be addressed without compromising equity or 
resiliency. Local jurisdictions should consider incorporating into bylaws 
and ordinances transit-oriented development principles and principles 
that address the importance of housing location in relation to access 
and proximity to schools, jobs, parks, transportation, and other critical 
amenities and resources. States should consider moving to a Housing + 
Transportation Index when determining affordability.

Position 1C  The American Planning Association and its Chapters and 
Divisions support a better regional location balance for jobs, schools, 
and housing. Planners should support a regional fair-share distribu-
tion of housing, in general, and affordable housing, in particular, in 
proximity to employment opportunities. Planners recognize that 
housing markets closely align with labor markets, and function on a 
regional scale. Addressing any misalignment between them calls for 
interjurisdictional dialogue and cooperation. Local jurisdictions should 
amend zoning and regulations to encourage better balance of jobs 
and housing, including an increase of mixed uses in downtown and 
commercial areas, and establishing home occupation standards that 
have a low regulatory burden.

Position 1D  The American Planning Association and its Chapters  
and Divisions recognize and support ongoing and expanded efforts 
to build market-rate and workforce housing in rural locations. Aging 
demographics and declining wages, combined with an older  
unmaintained housing stock, contribute to the need to ensure an  
equitable supply of safe housing in these areas. State, county, and  
local planners must ensure that resources, including capital, are directed 
to housing efforts in these locations, including funding for utilities  
and infrastructure, such as water and wastewater systems and roads, 
particularly in areas with lower-income populations. 

Position 1E  The American Planning Association and its Chapters and 
Divisions emphasize the importance of having an adequate supply 
of housing, and especially affordable housing, in economic devel-
opment strategies. State and local jurisdictions should engage with 
business leaders to provide public messaging on the importance of 
housing and housing development to meet the needs of economic 
growth. Examples of potential strategies include: preserving existing 
mixed-income, multifamily housing stock near major employers and 
transit hubs in order to create housing opportunities in close proximity 

POSITION 1 Modernize state and local laws 
to ensure housing opportunities are available, 
accessible, and affordable to all. 

Position 1A  The American Planning Association and its Chapters and 
Divisions support the modernization of state planning laws to ensure 
that state enabling statutes for zoning promote local planning efforts 
and provide housing resources to solve our most pressing affordability 
challenges. State involvement and resources are needed to ensure con-
sistency and universal participation among municipalities. States should 
require binding comprehensive plans or a specific community-wide 
housing plan that both understand current and future housing trends 
and actively plan for the availability and affordability of housing. Further, 
states should not prohibit jurisdictions from establishing inclusionary 
housing and zoning programs and related rules and regulations aimed 
at creating and preserving housing. Mandates, funding, technical assis-
tance, or other incentives may be used. Further, states should designate 
a single agency to oversee housing policy, support local planning, and 
achieve key production and affordability goals. 

Position 1B  The American Planning Association and its Chapters and 
Divisions support the modernization of local zoning bylaws and ordi-
nances to increase housing production, while taking local context and 
conditions into account. While challenging to confront and, ultimately, 
amend or dismantle exclusionary zoning, rules, and practices, planners 
must take the lead in modernizing zoning. Local jurisdictions should 
adopt bylaws or ordinances, policies, and incentives that facilitate a 
range of housing types and densities and that serve a diversity of hous-
ing needs. Local jurisdictions should review and modernize bylaws and 
ordinances and planners need resources to make updates happen and 
to ensure adequate public engagement occurs. 

Updates to bylaws and ordinances should address mixed use and mul-
tifamily development, including affordability. Updates should also include 
rezoning for higher densities where there may be existing lower densities. 
Local jurisdictions should consider reducing or eliminating minimum lot-
size requirements, reducing minimum dwelling unit requirements, allowing 
greater height and density and reducing or eliminating off-street minimum 
parking requirements, and they should specifically identify and eliminate or 
minimize regulatory obstacles to the establishment of accessory dwelling 
units, whether attached to or detached from the principal dwelling unit. 
Local jurisdictions should also allow for and encourage adaptive reuse 
and use conversions to encourage housing production. Local jurisdictions 

http://planning.org/policy


American Planning Association | planning.org/policy  9

H O U S I N G P O L I C Y G U I D E

to new suburban, exurban, and rural employment and service centers; 
performing housing impact studies, in conjunction with large employ-
ers, to analyze the availability of affordable housing for their workforce 
in proximity to work locations; encouraging employers to invest in 
their workforce and neighborhoods by supporting employer-assisted 
housing programs; and supporting transportation and transit improve-
ments to increase job access and tracking and managing impacts from 
short-term rentals.

