CBDAR CITY PLANNING COMMISSION
MINUTES
August l6tt'',2022
The Cedar City Planning Cornmission held a meeting on Tuesday, August 16rt.,2022, at 5: l5 p.m., in the
City Council Chambers, l0 North Main, Cedar City Utah.
Members in attendance: Councilman Craig Isom, Adam Hahn, Jennie Hendricks, Ray Gardner, Carter

Wilkey
Members absent: Jill Peterson, John Webster

Staff in attendance: Senior Engineer-Christian Bennett, City Attorney-Tyler Romeril, Executive Assistant,
Onjulee Pittser,
Others in
ce: Valarie McKinney, Michael McKinney, Bill McVay, Lynn McVay, W. L. Appling,
Aron Baker, Emily Andrus, Laura Henderson, Tiffanie Matthews, Scott Woolsey, Clint Ence, Bob Platt,
Nathan Bracken, Dallas Buckner, Vicki Christian. Brent Drew
The meeting was called to order at 5: l5 p.m.

ITEM/REOt

TBD MOTION

LOCATION/PROJECT

I.

REGULAR ITEMS

l.

Approval of Minutes (Dated August 2"d,2022)
(Approval)

APPLICANT/PRT,SENTER

Councilmember Isom motions to approve the minutes from the August
secondsl all in favor for unanimous vote.

2,

PUBLIC HEARING

2nd

meeting; Jennie

-

approx. 1550 S. 5000 w.
Meisner/Go Civil
from Low Density Residential off Westview Drive
to Rural Estates (RE)
(Recommendation)
Items #2 & #3 will be handled together. Adam disclosed that he has a conflict and will not be voting.
General Land Use Amend

Dallas: We've done the 48 Ranch Subdivision through phases l-3. The developers acquired 120 acres
west of phase l. The aerial imagery has not been updated on the County website. This will tie into
phase l. Zone the 120 acres RE similar to the RE zone that's on the rest of the 48 Ranch project. GP
is low density and we're going from low to rural. fu1!q: When was that annexed in? @!!4: It was
part of the MPD project in the 2000's. It's a several thousand-acre MP development. Carter: At
Sketch, there were concerns about drainage. Will this be taken care of during construction? @!!3g: It
will, but not at the zone change level. We still need to do topo. Shurtz Canyon drainage runs through
and Quichapa runs on the north side. There's existing sewer that goes down and feeds South Mountain,
48 and the other developments. There are a few design things that we have to keep in mind once we
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start laying things out. Carter: Do you plan on doing l-acre lots? Dallas: RE allows Yzacre max
density. You can do t/a acres as big as you want, but overall, it can't exceed a half-acre. To this point
has been l-acre lots.

it

Adnm ope.ned the public hearing.
can go to t/q

aqe. @1!g: But under that, you're allowed to have 2
parcels per acre for the overall density. Dallas: It's a mix and match. You can have from a 5-acre to
lt-acre lot. But the project as a whole can't excee d 2 per acre. We can have a max of 240 residences
on that. 1\!am: That's really low for density. E!!l: I live north of this property. We've been there 8
years. I'm a transplant from South Dakota. I have experienced some issues at the County and City
levels that were initiated with the first phase of 48. One is that they put a small ditch in from the NE
corner west to the middle. The landowner dug a new ditch to keep it on the property line and put a 90"
turn there. The City approved 48 to breach a 12' berm that's l0' deep, and we had a catastrophic
failure. Low flow water blew out the rip rap and the concrete, and back flowed up the ditch and was
cutting into mine about 6' deep into my property. Precision Contractors were awesome. When we first
built, I was concerned about the undercut erosion. I brought 200 ton of material that I paid for and built
up the corner of which some they removed to tie into the ditch. Historically in the 8 years I've been
there, the ditch will flow regularly high within 6-12" from the top. Talking to other property owners
west of me, the ditch wasn't put in an easement. It was put in the property lines of the north side of 48.
When 48 started to build in the first phase, I was concerned that the ditch was undersized. If you've
lived there, you can see the sheet flow coming through the 3-4' ditch, it can't handle it. Some property
owners built their homes before the roads were built. As the roads were built, the ditches were raised,
and as the ditches were raised, their properlies were lowered. The water has no place to go. Our

