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MODERATE INCOME HOUSING PLAN

EXECUTIVE SUMMARY

Over the past twenty years, in accordance with State Law as well as HUD guidelines, Logan City has
consistently assessed and planned for the low and moderate-income housing needs of its citizens. The
2019 Moderate Income Housing Plan builds on prior plans - 1998, 2004 and 2010 - while taking into
consideration future economic trends and accompanying housing gaps analysis and demand modeling.

While the City is widely perceived to be one of the more affordable communities in the region, this 2019
Moderate Income Housing Plan demonstrates that there is still a significant demand for affordable
housing, especially for the extremely low-income residents, and that many Logan households lack access
to quality housing they can afford. Housing is considered affordable at any income level if households
spend no more than 30 percent of their gross monthly income on housing expenses, including utilities.

One of the challenges in evaluating the level of affordable housing within Logan are the significant
differences between the actual Logan household income versus the broader area’s median income as
defined by the U.S. Department of Housing and Urban Development (HUD). Because the cost of living is
relative to the area in which the residents live and to household size, HUD uses the Area Median Income
(AMI) as the benchmark in determining household affordability. This report utilizes both Logan City’s
Area Median Income (AMI) and the broader Cache County AMI while highlighting the significant
differences between Logan’s AMI and other communities in Cache County. According to the U.S. Census
Bureau, the City’s 2016 AMI was $36,256 or 60% of the broader Countywide 2016 AMI which was
$60,200.

The report addresses the Statutory Requirements of Section 10-9a-408 of the Utah Code in multiple
sections:

e Section 1 presents a demographic summary if Logan City, including population and growth trends,
housing trends, household size, age, ethnicity and race;

e Section 2 evaluates the Special Needs population of Logan, including disabled, veterans, elderly
and homeless residents;

e Section 3 evaluates income including a comparison of Logan with other Cache County
communities;

® Section 4 analyzes housing demand, housing supply, and housing characteristics including age,
condition, unit size, and vacancy rates;

e Section 5 evaluates housing affordability and availability of both owner-occupied and renter-
occupied housing;

e Section 6 analyzes the regulatory environment of Logan by considering the existing zoning and its
effects on affordable housing while also discussing how the City has reduced regulatory barriers to
housing affordability through zoning regulations, design standards, and innovative neighborhood
revitalization and housing rehabilitation programs that help maintain equity and integrity in
Logan’s existing single-family neighborhoods;

Section 7 reviews the Fair Housing Act;

¢ Section 8 lays out the goals and strategies intended to maintain and increase affordable housing
opportunities for anyone wishing to reside in Logan City; and

e The Appendix includes the City’s recent Analysis of Impediments on Fair Housing prepared in
2016.

A number of key findings in the current plan are consistent with past plans. A disproportionate share of

multi-family housing, rental housing, workforce housing and affordable housing development continues
to be located in Logan when compared with the rest of the County. While Logan makes up approximately
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42% of the County’s total population, it contains over 75% of the regions multi-family housing. In fact,
most of the other cities in Cache County have zoning and land use laws which discourages, if not outright
prohibits, the construction of affordable housing in their communities. Many communities only permit
low density detached single family residential structures on large lots while prohibiting multi-family
residential development or higher density single family residential development on smaller lots.

The levels of homeownership in Logan continues to drop further behind most other cities in Utah as well
as the state-wide average. Owner occupied housing continues to decline as it makes up approximately
40.5% of total households while renter occupied housing makes up 59.5% of the City’s total households.
The level of owner occupancy is down from 44% as previously reported in the 2010 Housing Plan. Logan
City also continues to provide the greatest number of rental units for the region as well as the highest
percentage of affordable housing.

Logan’s demographics, economy and housing stock continues to be significantly affected by Utah State
University. With a local university population averaging 19,000 students, the presence of USU places
higher demands on the community for affordable rental housing, affordable starter housing while
generally pushing the average wage lower community wide. This is a result of the disproportionately high
number of part-time minimum wage seasonal jobs held by students.

Historically, the existing inventory of homes, condominiums and townhouses provided an adequate
number of affordable units for low and moderate-income households — or those earning between 50 and
80 percent of AMLI. In fact, among existing homes, there had been a regular number of available units
considered affordable to households earning even less. Logan’s rental market historically provided
affordable housing to household incomes as low as 30 percent or less of AMI. However, this has been
somewhat tempered by the recent economic boom leading to higher housing costs and increased demands
for all ranges of housing, while the demand for new construction has increased housing costs across all
spectrums of home prices. In most recent years, new homes available and affordable to households
earning 80 of AMI have declined as market pressures have driven up housing prices, while for low and
very low-income groups, virtually no newly constructed homes are affordable.

In summary, the Logan City housing market has historically met the affordable housing needs of most
income groups of both renters and owners. The data and analysis shows that there is a continued demand
for affordable housing, but for the most part, the level of need should be satisfied by the market. The one
challenge is that the market does not provide housing for those considered very low income (30% of
AMI); therefore, housing assistance or project subsidies may be necessary to achieve the necessary
targeted levels of housing provision.

The most significant housing issues that continue to face Logan City are the gradual, yet continual,
decline in actual owner occupancy and the disparity amongst all the jurisdictions in the fair provision of
multi-family housing to meet their individual population’s needs. Logan’s rate of owner-occupancy has
declined to 40.5% citywide with a majority of all new multi-family residential units constructed
throughout the County located in Logan while a majority of all new single family residential unit starts
are occurring in other valley communities.

Plan Goals and Strategies
The goals and strategies are important tools for Logan City to plan in a manner that ensures the integrity

of our core residential neighborhoods are maintained while housing choice and opportunity are available
to everyone.
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Goal 1: Continue to work towards stabilizing core neighborhoods through such methods as code
enforcement, rehabilitation assistance, down payment assistance, and targeted infill projects.

Goal 2: Work with public and private entities to increase Affordable Housing Opportunities for
Logan’s Special Needs population.

Goal 3: Continue to work with other communities in Cache Valley to achieve a more equitable regional
distribution of affordable housing.

Goal 4: Evaluate and consider a Transit Oriented District (TOD) near the CVTD transit center focused
on encouraging a mixture of uses including dense housing and neighborhood serving commercial as a
way to locate affordable housing near transit services.

Goal 5: Evaluate and consider expanding the City’s Housing Rehabilitation Assistance program for
rentals that house low/moderate income residents.

Goal 6: Work with developers providing multi-family housing to include a higher percentage of studio

and one-bedroom units within their housing unit mix as a way to provide additional housing for single,
non-student, low to moderate income residents.
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Introduction

In 1996, the Utah Legislature passed House Bill 295 requiring local governments to include an affordable
housing element as part of their general plan. Utah Code 10-9a-403(2)(i) requires cities to facilitate a
reasonable opportunity for a variety of housing, including moderate income housing to (A) meet the needs
of people desiring to live in the community; and (B) allow persons with moderation incomes to benefit
from and fully participate in all aspects of neighborhood community life.

Logan adopted Moderate Income Housing Plans (Affordable Housing Plans) in 1996, 2004 and again in
2011. This 2019 plan evaluates current demographic data as well as the trends and baseline assumptions
made since 1996 in the previous plans.

The demographic and economic trends that impacting housing in Logan have remained relatively steady
since the last housing plan was adopted by the City in 2011. The percentage of owner occupied residential
units is lower in Logan than other comparable cities in Utah as well as all of Cache County. In fact, a
majority of the affordable housing found in Cache Valley is located in Logan. These trends have
remained constant, not only since the 2011 Housing Plan, but also since the two previous housing plans.
Some of the primary reasons why Logan has a disproportionate share of affordable housing include the
presence of Utah State University along with its current enrollment of approximately 19,000 students, the
concentration of commercial and industrial employers in Logan, and because Logan has a wider range of
zoning options permitting dense single-family and multi-family residential developments. This is in stark
contrast to many of the outlying cities that do not permit either dense single family residential or multi-
family residential in their communities.

Purpose of the Plan

The purpose of this Moderate-Income Housing Plan is to ensure that Logan City provides a reasonable -
opportunity for a variety of housing meeting the needs of the broadest range of population desiring to live
in the City. Housing should be encouraged to enable persons with a moderate income or less to fully
participate in, and benefit from, all aspects of neighborhood and community life. Housing is considered
affordable when households of various incomes, spend no more than 30% of their gross monthly income
on housing expenses. And more specifically, Moderate-Income Housing is defined as “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.”

Terminology

This plan uses terms often used by state, federal, and nonprofit housing programs. The meaning of these
terms tends to vary slightly from common usage and may differ somewhat between agencies.

Affordable Housing: Any housing unit in which the occupying household pays no more than 30 percent
of its gross monthly income for gross housing costs is regarded as affordable.

Affordability: The broadest measure of the extent to which enough housing units of different costs can
provide each household with a unit it can afford. It addresses whether sufficient housing units would exist
if allocated solely on the basis of cost. The affordable stock includes both vacant and occupied units.

American Community Survey (ACS): The American Community Survey is an ongoing survey by the

U.S. Census Bureau. It regularly gathers information previously contained only in the long form of the
decennial census, such as ancestry, educational attainment, income, language proficiency, migration,
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disability, employment, and housing characteristics. Sent to approximately 295,000 addresses monthly, it
is the largest household survey that the Census Bureau administers.

Area Median Income (AMI): Also known as HUD Adjusted Median Family Income (HAMFI). AMI, or
HAMF]I, is a statistic generated by the U.S. Department of Housing and Urban Development (HUD) for
purposes of determining the eligibility of applicants for certain federal housing programs. AMI is not
actually the true mathematical median income of a county or city. It is approximately equal to the median
household income of a 4-person family household in a county. This plan uses HUD’s 2018 Section 8
income limits and HAMFI figures in its analysis of Logan’s housing needs.

Availability: A more restrictive measure of the extent to which sufficient housing units of varying costs
can be provided to a particular income range. A unit is available at a given level of income if (1) it is
affordable at that level and (2) it is occupied by a renter either at that income level or at a lower level or is
vacant.

Comprehensive Housing Affordability Strategy (CHAS): A data series derived from the American
Community Survey that categorizes households and housing units according to household income and
housing affordability within HUD’s program eligibility framework.

Cost-burdened Household: Any household paying 30 to 50 percent of its gross monthly income on
housing costs.

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.

Severely Cost-burdened Household: Any household paying more than 50 percent of its gross monthly
income on housing costs.

Subsidized Housing: A generic term for housing units whose occupants receive a means-tested
government voucher or certificate to help pay their housing costs, or multifamily housing units whose
developer received a government subsidy to build and operate as low-income housing. HUD uses the
following income limits to determine housing program eligibility: Low-income (50-80% AMI), Very
low-income (30-50% AMI), and Extremely low-income (<30% AMI).

Workforce Housing: Housing that is intended for households with a gross household income between 60
percent and 120 percent of the area median income, and has at least one member of the household
employed in the local labor pool. Workforce housing is typically subsidized by municipalities to retain
people in vital occupations, but who may have below average incomes, such as teachers, police officers,
firefighters, and nurses.

Moderate-Income Housing Planning Requirements

In 1996 the Utah Legislature passed House Bill 295 requiring cities to include an affordable housing
element as part of the general plan. In 2018, The Utah Legislature passed House Bill 259 which
reaffirmed the importance of planning for moderate-income housing in Utah. According to Title 10,
Chapter 9a of the Utah Code, “Moderate-income housing is 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.” In general, housing is considered
affordable when households of various incomes, spend no more than 30% of their gross monthly income
on housing expenses. In this plan, housing needs are considered for moderate-income households within
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the following income brackets: extremely low-income (<30% HAMFI), very low-income (30-50%
HAMFTI), low-income (50-80% HAMFTI), and non-low income (>80% HAMEFTI).
®
e UCA 10-9a-103(37) states:
"Plan for moderate income housing" means 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) asurvey of total residential land use;
(d) an evaluation of how existing land uses and zones affect opportunities for moderate income
housing; and
(e) adescription of the city's program to encourage an adequate supply of moderate income housing.

UCA 10-9a-403(2)(b) states:
(2)(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 the agency’s
funding capacity; and
(G) consider utilization of affordable housing programs administered by the Department of Workforce
Services.

In addition to having a moderate-income housing element included in each city’s general plan, the State
requires the legislative body of each city to conduct a biennial review of Logan’s moderate-income
housing plan implementation and report those findings of that review to the Housing and Community
Development Division of the Utah Department of Workforce Services.

UCA 10-92a-408 states:
(1) The legislative body of each city shall biennially:
(a) review the moderate-income housing plan element of it's general plan and its implementation; and
(b) prepare a report setting forth the findings of the review.
(2) Each report under Subsection (1) shall include a description of:
(a) efforts made by the city to reduce, mitigate, or eliminate local regulatory barriers to moderate
income housing;
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(b) actions taken by the city to encourage preservation of existing moderate-income housing and
development of new moderate-income housing;

(c) progress made within the city to provide moderate income housing, as measured by permits issued
for new units of moderate income housing; and

(d) efforts made by the city to coordinate moderate income housing plans and actions with neighboring
municipalities.

(3) The legislative body of each city shall send a copy of the report under Subsection (1) to the
Department of Workforce Services and the association of governments in which the city is
located.

(4) In a civil action seeking enforcement or claiming a violation of this section or of Subsection 10-
9a-404(5)(c), a plaintiff may not recover damages but may be awarded only injunctive or other
equitable relief.

Demographics

Logan consists of a diverse group neighborhoods containing a wide variety of housing, and includes the
historic residential core platted in the historic “Plat of Zion” to the more modern neighborhoods located
on the eastern bench and the west side of town. Interspersed are a mixture of new, contemporary multi-
family complexes, student housing complexes, new townhome communities, older multi-family buildings
and converted single family residential structures. Logan is the commercial and industrial hub of Cache
County, is home to Utah State University a land grant and public research university containing
approximately 19,000 students on the Logan campus and 27,000 students statewide, and is the cultural
and historical core of Cache Valley. Logan contains the highest percentage of rental housing in the region
due to student demand, market pressures, proximity to industry and commerce (jobs), favorable zoning
that encourages multi-family housing and urban densification, an aging housing stock, and an aging
population. The results of these factors are that the average age of Logan’s population and overall income
levels are trending downward as is Logan’s rate of home ownership (owner occupancy) which has slowly
declined from 44% in 2000, to 42.5% in 2010, and to 40.5% in 2016. Logan’s rate of home ownership is
substantially lower than the Statewide average of 73%.

Population

According to the U.S. Census Bureau, Logan’s estimated 2016 population was 49,539 residents which
was a net increase of 1,365 residents over the 2010 population of 48,174. The American Community
Survey (ACS) estimates the population increased by 5,504 residents between 2000 (42,670) and 2010
(48,174). The population grew by approximately 16% between 2000 and 2016, and which represents an
average Annual Growth Rate (AGR) of approximately 1%. According to the Kem C. Gardner Policy
Institute, the 2017 population estimate was 51,115 which is a 3% increase over 2016.

In 2012, the Governor’s Office of Management & Budget (GOMB) projected that Logan would reach
57,057 residents by 2020 and 63,943 by 2030. According to the GOMB’s 2012 population projections,
Logan was expected to have an average AGR of 1.8% between 2010 and 2020. If this projected growth
rate is realized, Logan could gain as many as 8,883 new residents or approximately 3,063 new
households, between 2010 and 2020. Between 2010 and 2050, the State is projecting Logan’s population
to increase at an average annual rate of 2.3%. Table 1 shows Logan population estimates using a 1.0%, a
1.5%, and the GOMB projected growth rates.
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Table 1: Logan Population Projections

2016 2020 2030 2040 2050 2060

1.0% AGR | 49,539 | 51,550 | 56,944 | 62,901 | 69,482 | 76,751

1.5% AGR | 49,539 | 52,579 | 61,020 | 70,816 | 81,185 | 93,153

GOMB 49,539 | 57,057 | 63,943 | 76,658 | 92,987 | 111,717

Source: Governor’s Office of Planning & Budget, 2012 Baseline Projections, U.S. Census
Bureau, American Community Survey 2012-2016

It is important to consider Logan’s population growth and housing needs in the context of the other
communities in the valley, including Cache County. Logan has the largest population and generally the
lowest Annual Growth Rate (See Table 2). Most of the other Cities in the valley are growing more rapidly
than Logan due to the availability of open, cheap land and the general ease of development. Logan,
however, is primarily built-out, landlocked on three sides, and can only grow through infill, densification
or westerly expansion which is costly due to infrastructure and environmental constraints. Differences in
underlying land use plans and zoning codes also plays an important role in this growth difference. Most
of the other communities in the Valley, including Cache County, zone only for large lot, single family
residential development and prohibit dense, small lot, single family residential or multi-family
development. Figure 1 shows Logan’s population estimates through 2060 using the GOMB, 1.0% and a
1.5% estimated growth rates as compared with the balance of Cache County population projections.

Figure 1: Logan City Population Projections

180,000 162,100

160,000 139,481

140,000 1157551
. 111,717

120,000 104,194
100,000
80,000 64,482
60,000 / : e
e ' 61,020 62,901 69,482
40,000 52,579
48,174 51,550 56,944
20,000
0
2010 2020 2030 2040 2050 2060
=@==_Cache County  ==@==Logan (GOMB)  ~==-[0gan 1.5% Logan 1.0%

Source: Governor’s Office of Planning & Budget, 2012 Baseline Projections, U.S. Census Bureau, American Community
Survey 2012-2016. Note: Population Estimates for Cache County exclude Logan population numbers.
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Table 2: Change in Population of Logan and Surrounding Communities

Jurisdiction 2000 2016 Total Growth | Annual Growth
Rate %

Logan 42,670 49,539 6,865 1.0
Hyde Park 2,955 4,277 1,322 2.8
Hyrum 6,316 7,866 1,550 1.5
Millville 1,507 2,017 510 2.1
Nibley 2,045 6,256 4,211 12.9
North Logan 6,132 9,820 3,688 3.8
Providence 4,377 7,122 2,745 39
River Heights 1,496 2,059 563 24
Smithfield 7,261 10,629 3,368 29
Cache County 91,391 118,824 27,433 1.9

Source: American Community Survey 2012-2016

Age and Household Size

The median age in Logan is 23.9 years which is approximately 27% lower than the statewide median
average of 30.3. The low median age correlates to the presence of Utah State University and the large
numbers of college age residents in Logan. The average household size in Logan City is 2.9 which is
down from 3.23 in 2010 and is also the lowest in Cache County (See Table 3).

Table 3: Average Age and Household Size of Logan and Surrounding Communities

North | Hyde . . River . o
Logan Logan | Park Smithfield | Providence Heights Nibley | Millville | Hyrum | Cache
Median
Age 23.9 25.1 | 30.2 27.5 31.6 323 22.6 30.1 25.1 25.0
H.H 2.9 33 3.6 34 33 3.1 42 3.8 39 32
Size

Source: American Community Survey 2012-2016

Logan has a higher percentage of its total population within the 18 — 24 years old and the 25 — 34 years
old age groups than the rest of Cache County (See Figures 2 & 3). Table 4 compares the distribution of
Logan’s total overall population by age group with Cache County. As of 2016, approximately 30.7% of
Logan’s population is in the 18 to 24 years old range, 18.2% of the population is in the 25 to 34 years old
range, and when you consider that 9.2% of the population is under the age of 5, approximately 58% of
Logan’s population is either college age, young people just starting out, or young families with children
under the age of 5. This is important in that housing for a 20 year-old single USU student or a young
couple with young children is far different than housing for a middle aged couple with 4 children.
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Table 4: 2016 Age Distribution of Logan and Cache County

2016 Logan Cache County (anllicnlzlesi(())l;gg
Total Population: 49.539 118,824 69,285 | 58.3%
Under 5 Years 4,554 192% | 11,004 |93% |6,450 | 9.3%
5t0 9 Years 3321 | 6.7% (10,409 |8.8% | 7,088 | 10.2%
10 to 14 Years 2,678 | 54% |9.928 84% [7,250 [ 10.5%
15to 17 Years 1,399 | 2.8% [ 5,549 4.7% | 4,150 | 6.0%
18 to 24 Years 15,212 | 30.7% | 22,567 | 19.0% | 7,355 | 10.6%
25 to 34 Years 9.021 | 18.2% | 16,850 | 14.2% | 7,829 | 11.2%
35 to 44 Years 4342 | 8.8% | 13,214 | 11.1% [ 8,872 [ 12.8%
45 to 54 Years 2,951 | 6.0% | 9,956 8.4% |7,005 | 10.1%
55 to 64 Years 2,688 |54% 9,143 7.7% |6,455 [9.3%
65 to 74 Years 1,695 |3.4% | 5,666 4.8% 13,971 | 5.7%
75 to 84 Years 1,114 [ 23% | 3,231 2.7% (2,117 |3.1%
85 Years and Over 564 1.1% 1,307 1.1% | 764 1.1%

Source: American Community Survey 2012-2016

FIGURE 2: LOGAN CITY AGE DISTRIBUTION
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FIGURE 3: CACHE COUNTY AGE
DISTRIBUTION
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Race and Ethnicity

According to the 2010 U.S. Census and the 2016 ACS, approximately 15.6% of Logan’s population
reported a race other than “white” while 15.5% of the total population are of Hispanic descent. Logan has
the greatest racial diversity in Cache Valley and is second to Hyrum City in the percentage of residents
who identify as Hispanic or Latino. For a complete description of Logan’s Racial and Ethnic makeup in
the broader regional context, see the following two tables.