Position 1F  The American Planning Association and its Chapters and 
Divisions support inclusionary growth to ensure fair opportunities to 
access affordable housing and economic prosperity, while addressing 
the negative effects of gentrification. Fair share increases opportunity 
such as access and proximity to jobs, accredited schools, community 
centers, and mobility options. State should remove barriers and create 
enabling legislation to allow local jurisdictions to adopt inclusionary 
growth and related requirements which may: mandate a minimum per-
centage of affordable units in a development are set aside in exchange 
for greater density, allow for a prorated number of affordable units that 
may be provided off-site, allow for payment to a dedicated fund for use 
by other developers, and require a diversity of housing unit sizes, includ-
ing housing units with at least three bedrooms in support of families 
and households that include caregivers.

Position 1G  The American Planning Association and its Chapters 
and Divisions should eliminate barriers to affordable and multifamily 
housing development and exclusionary zoning, rules, and practices, 
especially in areas where such development is supported by the 
necessary transportation, social, cultural, utility, and economic infra-
structure. Local jurisdictions should allow multifamily, mixed-income 
housing as a by-right use and reduce permitting barriers that create 
development uncertainty, increase the cost of land and develop-
ment, and stimulate opposition. Local jurisdictions should streamline 
approval processes that coincide with identified housing needs and 
demand and establish higher thresholds that are subject to special 
permit reviews. 

Position 1H  The American Planning Association and its Chapters and 
Divisions support “enabling design”—design that enables residents of 
varying levels of physical ability to live in all multifamily housing and 
single-family residential, and recommends requiring its use in housing 
assisted with federal subsidies. 

Position 1I  The American Planning Association and its Chapters and 
Divisions should work to transform the community engagement process 
relative to multifamily and mixed-income housing preservation and 
development. Local jurisdictions should move to active implementation 
of housing policy and development and build public support for housing 
affordability. Local jurisdictions should consider developing outreach 
and engagement strategies to establish a framework and guide dialogue 
with the public and key stakeholders about housing need, demand, and 
trends, as well as the consequences of inaction. Local jurisdictions should 
be inclusive and responsive to a broad range of constituents, while 

promoting best practices and educating the public with attention to 
ensuring all populations have access to information in a variety of formats.

Position 1J  The American Planning Association and its Chapters and 
Divisions support efforts to combat housing discrimination and support 
efforts that foster racial and economic integration. This includes support 
for the inclusive goals of the National Housing Act of 1949 and the 
Fair Housing Act of 1968, specifically including the latter’s objective 
of affirmatively furthering fair housing. It also includes support for the 
adoption of federal and state laws that would prohibit and provide 
additional protections against housing discrimination based on the 
source of income/ receiving public assistance and other protected 
classes, including but not limited to additional protections for ancestry, 
age, gender identity, genetic information, marital status, sexual orienta-
tion, and veteran/ military history. Finally, APA supports the dismantling 
of exclusionary land use and zoning practice and policies that contrib-
ute to and continue historic patterns of segregation, which includes 
discriminatory definitions of family in local zoning and ordinances. 

Position 1K  The American Planning Association and its Chapters  
and Divisions support better understanding of the variations in  
acceptable housing occupancy standards across cultures to encourage 
and support flexibility in housing occupancy standards while ensuring 
safe, humane, and reasonable standards of living. Housing occupancy 
varies across different sociocultural groups including different  
preferences for multigenerational and larger households.

Position 1L  The American Planning Association and its Chapters and 
Divisions have a special responsibility to establish affordable, accessible 
and available housing as core values in states and localities. Engage-
ment of community leaders, elected officials, and the public in support 
of these core values can lay the groundwork for modernization of state 
enabling statutes and reform of local plans and codes that may inhibit 
housing affordability and availability. Effective engagement can also 
diminish concerns regarding increased density and new housing forms in 
existing neighborhoods. 

POSITION 2 Preserve existing housing to  
maintain the quality and overall supply of 
affordable housing. 

Position 2A  The American Planning Association and its Chapters 
and Divisions recognize that preservation of the existing affordable 
housing stock is critical for protecting older owner-occupied and 
renter-occupied housing. These types of housing units are often the 
dominant building fabric and largest source of naturally occurring 
affordable housing for many inner-ring neighborhoods. Communities 
should develop plans for substandard and abandoned housing and 
identify properties that risk falling into substandard conditions. Local 
jurisdictions should ensure that comprehensive housing plan policy 
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recommendations support the preservation of existing housing stock 
as a key component of those plans. Incentivizing and/or mandating 
the preservation of existing affordable housing is also often the most 
sustainable way a municipality can ensure housing provision. The only 
exception to this position would be in the case of existing housing  
that is substandard, the removal of which would give way to high-
er-density multifamily developments. 