Bill McVav: It sounds like they

concern is the construction up top and now that Shurtz Canyon has been bared ofall vegetation that
absorbs and flows the water is gone and will be replaced by impermeable asphalt that only allows the
water to gather quicker and faster. They have some holding ponds up there, but nothing has been
addressed at the bottom side. We've flooded 2 times since we've been here. We built our house up
knowing they would be higher. Four of the other homes west of me had major damage. Any continued
development will exacerbate that problem. For the last29 years the County has mentioned they would
take care of that. Last week we had a commissioner come out and he said he had forgotten the
meetings where we presented the situation. The City has tied into the County waterway. They're
putting more water there than what it was designed for because it was never designed. The further west
you go the greater the chance the water breaches the side. I could be supportive off this when they
started if they took care of that so the flow of water would never be a concern. As we see more and
more development, Shurtz Canyon will be a huge bowl that won't soak up or slow down the water.
Now the corner is breached, and it comes through there quick. Water doesn't like to turn 90", it's
continually undercut. It pulls the material back in the bottom of the ditch. The 48 ditch is shallower
than it was 4 years ago. As part of this plan, I would like to see some forethought before it goes to the
PC or City Council and approves higher density housing. I've been told too many times that someone
would do something, and it hasn't happened. I showed a video to Jonathan. I showed him where it was
undercut and took it away. He led me to believe that we would jump on it right away. They raised the
berm higher just in case and replaced the rip rap to slow it down. It's not a permanent solution.
Elevations higher than anything to the north. The general attitude in the Spring Creek area as long as
there's funding, going on upstream, more building permits are being sold, and they're making money
on property. Those homes are not worth as much. I spent all summer with a large group of people
bailing out Enoch, and if you let the developers do that to rny house, I'll rnake you buy my house.
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That's the direction we're going. Cedar's a great place to live. It won't take long to fill the homes up.
I'd like you to give some concern to those that are there. Adam: This meeting is for zoning, which
they're moving down in density to where it was currently zoned. Do we have any answers as to who
maintains the waterway? Christian: I'm not farniliar with the history in this area, but we'll typically
look at that when we get to construction. The developer's responsible for doing a pre- and postdevelopment assessment to make sure that there's no negative impact. Adam: Who would he talk to
about who controls those ditches? ls it the property owner or the County? Christian: I'm not sure if
it's the responsibility of the irrigation co. Dallas: That's a natural flood channel. There's just a
prescriptive drainage easement. Bill: The County cleaned it out once. Dallas: It started at Quichapa,
but I'm not sure if they've gotten this far. Bill: They moved into the easement. The plan with Jonathan
and Rich Wilson was to finish tying this up. They stopped and left a 90' jog down there that was blown
up. Adam: Was this done before 48? Dallas: That was done before 4b. That's the problem with tying
into a 90o angle. We did grouted rip rap. For this parcel being a flood channel, I believe this is a MP
armored rip rap channel, and because of the sewer it will be hard to do on the west side. We're
planning a realignment of the ditch in the future. The City requires development in a MP flood
channel, we design it, the developer pays for some, and the City reimburses it. I believe it's a 6' deep
channel and l0' bottom width with 2:l side slopes that are rip rapped. The amount of water that runs
through Shurtz Creek cuts through everything. Adam: The important thing to note is the rip rap and
digging out happens with development. When a developer asks for rezoning developing of property,
the City requires that as part of the improvement. We hear from homeowners they say historically
we've had flooding and not do anything with it. Alleviate a lot of that problem. They can cause
problems too. Bill: When we originally backfilled with the natural drainage and dug new ditch, we dug
it east to west, not north to south. The ditch that's been dug flows straight through here. They dug a
new ditch. Adam: Who's they? Bilt: That was before my time. It may have been the person that was
working with the property and Spring Creek. They backfilled it in and retrenched a new ditch to line
up with the streets that made a sweeping turn here and the new ditch comes up to the west and ties in.
It gets full. Carter: Is 48 tied into another ditch? Qgy: There's a dirt" "V ditch dug and a 4' culvert
there. Carter: Is that for storm water? Dallas: Yes. Bill: The grade was so low they had to take out
the top 5' of the berm and another 5' into the ditch. They backfilled and took allthe concrete laid rip
rap and tore it apart. It goes from corner back about 100'. Rip rap was about 2' higher than what the
culveft was. The water never made it over the rip rap. Coming from the south, it backwashed over the
rip rap. There was no heavy flow off of Cross Hollow or Shurtz. This was done as part of the
development, not done right. It's not enough if we do this. Jonathan gave me an idea what they are
planning, and this needs to be moved more in line to the west and in the easement. The bulk of it is out.
Grade is an issue. Rich was worried about speed of water coming down. We need long-term solutions
there. Now when sheet flows come across and prior to the ditch being there had 6" of water down the
street onto the properties. The hope was when Meisner put in the new ditch, it will give us a stop to
send it to Quichapa. Adam: Is that ditch about center of property? Dallas: More or less. It's 120.
Meisner purchased the east 120'. There was about 70' left. The County GIS is not accurate. Carter:
The zoning is before us today. I understand what Bill's saying. It needs to be addressed, but is this the
time? Hopefully designs are done properly. Some things will change. From here once this goes on, it
will come back to sketch. At what step would you take care of the drainage? Dallas: We saw 2 or 3
phases of the existing 48, but it will be a while before we work on this. Adam: And at plat is when you
show a drainage study. Dallas: Drainage would be based on a phase-by-phase basis. The
improvements to the channel would be done with whatever touches the channel in that phase. Carter:
You could work up to it if you had phases to the east. We could keep adding phases until you got the
channel. Dallas: This channel was put in on the fully developed 48, if this will tie into the channel,
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which there are rolling swells through there, that's why it's built above grade in some spots. We'll
work E-W on this and see where we can make the sewer happen. When we touch that within our phase
boundary, we'll make improvements to the channel. I agree that a 90o bend is not a great situation.
Bill: To punch into it, you can't come over the top. We missed our opportunity when 48 was
developing the first phases and when efforts were made to remedy water, we saw it wasn't enough. I
asked Jonathan what hydrology report they brought in and that would be sufficient. Sounds like they're
going to build more on it. lt will be a problem. @1!q: The ditch as it stands is meant for what you've
done so far. Bill: No. Dallas: For the existing 48. Carter: So, as you develop this project you'll
relook at this ditch. @!!gg: As far as the engineering into the existing channel, that was cut in by
It sounds like a problem of what happens downstream. He's living
whoever back when.
plan for that? Dallas: That's a challenge with the County road spec
the
City's
downstream. What's
engineer build roads above 18" above existing grade. Subdivisions like Spring Creek before the ditch
went in everything sheet flows, and the County ditches aren't maintained by the County. Carter: Who
maintains the 48 section of the ditch? Dallas: The City. Adam: The property to the west is the
County, right? Dallas: Meisner purchased it from Lundgren, who gave an easement to put the ditch in.
It's further to the west. {g!am:
A@: The current city boundary is the edge of the property.
you
to
make an appointment and meet
I
advise
would
going
fixed
tonight.
to
be
aren't
Your concems
with the city engineer. E!!!: Which one? Adam: Jonathan. We will discuss the drainage issue further
Staft with Jonathan and work from there. Bill: Ok. e,af!g: If a developer develops a
down.
piece, normally this situation worked. When it's developed and improved, that will come with it. $!!:
All the improvements take place up top. 1\g!4: I've seen the County digging ditches. I don't know if
they don't have the manpower, but it's a different conversation I don't have the answers for. The
County engineer may have some answers. !!!!: When you approve a development to go in, the ditch
dumps water in their good. There's no coordination of what the County maintains dumping in there
even they were unable to decide. @!g1!!4,: The City has a coordination meeting once a month with
the County. This may be a topic for discussion in that meeting. I'll mention it and see if they have any
plans in this area. We'll look at the plans in construction. At the pre- and post-development meeting,
we'll discuss drainage standards so there are no negative impacts downstream. E!!!: That hasn't
happened. 1\g!41g.: If that's the process why didn't we do that? Tvler: My guess is if you're talking
about a year ago, there's nothing that the City develops that will prevent that. No one could ever afford
to build a home in our City because of the storm system that needs to be installed. To protect what's
downstream is beyond our standard. Bill: The storms that overwhelmed us were not big storms. They
were 3-minute rains. When ditch fills up at 12', Shurtz Canyon has to deal with what's coming. 1!g!4,:
The good thing that's happened is this property's being looked at. When a developer develops a
property, they need to provide a drainage study. Dallas will have to engineer a ditch to handle the
water, hard surface and maintain what happens as part of the development. E!!l: If there's no
development, the water sits and goes into the dirt. 1\!4,: With the current drainage issues
improvements will happen. Hopefully that will be alleviated by the improvements being put int. !!!!:
This is a
It's hard to be hopeful when nothing's been done. People in Spring Creek don't care.
city with people that care about our citizens and the last thing we want to do is flood a home. Bill: Any
new development is where the water comes in. If it doesn't collect, it will get shipped downstream.
Adam: Start with the City engineer. @!g: You'll want to follow this process. This is the beginning.
Development will follow, designs will come, and we'll make sure the designs are sufficient. @ier:
Where does the 90o turn fall currently? Does it fall on this property in the easement? DAIIgg: You can
see this is the County easement for the ditch, and where the ditch actually doesn't line up . Bill: From
5700 they moved it over into the easement. Within t/a mile of the zoning. A County commissioner
came out and he's now saying they'll get to it next year. The corner is a weak spot. We've now