Table 5: Racial Composition of Logan and Surrounding Communities

North Hyde i . River . o
Logan Logan Park Smithfield | Providence Heights Nibley | Millville | Hyrum | Cache Utah
White 84.4% | 922% | 92.7% | 96.0% 97.5% 94.7% | 90.8% | 89.4% | 90.8% | 90.2% | 88.4%
Black or
African 12% | 03% | 19% 0.0% 0.0% 0.0% | 0.7% | 0.0% 12% | 08% | 1.1%
American
American
Indian and 05% | 00% | 01% 1.2% 0.0% 07% | 0.1% 1.3% 08% | 05% | 12%
Alaska Native
Asian 42% | 35% | 02% 1.4% 0.5% 22% | 04% | 0.0% 00% | 23% | 2.0%
Native
%:‘t‘l’;"r“l';“ciaf‘l‘cd 07% | 00% | 0.0% 0.0% 0.2% 0.0% | 0.0% | 00% 00% | 03% | 09%
Islander
S"“l‘faghe’ 63% | 28% | 22% 0.5% 1.0% 00% | 66% 1.1% 47% | 38% | 3.9%
TW‘I’{‘:C?;[O“ 26% | 13% | 2.9% 0.9% 0.8% 24% | 14% | 82% 24% | 21% | 2.5%

Source: 2010 US Census, American Community Survey 2012-2016.
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Table 6: Ethnic Composition of Logan and Surrounding Communities

North Hyde R . River 5 =
Logan e Park Smithfield | Providence Heights Nibley | Millville | Hyrum | Cache | Utah
H?ﬁgEOr 155% | 46% | 42% 3.4% 3.7% 15% | 104% | 59% | 193% | 103% | 13.2%

Source: 2010 US Census, American Community Survey 2012-2016.

It is believed that the proportion of racial and ethnic minorities may correlate with poverty levels. In
Logan City, 25.4% of the entire population is reported to be below the poverty level. Approximately
20.8% of the “Hispanic or Latino” population is below the poverty level, while 24.7% of the “white
alone, not Hispanic or Latino” population is below poverty (ACS, 2011 —2015). Three other racial
groups, “Black or African American” has a poverty rate of 48.6%, “American Indian and Alaskan Native”
has a poverty rate of 40.5%, and “Asian” has a poverty rate of 38.3%. Typically, racial minority
populations are more likely to be renter households than owner households as 69% of all minority
households in Logan live in renter occupied housing whereas 31% of all minority households in Logan
live in owner occupied housing. It is also believed that a large percentage of these three groups are most
likely USU students which may explain the higher rates of poverty. However, any deficiencies in low to
moderate income housing may disproportionately impact minority populations. Poverty rates by race are
shown in Table 7.

Table 7: Poverty Rates in Logan by Race and Ethnicity

Total Below Percent
Population Poverty Below
P Level Poverty Level
White 39,164 9,690 24.7%
Black or African American 588 286 48.6%
American Indian and Alaska Native 210 85 40.5%
Asian 1,977 758 38.3%
Native Hawaiian and other Pacific 330 7 21%
Islander
Some Other Race 2.957 600 20.3%
Two or More Races 1,270 369 29.1%
Hispanic or Latino Origin (of any race) 7,334 1,525 20.8%

Source: American Community Survey 2012-2016. Note: The poverty level is $12,060 for a single individual,
$16,240 for a 2 person household, and $20,420 for a 3 person houschold

Special Needs Population

It is important for Logan to address affordable housing for those with special needs. People with special
needs may include vulnerable populations such as senior citizens, people with disabilities, the homeless,
or those otherwise potentially in need of specialized or supportive housing,.

Disabled

It is estimated that 36.6% of all Americans 65 or older have some form of disability. According to the
ACS, approximately 3,623 individuals, or approximately 7.9% of Logan residents under the age of 65
have a disability while approximately 1,241 people, or 38.1% of Logan residents over 65 have a
disability. Almost 10% of the resident population, or approximately 4,864 individuals, in Logan have
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some form of disability. People with disabilities often face financial and social difficulties making it
difficult to obtain housing. Programs that are geared toward helping people with disabilities to obtain
housing include low rents, rental assistance programs, public housing voucher programs, assistance
through the center of independence, and employment and training resources. Table 8 provide a
breakdown of Logan’s disabled population by age. Figure'4 shows type of disabilities as a percentage of

the total resident population.

Table 8: Logan Population with a Disability based on Age

Under 5 S5to17 18 to 64 65 + Total

Population with a Disability 153 518 2052 | 1241 | 4864

With a hearing difficulty 83 78 642 452 1,255

With a vision difficulty 100 118 503 444 1,165

With a cognitive difficulty NA 375 1,742 409 2,526

With an ambulatory difficulty NA 95 895 680 1,670
With a self-care difficulty NA 103 354 338 795

With an independent living difficulty NA NA 891 502 1,393

Source: American Community Survey 2012-2016.

Housing affordability is a concern for persons with disabilities. Despite an increase over the 2009-2013
ACS estimate of $11,042, the median income of $12,175 per year for an individual with a disability was
only 69% of Logan City’s 2016 median per capita income. At this rate, people with a disability earned a
gross income of $1,015 per month. According to 2016 ACS estimates, the median gross rent in the city is
$668 per month. This means that a single income householder with a disability would be unable to afford
the median rent in Logan City.

Veterans

Based on the 2012-2016 ACS, 1,214
veterans account for approximately 2.5% of
Logan’s population. Men make up 96.8%
and women 3.2% of these veterans. There
are 568 veterans, or 46.8% of Logan’s

FIGURE 4: DISABILITY BY TYPE AS A % OF

TOTAL POPULATION
Hearing

2.6%

Ind. Living

3.8% .
Vision

veteran population, who are 65 and older. Self Care 2.4%
Also, 375 veterans in Logan were reported 8%

as having some form of disability, which

amounts to 7.7% of the city’s disabled

population also being veterans. Of the 646 Ambulatory

working aged veterans (18 to 65 years old), 3.8%

the unemployment rate is comparable to the

overall unemployment rate for the general

population at 4.9%. There were approximately 153 veterans living below the poverty level, which
represents approximately 12.9% of Logan’s veteran population. The median income of a veteran is
$37,385 compared to the city’s median household income of $36,256 which suggests that veterans do not
have any more, or less, ability to afford a median housing unit than the general population. The 2010
Housing Plan identified a need for housing targeted to veterans. Neighborhood Non-profit (Neighborhood
Housing Solutions) was awarded a Community Development Block Grant in 2011 to construct a small
subdivision serving low income veterans. The project was started but eventually scrapped in 2015 when
Neighborhood Non-profit determined that there was not a demand for veterans specific housing.
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Elderly

In 2010, there were approximately 3,373 residents over the age of 65, representing approximately 6.8% of
Logan’s population. While Logan has a larger number of residents over the age of 65, the actual
percentage of the total population is less than most of the other cities in Cache Valley (See Table 9). This
is most likely due to the influence of Utah State University with its large student age population. Many of
the elderly who own their homes are living on fixed incomes, and their housing affordability is affected
by property values, maintenance, and utility costs. For seniors that do not own their homes, obtaining
affordable housing becomes even more difficult. Many elderly citizens can no longer remain in their own
homes for a variety of reasons. As these citizens move out of their homes, demand for affordable senior
rental housing opportunities will increase.

Table 9: Elderly Population in Logan as compared with

There are currently 175 units of Other Cache County Jurisdictions

affordable housing for seniors within

Logan in the fo!lowing developm.ents: PR Population 65 Percent of
Carl Inowa)./, River Park, and Sprmg urisdiction andiiver population
Hollow. This number has remained L
consistent since the 2010 Housing Plan. Logan 3,373 6.8%
The.re are also a numbefr of programs Hyde Park 486 11.4%
available to assist low income senior
citizens and help them remain in their Hyrum 519 6.6%
homes including property tax deferred
payment programs, home rehabilitation Millville 152 7.6%
and weatherization programs, and 2 ;
utility assistance programs. Nibley 224 3.6%
0
Homeless North Logan 895 9.1%
According to the 2016 annualized Point Providence 1,001 14.1%
in Time count, roughly 0.1% of Utah’s
population, or 2,852 people, are River Heights 252 12.2%
homeless. Although regional ; .
differences may impact the rate of Smithfield 1,014 9.5%
homelessness, this percentage can be :
used to estimate the number of Cache County L0204 S0
homeless individuals in Logan, which is Utah 295342 10.0%

approximately 50 individuals. The most

recent homeless Point in Time count conducted in this region by the Bear River Association of

Governments (BRAG) found 50 homeless sheltered individuals and 2 homeless unsheltered individuals.
Temporary housing stock is considered sufficient at this time and is provided through transitional rentals
and hotel rooms. Community Abuse Prevention Services Agency (CAPSA) also provides temporary
shelter to individuals and families fleeing domestic violence and an additional 25 units of rental housing
for homeless families who have survived domestic violence.

Analysis of Special Needs Housing

Although there is not a significant population of people with disabilities, there is a deficiency of housing
specifically designed for this segment of the population in Logan. As the city continues to grow, the need
for specialized housing will likely continue to increase. The city should consider partnering with home
builders to increase the number of residential units specifically designed for the disabled members of our
community as well as evaluate and monitor current zoning regulations to ensure that there are minimal
regulatory barriers to constructing this type of housing.
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Income

Analyzing the income of Logan’s residents is critical to understanding the City’s affordable housing
needs because housing affordability at the household level is a direct function of income. One of the
challenges in evaluating the level of affordable housing within Logan are the significant differences
between the actual Logan household income versus the broader area’s median income as defined by the
U.S. Department of Housing and Urban Development (HUD). Because the cost of living is relative to the
area in which the residents live and to household size, HUD uses a measure called the Area Median
Income (AMI). The 2016 AMI for Logan City was $60,200. The AMI is the standard to determine
housing attainability of the population. This is significantly different than Logan’s actual 2016 Median
household income which was $36,256.

Income levels in Logan are, on average, significantly lower than other Cache Valley communities (Table
10). Logan’s 2016 median household income was $36,256 compared to $57,235 in Cache County. The
highest median household income in Cache County was Providence with a 2016 median household
income of $80,860. The net change in Logan’s median household income since 2000 reflects an overall
decline of approximately $8,083 which is the largest decline for any of the jurisdictions in Cache County.
Logan and Millville experienced the largest overall declines in median household income while
Providence and River Heights had the highest gains in median household income. Logan’s 2016 per
capita income of $17,638 is also the lowest in the County.

Table 10: 2016 Median Household and Per Capita Income
of Logan and Surrounding Communities

North Hyde . . River . —

Logan Dogan Park Smithfield | Providence Heights Nibley | Millville | Hyrum | Cache | Utah
2000 Median
HH Income

Adjusted $44,339 | 66,150 | 74,931 60,565 70,645 67,292 | 76,250 78,158 59,750 | 51,935 | 62,518
(016
dollars)

2016 Median | 30956 | 70812 | 74,551 | 68782 80,860 | 77,433 | 75305 | 74210 | 63359 | 57,235 | 65,873
HH Income
Net Change

(2016 -8,083 4,662 -380 8,217 10,215 10,141 -945 -3,948 3,609 5,300 3,355
dollars)
2016 Per

Capita $17,638 | 27,311 | 23,997 20,493 29,438 26,482 | 20,777 21,503 19,705 | 21,055 | 25,600
Income

Note: The 2016 Logan City Median Household Income was $36,256 while the 2016 Median Household Income for the Logan
Metro Area was $57,414. This is different than HUD’s data which puts the 2017 AMI for the Metro Statistical Area (MSA) at
$60,200. Source: American Community Survey 2012-2016

Figure 5 and Table 11 compares the household income distribution between Logan and Cache County. A
higher percentage of Logan’s households are found in the lower income ranges whereas a higher
percentage of Cache County households are found in the upper income ranges. Figure 6 is important in
that it shows overall trends in household income from 2000 to 2016, and what is significant is that there
has been an overall decline in households making more than $35,000 per year and an overall increase in
households making less than $35,000 per year.
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Figure 5: Income Range - Logan and Cache County

$200,000 or More
$150,000 to $199,999
$125,000 to $149,999
$100,000 to $124,999
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$50,000 to $59,999
$45,000 to $49,999
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$35,000 to $39,999
$30,000 to $34,999
$25,000 to $29,999
$20,000 to $24,999
$15,000 to $19,999
$10,000 to $14,999
Less than $10,000

0.0%
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6.0% 8.0%
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Table 11: Household Income ranges of Logan and Cache County

B Logan City

W Cache County

0
Logan Cache | MR spi6 doliars | et
Income Range Households | Percent | Households | Percent | Households | Percent | 2000-2016

Less than $10,000 1,284 8.0% 1,862 5.2% 1,051 7.6% 0.4%
$10,000 to $14,999 1,116 6.9% 1,626 4.5% 568 4.1% 2.8%
$15,000 to $19,999 1,225 7.6% 1,796 5.0% 827 6.0% 1.6%
$20,000 to $24,999 1,776 11.0% 2,417 6.7% 869 6.3% 4.7%
$25,000 to $29,999 1,304 8.1% 2,208 6.1% 917 6.6% 1.5%
$30,000 to $34,999 1,138 7.1% 2,004 5.6% 952 6.8% 0.3%
$35,000 to $39,999 822 5.1% 1,710 4.7% 946 6.8% -1.7%
$40,000 to $44,999 937 5.8% 2,038 5.7% 902 6.5% -0.7%
$45,000 to $49,999 719 4.5% 1,696 4.7% 854 6.1% -1.6%
$50,000 to $59,999 1,443 9.0% 3,309 9.2% 1,107 8.0% 1.0%
$60,000 to $74,999 1,446 9.0% 4,298 11.9% 1,530 11.0% -2.0%
$75,000 to $99,999 1,323 8.2% 4,644 12.9% 1,503 10.8% -2.6%
$100,000 to $124,999 679 4.2% 2,814 7.8% 737 5.3% -1.1%
$125,000 to $149,999 252 1.6% 1,463 4.1% 428 3.1% -1.5%
$150,000 to $199,999 280 1.7% 1,146 3.2% 366 2.6% -0.9%
$200,000 or More 354 2.2% 1,062 2.9% 352 2.5% -0.3%

Source: American Community Survey 2012-2016
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Figure 6: Logan Income Ranges - Percent Change 2000 - 2016

$200,000 or More =
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Source: American Community Survey 2012-2016

Targeted Income Groups

As stated above, because the cost of living is relative to the broader area in which the residents live and to
household size, the U.S. Department of Housing and Urban Development (HUD) uses a measure called
the Area Median Income (AMI). The AMI is the standard to determine housing attainability of the
population and the 2016 AMI is based on the broader Cache County rather than just solely on Logan City
household incomes. Targeted income groups are based on income levels at 80 percent, 50 percent, and 30
percent of the AMI. The 2016 AMI for Logan City was $60,200. Table 12 shows the range of HUD
median family incomes based on family size. ’

Table 12: 2017 HUD Median Family Income (Cache County)

Household Size 30% of AMI 50% of AMI 80% of AMI
1 person $14.250 $23,700 $37.950
2 persons $16,250 $27,100 $43.,350
3 persons $20,420 $30.,500 $48,750
4 persons $24,600 $33.850 $54.150
5 persons $28,780 $36.600 $58,500
6 persons $32,960 $39,300 $62.,580
7 persons $37,140 $42.000 $67,150
8 persons $41,320 $44,700 $71.500

State guidelines for moderate-income housing plans require only a simplified AMI level definition for
targeted income groups based on the overall household, and not by household size. Therefore, using the
HUD overall AMI of $60,200, simplified base AMI levels are shown in Table 13.

Table 13: Simplified Target Income Group Thresholds

30% of AMI 50% of AMI 80% of AMI
Target Income Group Thresholds $18,060 $30,100 $48.160
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Table 14 shows household income levels by the HUD AMLI, and illustrates the number of Logan
households whose total income falls within each income bracket. Based on the 2016 HUD AMI,
approximately 10,320, or 64% of Logan’s households were at or below the 80% AMI ($48,160).

Table 14: Logan Households by HUD AMI Income Level

Household Income Income Range Estimated Number Percent of
Level of Households Households
>100% AMI >$60,200 4,334 26%
80% AMI to 100% AMI $48.160 - $60,200 1,443 10%
50% to 80% AMI $30,100 - $48,160 3,616 22%
30% to 50% AMI $18,060 - $30,100 3,080 19%
<30% of AMI <$18.060 3,624 23%
<80% AMI 10,320 64%

Source: 2017 HUD. The 2016 Area Median Income (AMI) was $60,200. Using the HUD AMI, approximately
10,320 or 64% of Logan’s households were at or below the 80% AMI while 5,777 or 36% of Logan’s households
were above the 80% AMI.

Analysis of Income

Based on the HUD income standards, 10,320 or 64% of the households in Logan earn a moderate income
or less. A moderate income is considered 80% of the AMI, and as of 2016, that was an annual salary of
$48,160. An estimated (23%) of households earn just 30% of the AMI, or $18,060 annually. The
households that earn just 30% of the AMI find it very difficult to live within the affordable housing
guidelines since they cannot afford average market rental rates. It is important to the well-being of the
community that households of all income levels have affordable housing options.

Housing Demand

New Housing Demand

According to U.S. Census Bureau’s 5-year estimates, Logan added 743 housing units between 2010
(16,790 units) and 2016 (17,533 units). Logan City building permit records indicate that the city actually
added 1,725 residential housing units between 2010 and August of 2018 which means the total number of
residential units actually increased from 16,790 to 18,695 in 2018. Based on these estimates, the City’s
housing supply increased by approximately 11% or approximately 1.4% per year between 2010 and 2018,
and we are estimating that the housing supply will continue to grow to 20,097 residential housing units by
2023 and to 22,530 residential housing units by 2030.

Based on anticipated population growth, existing vacancy rates, and the income ranges of Logan’s
households, it is projected that Logan will add an additional 1,402 housing units by 2023. Of those 1,402
units, 322 will need to be affordable to extremely low-income (<30% AMI) households, 267 will need to
be affordable to low-income (>30% to <50% AMI) households, and 308 will need to be affordable to
moderate-income (>50% to <80% AMI) households. It is also projected that Logan will add an additional
2,433 housing units by 2030. Of those 2,433 units, 560 will need to be affordable to extremely low-
income (<30% AMI) households, 462 will need to be affordable to low-income (>30% to <50% AMI)
households, and 535 will need to be affordable to moderate-income (>50% to <80% AMI) households

Current Housing Supply

The housing stock in Logan is comprised of a mixture of different housing types. According to the 2016
ACS (numbers reported through early 2014), there were approximately 17,533 total housing units in
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Logan, and of those, approximately 16,098 were considered occupied and 1,435 were considered vacant.
Approximately 42% or 6,671 of the 16,098 housing units are detached single family residential units,
11.3% or 1,819 are attached residential units (townhomes), 44.1% or 7,099 are multi-family apartments,
and 2.6% or 419 are mobile homes. Of the 16,098 occupied housing units, 40.5% or 6,526 units were
owner occupied while 59.5%, or 9,572 units were renter occupied. Approximately 81.7% of the owner-
occupied housing units were detached residential (5,332) and 10% were attached residential/townhomes
(652).

According to Logan building records, approximately 951 additional units were added between 2014 and
2017. These additional units were comprised of 199 detached single-family units (21%), 286 attached
single-family units (30%), 65 mobile homes (7%), and 401 multi-family units (42%).

Housing Occupancy and Vacancy

Table 15 compares the total number of housing units from 2000 to 2016, the number of occupied versus
vacant units, and the number of owner occupied versus renter occupied housing units. According to the
2016 ACS, there were 17,533 housing units in Logan City, of which 16,098 were occupied and 1,435
were vacant. Of the occupied housing units, 6,526 were owner occupied, and 9,572 were rental units.