Position 2B  The American Planning Association and its Chapters 
and Divisions support the preservation of existing affordable housing. 
In order to stem the loss of existing affordable units in gentrifying 
neighborhoods due to permanent removal, conversion to other uses, 
and rent increases, local jurisdictions should support the preservation 
or replacement of these units. Planners and local policy makers should 
consider a package of incentives to ensure some level of affordability 
remains associated with these units. Planners should encourage models 
to preserve affordable housing units, such as low-equity cooperatives 
and community land trusts. Local jurisdictions should consider the 
impact of redevelopment proposals on existing neighborhoods, partic-
ularly with regard to the potential for residential displacement of low- to 
middle-income households. Planners should encourage adoption of 
inclusionary zoning and regulatory measures that proactively preserve 
housing that is affordable to low- and very-low income households 
along current and future transit corridors, downtowns, and village or 
community centers. This ensures that transit-dependent populations in 
developing or redeveloping areas will have continued access to ameni-
ties such as jobs, schools, health care, and goods and services.

Position 2C  The American Planning Association and its Chapters and 
Divisions support monitoring of existing affordable housing units in 
state and local jurisdictions. Many communities nationwide have suc-
cessfully used inclusionary zoning as a means to ensure that a specified 
percent of new market units developed are rent- or sale-restricted for 
households earning less than 100 percent of Area Median Income. Plan-
ners should ensure that units remain affordable through the term  
of their deed restriction. 

Position 2D  The American Planning Association and its Chapters and 
Divisions support options for older adults to age in community. Local juris-
dictions should encourage the maintenance and modernization of existing 
housing by providing or identifying options for financial assistance from 
loan and grant programs, home modification programs for people with 
disabilities, and weatherization and home energy assistance programs.

Position 2E  The American Planning Association and its Chapters and 
Divisions support options for public education on home ownership, 
maintenance, and repair. First-time home owners should understand 
the benefits and responsibility of home ownership.  

POSITION 3 Encourage environmental 
sustainability and resiliency as critical elements  
of housing availability and affordability.

Position 3A: The American Planning Association and its Chapters and 
Divisions encourage sustainability, resiliency, and energy and water 
efficiency in the housing sector. States and local jurisdictions should 
investigate opportunities to amend zoning and building requirements 
to increase production of net-zero and passive homes, and homes with 
water harvesting and gray water systems. Planners should work with 
the developers to educate energy end users about choosing renewable 
energy, water conservation and reuse, and sustainable lifestyles.

Position 3B  The American Planning Association and its Chapters  
and Divisions encourage additional housing to be located in walkable, 
transit-rich areas to support broader low-carbon emission choices  
and goals. 

Position 3C  The American Planning Association and its Chapters 
and Divisions encourage the siting and design of housing away from 
flood-prone areas and areas prone to natural disasters and hazards, 
incorporating green infrastructure into future development. Planners 
should encourage compact development and mixed use housing to 
reduce impacts on watersheds and environmentally sensitive areas and 
in areas prone to natural disasters and hazards.

Position 3D  The American Planning Association and its Chapters 
and Divisions should work to ensure that environmental sustainability 
and resilience are incorporated into the design and construction of all 
housing typologies.

POSITION 4 Ensure that public and private finance 
keeps pace and innovates to support increased 
housing availability and affordability.

Position 4A  The American Planning Association and its Chapters 
and Divisions support increased financial resources from the federal 
government to support the preservation and production of housing. 
Planners should advocate for the continued reauthorization and 
increased funding for federal housing programs, such as the HOME 
Investment Partnerships Program, the Community Development Block 
Grant, Housing Choice Vouchers, and the Native American Housing and 
Self-Determination Act funding. Planners should support the continued 
allocation of funds to the National Housing Trust Fund from the profits 
of Fannie Mae and Freddie Mac. Planners should support increases to 
the Low-Income Housing Tax Credit Program and reforms to simplify 
that program. Planners should support the preservation and mod-
ernization of federally assisted housing for older residents, including 
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Section 202 Supportive Housing for the Elderly and the U.S. Department 
of Agriculture 515 and 521 programs. Finally, planners should support 
full federal funding for public housing capital and administrative funds. 

Position 4B  The American Planning Association and its Chapters and 
Divisions support reforms to private financial resources to support the 
preservation and production of housing. Lending institutions often 
have inflexible standards or periods of restricted lending. Planners 
should encourage lending institutions to support mixed use and other 
nontraditional development formats while avoiding risky lending 
practices and lax regulation. Lenders also can support housing afford-
ability by reducing requirements for parking spaces. Planners should 
advocate for reforms to the Community Reinvestment Act to ensure fair 
lending practices and greater investment in lower-income communi-
ties. Lenders must address historic patterns of discrimination practices, 
particularly against mortgage applicants who are black and Hispanic to 
ensure that the opportunity of home ownership is available to all.