fu:

@:

Elq:

@,:

Planning Commission

August tlth,2022
Page 4

of 14

penetrated that berm. The County was great; the City was awesome, and Jonathan brought in extra
material to build up the berm. Some of these properties show where the water was crested on a low
flow day. We dorr't expect you to prepare for natural disasters. 1\1!4: Hopefully you can get the
answers. Valerie McKinney: I live in 48 Ranclt phase I . How do I follow the process if it's approved
today then goes to planning? Adam: From here, it goes to City Council in two weeks. You will not

receive any notices.

You'll

need to track this through the

City's website for the City Council agendas
up. Tyler: The earliest would be on Sept. 7th and l4th. Carter: That's if
the developer moves it forward. Valerie: I was reading that there needs to be a 5Yo grade on each
property if you're doing any type of residential. Since we live in phase l, there's a drainage issue. We
put in one of the deepest culverts out front of our house. Severalof them are doing nothing. Allthat
water is collecting in the streets. What's the City's plan, and should everyone have had deeper
drainage? Adam: The 5o/o refers to what it is going away from the home, so water doesn't flow back.
and know when this is coming

fy!g:

That's what roads are designed to do; to keep the water in the road rather than going in homes. I
don't know why that's happening, but that's part of the design. Adam: You can talk to the City Road
Dept. or the City engineer. Dave Walker: I live on the property across 4700 from Bill. Last year at the
beginning of April we stafted having flooding around the county. We got early rainfall, and 30 min.
cloud bursts filled the ditch within 6". I documented that with photos and gave them to the City
engineering and County. That's when the rip rap went. We haven't heard much since then. We're
getting a lot of moisture now and we're concemed.
Adam closed the public hearing.
Jennie motions for a positive recommendation for the General Land Use change, from Low
Density Residential to RE; Councilmember Isom seconds; Adam abstained; everyone else in
favor for unanimous vote.

3,

PUBLIC HEARING
Zone Change:
approx. 1550 S. 5000 W.
Annexed Transition (AT)
Off Westview Dr.
(RE)
to Residential Estates
(Recommendation)
This item was discussed with item 2.

Meisner/GO Civil

Jennie motions for a positive recommendation for the Zone Change, from AT to RE;
Councilmember Isom seconds; Adam abstained; everyone else in favor for unanimous vote.

4,

Minor Lot Subd
(Approval)

l4l5 S. Providence Ctr. Dr
Les Schwab Tire Co.

WoolseyAllorthscape
Ventures

Scott Woolsey: This parcel is being split in half. Costa Vida is to the south and in Providence Center
The lower parcelwas purchased by Les Schwab Tire Center, and they are in the development process
now. This is to get approval of the minor lot subdivision. The whole parcel is vacant. Christian: The
recommendation would be contingent upon receiving the deeds.