Table 15: Comparison of Housing Occupancy 2000 - 2016

2000 Census 2010 Census 2016 ACS
Numbers Percent Number Percent Number Percent
Housing Units 14,692 100% 16,790 100% 17,533 100%
Otcupiet. 13,902 94.6% 15,828 94.3% 16,098 91.8%
Housing Units
Ve 790 5.4% 962 5.7% 1,435 8.2%
Housing Units
Owner
Occupied 6,112 44% 6,730 42.5% 6,526 40.5%
Housing Units
Renter
Occupied 7,790 56% 9,098 57.5% 9,572 59.5%
Housing Units

Source: 2000 Census, 2010 Census, 2016 ACS
Table 16 compares owner-occupied dwelling units and renter-occupied dwelling units based on structure

type. Approximately 81.7% or 5,332 of the 6,526 owner occupied housing units are single family
residential structures.
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Table 16: Occupied Housing Stock Characteristics 2016
Owner Occupied vs Renter Occupied

Structure Type Occupied Housing Owner Occupied Renter Occupied
Units Housing Type Housing Type
Number Percent Number Percent
Occupied Units 16,098 6,526 9,572
1 Unit Detached 6,761 5,332 81.7% 1,426 14.9%
1 Unit Attached 1,819 646 9.9% 1,168 12.2%
2 Units 966 72 1.1% 890 9.3%
3 to 4 Units 3,429 111 1.7% 3,321 34.7%
5 to 9 Units 773 13 0.2% 766 8.0%
10 + Units 1,932 72 1.1% 1,867 19.5%
Mobile Home/Other 419 281 4.3% 144 1.5%

Source: 2016 ACS

Age of Housing Stock
Approximately 48% of Logan
housing stock was built prior
to 1980, with approximately
52% constructed after 1980.
The implication is that homes
older than 30 years generally
require more rehabilitation or
maintenance work than newer
homes, and with over half of
the City’s housing stock 30
years or older, this can have a
significant impact on the
affordability of housing as a
higher percentage of an
individual homeowner’s
personal budget goes towards
home maintenance.

Housing Unit Size

The range in residential unit
size is an important
consideration in assessing the
need for affordable housing.
According to the 2016 ACS,
Logan’s housing stock
consists of 367 studio units or
units with no bedrooms, 1,678
one-bedroom units, 6,120
two-bedroom units, 4,878
three bedroom units, and
4,490 units with four or more
bedrooms.

Figure 7: Age of Housing Stock
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Housing Affordability

The affordability of the housing stock is determined based upon the AMI and the amount that a household
at each income level can afford. According to State and Federal definitions, housing is considered
affordable when a household spends no more than 30% of their annual income on housing expenses,
including mortgage or rent and utilities. Those that spend more than 30% of their monthly income on
housing expenses are considered “cost-burdened.”

The purpose of this plan is to ensure that housing is affordable for all income levels, not just those earning
a median income or higher. In Logan City, the 2016 AMI was $60,200 annually or $5,017 monthly.
Based on this monthly income, mortgage or rent and utilities should not exceed $1,505 per month (30%
of monthly income) for a household earning the median income. The same affordability standards apply
to households that earn less than the AMI. For example, the monthly housing costs for a moderate-income
household in Logan earning 80% of the AMI, or $48,160 annually/$4,013 monthly, should not be exceed
$1,204. Table 17 summarizes the maximum monthly affordable housing costs for various income levels
in Logan City.

Table 17: Maximum Monthly Affordable Housing Costs

viagmuniyionthly Maximum Mortgage
Household Income Income Range Income for Housing gag
Loan Amount*
Expenses

<30% of AMI <$18,060 $452 $67,222
30% to 50% AMI $18,060 - $30,100 $452 - $753 $111,285
50% to 80% AMI $30,100 - $48.160 $753 - $1,204 $179.464
80% to 100% AMI $48,160 - $60,200 $1,204 - $1,505 $218,900

*Note: Computed using Zillow Affordability Calculator, The calculation of the maximum mortgage loan amount is based on 30%
maximum monthly income, a down payment of $10,000, an average monthly debt load of $250, a debt to income ratio of 36%, a
4.356 mortgage rate, a loan term of 360 months, mortgage payment includes taxes and insurance, an average property tax of
1.2% of value, homeowner’s insurance at $800/year and mortgage insurance at $107/month.

Available Housing Prices

Property research Figure 9: Affordability of Available Units
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Value of Existing Housing

Stock Figure 10: Number of Existing Affordable Housing
The current market value of the Units by Income Level

existing housing stock is used to

determine affordability of home 2620

ownership. Figure 10 shows the
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of affordability. The median $218,900)

value of all owner-occupied
homes in Logan is $164,000.

Affordability of Home Ownership

For a household at the 80% AMI, a monthly budget of $1,204 for housing and utility expenses would
support a mortgage of approximately $179,464 based on a 30-year fixed rate loan at 4.356% interest, an
average monthly utility bill of $150.00, and a $10 000 down payment. Homes valued at or below
$189,464 ($179,464 + $10,000, down

payment) are con51der§d affordable fo.r Figure 11: Owner-Occupied Households
moderate income earning households in Spending 30% or more of Monthly Income on
Logan City. Housing

Approximately 64% (10,320) of all
households in Logan City earn a
moderate income (< 80% AMI) or
below. Although there are a limited
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There are many owner-occupied
households that cannot afford the
housing in which they live. The UAHFT
Housing Model estimates that
approximately 47.1% of owner-occupied
households earning a moderate income Housing
(50 — 80% AMI) are cost burdened
(spend more than 30% of income on
housing related costs), and 44.1% of the > 80% AMI to <100% AMI  0.0%
entire LMI population (<80% AMI) is
cost burdened. And, 55.4% of owner-
occupied households earning a very low 30% to 50 % AMI N 33.6%
income (<30% AMI) are severely cost
burdened (more than 50% of income on
housing related costs). Figure 11 shows

Figure 12: Owner-Occupied Households
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the breakdown of all owner-occupied households spending more than 30% of their monthly income on
housing while Figure 12 shows a breakdown of all owner-occupied spending more than 50% of their
monthly income on housing.

Alffordability of Rent

According to ACS estimates there are
9,275 occupied units paying rent in
Logan and the median monthly

Figure 13: Renter Occupied Households
Spending 30% or More of Monthly Income on

housing cost for these households is Housing
$668. According to >100% AMI | 1.1%
www.rentjungle.com the median S 805 ANiikio, ST00%
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find it difficult to afford median rental

rates. With a monthly budget for
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hOUSChOldS eaming. below 59% of AMI Figure 14: Renter Occupied Households
income levels find it more difficult to Spending 50% or More of Monthly Income on
afford rent. Housing

The 2011 — 2015 HUD Comprehensive >100% AMI | 1.1%

Housing Affordability Strategy > 80% AMI to < 100%
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and display the percent of Cost Burden
Households (spending more than 30% <30%AMI [ 69.5%

on housing and extremely Cost
Burdened Households (spending more
than 50% on housing) for renters by income level.
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The following graphic has been generated by the State and shows the Affordability Housing Gap in
Logan for the period 2011 — 2015. This graphic shows the ratio of Logan’s 9,275 renter households by
income and identifies the affordable & available rental housing gap and deficit.

Logan's Renter Households by Income Logan'’s Affordable & Available Rental
Level Housing Gap
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Source: U5 Dept of Housing & Urban Developmertt. (2018) Comprehensive Housing Affordability Strategy, 2011-2015 [Data]. Available at:
https:/fwww huduser gov/portal/datasets/cp htm

Development Impact Fees

Impact fees are assessed on new development so that new growth, rather than existing residents, pays for
its proportionate share of impacts on Logan infrastructure. Logan City collects impact fees for
transportation, fire & emergency services, parks & recreation, wastewater, water systems and electrical
systems. Impact fees have an impact upon the affordability of new construction, as they add to the price
of developing property. However, failing to assess the costs associated with new growth onto the actual
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new development creating the demand for expanded services, and instead pushing that burden onto
existing residents, also negatively impacts the affordability of existing property.

Affordable Housing Options/Section 8 Housing Choice Voucher Program

There are several multi-family housing complexes that offer affordable housing through rental assistance
programs and/or tax credit programs such as the Low-Income Housing Tax Credit (LIHTC) program.
Table 18 lists affordable housing options available in Logan. All of the properties listed have units that
are accessible to people with disabilities. The properties identified with an asterisk (*) are only available
for seniors or people with disabilities.

Table 18: Affordable Housing option in Logan

LIHTC Seoderats Aggregate LARCEC State Tax
Apartment Name . Income Award ;
Units . AMI Credits
Units Year
Aspen Court Apartments 71 37.8% 2004
Borden Lofts 45 58.3% 2016
CAPSA Family Shelter 8
Carl Inoway Senior* 41
Hanbury Manor 93 45.3% 2000 X
Apartments
Logan Pointe Apartments 93 53.0% 1998 X
River Park Senior I* 22 22 43.0% 2007 X
River Park Senior IT* 18 18 41.6% 2008 X
Riverwalk Apartments 88 53.4% 1994 X
Spring Hollow 50 50 33.8% 2007
Apartments
Springs at Logan River I 60 60 38.2% 2007
Springs at Logan River II 64 64 35.8% 2007
ISIII)rmgs at Logan River 56 56 34.6% 2009
IS\;/)rlngs at Logan River 34 44.9% 2012
The Springs 64 64 36.6% 2006
Willowood Apartments 41 41 38.5% 2007

Source: Bear River Housing Authority. Borden Lofis received LIHTC in 2016 and is currently under construction.
Regulatory Environment

In order to evaluate the potential for moderate income housing in the community, it is important to
understand the regulatory environment for residential housing. Zoning regulations govern the use,
residential densities, lot sizes, and building sizes of new developments. In addition to Logan’s residential
zoning districts, many of Logan’s commercial districts also permit and encourage residential uses in
conjunction with commercial uses. This is a very specific policy direction Logan has pursued in providing
more neighborhood centric commercial land uses integrated with residential development. The intent is to
densify portions of the City’s neighborhoods in order to accommodate new growth demands, capitalize on
the City’s existing infrastructure, help alleviate traffic on local streets, and work to ensure a broad range
of housing types are available for all residents. These regulations have a direct and positive impact upon
the provision of affordable housing within the community.
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Survey of Residential Zoning
Below are descriptions of Logan’s zoning districts where residential uses are allowed.

Low Density Neighborhood Residential (NR-2). The purpose of the NR-2 zone is to provide for single-
family residential uses consistent with the form and character of Logan’s neighborhoods typically located
on the eastern bench areas. The predominant development pattern is one- to two-story single-family
homes on larger lots, typically one or two units per acre.

Suburban Neighborhood Residential (NR-4). The purpose of the NR-4 zone is to provide for single-
family residential uses consistent with the form and character of Logan’s suburban type of neighborhoods
on both the eastside and westside areas of Logan. The predominant development pattern is one- to two-
story single-family homes on larger lots, typically three to four units per acre.

Traditional Neighborhood Residential (NR-6). The NR-6 zone includes Logan’s most established
historic residential areas and their surrounding neighborhoods. The area is primarily comprised of small,
single-family brick homes built between 1940 and 1980 with front stoops, exposed basements, single-car
driveways and detached garages. The older neighborhoods largely reflect Logan’s historic Plat of Zion.
The square blocks, wide park strips and mature street trees are signature elements of this zone. This
zoning district allows a maximum residential density of 6 dwelling units per acre.

Mixed Residential Transitional (MR-9). The purpose of the MR-9 zone is to promote a dense pattern of
both detached and certain styles of attached housing on smaller lots suitable for all stages of life and
levels of income. The goal is to encourage stable neighborhoods at a level of density and design that
promotes a sense of community, accessibility to various services, and walkability. This zone will provide
a transition between denser multi-family residential or commercial areas and established single family
residential neighborhoods and allows a maximum residential density of 9 dwelling units per acre.

Mixed Residential Low (MR-12). The purpose of the MR-12 zone is to provide a range of housing
options for all stages of life and levels of income-including students, single adults, both young and mature
families, and senior citizens. New developments will include a diversity of housing types to meet these
needs. MR-12 areas are located near employment centers and service areas allowing residents to be within
walking distance of many services and/or jobs, and where transportation choices are (or will be) available.
This density functions as an appropriate transition between established residential areas and commercial
centers or higher density complexes and allows a maximum residential density of 12 dwelling units per
acre.

Mixed Residential Medium (MR-20). The MR-20 zone provides a diversity and range of housing
options for all stages of life and levels of income-including students, single adults, both young and mature
families, and senior citizens. MR-20 areas are located near employment centers and service areas
allowing residents to be within walking distance of many services and/or jobs, and where transportation
choices are (or will be) available. Structures in this zone will include a mixture of housing types including
a variety of townhouses, apartments and stacked housing developed at 20 dwelling units per acre

Mixed Residential High (MR-30). The MR-30 zone provides a diversity and range of housing options
for all stages of life and levels of income including students, single adults, young and mature families, and
senior citizens. Traditional design features such as building entrances that face the street, screened
parking, street trees, usable open space, site amenities and parking terraces will be emphasized to ensure
neighborhood compatibility and guarantee lasting community value. Structures in this zone should
include a mixture of housing types including a variety of townhouses, apartments and stacked housing
developed at 30 dwelling units per acre.
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Campus Residential (CR-40). The CR zone is located adjacent to Utah State University and permits the
highest residential density in the city. The intent of this zone is to consolidate student housing adjacent to
the university to relieve student housing pressure on traditional single-family neighborhoods in the core
areas. Campus Residential developments may develop at a maximum density of 40 dwelling units per
acre or may choose to develop at a maximum density of 240 occupants per acre with a Conditional Use
Permit.

Neighborhood Center (NC). The NC zone is intended to provide a pedestrian oriented, modest level of
convenience type commercial services to the surrounding neighborhoods. Neighborhood Centers are
comprised of low-intensity retail and/or service related business, or mixed uses emphasizing the
traditional neighborhood character while primarily serving residents and employees within a ten-minute
walk. The maximum residential density permitted in the NC district is 9 dwelling units per acre.

Town Center 1 (TC-1). The TC-1 zone is established to encourage a mix of retail, office, commercial,
entertainment, residential, and civic uses within a compact, walkable urban form focused along Main
Street or Fourth North, and consistent with The Downtown Logan Specific Plan. The TC-1 zone is
distinguished from the TC-2 zone in terms of scale, use and intensity of new development along Main
Street and Fourth North, and is considered the inner core of downtown Logan. The TC-1 district allows
up to 70 dwelling units per acre.

Town Center 2 (TC-2). The TC-2 zone is established to encourage dense residential development in the
downtown area within a compact, walkable urban form. A mixture of uses is encouraged but not required.
Ground floor commercial is not required. The TC-2 Zone is distinguished from the TC-1 Zone in terms of
the scale, use and intensity of new development in the blocks immediately West or East of Main Street
and is considered the outer core of downtown Logan. The TC-2 district allows up to 30 dwelling units per
acre.

Commercial (COM). The Commercial zone is intended for retail, service, and hospitality businesses that
serve city-wide or regional populations. Commercial uses are located on high capacity roads and are
served by mass transit. Residential development is encouraged in the Commercial zone when it is
designed as an integral part of a larger project involving a mixture of both commercial and residential
uses in a vertical use type of project and a maximum residential density of 30 dwelling units per acre.

Community Commercial (CC). The Community Commercial zone is intended for small retail and
professional offices to be located around the edges of the downtown area or even within existing
buildings elsewhere in the City. These areas currently contain several small businesses located in
converted residences or other buildings and are intertwined with the residential fabric of the
neighborhood. This zone also contemplates the limited expansion of commercial activity within a variety
of areas provided it is done at a scale appropriate to the immediate neighborhood. This zone will typically
serve a population beyond just those in the immediate neighborhood. The Community Commercial
district allows up to 12 dwelling units per acre.

Mixed Use (MU). The intent of the MU zone is to encourage a concentration of different uses within an
overall project. Mixed Use developments shall have both a residential and a commercial component and
shall be scaled to ensure consistency with the surrounding neighborhoods. Both Commercial and
residential development are required elements of a mixed-use project. Mixed use projects can utilize
“horizontal” mixed use where commercial, office and residential uses are designed as a single project, yet
constructed in separate and distinct building footprints. Mixed use projects in the more urbanized area are
encouraged to employ “vertical” design strategies where commercial, office and residential uses are
designed as a single project and constructed within the same footprint, with pedestrian oriented
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commercial and retail uses on the main level and office and/or residential uses on the upper floors. The
Mixed-Use district allows a maximum residential density of 30 dwelling units per acre.

Evaluation of Zoning Code’s Effect upon Affordable Housing

The majority of Logan’s zoning districts permit residential development, whether outright or as an
element of a mixed-use type of project, within a mixture of densities, lots sizes, and structure types.
Permitted densities in Logan range from two (2) units per acre all the way up to 70 units per acre with all
zones providing opportunities for new development that includes both market rate and/or housing deemed
affordable. While the NR-2 and NR-4 zoning districts will probably not include housing deemed
affordable due to location, minimum lot sizes and maximum densities, the City’s other zoning districts
create opportunities for developments that provide a wide variety of housing types catering to all aspects
of the housing market. A significant issue facing the development of any new housing in Logan, whether
it is deemed affordable or market rate, isn’t related to zoning; rather, it is the lack of easily developable
land. Logan is relatively landlocked so growth providing for affordable housing will generally occur as
either infill or densification, either of which have significant challenges.

The Land Development Code prohibits accessory dwelling units (ADU) in all residential zones. While
ADU’s could be viewed as a strategy to increase the supply of affordable housing under certain
conditions, given the fact that Logan is home to Utah State University, ADU’s would more likely be used
as student housing and would be highly unfavorable with current residents. ADU’s were tried in Logan
approximately 12 years ago and were problematic from their inception. They did not increase the supply
of affordable rental housing; rather, they were used to insert additional student housing into the
neighborhoods and viewed as a way to skirt occupancy limitations.

Although there is an opportunity to provide a variety of housing types within Logan, there remains a gap
between the number of units that are affordable to very low and extremely low-income earners. The City
should be proactive in responding to the demand for housing affordable to all income earners and should
consider implementing some type of program incentivizing moderate income housing meeting the needs
of very low and extremely low-income earners through a density bonus system or through the application
of RDA affordable housing funds.

Regulatory Barriers to Housing Affordability

Given the fact that Logan has a broad range of zoning districts permitting a wide range of residential
densities and several commercial/mixed use zones that permit significantly higher ranges of densities
(MU zone permits up to 30 du/ac with a potential density bonus of 10 du while the TC-1 zone permits up
to 70 du/ac) in conjunction with commercial uses, there is nothing readily apparent about Logan’s
regulatory environment that could be considered a barrier to housing affordability.

Fair Housing

Acknowledgement of the Utah Fair Housing Act

In accordance with state and federal laws, Logan City 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 Logan City to report
housing discrimination to the Utah Antidiscrimination Labor Division immediately. It is the goal of
Logan City to eliminate, mitigate, and prevent unfair housing practices systematically through biennial
reviews of housing related plans, policies, and ordinances. It is also the goal of Logan City to

Page | 33



MODERATE INCOME HOUSING PLAN

affirmatively further fair and affordable housing by reviewing the housing needs of its moderate-income
households and its vulnerable populations biennially, and proactively planning to meet those needs.

Addressing issues associated with fair and affordable housing requires regular reviews of plans, policies,
and ordinances as well as ongoing monitoring and assessment of potential disproportionate impacts and
adverse effects with the community. As part of this ongoing commitment to fair and affordable housing,
Logan City conducted an Analysis of Impediments (Al) to assess conditions and factors that affect fair
housing choices and the provision of affordable housing. This Al is located in the Appendix of this Plan.

Evaluation of Fair Housing Legal Status

Utah’s Fair Housing Act (Utah Code Annotated §57-21-1) prohibits discrimination on the basis of race,
religion, color, sex, national origin, familial status, disability or source of income in the rental, purchase
and sale of real property. Currently, the only formal mechanism for identifying discrimination cases,
based upon the parameters of the Fair Housing Act, is the incident of fair housing complaints. The City of
Logan should remain diligent in its efforts to ensure that housing is provided in accordance with the Utah
Fair Housing Act.

Summary & Conclusions

Logan City has historically provided the bulk of the region’s affordable housing, whether it is single
family, multi-family, owner occupied or renter occupied, and continues to outpace other Cache Valley
communities in the production of new residential units.