Position 4C  The American Planning Association and its Chapters 
and Divisions support the establishment and growth of creative and 
flexible housing programs, such as the Rental Assistance Demonstration 
Program (recapitalization of public housing) and the Moving to Work 
Program (flexible use of housing choice vouchers). As much as possible, 
planners should seek to use regulatory tools to leverage the power of 
private capital to create affordable housing, and significant gains can be 
made through robust inclusionary zoning incentives in areas where the 
market supports new housing development. 

Position 4D  The American Planning Association and its Chapters and 
Divisions should support the continued role of the federal government 
in ensuring access to residential mortgage capital support to the hous-
ing market either indirectly through existing government sponsored 
enterprises (Fannie Mae and Freddie Mac), or through some other 
similar mechanism that also provides ongoing market stability. Planners 
should support the Duty to Serve program of the Federal Housing 
Finance Agency as a means of providing access to mortgage financing 
for low-income home purchasers, including purchasers of manufactured 
housing. Planners should support the establishment and use of inno-
vative approaches that create home ownership opportunities, such as 
shared-equity home ownership, resident-owned manufactured housing 
communities, life-cycle underwriting, and portable and assumable mort-
gages. Planners should support changes to the mortgage interest tax 
deduction that directly benefit low- and moderate-income home owners. 

Position 4E  The American Planning Association and its Chapters and 
Divisions support increased coordination among existing federal plan-
ning programs, such as the Consolidated Plan required for HUD funds, 
with state and local plans. Planners should support the alignment of 
funding cycles among different programs and matching regulatory 
requirements to simplify developer compliance and to expedite both 
reviews and approvals of funding applications. Unified application  
processes will reduce developer regulatory burdens and increase 
program utility to improve the efficiency of funds deployed. Planners 

should advocate to their federal representatives the importance of 
restoring and increasing HUD funding. Further, planners should advo-
cate for federal representatives to address the impacts of recent tax 
reform on a range of tax credits and related financing tools for housing.

Position 4F  The American Planning Association and its Chapters and 
Divisions support innovations to government assessment and tax poli-
cies. State and local jurisdictions should work together to create reforms 
to tax assessment policies, creating model frameworks and local 
assessment categories. Planners should educate assessors and others 
engaged in local tax policy setting with affordable housing assessment 
policies. At the federal level, planners should support the establishment 
of a project-based low-income renters’ tax credit, to be administered at 
the state level to maximize coordination with other programs such as 
the Low-Income Housing Tax Credit. Planners should also support the 
establishment of a middle-income housing tax credit.

Position 4G  The American Planning Association and its Chapters and 
Divisions should support the establishment of programs at the state and 
local levels to provide financing for or subsidize development of accessory 
dwelling units that are targeted for occupancy by lower-income house-
holds, including those with Housing Choice (Section 8) and Veterans Affairs 
Supportive Housing Vouchers, or that have below-market rents.

Position 4H  The American Planning Association and its Chapters and 
Divisions continue to support the federal Low Income Housing Tax Credit 
program that provides equity for new and rehab housing developments 
directed at households earning below 60 percent or 50 percent of Area 
Median Income. Planners should support the ongoing reform of the asso-
ciated Qualified Allocation Plans that are a requirement for each state for 
the allocation of these tax credits. In particular, states should consider the 
inclusion of criteria that ensure equal representation for rural and urban 
housing as well as additional locational preferences. 

Position 4I  The American Planning Association and its Chapters and 
Divisions support the ongoing creation and funding of Housing Trust 
Funds (HTFs) around the country, specifically and solely for the purpose 
of housing-related expenditures. Whether these funds are established 
at the local, county, or state level, they are designed to receive ongoing 
sources of public funding to support the preservation and production of 
affordable housing and increase opportunities for families and individuals 
to access decent affordable homes. Planners support funding HTFs via 
direct allocation from general funds (budgetary line items) as well as the 
issuance of housing bonds at both the local and state level.  Planners 
should prioritize dedicated funding streams to fund HTFs when possible 
in addition to annual allocations from general funds. Dedicated funding 
streams prevent volatile changes in funding based on an administration’s 
political views. All HTF funds should be limited to expenditures related to 
creating or preserving affordable housing; use of these funds should not 
be directed to other projects or budget items.  

Position 4J  The American Planning Association and its Chapters and 
Divisions support the cultivation of partnerships to best utilize the full 

http://planning.org/policy


American Planning Association | planning.org/policy  12

H O U S I N G P O L I C Y G U I D E

range of available resources to develop affordable housing. Local juris-
dictions should seek to pair potential partners to broaden community 
involvement in the production of affordable housing. Organizations and 
individuals that are not typically involved in housing production, such 
as arts groups, medical associations, or education coalitions, should be 
sought out for potential partnerships in addition to nonprofit commu-
nity foundations. 

POSITION 5 Support funding and program 
flexibility to provide services, shelters, and 
permanent supportive housing for people 
experiencing homelessness, veterans, immigrants, 
and the formerly incarcerated. 