Councilmember Isom motions for a positive recommendation for the Minor Lot Subdivision,
contingent upon receiving the deeds; Jennie secondsl all in favor for unanimous vote.
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5.

PUBLIC HEARING
PUD - Vicinity
(Recommendation)

N.400 W.
Hunt Property PUD

464

Hunt/Platt & Platt

fo[: This property

was rezoned to accommodate this a few months ago. There's an existing building
total of 7 townhome units on this property. There are similar projects in this part of town.
94gI: Was it rezoned R-3? @!: Yes. This has been reviewed by the City engineer and City staff.
Don: We have no concerns. There were a lot of sketch notes that will all be taken care of. Carter:
Why is Unit#7 to be fire sprinkled? ls it because of the distance off the road? Don: That would be my
guess. It's the 150' from the road.

with

a

Adam opened the public hearing; no comments were made; the public hearingwas closed.

Councilmember Isom motions for a positive recommendation for the PUD Vicinity for the Hunt
Property PUD; Jennie secondsl all in favor for unanimous vote.

6.

PUBLIC HEARTNG

- Amended Plat
(Recommendation)

PUD

I168 E. Ashdown Forest Rd.
Ashdown Forest PUD Phase 6

Todd/Platt & Platt

Lotsll&17

Bob: The owner would like to combine them into one lot. New lot I 1A. That's all it is. Crais: Which
side will they have access? Bob: They actually front 3 streets. 1!g!4: The only issue for me is
fronting multiple streets if it's a minor collector. Don: The fencing us not an issue there. You could
consider it as a double fronted lot with 2 front setbacks, a wall and side setback. It's up to them to
figure that out.
Adam opened the public hearing; there were no comments made; the public hearingwa.s closed.

Carter motions for a positive recommendation for the Amended Plat for Ashdown Forest PUD
Phase 6, Lots ll & 17; Jennie secondsl all in favor for unanimous vote.

7.

PUBLIC HEARING
PUD - 2nd Amended Plat
(Recommendation)

approx. 1970 N. Mahogany Cir.
Ashdown Forest PUD Phase 6
Lot 7A

Swann/Platt

& Platt

Bob: A while ago, we combined lots 7 & 8 into 7A, but it didn't include the little triangle. The owner
has changed his mind and wants to include the triangle in the parcel. Adam: Do the owners own the
triangle piece? fu!: He obtained it from Frank Nichols.
Adam opened the public hearing; there were not comments made; the public hearingwas closed.

Jennie motions for a positive recommendation for the 2nd Amended Plat for Ashdown Forest PUD
Phase 6 Lot 7A; Carter secondsl all in favor for unanimous vote.

8.

Minor Lot Subd
(Approval)

SE Corner of 675 N. 5400 W

Port 15 Utah

Sevy/Red Hollow
Engineering
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Brent: This is a 3-acre parcel. They're cutting it up. Twin Oaks owns the property. It's for a small
company looking to develop out there. All utilities are in the ground and asphalt is already paved.
They want to subdivide it. Adam: How big is the parcel? Brent: 3 acres. It is conditional upon the
mylar and paperwork. Craig: I'm excited to see this developed.
Councilmember Isom motions for a positive recommendation for the Minor Lot Subd. for Port 15
Utah contingent upon receiving the mylar and documentsl Jennie seconds; all in favor for
unanimous vote.

9.

PUBLIC HEARING
General Land Use Amend approx.260 S. 1400 W. (1.00 ac.)
From High Density Residential
To SUU Student Housing District (SHD)

Boud/Platt & Platt

(Recommendation)
Items # 9-#12 will be discussed together.

IylgI:

Last time, the Commission voted to table this and bring it back. In the meantime, the owner has
decided not to bring this forward at this time. We don't have to do anything. I don't think we need a
recommendation. For the record, the owner has voluntarily withdrawn his application for the zone
changes and general land use changes.

IO. PUBLIC HEARING
Zone Change

approx. 260 S. 1400 W. (1.0 ac.)
From R-3-M to SHD
(Recommendation)
This item was discussed with item #9.

1

1.

PUBLIC HEARING
General Land Use Amend approx.200
From High and Medium Density
Residential To SUU Student
Housing District (SHD)

Boud/Platt & Platt

W. (17.15 ac.)

Boud/Platt & Platt

approx. 200 S. 1400 W. (17.15 ac.)

Boud/Platt & Platt

S 1400

(Recommendation)
This item was discussed with item #9.

I2. PUBLIC HEARING
Zone Change From R-3-M to SHD

(Recommendation)
This item was discussed with item #9.

II.

CITY ITEMS

I.