Logan’s growth rate is averaging 1% per year which is less than all the other cities in Cache County.

Logan is younger and poorer than the other communities in Cache County with that trend continuing into
the foreseeable future. The presence of Utah State University has a significant influence on the
demographics of Logan.

The median age of Logan residents is 23.9 is lower than the statewide average of 30.3. Logan’s household
size is trending downward and is currently 2.9 persons per unit.

Logan’s residents are generally younger than other communities in Cache County with approximately
58% of the population in the 18-34 and under 5 age groups residing in Logan. These age groups are
highly representative of college age students and young families with young children.

Logan is the most racially and ethnically diverse community in Cache County due to Utah State
University, the large employment base, and the large amount of affordable housing.

Approximately 10% of Logan’s total population is considered disabled and approximately 38% of
residents over the age of 65 are considered disabled.

In 2016, the Median Household Income in Logan was $36,256 which was substantially lower than the
Cache County Median Household Income of $57,235 and the Statewide Median Household Income of
$65,873. Logan’s 2016 Median Household Income represents a decline of $8,083 since 2000. Logan has
the lowest Median Household Income in Cache County.

Approximately 64% of Logan households are at, or below, 80% of HUD’s area wide Adjusted Median
Income levels. This equates to approximately 10,320 households.
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The U.S. Census Bureau estimated that Logan added 743 residential housing units between 2010 and
2016. Logan City building permit data shows that approximately 1,725 residential units have been added
between 2010 and August 2018. This represents an increase in the City’s housing stock by 11% or
approximately 1.4% annually.

As of 2016, Logan contained approximately 17,533 residential units, and of those, 16,098 were
considered occupied and 1,435 were considered vacant. Approximately 42% or 6,671 of the 16,098
residential units are detached single family residential units, 11.3% or 1,819 are attached residential units,
44.1% or 7,099 are multi-family units, and 2.6% or 419 are mobile homes.

The range of unit sizes tends to favor larger residential units in that less than 12% of the unit mix is either
a one bedroom or studio unit, a trend that represents the influence of USU student housing needs and
historical family sizes in Logan. The provision of smaller units is one potential strategy for providing
more affordable housing, especially for low to moderate income, non-student, residents.

Approximately 40.5% or 6,526 residential units are owner occupied while 59.5% or 9,572 residential
units were renter occupied. The rate of owner occupancy has declined from 44% in 2000 and 42.5% in
2010.

According to the 2016 ACS, the median value of owner occupied housing units is $164,000.
Approximately 58% of the existing housing stock is considered affordable for households earning less
than 80% of HUD’s areawide AMI.

The median monthly rent for the 9,275 rental units is $775.00. Approximately 42% of Logan households
(below 50% AMI) would not “qualify” for this median rental rate. Approximately 45% of Logan’s rental
households are cost burdened (spending more than 30% of monthly income on housing).

Logan’s existing range of zoning districts allow for a range of residential units from two units/acre up to
70 units/acre and do not limit the provision of affordable housing.

USU has a significant influence on Logan’s demographics, e.g., population changes, rates of poverty,
household size, population characteristics, income, etc. USU is growing approximately 3% - 4% annually.
USU also skews Logan’s poverty rate. According to the U.S. Census, USU students account for an
approximate 6% increase in the rate of those defined as living under the poverty line.

Although there is an opportunity to provide a variety of housing types within Logan, the more significant
issues facing Logan directly affecting the continued provision of affordable housing center around a more
regional approach to affordable housing and neighborhood stabilization within Logan’s neighborhoods.

Goals and Strategies

Goal 1: Continue to work towards stabilizing core neighborhoods through such methods as code
enforcement, rehabilitation assistance, down payment assistance, and targeted infill projects.

There has been a general decline of the older, core neighborhoods in Logan City due to the deterioration
of the physical condition of housing and the surrounding appearance of the road right of way
improvements including curb/gutter, parkstrip and sidewalk in the area. The cause of the destabilization is
due in party by a lack of maintenance by absentee owners, the infiltration of student use of previously
single-family housing, and the appearance and the under-utilization of vacant properties. Logan City will
target certain neighborhoods for code enforcement, rehabilitation, infill and the reestablishment of
residential use through homebuyer down-payment assistance and homebuyer education
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Strategy 1 — Continue public investment into public infrastructure and facility improvement projects in
the core neighborhoods, including streets, curb/gutters, parkstrips & trees, sidewalks, trails and lighting in
order to enhance the livability of Logan’s neighborhoods.

Strategy 2 — Continue with enhanced code enforcement efforts in the core neighborhoods to identify
homes and properties that continually fail to meet minimum property maintenance standards as well as
life safety standards.

Strategy 3 — Continue inventorying vacant, dilapidated or blighted buildings and work with property
owners to either renovate, rehabilitate or remove such buildings.

Strategy 4 — Continue promoting the Neighborhood Reinvestment Grant program to help improve the
curb appeal of older single family residential structures throughout Logan.

Strategy S — Continue promoting the Housing Rehabilitation Assistance Grant program to help low
income homeowner’s correct life safety issues in their homes.

Strategy 6 — Continue supporting the “Welcome Home Own in Logan” down payment assistance
program administered by Neighborhood Housing Solutions.

Goal 2: Work with public and private entities to increase Affordable Housing Opportunities for
Logan’s Special Needs population.

Logan’s special needs community includes vulnerable populations such as senior citizens, people with
disabilities, the homeless, or those otherwise potentially in need of specialized or supportive housing.
Approximately 38% of Logan’s resident population over the age of 65 have a disability while
approximately 8% of the resident population under 65 have a disability. When taking into consideration
the fact that the median income for disabled residents is approximately 69% of Logan’s median per capita
income, finding suitable and affordable housing that is considered “accessible” is very challenging.

Strategy 1 — Consider a density bonus program or other similar incentive program for private multi-
family residential projects that provide affordable and accessible units for residents with special needs.

Strategy 2 — Partner with Neighborhood Housing Solutions in developing specialized residential units
that are affordable and accessible for residents with special needs.

Strategy 3 — Continue promoting the Housing Rehabilitation Assistance Grant program to help low
income senior homeowner’s correct life safety and livability issues enabling them to age in place in their
own homes.

Strategy 4 — Meet regularly with non-profit housing and service providers, Bear River Health
Department, Bear River Mental Health, senior, disability and independent living centers in Logan to
discuss and evaluate ways to support and provide additional housing opportunities for residents with
special needs.

Goal 3: Continue to work with other communities in Cache Valley to achieve a more equitable regional
distribution of affordable housing.

Logan City has historically born the burden of multi-family, rental, starter home, and affordable housing
development for the region which places a disproportionate financial burden on Logan’s residents.
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Combined with an aging housing stock, absentee landlords, and increased student housing demands,
Logan’s rate of owner occupancy continues to decline thereby jeopardizing the stability of our
neighborhoods. The region needs to achieve a better, more equitable distribution of housing types, styles
and densities that are affordable and suitable for all members of our communities rather than just pushing
all of the affordable housing towards Logan.

Strategy 1 — Encourage the participation in regional planning efforts involving all communities of Cache
Valley and the Bear River Association of Governments in order to address existing and future housing
issues, especially a more equitable distribution of affordable housing.

Goal 4: Evaluate and consider a Transit Oriented District (TOD) near the CVTD transit center focused
on encouraging a mixture of uses including dense housing and neighborhood serving commercial as a
way to locate affordable housing near transit services.

The Cache Valley Transit District serves over two million riders annually on their fare free transit system.
A high percentage of transit users are low to moderate income residents that could benefit from affordable
housing and services located conveniently near transit. The current zoning around the transit center is a
mixture of commercial and residential and needs to be evaluated to determine the best approach to
creating and implementing a TOD zoning district in or near this location.

Strategy 1 — Evaluate the existing zoning districts around the CVTD transit center for sites that would be
suitable for increased intensities.

Strategy 2 — Create a draft TOD zoning district with an appropriate amount of neighborhood serving
commercial uses and residential densities compatible with the neighborhood while also providing
affordable housing options for a wide range of residents.

Goal 5: Evaluate and consider expanding the City’s Housing Rehabilitation Assistance program for
rentals that house low/moderate income residents.

There has been a general decline of the older, core neighborhoods in Logan City due to the deterioration
of the physical condition of housing and the surrounding appearance of the road right of way
improvements including curb/gutter, parkstrip and sidewalk in the area. The cause of the destabilization is
due in party by a lack of maintenance by absentee owners, the infiltration of student use of previously
single-family housing, and the appearance and the under-utilization of vacant properties. Logan City
currently provides housing rehabilitation grant assistance for homeowners under a couple of different
programs. As there are over 9,500 rental units in the city, Logan City should consider providing a grant
and/or low interest loan program to eligible rentals that currently house low or moderate-income residents
as a way to both improve neighborhoods and improve the housing stock available to qualified renters.

Strategy 1 — Explore the expansion of the Housing Rehabilitation Assistance Program to rental housing
that house low/moderate income residents through either a grant or loan program.

Strategy 2 — Explore the possibility of assisting with the conversion of existing rental housing units into
accessible units able to serve residents with disabilities or special needs.

Goal 6: Work with developers providing multi-family housing to include a higher percentage of studio

and one-bedroom units within their housing unit mix as a way to provide additional housing for single,
non-student, low to moderate income residents.
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According to the 2016 ACS housing data, studio units comprise approximately 2.1% of the total housing
stock and one bedroom units comprise approximately 9.6% of the total housing stock. This represents less
than 12% of the total housing stock. Single, non-student, low to moderate income residents have very few
housing options where they can live independently without roommates, or outside of complexes
predominantly serving students. Most detached residential structures also are being sized and built
targeting families with children while the majority of multi-family residential units are sized and built
targeting USU students or young families.

Strategy 1 — Evaluate the use of incentives for new multi-family projects to encourage the provision of

more studio or one bedroom units. Incentives could be in the form of density bonuses, relaxed parking
requirements, or a combination of other types incentives.
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APPENDIX A
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EXECUTIVE SUMMARY

Background and Purpose

The Fair Housing Act, first passed in 1968, prohibits discrimination with respect to most
kinds of housing transactions—including rentals, home sales, mortgage lending, home
improvement, and zoning—based on race, color, national origin, religion, sex, familial
status, disability, and, in Utah, source of income and most recently, sexual orientation
and gender identity.’

The Community Development Block Grant (CDBG) program, a component of HUD's
Community Planning and Development (CPD) programs, contains a regulatory
requirement to affirmatively further fair housing based on HUD’s obligation under
Section 808 of the Fair Housing Act. The ultimate goal of this requirement is to expand
mobility and widen a person’s freedom of choice in the housing market and, thus, their
access to opportunities in their community and society at large. Because Logan City is
receiving CBDG funding, the city is tasked with ensuring that it is affirmatively furthering
fair housing. One way that cities and jurisdictions fulfill this requirement is through an
Analysis of Impediments for Fair Housing Choice (Al). According to HUD’s Fair Housing
Planning Guide,2 the Al involves:
(1) A comprehensive review of a State or Entitlement jurisdiction’s laws, regulations, and
administrative policies, procedures, and practices;
(2) An assessment of how those laws etc. affect the location, availability, and accessibility of
housing;
(3) An assessment of conditions, both public and private, affecting fair housing choice for all
protected classes; and
(4) An assessment of the availability of affordable, accessible housing in a range of unit
sizes

HUD has undergone a devolution process in which the control of implementation,
enforcement, and evaluation of fair housing policy is largely placed in the hands of local
communities. HUD recognizes that the people who are most knowledgeable about the
fair housing challenges their community faces are the people who live in those
communities themselves. Therefore, Als are intended to be a mechanism by which Fair
Housing Planning (FHP) efforts are tailored to community needs and nuances while
simultaneously adhering to federal Fair Housing Law (FHL) guidelines. Therefore, the
purpose of the proposed Al is to provide Logan City with timely, relevant primary and
secondary data analyses that will both fulfill their federal reporting mandates, and
provide data-driven recommendations for fair housing action in the Logan community.

' U.S. Department of Housing and Urban Development (2014). Fair Housing Trends Report 2014.
Retrieved from: http://www.nationalfairhousing.org/Portals/33/2014-08-
13 Fair Housing Trends Report 2014.PDF.
2 Fair Housing Planning Guide, Retrieved from:
hitp://portal.hud.gov/hudportal/documents/huddoc?id=fhpg.pdf




Methodology

In accordance with guidelines laid out in HUD’s Fair Housing Planning Guide, this Al
follows the methodologies detailed below.

Public Participation. HUD requires that jurisdictions solicit input from community
members, particularly those from protected classes. Four methods were used that
involved public participation:

(1) The first involved the analysis of data from the “Fair Housing Snap Shot” study.’ This
study involved a community survey on the public’s knowledge, attitudes and
experiences related to fair housing and was administered in 22 Utah Counties
(N=1,022). Data collected in Logan City comprised 23% of the sample (n=237).
Logan City data from the “Fair Housing Snap Shot” study are described and mapped
according to Census Block Groups in order to provide a context for the public’s
knowledge, attitudes, and experiences related to fair housing.

(2) The second involved the analysis of data from a qualitative study in which 8 key
community stakeholders were interviewed in-person using a semi-structured
interview guide. In-depth interview data from key community stakeholders in the
private and public non-profit arena paints a more complete picture of the
impediments to fair housing in Logan City. Content contained in the interview guide
included questions based on stakeholders’ perceptions of the prevalence of housing
discrimination, the driving forces of housing discrimination, the ways in which Logan
City is currently doing well to affirmatively address fair housing choice, and the ways
in which Logan City could do better.

(3) The third involved the analysis of data from 6 in-depth, semi-structured interviews
with individuals who had experienced housing discrimination while living in Logan
City. These interviews were particularly insightful because they provided a contextual
understanding of the community survey data that quantitatively described the
prevalence of housing discrimination in Logan City. Individuals were recruited for
interviews using a variety of efforts. Flyers were placed in over 30 locations
throughout Logan City, including being posted in church bulletins, placed under
windshields during Spanish Mass at St. Thomas Aquinas Catholic Church, and taped
to doors at all affordable and accessible housing structures. Email recruitment
messages were also sent to various human service providers and interested
interviewees were also encouraged to spread the word. Recruitment occurred over
the course of 1 month, and 6 individuals agreed to share their experiences.

(4) The fourth method that involved public participation in Logan City consisted of a 12
week study in which landlords and rental companies were contacted via email by
hypothetical renters based on a systematic screening of advertised rental properties.
Hypothetical renters’ profiles were similarly qualified but manipulated by protected

3 For details, see:
http://laborcommission.utah.gov/media/pdfs/uald/pubs/FairHousingSnapShotProjectExecutiveSummary.p
df




class category. Randomization of hypothetical renters increased the validity of
results. This study was undertaken in order to assess the extent to which landlords
and rental companies may be screening interested rental applicants at first contact
based on their protected class status. Landlords and rental companies were notified
of the true purpose of the study following the 12-week study period. In total, 168
emails were sent, and responses were tracked, coded, and analyzed for patterns in
responses.

Zoning, Land Use, and Housing Policy Review. A review of Logan City’s land use
regulations and other pertinent policies related to housing in order to identify potential
fair housing impediments was conducted.

Analysis of Demographic, Housing, and Lending Data. Data were compiled from
2000 and 2010 Decennial Censuses as well as 3-year and 5-year estimates from the
American Community Survey. Data on population, race/ethnicity, poverty, housing
tenure, English proficiency, disability, household composition, housing type, housing
problems, housing costs, and lending issues were described and/or mapped.

Identification of Impediments. Based on findings from the public participation,
demographic, housing, and lending analyses, and policy review, fair housing
impediments and concerns were identified.

Actions to Address Past and Current Impediments. Action items for addressing the
noted fair housing impediments and concerns were identified for Logan City’s use in fair
housing planning efforts.

Impediments

Impediment 1. Racial/Ethnic concentration, particularly concentration of Latino individuals in
SW portion of Logan City

Impediment 2. Racial/Ethnic spatial concentration of down payment assistance program
participants

Impediment 3. Racial/Ethnic disparities in accessing housing rehabilitation program.

Impediment 4. Lack of public awareness and knowledge regarding their rights under the Fair
Housing Law.

Impediment 5. Systematic discrimination in the rental market based on protected class status
at first contact in seeking rental housing.

Impediment 6. Lack of affordable and accessible housing options for persons with disabilities.

Action Steps*

* Action steps are presented in further detail in the final section of the Al, including partners and timelines.
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Impediment 1. Logan City investment in ESL/Literacy programs targeted at ESL Latino
population that will expand economic opportunities and open up wider array of housing
options across the city (particularly on the East portion of Logan City which has higher
housing values).

Impediment 2. (1) Work with Neighborhood Nonprofit Welcome Home program
administrator to expand program for Latino participants, including developing a program
component that encourages participants to view available properties in all
neighborhoods in Logan City. (2) Outreach to realtors and lenders to promote the
program. (3) Translate application materials to Spanish.

Impediment 3. Increase outreach efforts to Latino community by first translating
advertisements into Spanish with help from USU, and second, outreaching to key Latino
community institutions to advertise the program (e.g., St. Thomas Aquinas Catholic
Church, Spanish-Speaking Latter Day Saint Congregations, ELC, Latino Advisory
Council, Bridger Elementary, USU’s Access and Diversity, etc.)

Impediment 4. (1) Targeted educational outreach to vulnerable communities (e.g.,
persons with disabilities, refugees, LEP persons, etc.). Targeted outreach will involve
distributing materials and offering to present to key social service agencies serving
vulnerable communities (i.e. Cache Refugee and Immigrant Connection, English
Language Learning Center, OPTIONS for Independence, etc.). Logan City will partner
with BRAG, NNP, and USU to develop outreach materials. Logan City will work with
USU to develop materials in Spanish. (2) Public awareness campaigns (e.g., during Fair
Housing Month in April, make efforts on social media and in local newspaper to promote
fair housing)

Impediment 5. (1) Targeted smali-scale educational opportunities for landlords (e.g.,
informational packets prepared by CDBG coordinator to be sent to all landlords at time
of annual license renewal). CDBG Coordinator will work with key professors at USU as
well as individuals from Utah’s Division of Fair Housing to create content-rich
educational mailings. (2) Integration of this content in Good Landlord Training. The
CDBG coordinator will work with key professors at USU to develop training materials
that address the responsibilities of landlords under fair housing law.

Impediment 6. (1) Develop Logan City-sponsored program designed to provide
financial assistance for individuals with disabilities who wish to rent housing units in the
private market that are not already accessible (i.e., building entrance ramps, etc.). (2)
The Access and Mobility Plan - Targeted outreach to disabled populations in Logan to
collect data regarding infrastructure deficiencies in Logan City. The plan will prioritize
improvements for future CDBG funding. The plan is a component of FH as it will reduce
the amount of housing that are isolated from the surrounding neighborhoods, and goods
and services. (3) Use RDA funds for housing rehabilitation assistance used for
improvements to owner-occupied homes (including access/ADA issues).



SECTION I. COMMUNITY AND HOUSING PROFILE

This section provides a community and housing profile for Logan City. it includes
demographic composition data for Logan’s population as well as housing data. The
sources for these data include:

e 2000 and 2010 U.S. Census

e 2008 to 2010 and 2010 to 2014 Estimates from the American Community Survey (ACS)

* 2008 to 2014 Federal Financial Institutions Examination Council data (FFIEC)

e 2015 Bear River Association of Governments Annual Housing data

e 2015 Options for Independence data

e 2015 Cache Refugee and Immigrant Connection (CRIC) data

e 2000 to 2010 U.S. Census Data Estimates from National Historical Geographic

information System

First, this section will simply present data, noting in the narrative where there may be
cause for concern. At the end of this section, these data will be synthesized and
analyzed in terms of their potential contribution to fair housing impediments.

Demographic Profile

Population. According to 2014 ACS 5-year estimates, Logan City’s population is
48,933. This number reflects a 12.80% growth rate® since the 2000 Census (42,670).

Race and Ethnicity. Table I-1 shows Logan City’s population distribution by
race/ethnicity. Over the last 10 years, there was significant growth in most non-White
racial/ethnic groups. Most notably, there has been a 51.8% increase in Hispanic or
Latino persons since 2000.