Position 5A  The American Planning Association and its Chapters and 
Divisions support continued reauthorization and full funding of federal 
programs that directly benefit America’s homeless population, includ-
ing the HUD Continuum of Care Homeless Assistance and Emergency 
Solutions Grant Programs, and also continued funding of the National 
Housing Trust Fund, which is used to produce new housing that targets 
extremely low-income people. Planners should also support the cre-
ative and flexible use of other federal, state, and local housing resources 
that are used to establish and operate shelters and permanent support-
ive housing for people experiencing homelessness, including but not 
limited to veterans, immigrants, and the formerly incarcerated. 

http://planning.org/policy
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Related Policy Guides

In addition to housing, APA has recently or is currently issuing guides on 
topics as diverse as social equity, water, food policy, and autonomous 
vehicles. Almost no topic stands completely apart from the others and 
housing touches upon every other topic. A sampling of relevant Policy 
Guides includes the following:

Equity
The Planning for Equity Policy Guide, adopted in 2019, is a compre-
hensive assessment of the growing disparities in income, opportunity, 
mobility and choice. Specific to housing, the Policy Guide cites the  
principal goal of the National Housing Act of 1949 as “realization as  
soon as feasible of the goal of a decent home and suitable living  
environment for every American family” and examines where we, as  
a nation, have fallen short. 

Public Health
The Healthy Communities Policy Guide, adopted in October 2017, 
defines healthy communities as “places where all individuals have 
access to healthy built, social, economic, and natural environments that 
give them the opportunity to live to their fullest potential regardless 
of their race, ethnicity, gender, income, age, abilities, or other socially 
defined circumstances.” The Policy Guide emphasizes neighborhood 
design that is conducive to walking and bicycling.

Sustainability
The Sustainability Policy Framework, adopted in January 2016, is 
intended to supersede the Planning for Sustainability Policy Guide 
adopted in 2000. Among the key elements of the Framework is the goal 
to “ensure that all elements of the built environment, including land 
use, transportation, housing, energy, and infrastructure, work together 
to provide sustainable, green places for living, working, and recreation, 
with a high quality of life” and specifically that local development codes 
include “provisions for a variety of housing types (e.g., accessory dwell-
ing units, cohousing, multiplexes, row houses, and mixed use buildings) 
for neighborhood residents of all ages, with different incomes, needs, 
and physical abilities.”

Water
The Water Policy Guide, second update adopted July 2016, stressed the 
need to evolve from planning for hazard mitigation and flood control 
to considering the supply, demand, and quality of our drinking water. 
The recommendations for integrated resource management include 
community land-use planning that seeks to achieve development that 
results in sustainable land-use patterns coupled with the efficient use 
of scarce and/or oversubscribed water supplies. Beyond the obvious 
recommendations to avoid or minimize housing construction within 
flood hazard areas, the Policy Guide emphasizes the need to consider 
proximity to water supply and to incorporate sustainable design prac-
tices to reduce water demand.

Aging in Community
Implementing housing policies is critical to advancing the Aging in 
Community Policy Guide, adopted in April 2014. The guide states that 
planners should aim to “provide a range of affordable and accessible 
housing options. Promote housing development of differing sizes and 
costs. Better utilize existing housing resources, and advance universal 
design and visitability standards to promote accessibility in new housing.”
 
Surface Transportation
The Surface Transportation Policy Guide, adopted in 2019, emphasizes 
the role of transportation in mitigating the effects of climate change, 
how data can be leveraged to make equitable and effective transit deci-
sions, and transportation revenue amid a changing policy landscape.
The location of housing relative to job sites is undoubtedly the single 
most important factor in assessing transportation needs. 

 
Please refer directly to these closely allied policy guides for additional
information on these topics: http://planning.org/policy.

http://planning.org/policy
https://www.planning.org/policy/guides/adopted/equity/
https://planning.org/policy/guides/adopted/healthycommunities/
https://planning.org/policy/guides/adopted/healthycommunities/
https://planning.org/media/document/9117770/
https://planning.org/policy/guides/adopted/water/
https://planning.org/policy/guides/adopted/agingincommunity.htm
https://planning.org/policy/guides/adopted/agingincommunity.htm
https://planning.org/policy/guides/adopted/surfacetransportation
http://planning.org/policy


IMPORTANT ADVICE FOR PLANNING MODERATE-INCOME HOUSING 

HOUSING & COMMUNITY DEVELOPMENT DIVISION 1 

Many	of	 the	moderate‐income	housing	plans	 the	Utah	Housing	
and	Community	Development	Division	receives	each	year	are	
adequate.	Most	could	use	 improvement	 in	 some key	areas,	
however.	We've noticed	 four	 recurring	deficiencies	 that	most	
cities	 could	easily	fix:	

1) FLESHING‐OUT	GOALS:

A	goal	without	actions	 is	 just	a	wish,	but	a	moderate‐income	housing	plan	element	
without	project‐oriented	goals	is	not	a	plan	at	all.		Setting	concrete	goals	is	the	most	
important	part	of	planning.		Cities	that	fail	to	set	concrete	goals	for	moderate‐income	
housing	are	indeed	planning	to	fail,	and	they	should	expect	their	affordable	housing	
problems	to	worsen.  ONLY	project‐oriented	plans	that	are	championed	by	actively	
involved	city	council	members	will	improve	housing	conditions	in	a	community.	