PUBLIC HEARING
Ordinance Text Amendment - Chapter 26-V-2
Regarding Parking in Residential Areas

Don Boudreau

(Recommendation)
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Parking is something we hear about quite a bit. The City has brought on a consultant, Aron
Baker, from Horrocks Engineering. The proposals are in the packets to change the parking ratios.
There's a section that is a copy & paste from 26-3 that comes out of our business license regulations.
There was a proposalto delete that language and move it into 26-5,but that wasn't on the agenda.
There were about l5 locations throughout the city that were observed. Emily Andrus: I've been
helping Aron with writing the study. Is this the first time this has been presented to you? @ig: Yes.
fu!!y: Cedar City was approached by some developers about evaluating the parking rates required to
build in Cedar City. They felt the rate was too high. {Refer to Exhibit A}

@:

,: Do you know the occupancy rate of the complexes that you've observed? Were they 100%
occupied? &l: No, we didn't. b: I didn't reach out on that particular variable. @,: Did you
make note or observe on street parking conditions in the areas? Aron: They could park on the streets,
but we didn't see a lot of that. Epqily: There were maybe I or 2 on the street. !g!4.: On 400 W.
there's parking all over the street. fu[q: Cedar bend is not on here. Jennie: These are just multifamily. @: We contemplated looking at a PUD, but with our newer PUD's, we don't know if cars are
in garages. Just a lot of things that we couldn't sift out from the data to know what the issues are.
Trailside has open parking and another one. @!g: What's at the corner of Northfield road? @i!y:
Cedar Park. Don: The carports are on the interior. Those were the 2 we chose that would be more
apples to apples. The proposal put it in the ordinance with a caveat to look at the change in a PUD with
no tandem parking and no garages. That's how it's written. Carter: We're changing parking in the R3-M, which PUDs fall under. b: I wouldn't look at the change per zone, but a change based on the
development type. This would be multi-family housing at 4 units or more. There's a slide at the
beginning that outlines our current parking and what we are doing today. The biggest impact is the 4*,
which is 1.3. 1\g!4: What's the recommendation? Aron: This is for a minimum for an apartment, but
the first is non-student complexes could have it reduced from 1.3 spaces per bedroom to I space per
bedroom. It was a comfortable number going from 1.3 to l. You could go to 0.7, but that was at 100%
capacity of times that we noticed that night. That may not have been a peak of some time of year that
may be higher. We felt comfortable recommending l. Carter: How do we determine student from
non-student? b,: There's nothing that would prevent anybody from renting to students in the R-3-M
zone. @jg: They start off and the market changes, so who dictates student vs. non-student? Don:
We talked about that, and there's not an easy answer. In the ordinance it reads that rental dwellings in
the R-2-2 or R-3-M that are rented to 4 or more unrelated persons, they can rent to I student per
bedroom, but . That's what we convert typical family to students per definition and kick parking into
the 1.3. The way it's proposed is if it was 4 or more units kick them to the new language I space per
bedroom max 1 person. 1\!4: Are there provisions for guest parking above the I per bedroom? @:
There is not. I don't know if you think that's applicable, Aron. 1\g: I haven't seen that in other
cities. 1!5!g1g,: Is handicapped parking required? 1@: That's an ADA standard. That is included in
the total number of spaces. 1\!4: It's not adding additional spaces? Don: No. @[g: Outside of the
SHD are there any that got above the 1 space per bedroom that are not sufficient? Emilv: The highest
occupancy was 0.9 spaces per bedroom. @1!9t: It's difficult to say students and non-students. Trying
to say within SHD you divide it again. @: I think Thunderbird Apartments highest capacity was
being used. My daughter lived there, and I never had trouble parking there. Carter: What's a number
that's good for both? Don: Student housing has changed from what we remember, sharing bedrooms to
the single occupancy type developments. That's what I gathered from the report. I think suggesting
initially was 1.2 spaces per bedroom, because the SHD is 0.75 per occupant. That puts us at 1.5 if we
had 2 sharing a bedroom. 1\g!3rrq: Is the SHD at0.75 sufficient? 1@: We only examined one in this
study. Qg11q: These changes don't involve the SHD, just R-3-M. Don: Gateway North and Gateway
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East we know are all student housing. They're not SHD , they're R-3-M. Aron: We could look at
those. Emily: That's#10 and #ll on thetable. Parking requirementsare 1.3 perbedroom the waythey
were built.

Adam opened the public hearing.

Laura Henderson: At Gateway North they typically have a high percentage of foreign exchange
students who don't bring cars with them. Many people have gone door to door and done car counts and
have asked if people have cars. There's not a lot of cars. One of the biggest issues should include the
SHD more another time of the year. April's the end of the school year. The concerns from citizens
both in the commission and City Council street parking is a problem. I find the study interesting