Table I-1. Population by Race and Ethnicity, Logan City 2000 and 2014

Race/Ethnicity 2000 2014 Growth Rate
Not Hispanic or Latino: 39,151 41,655 5.99%
White Alone 36,458 37,568 (2.95%)
Black or African American Alone 253 563 55.06%
American Indian and Alaska Native Alone 327 322 (-1.55%)
Asian Alone 1,528 1,799 15.06%
Native Hawaiian and Other Pacific Islander Alone 123 297 58.59%

*Inall demographic tables, growth rates are presented in the context of overall population growth rate or
the overall growth rate within main categories (i.e. Not Hispanic or Latino vs. Hispanic or Latino) for
Logan City between Census data points 2000 and 2014. When growth rates exceed overall growth rates,
they are marked in bold. When they are less than overall growth rates, they are marked in parentheses.
This distinction allows a comparison between nominal and real growth.



Some other race Alone 26 468 94.44%

Two or more races 446 638 30.09%
Hispanic or Latino: 3,609 7,278 51.79%
White Alone 1,489 4,305 65.41%
Black or African American Alone 19 55 65.45%
American Indian and Alaska Native Alone 34 68 (50.00%)
Asian Alone 9 0 (-900%)
Native Hawaiian and Other Pacific Islander Alone 2 0 (-200%)
Some other race Alone 1,714 2,394 (28.40%)
Two or more races 242 456 (46.93%)

Source: 2000 Census and 2014 ACS 5-Year Estimates

Nativity. Table I-2 below shows Logan City’s population distribution by nativity. The city
has experienced growth in both native and foreign-born populations, with a growth rate
that is more than double for foreign-born persons, including naturalized citizens and
non-citizens. However, the native-born growth rate is just less than the overall
population growth rate in Logan City, suggesting that real growth in the native-born
population is negligible. The majority of growth among the foreign-born population has
occurred among naturalized citizens. Five-year estimates from the 2014 ACS indicate
that 56% of Logan City’s foreign-born population are Latin American, 28% are Asian,
and 4% are African, with small percentages in other categories.

Table I-2. Population by Nativity, Logan City 2000 and 2014

Growth

Nativity 2000 2014 Rate
Native Born: 38,541 43,460 11.32%
Foreign Born: 4184 5473  23.55%
Naturalized Citizen 640 1,494 57.16%
Not a Citizen 3,544 3,979 (10.93%)

Source: 2000 Census and 2014 ACS 5-Year Estimates

Refugee Population. Although data on Logan City’s population is difficult to obtain in
cities that are not refugee resettlement areas, Cache Valley Refugee and Immigrant
Connection (CRIC) estimates that there are approximately 250 to 300 refugee
individuals living in Logan City and surrounding cities in Cache Valley. The majority of
refugees in Cache Valley come from Burma, Eritrea, Ethiopia, Sudan, Somalia, and
Iran. Very few refugees in Cache Valley are recent arrivals having for the most part
arrived in Salt Lake City several or more years ago.

Racial and Ethnic Concentration. HUD defines racial and ethnic concentration in
numerous ways and these definitions have been used in other Als.® One definition
includes geographic areas in which the concentration of residents of a particular racial
or ethnic group is 10% or higher than the community-wide average. A second, more
stringent definition occurs when residents of a particular racial or ethnic group are
concentrated in a geographic area at a rate 20% or more than the community-wide
average. The former definition can be thought of as low concentration and the latter as

® See City of Boise’s Analysis of Impediments to Fair Housing:
http://pds.cityofboise.org/media/55843/fairhousingplan.pdf




high concentration. Because the predominant racial/ethnic minority group in Logan is
Latino, racial and ethnic concentration was examined for this group in Map |-1 below.
For the whole of Logan City, the Latino population constitutes approximately 15% of the
community-wide population. According to the map below, there are three Census block
groups in the South West quadrant of the city that meet the low concentration threshold
(3004, 10023, 10022) and one Census block group in the same area that meets the
high concentration threshold (10012).

Map I-1 Latino Concentration by Census Block Group, Logan City 2010
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Racial and Ethnic Segregation. The index of dissimilarity (D) represents the extent to
which two subgroups are proportionally distributed across a geographic area. Theoretically,
the index measure denotes the percentage of the minority population which would have to
move to another area in order to achieve proportional evenness. To examine the extent of
racial/ethnic concentration in the area, trends in white-Hispanic dissimilarity indices are
examined in Cache County, UT. Itis not possible to calculate comparable dissimilarity
indices for Logan City over decennial periods due to shifting Census tract and Census block
group boundaries. However, the dissimilarity index for 2010 in Logan city was calculated
and can be compared to the trends over time in the larger Cache County. In Cache County,
the white-Hispanic D for 1990 was 27.0 and increased to 36.1 in 2000—that is, in 1990,
27% of all Hispanics would need to move to another area, and in 2000, 36.1% of all
Hispanics would need to move to another area in order to achieve evenness. The white-




Hispanic D for 2010 in Cache County held relatively steady at 35.8. That is, in 2010, 35.8%
of all Hispanics would need to move to another area in Cache County to achieve evenness.
These numbers indicate that there has been a moderate increase in unevenness since 1990
that held steady in 2010. The white-Hispanic D for Logan City in 2010 was 30.9, slightly less
than the D for the entire Cache County in 2010. Dissimilarity indices in this range are
relatively common in cities and counties the size of Logan and Cache County. However,
they indicate a growth in concentration over time, and are only 8-10% lower than D indices
in Weber and Salt Lake County for comparison. In a hypothetical scenario in which white
and Hispanic individuals are proportionally spread throughout Logan City neighborhoods,
we would see a D index of 0. However, estimates suggest that nearly a third of the Latino
population in Logan City would need to relocate to achieve evenness. Given that the D
index has remained relatively steady despite a growth of the Latino population in Logan City
between 2000 and 2010, it seems that racial/ethnic concentration is not increasing.
Nonetheless, Logan City must be responsive to this issue. Specifically, it is important to
identify the types, accessibility, and burdens associated with housing in these
racially/ethnically concentrated areas. Additionally, it is important to note if housing programs
are being accessed equally in these areas (e.g., housing choice vouchers, down payment
assistance programs, housing rehabilitation programs, etc.). These issues are investigated
in sections below.

Linguistic Isolation. Linguistic isolation is measured as the proportion of households where
no one age 14 or older speaks English. Although there are various other racial/ethnic groups
in Logan City that may primarily speak languages other than English (e.g., a 3% Asian
population), linguistic isolation is examined in the context of Spanish speakers given the
larger proportion of Latino individuals who reside in Logan City. In Map I-2 below, it shows
that Spanish is spoken in the home for 10% or more households in more than two-thirds of
Logan City Census Block Groups. Consistent with the areas of Logan City that have low and
high racial and ethnic concentration, the block groups with the highest proportion of
households that speak Spanish are located in the South West quadrant of the city.

Map I-2. Concentration of Households where Spanish is Spoken by Census Block
Group, Logan City 2010
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When linguistic isolation is mapped (Map [-3), we see that about one-fifth of all Logan
City Census Block Groups have proportions 5% or higher of Spanish Speaking
households where no one age 14 or older speaks English. Only one block group has
more than 10% of households that are linguistically isolated (10012). This same block
group meets the high concentration of Latino individual definition noted above, but as
described below has numerous protective factors as well (e.g., lower poverty rates,
higher proportion of single-family housing units, etc.).

Map I-3. Proportion of Spanish Speaking Households with No One 14 and Over who
Speaks English by Census Block Group, Logan City 2010
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Income and Poverty. Logan City has experienced modest growth in median household
income since 2000 (see table I-3 below). However, when compared to the same 2014
estimates for Cache County ($50,367), and for the larger State of Utah ($59,846), it is
evident that Logan City has a troublingly lower median household income with a slower
growth rate than Cache County and Utah as a whole.

Table I-3 Median Household Income, Logan City 2000 and 2014

Growth Rate
Median Household Income 1990 2000 2014 (1990 to 2014)
e el $21,312 $30,778 §$35,770 40.4%
Cache County $26,949 $39,730 $50,367 46.5%
State of Utah $29,470 $45,726 $59,846 50.8%

Source: 1990, 2000 Census and 2014 ACS 5-Year Estimates

Table 1-4 below details the change in poverty rates between 2000 and 2014 for Logan
City by age categories and race/ethnicity categories. There has been significant growth
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in poverty rates for all age categories since 2000 with the exception of individuals who
are age 65 or older. Most notably there has been a 44.7% increase in child poverty
since 2000 (in the context of a 23.5% growth rate among the population under 18 years
old). Additionally, according to 2014 estimates, more than one-fourth of Logan City’'s
adult population aged 18 to 64 lives in poverty. Some of these estimates can be
attributed to the sizable college student population living in Logan City. As can be seen
in Map I-4 below, there is a significant poverty concentration in the Census Block
Groups encompassing and directly surrounding Utah State University. There are also
pockets of more highly concentrated poverty in the East core of Logan City (Adams
Neighborhood) and the South West quadrant (Woodruff Neighborhood).
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Table I-4 Poverty Status by Age Group, Logan City 1990, 2000 and 2014

1990 2000 2014 Growth Rate
N % N % N %

Population Under 18 Years of Age 9,125 9,831 11924 23.5%
Living in Poverty 1,716 18.80% 1,581 16.10% 3080 25.8% 44.3%
Not Living in Poverty 7,410 81.20% 8,250 83.90% 8,844 742% (16.2%)

Population Age 18 to 64 19,834 28,138 30148 34.2%
Living in Poverty 4,915 24.80% 7,480 26.60% 8722 28.9% 43.6%
Not Living in Poverty 14919 7520% 20,658 73.40% 21426 71.1% (30.4%)

Population Age 65 and Over 2,667 2,679 3086 13.6%
Living In Poverty 217  8.10% 171 6.40% 212 6.9% (-2.4%)
Not Living In Poverty 2,450 9190% 2,508 93.60% 2874  93.1% 14.8%

Race/Ethnicity

White Alone 29019 36479 38562 24.7%
Living in Poverty 23212 80.0% 7779 21.3% 10366 26.9% (-123.9%)
Not Living in Poverty 5807 20.0% 28700 78.7% 28196 73.1% 79.4%
Black or African American Alone 212 221 612 65.4%
Living in Poverty B2 38.7% 76 34.4% 133 21.7% (38.3%)
Not Living in Poverty 130 61.3% 145 65.6% 479 78.3% 72.9%

American Indian and Alaska Native Alone 340 359 336 -1.2%
Living in Poverty 223  65.6% 254 70.8% 99  29.5% (-125.3%)
Not Living in Poverty 117  34.4% 105 29.3% 237  70.5% 50.6%

Asian Alone Population Not Availabie 1394 1600 12.9%
Living in Poverty 518 37.2% 709  44.3% 26.9%
Not Living in Poverty 876 62.8% 891  55.7% (1.7%)

Native Hawaiian and Other Pacific Islander Alone 1569 37 297 -428.3%
Living in Poverty 935 59.6% 18 48.7% 0 0.0%

Not Living in Poverty 634 40.4% 19 51.4% 297 100.0% -113.5%

Some Other Race Alone 486 1590 2684 81.9%
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" Living in Poverty 327 67.3% 434 27.3% 372 13.9% (12.1%)
Not Living in Poverty 159  40.4% 1156 72.7% 2312 86.1% 93.1%
Two or More Races Not Available 568 1067 46.8%*
Living in Poverty 153 26.9% 335 31.4% 54.3%*
Not Living in Poverty 415 73.1% 732 68.6% (43.3%*)
Hispanic or Latino 925 3461 6918 86.6%
Living in Poverty 672 72.7% 890 25.7% 1865 27.0% (64.0%)
Not Living in Poverty 253  27.4% 2571 74.3% 5053 73.0% 95.0%
White Alone, not Hispanic or Latino Not Available 34825 34439 -1.1%*
Living in Poverty 7420 21.3% 9110.00 26.5% 18.6%*
Not Living in Poverty 27405 78.7% 25329 73.6% (-8.2%*)

*Growth rate calculated between 2000 and 2014
Source: 2000 Census and 2014 ACS 5-Year Estimates
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Map I-4. Poverty Concentration by Cens

3400 N
[}
AN
—
sho N
~
fl -0
‘....__l'— . J
| O
|
l' 1 i
==
oz
 eote o
10024 10021
10012
MENCON RO 0 s I 5
x\-—-‘_‘_l ] ]
. %
l )
12022

11022

11011

11013

1o NIww

us Block Group, Logan City 2010

Income Below Poverty Level
by Census Block Group

4012

7011

012

ys 89

7013

11021

9801001

[" ] vroganGityBoundary [ 26 to 30%
Proportion of Block Group [ 31to 35%

5% of less P 36 to 40%

610 10% B 41t045%
{ 1110 15% I 46 to 50%
7 161020% I 50% or greater
I 210259 ; ; i r‘t

2 Miles |

Source: 2010 Census

Household Composition. The majority of households in Logan City are designated as
family households (64.6%). There has been a modest growth rate in female-headed
family households since 2000 (7.7%) to 2014 (8.7%), and among nonfamily households,
there has been modest real growth among male householders. Refer to table I-5 for

details.

Table I-5. Household Composition for Logan City, 2000 and 2014

2000 2014 Growth
Rate
N % N %
Households 13,902 15,839 12.23%
Family households: 9174 66.0% 10225 64.6% 10.28%
Married-couple family 7663 551% 8445 53.3% (9.26%)
Other family: 15611 109% 1,780 11.2% 15.11%
Male householder, no wife present 442  32% 410 2.6% (-7.80%)
Female householder, no husband present 1,069 7.7% 1,370 8.7% 21.97%
Nonfamily households: 4728 34.0% 5614 354% 15.78%
Male householder 2181 157% 2660 16.8% 18.01%
Female householder 2547 183% 2,954 18.7% (13.78%)

Source: 2000 Census and 2014 ACS 5-Year Estimates
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As can be seen in Map I-5 below, there are two census block groups with relatively
higher proportions of single-headed female households. In general, there is spatial
dispersion across block groups in terms of the concentration of female-headed
households.

Map I-5. Female-Headed Household Concentration in Logan City, 2015
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Employment and Workforce. There has not been any significant change in
employment or unemployment rates since 2000 for Logan City’s Population aged 16
years or older. More than two-thirds of Logan City’s population aged 16 years or older is
in the labor force, and 92% of those are employed according to 2014 estimates. When
looking at growth rates in the context of overall population growth among individuals 16
years or older, it is evident that there has been more rapid growth in the armed forces,
unemployed, and not in labor force categories even though they account for smaller
proportions of the overall population. See table |-6 for details.

Table I-6. Employment Status for Population 16 Years and Over, Logan City 2000 and
2014
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2000 2014 Growth
Rate
N % N %
Population 16 years and over: 33,757 37,946 11.04%
In labor force: 23693 702% 26,280 69.3% (9.84%)
In Armed Forces 17 0.1% 34 0.1% 50.00%
Civilian: 23676 701% 26,246 69.2% (9.79%)
Employed 22,149 65.6% 24373 64.2% (9.12%)
Unemployed 1,527 4.5% 1,873 4.9% 18.47%
Not in labor force 10,064 29.8% 11,666 30.7% 13.73%

Source: 2000 Census and 2014 ACS 5-Year Estimates

Refer to table -7 for a breakdown of occupational types for the employed civilian
population 16 years and older in Logan City. There has been some growth in most
categories with the exception of healthcare support occupations, farming, fishing and
forestry occupations, construction, extraction, and maintenance occupations, and
production occupations. The most sizable growth since 2000 has occurred in
management, business, and financial operations occupations, personal care and
service occupations, and sales and related occupations.

Table I-7. Occupation for Employed Civilian Population 16 Years and Over, Logan City

2000 and 2014
2000 2014 Growth
Rate
N % N %

Employed civilian population 16 years and over: 22,149 24,373 9.1%
Management, business, and financial operations

oc cupat?cms: P 1,747  7.9% 2,496 102%  30.01%
Professional and related occupations 5493 24.8% 5614 23.0% (2.16%)
Healthcare support occupations 514 2.3% 509 21% (-0.98%)
Protective service occupations 254 1.2% 275 1.1% (7.64%)
Food preparation and serving related occupations 1,279 5.8% 1,468 6.0% 12.87%

oclca:ﬂl;;(:t?gnind grounds cleaning and maintenance 749 3.4% 922  3.8% 18.76%
Personal care and service occupations 807 3.6% 1,129 4.6% 28.52%
Sales and related occupations 1,998 9.0% 2930 12.0% 31.81%
Office and administrative support occupations 3617 16.3% 3,636 14.9% (0.52%)
Farming, fishing, and forestry occupations 237 1.1% 171 0.7% (-38.60%)
Construction, extraction, and maintenance

occupations: 1,473 6.7% 1,344 55% (-9.60%)
Production occupations 2889 13.0% 2655 109% (-8.81%)
Transportation and material moving occupations 1,092 4.9% 1,224  5.0% 10.78%

Source: 2000 Census and 2014 ACS 5-Year Estimates

Educational Attainment. For Logan City's population aged 25 years or older, there has
been modest growth in every educational attainment category but when viewed in the
context of overall population growth rates, the most sizable growth has occurred among
high school graduates, Bachelor's degrees, and Doctorate Degrees. According to 2014
estimates, just over one-third have earned a Bachelor's degree or more (36.9%). About
1in 10 Logan residents have less than a High School diploma. Refer to table I-8 for

details.
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Table I-8. Educational Attainment for Population 25 Years and Over, Logan City 2000
and 2014

2000 2014 Growth
Rate
N % N %

Population 25 years and over: 18,147 22,200 18.26%
Less Than High School 2023 11.2% 2235 10.1% (9.49%)
High School Graduate (includes equivalency) 3,301 18.2% 4205 18.9% 21.50%
Some college 6,560 36.2% 7,562 341% (13.25%)
Bachelor's degree 4034 22.2% 55606 24.8% 26.73%
Master's degree 1,397 7.7% 1,650 74% (15.33%)
Professional school degree 296 1.6% 248 1.1% (-19.35%)
Doctorate degree 536 3.0% 794 3.6% 32.49%

Source: 2000 Census and 2014 ACS 5-Year Estimates

Disability. Persons with disabilities account for almost 10% of Logan City’s population
according to ACS 3-year estimates (2008-2010). Given that persons with disabilities are
the category of protected persons most likely to encounter housing discrimination
according to 2013 National estimates,’ it is important to have a context for this
population. According to the estimates presented in table I-9 below, more than half of
individuals with disabilities have sensory or cognitive disabilities. Changes in the
disability population cannot be calculated due to shifting definitions in disability types
between decennial periods. In the Housing Market Analysis section below, housing
options for persons with disabilities are discussed.

Table I-9. Number of Persons with Disabilities by Type of Disability, Logan City, 2010

% of

Type of Disability 2010 Logan City

Population
Sensory Disability 1,416 2.9%
Ambulatory Disability 917 1.9%
Cognitive Disability 1,241 2.5%
Self-Care Disability 388 .01%
Independent-Living 751 1.5%
Disability
Total 4,713 9.63%

Source: ACS 3-Year Estimates (2008-2010)

Map -6 below depicts the spatial distribution of individuals with ambulatory, self-care,
and independent living disabilities in Logan City. As can be seen in the map, individuals
with disabilities (regardless of type) seem to be equally distributed across Logan City.
There are fewer individuals with disabilities in the neighborhoods nearest the University,
but this likely reflects the larger college student population residing in these areas.

Map [-6. Distribution of Persons with Disabilities in Logan City, 2010

’ See Fair Housing Trends Report, NFHA, 2014:
http://www. nationalfairhousing.org/LinkClick.aspx?fileticket=MgO8AEBl0GY%3D&tabid=3917&mid=5321
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Housing Market Analysis

According to 2014 American Community Survey estimates, there are 16,865 housing
units in Logan City. Logan City added 2,173 units to its inventory since 2000, reflecting
a 12.7% increase in the city’s housing stock. Currently, 42.3% of housing units are
owner occupied (an increase of 8.8% since 2000) and 57.7% are renter occupied (an
increase of 14.8% since 2000). See map |-7 and table I-10 below for a depiction of
rental density by Census Block Group.