It	 is	 the	 role	 of	 the	 city	 council	 to	 set	 policy	 and	make	 the	 tough	 decisions	 about	
affordable	 housing	 in	 their	 community.	 	 Regrettably,	 it	 is	 readily	 apparent	 which	
moderate‐income	housing	plan	elements	have	been	prepared	by	a	city’s	 staff	without	
the	 active	 involvement	 of	 the	 city	 council.	 These	 housing	 elements	 tend	 to	 be	
insubstantial,	 skimpy	 on	 detail,	 wishy‐washy,	 noncommittal,	 pedantically	 recite	
policies	and	statutes,	and	fail	to	critically	evaluate	the	successes	and	failings	of	the	
city’s	housing	programs.	 	 	 Some	cities	 try	 to	mask	 the	obvious	 lack	of	 city	 council	
involvement	 with	 glossy	 pages,	 brightly	 colored	 graphs,	 figures,	 and	 pictures.		
Others	 simply	 over‐compensate	 with	 extensive	 housing	 market	 studies	 and	
expansive	 technical	 documents	 from	 expensive	 consultants.	 	 To	 the	 reader,	 these	
pseudo‐plan	elements	always	seem	 impractical,	disconnected	 from	the	community,	
and	overtly	lacking	in	specific,	actionable	goals.		Ultimately,	city	councils	must	be	the	
ones	who	decide	what	needs	to	be	done,	how	it	should	be	done,	where	it	should	be	
done,	when	it	should	be	done,	and	who	should	do	it,	so	active	involvement	is	critical.			

Nonetheless,	 here	 are	 some	 guidelines	 that	will	 help	 city	 staff	 in	 preparing	 better	
strategic	goals	to	present	to	the	city	council:	

a. Planning	staff	should	advise	their	council	to	limit	the	goals	section	of	the
moderate‐income	housing	element	to	just	4	or	5	actionable	goals	at	the
most.

i. In	this	order	of	importance,	they	should	focus	on:
1. Goals	to	reduce	any	housing	shortages—e.g.	Goal:	Increase	5‐

year	affordable	housing	production	by	5%.
2. Goals	preserving	the	existing	stock	of	affordable	housing.
3. Goals	reviewing	and	eliminating	regulatory	barriers

that	exacerbate	the	cost	of	housing	or	hinder	the
production	of	affordable	housing.
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4. Goals	facilitating	and	coordinating	a	regional	housing	plan.

b. Moderate‐income	Housing	Goals	should:
i. Goals	should	be	measurable,	i.e.	if	you	cannot	quantify	it,	you’re

wasting	your	time	and	your	constituents’	tax	dollars.
• To	paraphrase	Peter	Drucker,	that	which	gets	measured,	gets	done.

ii. Goals	should	pertain	directly	to	the	problems	that	were	identified
through	analysis,	estimates,	and	projections.
• A	lot	of	communities	set	goals	that	are	completely	unrelated	to	the

estimated	housing	needs	of	their	moderate‐income	households	and
vulnerable	populations.

iii. Goals	should	be	related	to	valid	solutions	that	have	been	identified
through	a	reasonable	literature	review.
• Goals	to	solve	problems	are	not	considered	rational	unless	there

is	valid	evidence	that	a	preferred	method	reliably	resolves
similar	problems	under	similar	circumstances.

iv. Goals	should	be	consistent	with	clearly	stated	planning	principles,	city
policies,	and	a	community’s	values.
• The	MIHE	should	clearly	articulate	the	county	or	city’s	vision	of

affordable	housing	and	summarize	its	respective	housing	policies
at	the	beginning.	 Policy	statements	do	not	belong	in	the	goals
section.

v. Goals	must	always	be	lawful,	ethical,	and	humane.
• It	is	not	ethical	to	resolve	your	city’s	moderate‐income	housing

issues	by	increasing	the	housing	burdens	of	another	local
government.	 For	example,	busing	homeless	people	to	another	city
may	violate	their	civil	liberties	and	places	an	undue	burden	on
another	city.