-,1

looking at different times of the year to see how that changes. Enforcement is a concern. We can say
"x" number of students per bedroom, but it doesn't equal the truth. Students are looking for housing
everywhere and they're willing to jump into any place they can find. @dg: I wonder if the parking
on street is not from the apartment complex but from a converted single-family duplex or triplex.
Carter: I think that's where it's from. Jennie: That's a separate issue from the big apartment
complexes. Tiffany Matthews: I do appreciate the study. We live across the street from Thunderbird
Landing. This study shows what we've always thought that students without a vehicle are living closer
to campus. It's likely if they live across the freeway, they'll have a car. If you come to my house in 2
weeks, you'll see how many vehicles are parked in front of my house or across the street. I don't know
how many are open in the parking lot during that time, but it is a consistent problem. Take into
consideration the apartment complexes that are further away from campus those students are likely to
have a car. This study supports that. We could use even more student housing being built on 1400 W.
to have the number reduced because we have a problem. Carter: Are students just not using parking
lots? You can plan parking for each student, but only if they use them. The college has parking, but
it's shorter to park on the street. Tiffany: For visitors too. It's a huge complex. Carter: Are they not
allowed to park there? 1\g!4: I remember they were given a different parking requirement. @ig:
They were given a variance. Carter: Why are kids parking on the street instead of in the parking lot?
@: That's interesting, unless it's closer to class. My concern is for friends and guests that come
over. There's no guest parking. The new complex has 96 units and some students park in the street,
because it's easier than getting out of a parking lot in the morning. Trov Belliston: I initiated this
parking review with staff for a project I'm bringing in. Too little parking is a major problem, so is too
much. I sat on the City Council in Washington and asked the same things. What's the right ratio? It's
like throwing darts and making a guess. I counted cars at different projects. Kensington, Libertad,
Canyon View, Sportsman's, and Sandstone are similar to what I'm bringing in. Independent of a
bedroom count the highest recorded was 1.35 per apartment, and much less per bedroom. I checked
with the facility managers about occupancy. How many vacant they had. Libertad had the highest with
2 vacancies. I came at various times when I knew people would be there. It was more for single
bedroom, but typically for school, 4-bedroom apartments you have to have 4 stalls. That doesn't
translate what's going on the ground. Townhomes are a different animal. The SHD zone is different.
Carter: You're talking about an apartment complex further out. fuy: Our project is in the north end
of town, and that's where we did this. Family style apartments is what we started counting. If our
counts is L3 stalls per apartment, if you did 2 stalls per apartment your guest parking ratio is built in at
40%. W e tried to do that. If you have 30o/o guest parking built into your ratio, you don't need it. In
apartments if you're targeting ADA, most apartment projects require ZYo accessibility. They have
different parking requirements. Family style will be 2o/o accessible. Should be reduction in parking.
We're happy with I per bedroom. Carter: Parl of the issue is there's so many things in R-3-M, like
Planning Commission
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condos, students kind of each have separate parking that's different, but falls within the I parking
requirement. Troy: The biggest problem is the townhomes. They'll park in front of the front door.
Parking problems based on design and number counts in apartment style product leases have no more
than2 cars, not allowed to have excessive parking, no undrivable cars. Some projects have parking
rates less than 50% utilized. 1\1!4,: Your project is based to single-family, but next year, there are
more student demands then you switch, and you don't have enough parking. Troy: I asked that for
There's not enough parking because in single-family 2
these projects that I went through.
1.
A
3-bedroom
unit for students you're likely you have 2 or 3
adults maybe 2 carc, some only
You
vehicles. Is there some way that we draft this to require limits to the # of cars per unit?
could in the busincss liccnsc. !y!g: You could writc that in, but how arc you going to cnforcc that?
A 3-bedroom apt. would require 3 slots for that unit. Per ordinance, even with no enforcement, I
student in each bedroom is the max. If it was built and parked accordingly you could have that much
slide with 3 kids in there, like with room sharing and rent. At least have 1 per bedroom. @1[g:

@.:

@:

b:

Would a 3-bedroom apartment would require 4 stalls? Troy: Yes. Carter: That's overkill. Troy: I did
some hypotheticals. The more you do 3-4-bedroom apartments you're pushing the number on the
guest required parking. Carter: You're losing a lot of land. Troy: They brought it up as 100+ talking
about larger projects across a broader base. @: The one you saw said 100+. As proposed now it
doesn't say that. 3@: It depends on the sizes of the complexes. Don: I think we're comfortable

withouthavingsizerestriction.@:Yes'@:Whatisl.3spaces?Howdoesthat

compute for cars? Adam: If you have a 4-bedroom that requires 5.2 Don: When you do 1.3 take the
whole complex and add up the numbers don't add up or down and the total is what it comes out to be.
QgIlgI: Is that the same as townhomes? Don: Yes. Vickie: The complex down by KB and Stonegate I
go in to visit people and there's a driveway to park cars for people that live there. I don't know what
the city has to do with that parking. Doyou allow them to park on the street? Adam: That's a PUD.
The City has requirements that have changed since that was developed. Driveways are required to be
The street's narrow. You've change with a good thing. You can't allow parking on the
longer.
street. Adg: We deal with unintended consequences. Don: PUDs require 1.3 spaces per bedroom
and a22' minim driveway width. The asphalt has to be26' plus c/g. minimum roads need to be wider
if you have a garage. Driveways are deeper and the guest parking ratio is at least 1 per every 5 units.
Laura: I remember when talking about parking SHD zone and the State Fire Marshal lived in the SHD
zone, and he thought it should not be 0.75; it should be I space per car. As it's written 0.75 per
occupant. He was talking about that.

s!ig:

Adam closed the public hearing.