Map I-7. Rental Density by Census Block Group, Logan City 2010
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Table I-10. Rental Density by Census Block Group
2000 2010
Block Total Renter Proportion of Total Renter Proportion of
Group Units Occupied Block Group Units Occupied Block Group
3003 652 74 11.3% 490 69 14.1%
3004 903 375 41.5%
4011 358 232 64.8% 741 558 75.3%
4012 327 41 12.5% 405 70 17.3%
4022 447 54 12.1%
4032 591 81 13.7% 354 69 19.5%
5011 400 292 73.0%
5012 547 418 76.4%
5013 505 266 52.7%
5014 437 182 41.6%
5021 1121 823 73.4%
5022 728 532 73.1%
6001 579 370 63.9% 262 211 80.5%
6002 560 448 80.0% 656 553 84.3%
6003 238 77 32.4% 222 77 34.7%
6004 912 811 88.9% 323 175 54.2%
6005 414 341 82.4%
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7013
7021
7022
7023
8001
8002
8003
8004
9001
9002
9003
10011
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10023
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11011
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11021
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507
603
234
668
118

573
475
429
556
614
326
299

977

801
373

30
55
89
613
17

518
326
322
419
391
136
163

210

40
59

5.9%
9.1%
38.0%
91.8%
99.2%

90.4%
68.6%
75.1%
75.4%
63.7%
41.7%
54.5%

21.5%

5.0%
15.8%

324
564
542
229
74

49

366
573
454
404
549
653
335
313
477
362
297
290
740
370
837
700
476
407
460
965
34

319
34
117
87
74
49
366
526
316
296
437
428
165
189
110
96
227
212
462
161
210
177
21
65
23
85
6

98.5%
6.0%
21.6%
38.0%
100.0%
100.0%
100.0%
91.8%
69.6%
73.3%
79.6%
65.5%
46.3%
60.4%
23.1%
26.5%
76.4%
73.1%
62.4%
43.5%
25.1%
25.3%
4.4%
16.0%
5.0%
8.8%
17.6%

Source: 2000 and 2010 Census

Although there are currently only 41% single family-detached homes and 6% single
family-attached homes in Logan City, these housing types have experienced the most
significant growth since 2000 (20.5% and 37.6%, respectively). See figure I-1. below for
a breakdown of housing units by type in Logan City.
Figure I-1. Housing Units by Type, Logan City 2014
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Source: 2014 ACS 5-Year Estimates
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Map 1-8 below depicts single-family housing density in the context of Latino
concentration. Larger blue circles indicate higher densities of single-family housing,
while darker red shaded block groups indicate higher concentrations of Latinos. In
general, the map depicts good variation in single-family housing density across the city,
however, the Northwest quadrant of the city has visibly lower density of single-family
housing units with moderately higher concentrations of Latino individuals by block

group.

Map I-8. Single-Family Housing Density and Latino Concentration by Census Block
Group, Logan City 2010
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Household Type. According to 2014 ACS estimates, 45% of housing units in Logan
City have 2 bedrooms or less, 28% have 3 bedrooms, and 26% have 4 bedrooms or
more. As can be seen in Table I-11 and Map 1-9 below, there are between block group
differences in the proportions of number of bedrooms per housing unit. Only about 1 in
5 block groups in Logan City have more than half of available housing units with 4 or
more bedrooms. These block groups are primarily on the far east side of Logan City. Of
the 4 block groups designated as moderately or highly Latino concentrated, 3 have
more than 1/3 of its housing units with 4 or more bedrooms (10012, 10022, 3003). Only
one Latino concentrated block group (10023) seems to have the majority of its housing
units with only 2 or 3 bedrooms. These data suggest that the majority of our Latino
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concentrated neighborhoods have access to a wide variation of housing types in terms
of bedroom number.

Map 1-9. Bedroom-Number per Housing Unit and Latino Concentration by Census Block
Group, Logan City 2014
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Table I-11. Number of Bedrooms per Housing Unit by Census Block Group
CBG % no % 1 % 2 %3 %4 % 5 or
bedroom bedroom bedroom bedroom bedroom more
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Rentals. According to 2014 ACS estimates, the median gross rent in Logan City is
currently $645, a 146 dollar increase since 2000. Refer to figure I-2 for a breakdown of
rental costs by bedroom size of unit. HUD indicates that fair market rent (FMR) for 2015
in Cache County, UT i IS $490 for a one-bedroom, $649 for a two-bedroom, and $934 for
a three-bedroom unit.® As can be observed in the figure below, the majority of rental
units in each bedroom category fall at or below the FMR for Cache County. However,
there are still numerous units that exceed FMR within the city, and map 1-9 below shows
the spatial patterning of contract rent rates across the city.

Figure |-2. Contract Rent by Number of Bedrooms for Logan City

Contract Rent Distribution by Number of Bedrooms for Logan City
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As can be seen in the map below, the core of Logan City (both East and West of Main
Street) has some of the lowest median contract rent rates. Census block groups on the

® See HUD’s FY2015 FMR and IL Summary System:
https://www.huduser.gov/portal/datasets/fmr/fmr il _history/data summary.odn
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South end of the city and the North East end of the city have moderately higher median
contract rent rates. The extent to which these spatial patterns are a result of bedroom
size in the available rental units in unclear.

Map I-9. Median Contract Rent by Census Block Group, Logan City 2010
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Housing for Persons with Disabilities. Options for Independence (OPTIONS) is a
nonresidential Independent Living Center in Logan City where people with disabilities
can learn skills to gain more control and independence over their lives. Caseworkers at
OPTIONS often advocate for clients in housing-related issues, and assist clients in
finding affordable and accessible housing. According to information from OPTIONS,
there are currently five apartment complexes that offer affordable and accessible
housing units. However, caseworkers at OPTIONS report that waiting lists for these
units are very long and there is a need for additional affordable and accessible housing
options within Logan City. Yellow stars in map |-6 above denote the locations of the
aforementioned affordable and accessible complexes. Four out of the five complexes
are located in the west half of Logan City. Data gathered from apartment complex
owners or managers indicate that there 422 total units available between these five
complexes. However, only 40 total units are fully ADA accessible (i.e. ground level,
accessible kitchens and bathrooms, etc.). Despite the numerous block groups with
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affordable median contract rent rates in the core of Logan City, there are virtually no
affordable and accessible housing units on record. Given the sizable population of
persons with disabilities in Logan City, this presents a serious concern for a protected
class of persons in being able to access affordable housing in a variety of
neighborhoods.

Age of Housing Stock. Map X below depicts the concentration of housing stock built
prior to 1960, between 1960 and 19880, between 1980 and 2000, and after 2000. As
can be seen in the map, the core of Logan City was built prior to 1960. Additionally,
development after 2000 appears to have occurred disproportionately in the South West
and North West quadrants of the City (due largely to undeveloped parts of Logan City).

Map 1-10. Housing Vintage Concentration in Logan City, 2010
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Housing Choice Vouchers and Housing Programs. According to the Logan Housing
Plan®, Logan City offers a large number of homes and condominiums in it's existing
housing inventory, even for households with only 80% AMI or less. However, very little
new homes that are built in Logan City are considered affordable for households with
80% AMI or less. Logan City does not have a Public Housing Authority; however, Bear
River Association of Governments’ (BRAG) Housing and Human Services administers

® For details see:

http://www.loganutah.org/CD/Planning%20and%20Zonina/pdf/L ogan%20Housing%20P1an%202011.pdf
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the housing choice voucher (HVC) program. This program provides 566 vouchers for
individuals in BRAG's jurisdiction with annual HUD funding of approximately 2.7 million
dollars. The most recent figures indicate that Logan City Housing Authority currently has
444 vouchers from HUD. As of February 2016, there were 668 families on the housing
choice voucher program waiting list, and 70% of those applicants are from Cache
County. The average housing assistance payment for all families receiving assistance is
currently $343.00. Per HUDs regulations, 75% of housing participants are extremely
low-income—for a family of 4 in Cache County this means an annual income of
$24,250. Of HCV program participating families, 23% are single-parent households,
67% have a family member with a disability, and 14% have an elderly household
member (62 years or older). The average income of HCV program patrticipants is
$96,00 for those receiving social security benefits and $13,000 for those who are
employed. Map I-11 below shows that there are a higher proportion of vouchers
(denoted by darker shaded gray areas) in the South West quadrant of Logan City.
However, the data presented above demonstrates that low rent prices are not
concentrated to any particular area. It is likely that fewer housing choice vouchers are
being used on the East portion of Logan City due to the rental units in that area being
dominated by students. Further participants in the HCV program may wish live in areas
that do not have high student populations.

Map I-11. Housing Choice Voucher Use by Race/Ethnicity, 2010
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portion of Logan city has the highest density of voucher use, the central portion less, and the East portion
the least.

The Welcome Home down payment subsidy assistance program provides homebuyers
who meet income eligibility criteria with down payment assistance ranging in the
amounts of $5,000 to 12,000. Data spanning the years of 2003 and 2015 indicate that
approximately 1.23 million dollars have been spent on this program, and 193 families
have been served. On average the annual income of these families is $31,626 and the
average family size is 3.4. Almost 15% of participating families are single-headed
households, and approximately 16.4% of participating households are Latino. The
average vintage for homes that are being bought under this program is 1961, and the
average sale price over these years of program implementation is $129,578. Map 1-12
below depicts the geographic distribution of homes purchased through this program and
indicates which of these homes were purchased by Latino families. As can be seen in
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the map below, program participants are purchasing homes in a wide variety of
neighborhoods, however, there tends to be more program participants purchasing
homes that are West of Main Street. Additionally there are virtually no program
participants purchasing homes in the far East portion of the Wilson neighborhood
(Cliffside). Furthermore, it appears that only 2 Latino families purchased homes under
this program that were East of Main Street, with the majority of Latino program
participants purchasing homes in the South West quadrant of Logan City.

Map I-12. Welcome Home Program Participants, 2003-2014
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Logan City operates a Housing Rehabilitation Assistance (HRA) program that serves
households with annual incomes that are 80% or less than Logan’s Annual Median
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Income. The HRA program is intended to assist with addressing life-safety issues (e.g.,
roofs, electrical upgrades, ADA barriers, plumbing, etc.) and requires a 30% match for
an improvement project’s approval (either through funds from BRAG or sweat equity
matches). Administrative data spanning the years of 2012 to 2016 indicate that 24
households have participated in the HRA program, with an average assistance amount
of $5,636. Three of the 24 families (12.5%) were Latino, and more than half (58%) were
female singled-headed households and the average household size was 3.5. Finally, 3
participating families (12.5%) had a household member with a disability. These data
indicate that while single-headed households are accessing the program at high rates,
there are fewer Latino families and families with disabilities accessing the HRA
program.

Homeownership. As noted above, Logan City’s homeownership rate is 42.3%
according to 2014 estimates. When compared to Cache County (65.3%) and the State
of Utah (69.7%), the homeownership rate in Logan City is significantly lower. As
displayed in Map |-13 below, Census block groups located in the South, West, and East
boundaries of the city have the highest homeownership rates.

Map I-13. Homeownership Density by Census Block Group, Logan City, 2010
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Housing Problems. In 2013, HUD released a new query tool that allows
Comprehensive Housing Affordability Strategy (CHAS) data to be accessed for varying
geographic scales. In 2015, HUD released new CHAS data based on the 2008-2012
ACS."° These data provide indicators of housing problems, cost burden, and number of
low-income households in jurisdictions. According to the 2008-2012 ACS estimates,
there were 16,110 housing units in Logan City. Refer to table 1-12 for a summary of
income distribution, housing problems, severe housing problems and housing cost
burden for renters versus owners in Logan City. As can be seen in the table below,
renters have disproportionately lower incomes, and almost double the housing problems
and severe housing problems when compared to homeowners. These numbers are
generally worse for Logan City compared to Cache County. Additionally, renters in
Logan City have higher cost burdens when compared to homeowners. Given that nearly
6 out of 10 housing units in Logan City are renter occupied, these data indicate a
significant amount of stress that households experience in Logan City.

19 See https://www.huduser.qov/portal/datasets/cp.htm!

34



Table I-12. Comparison of Income, Housing Problems, and Cost Burden for Renters and Owners in Logan City and

Cache County, 2008-2012

Logan City Cache County

% Within % Within % For "% Within % Within % For

Owners Renters Total Owners Renters Total
Unit Totals 6455 9655 16110 22605 12630 35235
Income Distribution Overview
Household Income <= 30% HAMFI 5.03% 20.71% 14.43% 3.54% 19.04% 9.10%
Household Income >30% to <=50% HAMFI 9.22% 24.96% 18.65% 6.24% 23.71% 12.50%
Household Income >50% to <=80% HAMFI 17.82% 23.20% 21.04% 16.32% 23.32% 18.83%
Household Income >80% to <=100% HAMFI 14.10% 13.93% 14.00% 12.30% 14.21% 12.98%
Household Income >100% HAMFI 53.91% 17.19% 31.91% 61.60% 19.75% 46.60%
Housing Problems Overview 1
Household has 1 of 4 Housing Problems 29.12% 49.20% 41.15% 25.35% 47.31% 33.22%
Household has none of 4 Housing Problems 70.26% 49.25% 57.67% 74.12% 51.35% 65.96%
Severe Housing Problems Overview 2
;‘foutj:’rfs'd has 1 of 4 Severe Housing 13.01% 26.15%  20.89% 9.58% 26.29%  15.57%
E%“;:hm"s'd HEE meneict4 SeereiiBusing 86.37% 7235%  77.96% 89.87% 7237%  83.60%
Housing Cost Burden Overview 3
Cost Burden <=30% 71.65% 53.91% 61.02% 75.51% 56.85% 68.82%
Cost Burden >30% to <=50% 16.73% 25.06% 21.73% 16.46% 23.08% 18.83%
Cost Burden >50% 11.08% 19.42% 16.08% 7.52% 18.61% 11.49%
Cost Burden not available 0.62% 1.66% 1.24% 0.53% 1.43% 0.85%

Notes: *"HAMF indicates HUD Adjusted Median Family Incomes; "The four housing problems are: incomplete kitchen facilities, incomplete

plumbing facilities, more than 1 person per room, and cost burden greater than 30%; “The four severe housing problems are: incomplete kitchen
facilities; incomplete plumbing facilities; more than 1 person per room; and cost burden greater than 50%; “Cost burden is the ratio of housing
costs to household income. For renters- housing cost is gross rent (contract rent plus utilities). For owners housing cost is “select monthly owner

costs” which includes mortgage payment, utilities, association fees, insurance, and real estate taxes.
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Data from the AFFH mapping tool indicate that housing burdens are higher in parts of
the South West quadrants of Logan City, but that they also span to parts of the Adam'’s
neighborhood, showing that higher concentrations of Latinos are not disproportionately
affected by housing burdens compared to less segregated areas of the city. Refer to
Map [-14. below for a visual depiction of racial/ethnic concentration and housing burden.
The darker gray scale areas have higher housing burdens.

Map I-14. Housing Burden by Race/Ethnicity in Logan City
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Refugees
As the community profile data indicated, the refugee population in Logan City has been
growing. Cache Refugee and Immigrant Connection (CRIC) works with refugees on

various issues including troubleshooting and navigating social service systems.
Representatives from CRIC do not report that refugees are facing trouble in the housing
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or rental market in Logan City. A large statewide refugee needs assessment was
conducted in 2013-2014, and results from interviews with refugees indicated that fair
housing issues were a problem in Salt Lake City, but refugees who were interviewed in
Logan City did not indicate the same."" Nonetheless, it is highly likely that refugees face
significant language barriers in locating and securing housing. Currently CRIC offers
assistance for refugee individuals in navigating these complex systems (including
connecting with BRAG and the Department of Workforce Services and securing
translation services over the phone). Additionally the English Language Learning Center
is an excellent resource in Logan City. The most recent figures estimate that the ELC
teaches 77 ELL classes annually and serves 924 students in these classes. The
overwhelming majority of students come from Central America/Caribbean; however,
students from 56 countries are served annually at the ELC."2

Persons with Disabilities

The data presented above show that persons with disabilities face an extreme shortage
of affordable and accessible housing options. Although persons with disabilities appear
to be distributed widely across Logan City’s neighborhoods, it is likely that low-income
persons with disabilities are faced with difficulties in obtaining accessible housing that is
also affordable. Although two-thirds of all housing choice voucher participants have a
household member with a disability, that only amounts to 379 households. Data indicate
that almost 10% of Logan City’s population has some form of disability (N=4,713). Data
from 5-year ACS estimates (2009-2013) indicate that 1,230 individuals with disabilities
had income to poverty ratios less than 1.5—meaning an annual income of $36,375 for a
family of 4. Given the overall shortage of affordable and accessible housing for persons
with disabilities combined with the proportion of low-income persons with disabilities in
Logan City, it appears there is a serious problem related to fair housing access.

Concentrations of Poverty and Racial/Ethnic Minorities

As was noted in the demographic profile above, there are higher rates of poverty in the
South West and East (Central) quadrants of Logan City. It is important to examine the
opportunity structures of these neighborhoods (e.g., quality of schools, transportation,
access to jobs, etc.) as well as the extent to which concentrations of poverty and
race/ethnicity correlates with other demographics such as disability status, limited
English proficiency, family structure, rental tenure, homeownership, housing burdens,
use of housing programs, etc.

School Quality. In terms of public school quality, there are a few indicators that
suggest the school catchment area or neighborhood one lives in affects the quality of
education one is able to access in Logan City. There are 6 elementary schools in Logan
City (3 West of Main Street and 3 East of Main Street). All schools are considered Title |
schools (meaning at least 40% of enrolled students are income-eligible for Title |
services). On average across the 6 schools, 67% of enrolled students meet the

" http://socialwork.usu.edu/tciffiles/uploads/Utah_Refugee_Needs_Assessment_--_Final_Report.pdf
12 http://www.elc-cv.orgl/index.php/about-us/current-statistics
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economic disadvantage criteria (range = 44% to 77%). Other shared demographics are
evident in Logan City schools. For example, between 11% and 24% of students are
considered English Language Learners, and between 19% and 45% of students are
ethnic minority students. In terms of school performance, all schools earn either a B or
C grade from Utah State Office of Education, meaning they fall between the 45" and
61 percentile in terms of language arts, math, science, and reading scores relative to
the State of Utah. Further details can be seen in Table I-13 below. As can be seen in
the data below, the quality and demographics of each of Logan’s public elementary
schools do not vary in any extreme ways. Further, each of the 6 schools has an after
school program in partnership with Logan City, and 2 of the 6 schools (Bridger and
Hillcrest) offer dual language immersion programs. Finally, it is important to note that
Logan City School District offers open enrollment across its 6 elementary schools. If a
parent would like for their child to attend the Spanish immersion program and Bridger
Elementary, for example, they can apply for the school choice program.

Table I-13. Logan City Public School Demographic and Performance Data, 2015

Overall

Student Ethnic Econ Special Language g School
Elementary Enroliment Minority ELL Disadv Ed Arts L g cience Grade Regopmancs
Percentile
Bridger 608 43% 24% 76% 20% 27% 45% 35% o] 45%
Ellis 360 38% 22% 77% 23% 61% 65% 56% B 63%
Woodruff 661 45% 24% 71% 21% 42% 51% 50% B 59%
Hillcrest 481 32% 19% 58% 12% 47% 55% 43% c 49%
Adams 368 37% 18% 77% 16% 41% 55% 50% o} 50%
Wilson 489 19% 11% 44% 15% 46% 64% 54% B 61%

Family Structure. As was noted above, there is generally spatial dispersion
across block groups in terms of the concentration of female-headed households. It does
not appear that concentrations of racial/ethnic groups are correlated with concentrations
of female-headed households.

Housing Programs. As is described above in the community profile, the South
West quadrant has higher proportions of Latinos, LEP persons, and housing burdens.
Although the Welcome Home down payment assistance program and Housing
Rehabilitation Assistance program are effectively serving single-headed households
across the city, there could be greater outreach to LEP populations, particularly for the
HRA program. Additionally, there should be some investigation as to why Welcome
Home program participants are not tending to buy homes in East Logan.

Public Transportation. Cache Valley Transit District (CVTD) provides Logan
City with an entirely free public transit system, which spans the entire Cache Valley and
offers residents a free, accessible, and comprehensive transit option. The entire system
map can be seen in figure X below. In addition, CVTD works with BRAG’s Mobility
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Program to ensure that bus stops are accessible. Furthermore CVTD offers a Call-A-
Ride service that provides a paratransit bus service to assist persons with disabilities
who are unable to use CVTD standard buses or arrive at CVTD bus stops.™ A notable
gap in CVTD’s services is that they are not open on Sundays. This may create a burden
for individuals without transportation to attend their scheduled employment on Sundays.
Nonetheless, the comprehensive access to free transit services available in all
neighborhoods in Logan City effectively decreases impediments to fair housing choice.

Figure I-3. 'QVTD System Map
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Summary

The community and housing profile data presented above point to numerous
impediments to fair housing choice. In particular, these data illuminate issues of

' hitps://www.cvtdbus.org/MIRideInformation/accessibility.php
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racial/ethnic concentration and spatial concentrations of housing program participants
(including down payment assistance, housing rehabilitation, and housing choice
vouchers). Although there does not appear to be disparate opportunity structures
associated with living in neighborhoods that have higher concentrations of Latino
individuals (measured by school quality, transit access, etc.), it is concerning that
housing program participants tend to generally reside West of Main Street. This
observation will lead to numerous recommendations further in the report.