c. Moderate‐income	housing	goals	MUST	state	concrete	objectives
i. Goals	describe	a	desired	outcome.	 Objectives	define	how	to	reach	that
outcome.	 Well‐specified	moderate‐income	housing	goals	are	fleshed
out	with	project	management‐oriented	objectives.	 Project
management‐oriented	housing	objectives	do	the	following:

1. Outline	specific	steps	and	tasks
2. Assign	accountable	parties
3. Review	and	allocate	available	resources
4. Identify	viable	locations
5. Set	definite	deadlines
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2) ACKNOWLEDGING	UTAH’S	FAIR	HOUSING	ACT	
	

Every	moderate‐income	housing	plan	needs	to	include	a	very	short	section	
specifically	entitled,	"Utah	Fair	Housing	Act	Acknowledgement"	

a. You	can	copy	and	paste	this	exact	paragraph	into	your	MIHP	after	substituting	
the	name	of	your	city	or	county:	

	
In	accordance	with	state	and	federal	laws,	[City/County]	exercises	the	authority	to	
plan,	zone,	and	regulate	land‐use	in	promoting	the	community’s	health,	safety,	and	
welfare.	 The	moderate‐income	housing	 element	 of	 this	 plan	 acknowledges	 and	
upholds	 the	 Utah	 Fair	 Housing	 Act	 by	 promoting	 the	 equal	 protection	 and	
equitable	 treatment	 of	 all	 people	who	 lawfully	 seek	 to	 rent,	 lease,	 purchase,	 or	
develop	real	property	within	its	jurisdiction.	 Its	housing	policies	and	plans	strictly	
prohibit	discrimination	on	 the	basis	of	color,	disability,	ethnicity,	 familial	 status,	
gender	 identity,	national	 origin,	 race,	 religion,	 sex,	 sexual	orientation,	 source	of	
income,	 or	 any	 other	 suspect	 classification.	 It	 is	 the	 policy	 of	 [City/County]	 to	
report	 housing	 discrimination	 to	 the	 Utah	 Antidiscrimination	 Labor	 Division	
immediately.	 It	is	the	goal	of	[City/County]	to	prevent,	eliminate,	and/or	mitigate	
any	unfair	housing	practices	that	may	result	 from	 its	plans,	policies,	regulations,	
and	ordinances.	 It	 is	also	the	goal	[City/County]	to	affirmatively	 further	 fair	and	
affordable	 housing	 by	 reviewing	 the	 housing	 needs	 of	 its	 moderate‐income	
households	and	its	vulnerable	populations	biennially,	and	by	proactively	planning	
to	meet	their	needs.	

	

3) DESCRIBING	DEMOGRAPHICS	
	

Many	 cities	 and	 counties	 have	 never	 empirically	 verified	whether	 their	 affordable				
housing	 issues	 correlate	 with	 their	 most	 vulnerable	 populations.	 They	 tend	 to	
assume	that	their	community	is	too	small	or	too	homogeneous	to	have	such	issues.	
Nonetheless,	 it	 is	 the	 State’s	 presumption	 that	 all	 of	 its	 communities	 are	 diverse.	
Therefore,	it	is	the	responsibility	of	each	city	or	county	to	disprove	this	presumption	
with	evidence	to	the	contrary.	

	
A	 moderate‐income	 housing	 plan	 should	 always	 include	 a	 basic	 demographic	
analysis	 of	 your	 locality’s	 population	 and	 its	 growth	 rate.	 When	 examining	 your	
locality’s	 population,	 you	 should	 at	 least	 look	 at	 the	 following	 subpopulation	
distributions:	

 Age	
 Sex	
 Race	
 Ethnicity	
 Disability	
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Once	you’ve	described	the	demographic	distribution	of	subpopulations	within	your	
jurisdiction,	 you’ll	 need	 to	 look	 at	 the	 median	 income	 of	 each	 subpopulation	 to	
estimate	whether	they	deviate	significantly	from	the	overall	median	income	in	the	
county	 in	which	your	 jurisdiction	 is	 located.	 Tables	S1903	and	B18140	from	The	
American	 Community	 Survey	 (www.factfinder.census.gov)	 provide	 the	 annual	
median	 income	 of	 each	 of	 these	 demographic	 groups,	 which	 will	 allow	 you	 to	
calculate	and	compare	the	affordability	of	housing	for	these	subpopulations	within	
your	city.	 (An	affordable	housing	unit	 is	any	unit	whose	gross	monthly	 costs	are	
equal	to	or	less	than	30%	of	the	household’s	gross	monthly	income).	 Once	you’ve	
calculated	the	affordability	threshold	of	each	demographic	group,	you’ll	need	to	ask:	
How	many	housing	units	with	our	community	are	affordable	at	that	price	point	and	
below?		The	table	below	provides	an	example	of	demographic‐based	affordability.	