Don: Based on the study, our hope and intent was to get the parking right. We can see how difficult
that can be. Student housing mass transit. That's why we have the data. The idea was to get data as
best we could. If there's more homework, we can do that. {Refer to Exhibit Bl. lf townhomes were
proposed and didn't have driveway parking this would apply. This was in26-3. 1!g!4: This is not
redraft of the current ordinance. @: With one exception. &4!9: This is on a 4-plex. In N. Cedar
Blvd. there's a row of 4-plexes, 4-bedroom units, with not much parking. Only in the back with no
overabundance of street parking. 1!!4: Did they have garages? Jennie: No. Q4g1!9t: Don't they
have single garages? Adam: No. Jennie: The more families the smaller amount of parking is
sufficient there. If we require one parking space per bedroom, we'll have giant parking lots in that
context that will be sitting empty. Is it worth having a conversation about what is student housing and
non-student housing? They're 2 different things. Q41[9l: They would fall under this exception. They
would fall under I parking space per bedroom. If it's 3-bedroom, it's still 4 which is a lot for a family
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renting an apartment. Jennie: We'll have more parking asphalt than is needed. Math may be different
if you have 4 students in 4-bedroom unit. It's hard to make one ordinance to address both student and
non-student housing. Carter: Who's to say that doesn't become student housing? Adam: The
gentlemen from Washington did 2 parking spaces per unit. I_py: And there was one guest stall for
every 3 units. Projects down there still have big areas of parking lots that aren't being used. Carter:
They can get a shoft-term rental license. Tyler: It's whatever the underlying zone is. Adam: I hate to
see us build giant parking lots that sit empty and collect water. e,q!g: Do you do one parking
requirement if you're within a certain distance from the campus? How do you know? Emily: The
thing that St. George City does with their student housing, they have a student housing zone, and,
there's a requirement for that zone. You can still apply for a reduction in parking if you meet certain
requirements. That's one way they regulate that. Some of those are bike parking, if you sign occupants
individually to a parking space. They have their overall parking requirement and a reduction. That
would require some more brainstorming. &q4jg: That might get us closer to what we do. I'd like to
see that information. Would that help us? We're trying to make one ordinance for 2 different uses.
That helps more when we get in the student, but the outlier ones don't help that. Jennie: Why
not? Carter: The apartments on North Cedar Blvd. . Jennie: They're 4-bedroom units. There's 6-8
4-plexes with 4-bedrooms. Q$gf: What kind of things would you want those owners to put into place
to get less parking spots? Having biking spots for them won't do anything. Adam: But having
assigned parking rnight. Carter: You want to have 2 per apaftment.
That's more catering for
non-student families. Carter: What if the owner does rent it out to bring in college kids? Tvler: There
was a different PC that sat her l5 years ago and went through the PUD ordinance was fixing problems.
And now there's a PC that says we got fix that ordinance. We have a study; we implement the study,
and we wait and see and when problems arise, we fix the problems. There's no perfect ordinance, but it
sends us down the path. Jennie: problem happens then you have another problem. Tyler: But the uses
change. Adam: I think that this of all of the ordinances, parking is not simple. It's complicated.
Crais: I think we agree that we don't want a city full of asphalt. Carter: It's not fair to require them if
they're not using it based off intent. Don: From a planning perspective I agree. Carter: The
townhomes with garages are not changing anything. This is for apartments with no garages. Don: The
4-bedroom apartment doesn't need 4 vehicles unless it's full of students. It takes it down a bit but when
someone comes in and 4 college students that want to rent that then it's been under parked. It's the
enforcing standpoint. The parking count is not practical. Jennie: The current ordinance is over
allocating parking. Adam: If you did limit to 3 per unit with this ordinance, not every unit will be
rented out to college students. With the housing crisis now, we have a lot of families that need housing.
Requiring 4 parking spots for a 4-bedroom unit is crazy. Iy!g: If the PC has a different view, you can
table this or instruct staff to go back and do that. Jennie: I'd like more information from what other
cities have done to fix the problem. We're not the first city with parking issues. fu11q: You like
keeping where it's at but allow avenues to reduce the numbers.
In Washington City, they don't
deal with student issues a lot. Emily: St. George City. This slide shows parking requirements for
places nearby. Jennie: Can you define what is student housing vs. multi-family housing? Emilv: Iin
St. George, they have a student housing zone around Utah Tech. that's similar to Cedar. Carter: Is that
rezone the property or a boundary outline? Emily: I believe they have a boundary outline. Carter: We
have a zone. You can rezone student housing. Laura: The Fire Marshal recommended I per occupant.
Jennie: It can be reduced to 0.75, which is what our ordinance reads. Q41qg4: If we just look at multihousing, everyone else has gone to 2 spaces per unit. Tgy: A lot of cities up north are less than2
spaces per unit because of public transit. Adam: I think it's interestingat? per unit. Carter: If we
knew it was a SF that's sufficient. It's when it transfers over to a new owner. Don: 2 per unit is not
uncommon. Student populations vary. Adam: Looking at this average is 48Yo. Jennie: There's no 4-

@fq:

@ig:

@!9:
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have 4-bedrooms. @]9, Hovi Hills has the
may
Low-income
housing
be
an
outlier too. We don't know that. They both
least occupied. fufg:
have subsidized. Lowest percentages. !!g: lt's only a68Vo average. Jennie: Those are smaller
units. That may be an outlier too if you convefted a home that someone built a 4-plex in the back.
Eg!!y: The house in front and units behind. @!9: I'm ok reducing it, but I'm not sure what to reduce
to. @ig: If you take it to City Council it needs to be reduced. Carter: We're basically reducing it to
the maximum is what we're doing. Over in some situations but under in some.

bedrooms; they're

l-3 bedrooms. EIq!!y: #9 & #13 both

Councilmember Isom motions for a positive recommendation to have City council review for the
Ordinance Text Amendment for Chapter 26-Y-2 regarding parking in a residential area; Jennie
secondsl all in favor for unanimous vote.

2.