SECTION Il. PUBLIC PARTICIPATION

Fair Housing Snap Shot Study
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Background

The section below describes the analysis of an already existing data source that has yet
to be used for Logan City purposes, the “Fair Housing Snap Shot” data. USU faculty
and student researchers collected 237 surveys from a random Logan neighborhood
sample (representation from most block groups in Logan) that queried the public on
their knowledge of and attitudes regarding the Fair Housing Law. Additionally, the
survey probed the public’'s experience of housing discrimination. As was noted in the
2013 Al for Logan City, the evidence for housing discrimination is hard to come by and
the only available source of evidence as of yet has been complaints made to BRAG.
However, with this existing data, responses were coded at the block group-level and
maps were produced that convey spatial patterning of knowledge, attitudes, and
experience related to fair housing. Spatial analyses offer insight as to whether housing
discrimination is a neighborhood-dependent (i.e., block-group level) phenomenon.

Findings

Experience of Housing Discrimination. To assess the extent to which Logan City
residents have experienced housing discrimination, two survey questions were used.
The first was a close-ended question asking respondents if they had ever experienced
housing discrimination, and the second was an open ended question asking
respondents if they could describe the circumstances surrounding their experience of
housing discrimination. Results indicated that approximately 12% (n=27) of the sampled
Logan City residents self-reported having experienced some form of housing
discrimination. See figure 1l-1 for a breakdown of types of discrimination that Logan City
residents reported. All types of housing discrimination fit within the state and federally
protected class categories with the exception of the “other category.” Individuals who fell
into this category tended to describe experiences that related to no smoking, no
drinking, or no pets policies by landlords. Although this is a legal restriction to make on
the part of landlords and rental companies, many individuals reported this restriction as
being a proxy for religion. The most cited type of housing discrimination that coincided
with a protected category was based on family status (22%). Individuals who indicated
they experienced housing discrimination as a result of their family status described
instances where landlords found out how many children they had or that they were
single mothers with young children and decided not to rent to them. For example, one
woman said, “we were looking at renting a home. When the owner found out we had 6
children, he told us it had been rented and was no longer available. It sat vacant for 6
months after that.”

Figure II-1. Type of Housing Discrimination Experienced by Logan City Residents
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In order to ascertain if housing discrimination occurs more or less frequently in certain
geographic areas of Logan City, responses were mapped. As can be seen in map II-1
below, higher proportions of the community sample who had experienced housing

Nationality Ethnicity
49 4%

Religion
7%

Disability
7% N
Sexual

Orientation =
4% "Egm B Family
_ % Status
N 22%

Other

37%

Race

7%

\_ Source of

discrimination tend to live West of Main street and in parts of the Adams neighborhood.

It is important to note one weakness of these data, however. The cell counts per block
group were relatively small (between 10-15 respondents per block group). The

proportional amounts of individuals reporting housing discrimination from any one block
group, then are small (between 1 and 3 individuals per block group). However, given the

random sampling procedures used, one can extrapolate findings to the larger block

group.

Map 1I-1. Proportion of Sample who Experienced Housing Discrimination by Block

Group
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Knowledge and Awareness of Fair Housing Law. In terms of knowledge and
awareness, these data indicate that Logan City residents are generally unaware of the
Fair Housing Law and the protections they are ensured under the law. To measure how
much residents knew about the Fair Housing Law, residents answered 8 true and false
questions. Each item had a right or wrong answer, according to the Fair Housing Law
(see table 1I-1 for a full description of each item). Based on responses to these 8 true
and false questions related to Fair Housing Law, Logan City residents answered an
average of 53% correctly.

Table II-1. Frequencies of Participant Responses to True/False Fair Housing
Knowledge Statements
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True or False Knowledge Statement (Correct Answer) True False

A person can be prevented from renting an apartment if he/she is thoughtto betooold 11.9% 88.1%
by the building owner. (True)

A person that is legally blind cannot rent an apartment alone. (False) 15.0% 85.0%
Single people with children can be restricted from renting in an adults-only building. 71.6% 28.4%
(False)

Single people with children can be charged a higher rental deposit than applicants 27.7% 72.8%
without children. (False)

People with service animals can be charged a pet deposit. (False) 551% 44.9%
A person's country of origin can be used to determine the building where he/she may 79% 921%
rent. (False)

It is within the law to restrict certain hours for the use of the pool by children. (False) 83.7% 16.3%

Landlords have the right to refuse to rent to people of the same gender living together. 16.3%  83.7%
(False)

Map 11-2. Average % of Fair Housing Knowledge Items Correct by Block Group
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To measure fair housing awareness, two items were used: “I've heard of the fair
housing law;” and “| know what to do and who to contact if | feel that | am being
discriminated against in housing.” Respondents were asked to respond on a 5 point
likert scale ranging from 1=Strongly Disagree to 5= Strongly Agree. Participants’
responses were dichotomized such that agreement or strong agreement with the two
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statements indicated awareness whereas neutrality, disagreement and strong
disagreement indicated a lack of awareness. While nearly 45% of participants had
heard of the Fair Housing Law, only 19% knew what to do and who to contact if they
experienced housing discrimination. See Maps 1I-3 and 11-4 below for a spatial depiction
of these data.

Map 11-3. Proportion of Individuals in Logan City who have Heard of the Fair Housing
Law by Block Group
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Map I1-4. Proportion of Individuals in Logan City who Know What to Do and Who to
Contact if they Experience Housing Discrimination by Block Group
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Attitudes related to Fair Housing Law. The Fair Housing Attitude Scale was a nine-
item Likert-scale that measured the respondent’s attitudes related to fair housing.
Respondents were asked to rate how much they agreed or disagreed (1=Strongly
Disagree to 5=Strongly Agree with each of the nine items related to Fair Housing (See
table 11-2 below for details). The nine items were summed to create a scale score of fair
housing attitudes, and reverse coding was used where applicable. The scale ranged
from 5 to 45, with higher scores indicating more progressive attitudes about fair
housing. Participants had an average score of 35.23 (SD=5.3), showing moderately
progressive attitudes about fair housing on the whole. For a spatial depiction of fair
housing attitudes, please refer to map I1-5 below.

Table 1I-2. Attitudes related to Fair Housing Law, Means and Standard Deviations
Survey Question (1-5, higher numbers indicating higher agreement) M SD

Real estate agents should have the right to help people find homes based 276 1.25
upon the client's racial preferences.
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A loan officer should be able to require higher down payments from Hispanic 1.60 0.77
families in order for them to get a mortgage.

An apartment building owner should be able to reject an application because 1.45 0.70
of the applicant's religion.

An apartment building owner should be able to assign applicants with 2.87 1.13
children to one particular building or section of a building.

An apartment building owner should be able to reject an application because 2.35 1.07
of the applicant's (real or perceived) mental iliness.

Large families should be restricted from renting in specific areas. 2.05 0.98
Housing discrimination should be reported. 426 0.72
There is a need for a Fair Housing Law. 3.83 0.96
The Fair Housing Law should not protect single women with children. 1.75 0.84

Attitudes in Logan City by Block Group

Average Attitude Score
by Census Block Group
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Community Stakeholder Interviews

Background
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Over the course of three months, community stakeholders were purposively recruited to
participate in interviews. Interviewees were initially identified by their involvement in the
housing sector in Logan City (planning, nonprofits, real estate, lending). Secondarily,
interviewees were identified by referral. All interviews were conducted in person at the
work-site of each interviewee. In total, 8 interviews were conducted. In-depth notes
were taken and then analyzed for common themes. The semi-structured interview guide
is displayed in table 11-3 below.

Table II-3. Semi-structured Interview Guide for Community Stakeholders
Question 1 Can you tell me about your professional background and how housing issues relate to
your work or interests?

Question 2 Do you believe there are impediments to fair housing in Logan City? If so, what are they
and why do you think they exist?

Question 3 Do you think an individual's neighborhood residence in Logan City influences aspects of
their or their childrens' lives? If so, how?

Question 4  Have you observed any trends or issues related to the advertisement of available housing
in Logan City?

Question 5  Have you observed any trends or issues related to the home sales or rentals in Logan
City?

Question 6  Have you observed any trends or issues related to the financing of housing in Logan City?

Question 7 Are you aware of any measures Logan City is currently taking to facilitate fair housing? If
yes, what are they?

Question 8 Do you have any insights regarding what Logan City could be doing better to facilitate fair
housing? (e.g., information, training, networks, partnerships, policy changes, etc.)

Question 9 Do you have any other recommendations for how the Logan community can overcome
impediments to fair housing?

Question 10 Do you have any ideas for other points of contact that | could interview?
Findings

Interviewees had educational backgrounds ranging from Bachelor's degrees to Doctoral
degrees in family and consumer sciences, business, family finance, urban planning,
social work, and landscape architecture and environmental planning. On average
interviewees had 9.5 years of experience in the housing or closely related sectors with a
range of 2 years to 23 years. Collectively, the interview data reflect 76 years of
professional experience in the housing or related sectors.

Impediments. All interviewees unequivocally agreed that there are currently
impediments to fair housing in Logan City, though there were discrepancies in terms of
types of impediments reported. In summary, community stakeholders’ responses
centered on themes of:
(1) Lack of awareness of fair housing law on the part of landlords and renters
(2) Discriminatory beliefs and actions on the part of landlords aimed at:
a. People with disabilities
b. Non-English Speakers
c. Large families with children and/or single mothers
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d. People who do not belong to the predominant religion

(3) Discriminatory practices involving home purchasing and lending for the Latino
community

(4) Zoning issues related to high density multifamily rental housing

(5) Lack of affordable and accessible housing for persons with disabilities

When discussing trends in housing discrimination, 4 of the 8 interviewees noted how
conditions have improved over time in Logan City. There was discussion of a movement
from overt acts of discrimination (e.g., we will only rent to members of a particular
religion), to more covert discrimination (e.g., we will advertise housing that includes
statements about seeking renters with “values”). The majority of interviewees noted how
the aforementioned groups of people tended to face discrimination in Logan City’s rental
market, and most attributed discrimination to landlords’ preference for renting to people
similar to themselves and a general sense of unawareness. Several interviewees noted
that the landlords they encountered did not have malicious intent, and were quick to
make accommodations (particularly for the disability community) once they were made
aware of the unacceptability of their actions.

Few community stakeholders discussed serious concerns related to home-buying and
lending, most likely due to the small number of individuals interviewed who felt qualified
to speak on the issue. Nonetheless for the 2 who did, they discussed these issues as
they relate to the Latino community. Realtors discussed how careful the realtor
profession is about adhering to fair housing law and the professional oversight their
associations provide; however, they mentioned instances in which there are multiple
offers and home-sellers disproportionately accept offers from individuals who do not
have Latino surnames. Additionally, the disproportionate amount of paperwork that
some banking institutions unwittingly require from their equally as qualified Latino
borrowers was discussed.

Five out of eight community stakeholders noted their concerns with Logan City’s zoning
and development. In particular, the North West quadrant of the city was discussed
among interviewees as being problematic in terms of the high density multifamily
housing that brings consistent residential turnover and puts stress on infrastructure
(roads) and local schools (Bridger Elementary).

Current Measures Logan City is Taking. Seven out of eight community stakeholders
were aware of the Good Landlord Program that Logan City offers to their local
landlords. The Good Landlord Certification is an optional certification Logan City
rewards rental owners with who participate in a Good Landlord course. The course
encourages sensible rental practices, safeguarding the community from the unwanted
effects of rental properties. ™ Two interviewees mentioned the community meetings,
workshops, and focus groups that a previous CDBG administrator had held related to
fair housing education and awareness.

" For details, see: http://www.loganutah.org/cd/business%20licenses/index.cim#tab2
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Future Measures Logan City should Take. Responses from community stakeholders
regarding the ways in which Logan City could better affirmatively further fair housing are
summarized in action recommendations below.
(1) Take additional measures to increase landlord awareness regarding fair housing law
(2) Take proactive steps in the form of outreach and education to prevent housing
discrimination rather than responding in reactionary measures.
(3) Outreach to targeted communities, including:
a. Spanish-Speaking Community
b. Individuals living in high density rental and multi-family housing
c. Disability Community
d. Community-wide campaigns
(4) Diversification in zoning
a. Mixed housing in the core of Logan City
b. Inclusionary zoning clusters

Individual Interviews on Housing Discrimination

Background

Over the course of two months, individuals who had experienced some form of housing
discrimination were recruited for participation in focus group interviews. Flyers were
distributed widely throughout the community by targeting over 20 diverse businesses,
churches, and community centers. Additionally, recruitment materials were sent out via
email list-servs to social service providers and posted on various social media
community bulletins. Additionally, postcard flyers were placed on windshields during
Spanish Mass at St. Thomas Aquinas Catholic Church and on windshields at Smith’s,
Family Dollar, Spanish grocers, and Walmart on two Saturdays. Finally, participants
were asked to help spread the word regarding the study to friends and family members.
Despite a multi-pronged recruitment effort, researchers received relatively few calls or
emails. Rather than conduct focus groups, the researchers completed in-depth
individual interviews with individuals who met the study criteria (i.e., experienced
housing discrimination, 18 years or older, and lived in Logan City at time of housing
discrimination)(. community stakeholders were purposively recruited to participate in
interviews. All interviews were conducted in person at a location of the interviewees
choosing (e.g., home, office, coffee shop). In total, 5 interviews were conducted. In-
depth notes were taken and then analyzed for common themes. The semi-structured
interview guide is displayed in Table li-4 below, but it should be noted that the
interviews took on many forms and were guided largely by the direction of the
interviewees.

Table 1I-4. Semi-structured Interview Guide for Individuals who have Experienced

Housing Discrimination

Question 1 Can you tell me a little about yourself? (e.g., how long have you lived in Logan City, do
you have a family, what do you do for work, etc.)

Question 2 Can you tell me the story from start to finish about your experience of housing
discrimination? (e.g., tangible actions taken by landlord, perceptions of discrimination,
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Question 3
Question 4

Question 5

Question 6

Findings

attributions, etc.)

How did you respond to the discrimination you faced? What actions did you take and
why?

Why do you think housing discrimination occurs in Logan City, and who do you think is
most vulnerable?

What do you think needs to happen in our community to decrease housing
discrimination?
What steps could Logan City officials take to minimize housing discrimination?

Of the five participants interviewed, 2 were Latino/a, 2 were White. Four of the five were
women, two of the five had a disability (mental or physical), and 1 of the five identified
as gay. The age of interviewees ranged from 23 to 44. All five participants had
experienced some form of housing discrimination that is considered illegal under the fair
housing law, but the severity of the discriminatory actions varied quite a bit. Participants’
experiences are briefly summarized in Table 1I-5 below.

Table 1I-5. Summaries of Housing Discrimination by Participant

Participant 1

Participant 2

White, gay, single mother with mental disability who uses a section 8 voucher gave her
deposit and secured her apartment but was later contacted by the rental company and
told that it was rented to someone else. She was eventually given the apartment after a
family member advocated on her behalf. She has experienced numerous hostile
situations with her property manager in which he harasses her regarding her bipolar
diagnosis.

Latina, cohabiting woman who was told by her landlord she must pay an additional $50
per month for her rental unit because she was not married to her partner. She had
numerous encounters in person and over the phone in which the landlord told her he
knew he should not have rented to “people like her,” presumably talking about her
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race/ethnicity.

Participant 3  White, single mother with 2 children who toured a rental home, wrote the deposit check,
and filled out the paperwork in the presence of the landlord. The landlord asked her
when her husband would be able to sign the paper work and she indicated that she was
not married. The landlord said he would not be able to rent to her because he was
worried about the consistency with which she would be able to pay rent (despite her
financial records indicating otherwise).

Participant 4  White male with physical and cognitive disability who attempted to rent numerous
apartments with a section 8 voucher. He was turned away from 3 first floor rental
properties, he believes after each of the landlords saw him in person and in a
wheelchair.

Participant 5 Latina, cohabiting woman with white, male partner who was asked by a prospective
landlord if she was married to her partner. She tried to rent a 1-bedroom apartment, but
was told the 1-bedroom apartments were for married couples only but that she could rent
a 2-bedroom apartment for a higher price. Woman believes that religious affiliation may

__have played a role in being turned away from the rental property she desired.

Responses to Discrimination. Only 1 out of 5 participants took any action in response
to her experience of housing discrimination. Participant 2, the Latina, cohabiting woman
who was paying additional rent for being unmarried lived for the entire lease period in
constant worry due to the hostility the landlord showed them following a noise complaint
incident when they first moved in. The participant and her fiancé held a housewarming
party and invited numerous family members (all of whom were Latino). The landlord
called them, and with a raised voice, told them that he never should have rented to
people like them because “they’re always loud and bring family to live with them.”
Following another racial incident, the participant called someone at Logan City for help.
The individual at Logan City referred her to the Division of Fair Housing at the State,
and she filed an official housing discrimination claim. The process from filing to
mediation with the landlord took almost a year. She did not file the claim until she had
moved out of the rental unit for fear of retaliation. The investigator at the Division of Fair
Housing compiled evidence on the claim and eventually held a successful mediation in
which the outcomes included the participant being paid the additional $600 in rent that
she had paid for being unmarried, and the landlord being required to attend a fair
housing training. This participant reported feeling extremely satisfied in the actions
taken and the City of Logan’s initial help in getting the process started.

None of the other participants reported taking any tangible actions in response to their
experience of housing discrimination, and all of them agreed that they simply did not
know what recourse they had.

Perceptions regarding Why Discrimination Occurs. With some very similar concepts
brought up by community stakeholders, individual interviewees reported numerous
reasons why they believe housing discrimination occurs in Logan City. These

perceptions are summarized below.
(1) Lack of awareness on the part of landlords regarding fair housing mandates

(2) Lack of awareness on the part of renters regarding their rights and protections under the
fair housing law
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(3) Preferences on the part of landlords to rent to people who are similar to them (i.e., race,
language, religion, etc.)

(4) Lack of consequences for landlords that allows discriminatory practices to go unchecked
and relatedly lack of reporting for individuals who experience housing discrimination that
would spur consequences for landlords.

Recommendations from Participants. Again, interviewees had similar
recommendations to the community stakeholders. All participants stressed the
importance of increased awareness of fair housing laws among both renters and
landlords. Two participants indicated that sharing their story for the purposes of the Al
was a step in the right direction.

Landlord and Rental Company Study
Background

In order to examine the extent to which landlords and rental companies in Logan city
may hold biases against protected categories of persons, an additional study was
conducted. For a period of three months, emails were sent in response to advertised
rental units in Logan City. Emails were in response to rental advertisements on KSL and
Craigslist online search engines on a weekly basis. Each week, listed properties that
met inclusionary criteria were identified (between 1 and 3 bedrooms, and with physical
addresses located within Logan City). A database was built in which all rental properties
that met inclusionary criteria were entered into a list format and each corresponded to
an assigned hypothetical renter. The list of hypothetical renters was randomized prior to
the study so that each hypothetical renter had an equal chance of sending an email in
response to each rental advertisement--this process minimized threats to validity and
produced roughly equal numbers of emails sent per hypothetical renter. Our
hypothetical renters included nearly identical email content, but we manipulated one
sentence in the email inquiry that alluded to their protected class status (e.g.,
mentioning they have a service animal, using an obviously ethnic name, noting their use
of a section 8 voucher, etc.). The demographic profiles of hypothetical renters are
displayed in table I-6 below.

Table 1I-6. Demographic Profile and Email Language for Hypothetical Renters
Name

Email Address Email Language

Condition

Jason Benner Hello! | am writing to see if your listed ____ -bedroom

jasonjbenner@outlook.com apartment [home] is still available? | recently graduated from

CONTROL BYU and my wife and | are looking for a nice place in Logan.
We're well-qualified renters with good references. Thanks!
--Jason

Juanita Ramirez Hello! Is your ___ -bedroom apartment [home] is still for

juanita.m.ramierz33@gmail.com rent? | am looking for a place for me and my little girl. | am a

FAMILY STRUCTURE well-qualified renter with references. Thanks for your time!
--Juanita
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Andrew Baker Hello! | am wondering if your -bedroom apartment

andrewbaker_999@yahoo.com [home] is still available to rent? Our lease is up, and | am
SEXUAL ORIENTATION looking for a place for my partner and me. He and | both
have strong references. Thank you,
--Andrew
Jonathon Snyder Hello! | am writing to see if your advertised _____-bedroom
jonathon.t.snyder@gmail.com apartment [home] is still available to rent? My wife and | are
RELIGION beginning our ministry at a new church start in Logan. We
have great references and are financially qualified tenants.
Thanks for your help!
--Jonathon
Christine Jennings Greetings! [ am curious if your ____-bedroom apartment
christine_jennings_44@outlook.com [home] is available to rent? | have a section 8 voucher and
SOURCE OF INCOME am a very good tenant with references. Thank you for your
time,
--Christine
Shantel Watson Hil Is your listed ___ -bedroom apartment [home] still
shanmwatson@yahoo.com available to rent? | am looking for a place for me and my
DISABILITY companion animal. He has all of his papers. | have plenty of
references and am financially qualified to rent. Thanks!
--Shantel
No Name Hello! Wondering if your advertised _____-bedroom
tr_utah11@yahoo.com apartment is still available? Qualified tenant with good
COMPARISON references. Thanks for letting me know.