Household Type by Householder Gross Monthly Income Affordable Housing Costs 

Area Median Family $7,318 $2,195 
50 80% AMFI Household $3,659 to $5,854 $1,098 to $1756 
30 50% AMFI Household $2,195 to $3,659 $659 to $1,098 
0 30% AMFI Household $0 to $2,195 $0 to $659 
Median Homeowner Household $6,046 $1,466 
Median Renter Household $3,492 $1,108 
White Household $6,648 $2,084 
Hispanic Household $7,995 $2,398 
Elderly Household (65+) $3,487 $1,046 
Disabled Person Household $4,223 $1,267 

Source: U.S. Census Bureau, 2016, 2011 2015 American Community Survey 

4) CONTINGENCY	PLANS

Your	 community	 may	 not	 have	 a	 particular	 housing	 issue	 at	 the	 moment,	 but	
experience	 tells	 us	 that	 things	 can	 change	 very	 rapidly	 and	 unexpectedly.	 It	 is	
better	to	have	a	contingency	plan	in	place	and	never	have	to	use	it	than	to	not	have	
one	and	find	out	that	you	really,	really	need	one.	

A	 lack	 of	 contingency	 planning	 is	 a	 significant	 flaw	 in	 most	 moderate‐income	
housing	plans.	 Contingency	planning	is	essentially	emergency	planning,	but	instead	
of	preparing	procedures	and	precautions	for	disastrous	events,	contingency	plans	
are	 alternative	 plans	 for	 when	 results	 deviate	 from	 expectations	 or	 fail	 to	
materialize.	 This	 means	 that	 some	 cities	 and	 some	 counties	 are	 ill‐equipped	 to	
handle	 housing‐related	 issues	 when	 things	 don’t	 go	 as	 planned.	 Contingency	
planning	is	simply	a	precautionary	measure	that	provides	cities	and	counties	with	
basic	guidelines	on	how	to	deal	with	unexpected	or	unintended	housing	situations	
until	a	better	solution	becomes	available.	
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Description 1. Workshop: Dark Sky Ordinance 
  

Department Planning 

Presenter Stephen Nelson, City Planner  

Action Type Workshop 

Findings N/A 

Recommendation Review concepts and make general recommendations 

Reviewed By City Planner  

 
Background 

Nibley City staff is proposing that the Planning Commission consider a recommendation to the 
City Council about adopting a new lighting ordinance that would address light pollution.  Light 
pollution can be defined as the following: 

The inappropriate or excessive use of artificial light…[and] can have serious 
environmental consequences for humans, wildlife, and our climate. Components of light 
pollution include: 

Glare – excessive brightness that causes visual discomfort 

Skyglow – brightening of the night sky over inhabited areas 

Light trespass – light falling where it is not intended or needed 

Clutter – bright, confusing and excessive groupings of light sources 

 (IDA, n.d.) 

Light pollution is a large problem across the United States and has a negative impact on 
humans and wildlife alike. Some of the main reasons Nibley City staff recommends 
consideration of the proposed ordinance is for the following: 

1. Help protect the health of Nibley City Residents 

2. Protect wildlife, particularly the fireflies located in firefly park and other parts of 
the community. 

3. To help protect the rural feeling within Nibley City.  

4. Set a precedent for other communities in Cache County.  



5. Help light fixtures become more efficient 

 

Firefly Park Buffer Area 

Fireflies are incurability vulnerable to light pollution. During the mating season, fireflies will 
use bioluminescence to attract mates. When light pollution is present, this can cause fireflies 
to fly towards the artificial light instead of another firefly. Because of these reasons, the 
proposed code could create a 500’ buffer area around firefly park. The City is also 
considering offering some incentive to residents around Firefly Park to voluntary switch out 
their lights for dark sky compliant lighting.  

 

Learn more about light pollution and the Dark Sky Movement at the following links: 

 

Why We Are Losing the Night Sky: By It’s Okay to Be Smart 

 

The International Dark Sky Alliance 

 

 

 

 

 

https://www.youtube.com/watch?v=XJXsIeqOKT0
https://www.darksky.org/
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Description 1. Workshop: R-PUD Town Center Area 
  

Department Planning 

Presenter Stephen Nelson, City Planner  

Action Type Workshop 

Findings N/A 

Recommendation Review concepts and make general recommendations 

Reviewed By City Planner  

 
Background 
 
After several discussion about a town center plan, the Mayor, City Manager, and City Planner 
have discussed the possibility of modifying the R-PUD to allow for condo units within the 
proposed future Town Center. This change could allow for the creation of communities that 
would be associated with a downtown and eliminating the need to duplicate the ordinance. Staff 
would not recommend changing the density but allow for further diversity of housing type.  
 
As of the time of this report, there is no proposed change language, but it is recommended that 
the Planning Commission review the concept and give guidance to staff. 
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