Over the course of three months, the type of response (if any) from the landiord or
leasing company that each hypothetical renter received was recorded. Additionally,
search engine used, advertised rent amount, number of bedrooms of the unit, type of
landlord (private or corporate), and lag time between email sent and response received
was recorded. In total, there were 168 rental units that met inclusionary criteria in the
three-month study period. The average advertised rent for 1-bedroom rentals was $638
(n=30), for 2-bedroom rentals was $689 (n=82), and for 3-bedroom rentals was $825
(n=56). Eighty-four of the advertised rental properties appeared to be corporately run. At
the close of the study period, each email that was sent was followed by a debriefing
email that included the true purpose of the study and the chance for study participants
(landlords) to withdraw their data. The aggregate results for the study are reported
below.

Findings

Of the 168 emails sent, there were 67 unique responses. Of those 67 responses, 46
were affirmative (i.e., the rental unit was indeed still available). It took an average of 1
day for landlords or rental companies to respond to the email inquiry. It is important to
note that because online advertisements were sent out on a weekly basis to new
listings, it is unlikely that many listed properties had already been rented. The
substantial non-response can be expected when using online search engines, but
tracking the number of affirmative responses by category uncovered the extent to which
landlords disproportionately responded to certain applicants at initial contact based on
their protected category status. Affirmative responses were defined as any email
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response from the landlord or rental company in which they indicated that the property
was still available for rent.

Descriptive results show that the White, presumably Latter Day Saint (LDS) male
received more than double the affirmative responses when compared to almost every
other protected category. Refer to figure 11-2 below for a breakdown of affirmative
response rates.

Figure lI-2. Affirmative Response Rates by Protected Class Type
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Although cell counts do not allow for extensive statistical testing, bivariate tests showed
that the LDS control received statistically significantly more affirmative responses than
did all other groups combined.

Summary of Public Participation Findings

When considering the findings from the Fair Housing Snap Shot study, community
stakeholder interviews, individual interviews, and the landlord/rental company study
there are several consistent findings. The first relates to a general sense of
unawareness/lack of knowledge among residents of Logan City. Despite relatively high
reports of housing discrimination (estimated 12% among community sample), very few
people know what to do or who to contact if they experience housing discrimination.
These data were triangulated in the qualitative studies, especially the individual
interviews. Four out of five individuals who had experienced housing discrimination did
not take any action. Further, these data on the whole show that landiords continue to
engage in discriminatory practices (whether intentional or unintentional) in part because
they, themselves, are unaware of the necessity to comply with fair housing law.
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Results from the landlord study indicated that landlords and rental companies may hold
biases that result in discriminatory screening of protected category renters despite being
equally qualified. Importantly, the landlord study focused on what is the first stage of
entering the renter’s market: inquiring about the availability of the property. The study
does not speak to whether or not rental properties are successfully rented, similar to
various HUD matched-pair testing studies. ' However, the entry point for seeking rental
housing is increasingly through online channels and in response to online
advertisements. If individuals are disproportionately and systematically screened out at
the first stage of seeking housing, then this may evidence itself in unequal access to
housing types and locations for all individuals. The screening process may be
unintentional on the part of landlords and rental companies; however, it must be
addressed.

SECTION Ill. FAIR HOUSING COMPLAINTS

According to HUD’s Fair Housing Planning Guide, jurisdictions should include an
evaluation of current fair housing legal status including the number and types of
complaints that have been filed alleging housing discrimination. To undertake this task,
data from the “FHEO Filed Cases’ was used. '® The Fair Housing Act prohibits most
discrimination in housing transactions based on federally recognized bases (race,
religion, familial status, etc.). These data reflect cases that are investigated by the Office
of Fair Housing and Equal Opportunity (FHEO) within the Department of Housing and
Urban Development or by state of local government agencies (FHAP agencies) who
partner with FHEO to investigate these complaints. The latest data released show
trends in complaints from 2008 to 2013. As can be seen in figure lll-1 below, there are
relatively little complaints that originate in Cache County, UT on a yearly basis. There

® For details, see: https://www.huduser.gov/portal/periodicals/em/spring14/highlight2.htm|

'° See: hitps://catalog.data.qov/dataset/fheo-filed-cases
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was a drop in 2008 and a significant spike in 2013, but even at the peak, only 7
complaints were filed in 2013.

Given the general unawareness that Logan City’s public has concerning fair housing
laws and protections and the 12% estimate of individuals who report having
experienced some form of housing discrimination in Logan City from the Fair Housing
Snap Shot study, it is highly likely that the number of housing complaints filed are
grossly underestimating the number of legitimate housing discrimination acts that are
committed in Logan City.

Figure Ill-1. Number of Housing Discrimination Complaints Filed in Cache County, Utah,
2008 to 2013
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Figure Ill-2 below shows the number of housing complaints within each category of
federally protected persons as a sum between years 2008 and 2013. The two most
often filed complaints in Logan City are on the basis of disability and family status. The
larger number of disability complaints could be attributed to more prevalent
discrimination against individuals with disabilities, but it could also reflect greater
advocacy and empowerment in knowledge about fair housing rights for the disability
community. In community stakeholder interviews conducted for the purposes of this Al,
one stakeholder working in the disability community discussed how clients often reach
out to advocacy organizations for assistance. It is possible that other groups of
protected persons have less organized social structures that advocate specifically on
their behalf.

Figure llI-2. Number of Housing Discrimination Complaints Filed by Protected Category,
Cache County, UT 2008-2013
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SECTION IV. LENDING PRACTICES

HUD requires an analysis of private market conditions that contribute to fair housing
impediments. Federal fair housing law prohibits discrimination in mortgage lending on
the basis of protected categories (e.g., race, ethnicity, religion, etc.). Although it is
difficult to ascertain whether lending trends reflect systematic discriminatory practices or
are the result of objective assessment of borrowers’ credit worthiness. Nevertheless,
examining the trends presented below provide insight into the extent to which the Latino
community in Logan City may or may not be subjected to discriminatory lending
practices. The years 2008 to 2014 were chosen because the years 2008 and 2009
showed significant transition in lending practices following the mortgage crisis that
occurred throughout the U.S. Since lending requirements tightened, an increase in
denial rates for protected categories of persons might indicate systemic discrimination in
the lending market. Between the years of 2008 and 2014 there was a significant decline
in the number of mortgage applications received in Logan City. On average, the number
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of applications received over this period of years was 959 per year. See figure IV-1
below for details.

Figure IV-1. Trends in Number of Loan Applications Received in Logan City, 2008-2014
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As can be seen in figure IV-2 below, individuals who are not Hispanic or Latino (the
majority of whom are White in Logan City) have had moderately low and declining
mortgage denial rates. Although mortgage denial rates have similarly declined for
Hispanics or Latinos they have done so more dramatically. Furthermore, the denial
rates have been consistently higher for Hispanic or Latino persons compared to non
Hispanic or Latino persons since 2008 with the exception of 2013. Finally, there was a
slight upswing in denial rates for Hispanic or Latino persons in 2014. As noted above,
there is no way to ascertain if the mortgage denial rates reflected below are a result of
differential screening of applicants based on ethnicity or based on their credit
worthiness or a combination of both. Nevertheless, it is noteworthy to point out that the
denial rate for Hispanic or Latino individuals has steadily approached the denial rate for
non Hispanic or Latino individuals indicating that it is unlikely that any discriminatory
lending practices based on ethnicity are currently occurring in Logan City.

Figure IV-2. Mortgage Denial Rates by Ethnicity, Logan City, 2008 to 2014
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Figure IV-3 below shows how mortgage denial rates differ between income groups
(defined as percentages of Metropolitan Statistical Area Median Income) and how these
patterns shifted over time. For the most part, lower income groups tend to have higher
denial rates, but all income groups have experienced declining denial rates over time.
This is particularly promising for the two lowest income groups, showing increased
opportunities for low-income groups to purchase homes in Logan City.

Figure 1V-3. Mortgage Denial Rates by Income, Logan City, 2008 to 2014
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SECTION V. ZONING, LAND USE, AND HOUSING POLICY
REVIEW

HUD requires that Als include an analysis of zoning, land use regulations, and housing
policies for CDBG entitlement jurisdictions. To undertake this analysis, Logan City
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policies and documentation on the City’s webpage were reviewed. Additionally,
information gleaned from communit;/ stakeholder interviews helped guide the policy
analysis. Logan City’s previous Al,"" General Plan,'® and Housing Plan'® were reviewed
in addition to Logan City’s current official zoning plan (see figure V-1 on the next page).

Logan City does not currently have any official fair housing ordinances or policies that
are above and beyond compliance with State and Federal fair housing laws. Although
the General Plan does not explicitly address fair housing, the most recent Housing Plan
for Logan City does. The Housing Plan for Logan City describes goals including:
(1) Increasing number of homeownership opportunities especially for low-income
households;
(2) Continuing to ensure that adequate numbers of housing units are available for special
needs populations;
(3) Ensuring low- and very-low income, special needs, and minority populations have an
adequate understanding of the housing resources available to them; and
(4) Ensuring vulnerable populations have an understanding of their rights and privileges as
tenants, as denoted in the federal Fair Housing Act.

Logan City’s previous Al does not make any conclusions about Logan City’s current
zoning and land use regulation; however, it does note how zoning laws are primarily
designed to protect citizen health, safety and welfare by managing traffic, separating
incompatible uses, and protecting property values. At the same time, it mentions that
zoning laws have the potential to segregate communities by race and class or prevent
lower-income individuals from entering particular neighborhoods based on the
availability of multifamily rental properties and/or the lot sizes associated with single-
family properties. Upon a synthesized analysis of Logan City’s demographic profile
maps, community stakeholder interviews, and the zoning map below, it is evident that
there are concerns related to the high density of multifamily rental housing in the North
West quadrant of Logan City and the unavailability of rental properties in the far east
sections of Logan City. When comparing maps based on income and ethnicity for Logan
City to the zoning map, it is clear that the Latino and lower-income populations in Logan
City tend to live in western areas of the city. However, a historical analysis of Logan
City’s zoning maps shows that every neighborhood (with the exception of Cliffside and
Hillcrest in the far east bench of Logan City) has increasingly diversified its zoning
regulations to include mixed-residential housing. Several decades ago, the core of
Logan City was zoned as rental housing. Over time Logan City has been rezoned
mixed-residential in almost every neighborhood. As noted in section |, just over half of
all available housing units in Logan City are rentals which indicates an abundance of
rental options in varied neighborhoods. In recent years, more single-family housing
options have been infused in neighborhoods, particularly more affordable single-family
housing options on the west part of Logan City. Although community stakeholders
suggest that rezoning parts of targeted traditional neighborhood residential to inclusive

"7 hitp://www.loganutah.org/CD/CDBG/documents/Al Logan.pdf
13httrJ.'H\.n.f\.'\n.ﬂ.nn!oqar‘:utah.orqa‘CD:’Plannincl"A:2(Jand°;62020ninqIC-‘;Eeneralc}’oZOF’Ian:’Loc;anGenPIan"%:20\.-'20‘5’o2
Olow%20for%20web.pdf

“http://www.loganutah.org/CD/Planning%20and%20Zonina/pdf/L ogan%20Housina%20Pan%202011.pdf
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zoning would expand housing choices in a variety of neighborhoods, Logan City has
already taken great strides to increase mixed-residential zoning across the city. In one
neighborhood just east of the University that has some available rental units, but few
multi-family housing units (Hillcrest), the city has rezoned a large vacant plot of land to
include mixed-residential housing. Although development has not yet occurred in that
area, this shows a commitment to expanding housing options in a variety of units and in
a variety of neighborhoods.

On the whole, Logan City is doing quite well to promote fair housing through zoning and
land use regulations although there could be more explicit integration of fair housing in
the next General Plan for the city. As noted in section I, segregation indices have held
relatively steady in the last two decennial periods; however, Logan City must monitor
and be responsive to the potential for increasing racial/ethnic concentration. Revisiting
this issue on the next Al will be an important task.

Figure V-1 Logan City Official Zoning Map, 2014
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SECTION VI. IMPEDIMENTS AND ACTION PLAN

Impediment Explanation Action Items Lead co';‘:;:{:;mg Timeline Milestones

1. Racial/lEthnic | There are currently 4 Invest in ESL/literacy Logan Investment in During the remainder
Concentration | block groups in programs as an City ESL/literacy programs: of the current CDBG

Logan City thgt have opportunity to help ESL In progress Copsohda_ted Plan,

moderate or high Latino residents achieve which expires after

concentrations of - Program Year 2018,

Latino individuals. economic goals that could invest in at least 2

Although these block open up a wider variety of ELS/Literacy

groups have housing options across programs.

demographic profiles the city (e.g., on the East

that do not point to side of Logan where there

vulnerability {e.g., tend to be higher housing

quality schools,

higher rates of values)

homeownership,

wide array of

housing types,

bedroom size, and

vintage, access to

transit, etc.) there is

a need to address

this issue to ensure

that racial/ethnic

concentration does

not increase and

impact fair housing

choice for Logan's

Latino residents.
2. Racial/Ethnic | Although there was a Work with Neighborhood | Logan Neighborhood | Quireach to lenders In three years, see
spatial proportional Nonprofit Welcome Home | City Nonprofit realtors, Latino proportional
concentration representation of program administrator to Utah State community and refugee | representation of
of down Latinos (16.4%) expand program for University community: Latinos in East and
payment participating in the Latino participants, CRIC July 2016 West portions of
assistance Welcome Home including developing a Logan City.
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program
participants

down payment
assistance program,
only 6% of Latino
program participants
(n=2) bought homes
East of Main Street
whereas
approximately 21%
of non-Latino
program participants
bought homes East
of Main Street.

program component that
encourages participants
to view available
properties in all
neighborhoods in Logan
City.

Outreach to realtors and
lenders to promote the
program among Latino
community.

Translate application
materials to Spanish.
Outreach to refugee
community through CRIC.

Translate application
December 2016

In three years, see
increased number of
Latino families,
particularly Spanish-
Speaking Latino
families accessing
this program.

3. Racial/Ethnic Increase outreach efforts | Logan Utah State Translation of In three years, see
disparities in to Latino community by City University Advertisement: increased number of
accessing first translating ELC September 2016 Latino families,
housing advertisements into CRIC particutarly Spanish-
rehabilitation Spanish with help from Targeted Latino Speaking Latino
program. USU, and second, OQutreach: families accessing

outreaching to key Latino Beginning October 2016 | this program.

community institutions to

advertise the program

(e.g., St. Thomas Aquinas

Catholic Church,

Spanish-Speaking Latter

Day Saint Congregations,

ELC, Latino Advisory

Council, Bridger

Elementary, USU’s

Access and Diversity,

etc.). Additional outreach

to refugee community

through CRIC.
4, Lack of Community survey Targeted educational Logan | BRAG Targeted Educational In working with USU’s
public data indicated that outreach to vulnerable City Neighborhood | Outreach Material Social Work
awareness and | the general public communities (e.g., Nonprofit Design: Transforming
knowledge (using a sample persons with disabilities, usu May 2017 Communities
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regarding their
rights under the
Fair Housing
Law

representative of
Logan City) lacks
necessary
knowledge and
awareness of fair
housing laws.
Without the requisite
knowledge and
awareness, renters
and homebuyers
may be unwittingly
discriminated against
and thereby steered
out of their choice
neighborhoods,
further restricting
access to all types of
housing in all types
of neighborhoods in
Logan City.

refugees, LEP persons,
etc.). Targeted outreach
will involve distributing
materials and offering to
present to key social
service agencies serving
vulnerable communities
(i.e. Cache Refugee and
Immigrant Connection,
English Language
Leaming Center,
OPTIONS for
Independence, etc.).
Logan City will partner
with BRAG, NNP, and
USU to develop outreach
materials. Logan City will
work with USU to develop
materials in Spanish.
Public awareness
campaigns (e.g., during
Fair Housing Month in
April, make efforts on
social media and in locai
newspaper to promote
fair housing)

Targeted Educational
Outreach Efforts:
Beginning June 2017

Public Awareness

Campaign Design:
March 2017

Public Awareness
Campaiagn
Implementation:
Annually beginning April
2017

Initiative, survey
public during their
annual community
survey to assess
public
knowledge/awareness
of fair housing law.
See a marked
increase in
knowledge/awareness
in 3 year's time,

5. Systematic
discrimination
in the rental
market based
on protected
class status at
first contact in
seeking rental
housing

Results from the
Landlord and Rental
Company email
study indicated that
landlords and rental
companies may be
systematically giving
preference to
individuals who do
not fall into a
protected class,
and/or who are part

Targeted small-scale
educational opportunities
for landlords (e.g.,
informational packets
prepared by CDBG
coordinator to be sent to
alt landlords at time of
annual license renewal).
CDBG Coordinator will
work with key professors
at USU as well as
individuals from Utah's

Logan
City

Utah's
Division of
Fair Housing
Utah State
University
The Good
Landlord
Utah
Apartment
Association

Educational Mailings
Designed:
December 2016

Educational Mailings
Sent:
June 2016

Good Landlord Trainings

Materials Generated:
December 2016

Conduct similar
landlord email study
in 3 years to assess
the extent to which
landlords are
systematically
discriminating against
protected categories
of persons. In 3 year's
time, see a
decreasing amount of
discrimination (i.e.,
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of the majority.
Individuals from
protected classes
are only half as likely
to receive favorable
responses from
landlords/rental
companies when
initially inquiring

Division of Fair Housing
to create content-rich
educational mailings.
Logan City audits of Good
Landlord training.
Integration of this content
in Good Landlord
Training. The CDBG
coordinator wiil work with

Logan Ci od
Landlord Fair Housing
Content Audit:

July 2016

Good Landlord Trainings

Conducted:
Twice yearly following

audits and integration of

affirmative responses
given to all email
senders, regardless of
protected class
status).

about the availability key professors at USU to FH content

of rental properties. develop training materials

This may further that address the

restrict fair and equal responsibilities of

access to all types of landlords under fair

housing in all types housing law.

of neighborhoods in

Logan City, These

results may point to

a lack of awareness

and knowledge

among landlords and

rental companies

regarding their

responsibilities under

the Fair Housing

Law
6. Lack of Data from the Develop Logan City- Logan | BRAG rogram S ate: See incremental
affordable and | community and sponsored program City OPTIONS for | March 2017 increases in numbers
accessible housing profile designed to provide Independence of individuals seeking
housing suggest that persons financial assistance for Program accessibility retrofit
options for with disabilities face individuals with Outreach/Advertisement: | assistance through
persons with a shortage of disabilities who wish to Ongoing the city.
disabilities. affordable and rent housing units in the

accessible housing private market that are A and Mobili

options. Almost 10% not already accessible Plan

of Logan City is (i.e., building entrance Ongoing

comprised of
persons with
disabilities, and 26%
of these individuals

ramps, etc.).

The Access and Mobility

Plan - Targeted outreach
to disabled populations in
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are considered low-
income (n=1,230)
Only 379 housing
choice voucher
program participants
have a householder
with a disability,
meaning there are
approximately 851
low-income
households that
have a househoider
with a disability who
are likely to face
challenges in the
rental or housing
market.

Logan to collect data
regarding infrastructure
deficiencies in Logan
City. The plan will
prioritize improvements
for future CDBG funding.
The plan is a component
of FH as it will reduce the
amount of housing that
are isolated from the
surrounding
neighborhoods, and
goods and services

Use RDA funds for
housing rehabilitation
assistance used for
improvements to owner-
occupied homes
(including access/ADA
issues).

All new multi-family
housing developments
must continue to meet
accessibility requirements
set forth by the
International Building
Code Standards which
Logan City adheres to.
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