Discussion to Amend the Housing Element of the General Plan

Don Boudreau

Don: The City recently passed a comprehensive update to the GP which included a housing element. In
allthe chapters there's 3 that's required: land use, transportation and housing. The State requires us to
report to them on strategies. We've been doing that over the years. The difference this year is changed
the statute to require different strategies. We need to give the State an implementation plan. We're not
reporting on what we've done this year. Like the ADU ordinance, the RNZ zone with smaller lots. We
need to pick 3 strategies for the transportation funds and COVID funds. Going through the statute, do a
little planning. I provided the Commission a list of strategies that we need to pick 3 from. Revising the
housing element, the State wants this plan to come to this body then bring it back for a public hearing.
Staff is looking for direction on these strategies. I put2 in; one is a rezone for higher densities. A lot of
folks don't like that, but the State does to create an environment for low-income housing. @ig:
What's the definition of moderate and low-income housing? Don: The Average Median lncome (AMI)
is extremely low. The goal is don't spend more than 30oh on housing. It's spending an exorbitant
amount of what a family of 4 is spending. That's what I was hoping for. Suggestive strategies and
things we're doing now, like CDBG funds with our housing authority partner with an agency that works
with the State to make low-income available. As Port l5 monies become available to acquire units and
rent to lower income folks. @jg: A certain percent of land use has to be dedicated to low-income.
Don: We have to implement these that are doable and makes sense. Then take it to City Council. It
may be an ordinance change to implement that. There's a density bonus for MF. A parking reduction
like something we talked about tonight. Get feedback from you all. {g!4: What's moderate income?
Don: There's 80, 50 and 30. I can have a better idea when we come back. {Refer to Exhibit C}.

Crais: Doesn't the RNZ help us with that? b: I believe it does. I don't know if my concern is
legitimate, but if we rezone the new ones that would be a rapport. @njg: When did the clock start
ticking on this? Don: We need to get this in by October 1't. I was counting on the RNZ and ADU's to
report on. E4I!9I: The RNZ and the development approved there's final plat and final approval to
build. Would that count or is that on the zone side? Don: Maybe. Jennie: Anything that we're
working on with Heidi would count. @: Yes. We've been scratching our heads on this for the last 2
weeks. I left it at 2. State says to keep it flexible and open and not to lock ourselves in. Jennie: Would
Care and Share funding account for that? Don: It could. fulg: It says we have to support the ones
who are apply for funding. @: Which we do. Going down the strategy list, highlighted in red are
included in our policies, but not selected specifically for what the commission may think is appropriate.
1\g!4: Do we currently do that, or are funds set aside? Don: Not that I know of. Carter: F, MU by 4tl'
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North and 4tl' West and moved to R-3-M, we need to get creative. b: I don't think we have to be so
specific, but we have the feathering concept. We will have more buses in the future along transit
corridors. Jennie: The Historic Downtown Economic Development Cornrnittee has bike racks. That's
alternative transit. Students are largely considered low-income, right? One of the reasons incorne
county-wide is because of that. Don: Letter P may be one. We have that RDA agency Port l5 tax
increment that comes to the housing authority. Pretty large amounts. Jennie: We could reduce
downtown ordinances and encouraging housing in the 2nd story that may count. fu1!q: We have
allowed commercial to turn into long-term rental lots of discussion. Don: You can have single-room
occupancies in the R-3 zone. Carter: Which letters? Don: Letter A and O as far as implementation.
The highlighted in red are included in the element, but those 2 are planned. Adam: There's one that
talks about abandoned homes. Letter C. Do we have that? Don: I talked to Heidi about that, and we
got hung up on uninhabitable. Adam: Is there stock of that in Cedar City? Don: They don't take on
that degree of uninhabitable. Carter: We've already done E. We don't get credit for those. 1\g!4:
We could look at R, which limits the impact fees. We'd have to look at what they are. Carter: Bottom
line how many will do those and what are the impact fees? Adam: That would be eliminating hundreds
or thousands of dollars. I would like to know the definition as far as low and moderate to know where
to target this stuff. If it's a percentage of median income, we need to define that. Carter: That number
changed. It went up drastically and move in for high paying jobs we increased our median income by
quite a bit. Jennie: I'd like to have that data to make that decision to know what to implement best use
of the city's resources. Don: This is just for direction. Jennie: It would be great to bring this back with
data and make our recommendations of our top 3 picks to send them to City Council at the next
meeting. @: So, you're looking for definition. Jennie: Yes. Carter: Can you get that to us by
email? Don: Yes. I'll have it to you by Friday. @: There's all kinds of programs that are listed,
and do we have any funding? Carter: Did we cross off H tonight?

3. General Discussion

of the General Plan

-

Goals, Concerns

& Policy

Don Boudreau

Don: This was more of what the PC concerns and priorities are out of the goals and policies. There's
hundreds. What do you think are important? It's similar to what we're talking about. What goals to
implement? Jennie: My top 2 arc an update of the downtown zoning so currently working to update
that. Second is I would like to talk about a way to take from GP requirements from open space and
parks and put it into an ordinance, whether who's taking that on. We talk about this all the time.
Retention ponds count. I think we need to take that from the GP discussion and dial it into an ordinance
as a requirement, whether it looks like so much acreage per units, occupancy, whatever that is. When
we count that we have to define who is responsible for maintenance. That's the pushback we get.
That's something we need to discuss. 1\g!4: I agree. Right now, we only require open space in
PUD's. We have some really nice neighborhoods, but no parks. No new parks have been built since I
built here. The last one was Lake at the Hills. It's time for the city to start owning new parks. Qg!g:
We set aside $ I .5 million for parks in the next coming year. Jennie: There may need to be some
direction there. Carter: I wanted to take these goals and concerns and have a punch list made, and
when we look at doing azone change against the MP. We have goals pulled from the MP, but by us
rezoning are we moving closer to these goals or further away? If we rezone things and we're checking
off boxes or not getting boxes. Consciously we're thinking about the goals, and we can review them
once a quafter and a copy can be attached in the packet. I don't think it would be hard to come up with
l0 goals. Put in the list and give it to developers. If it goes against the MP, it gets tabled or a negative
recommendation. Jennie: There was one development who came back 4 times. Carter: It was on a
big development, like 106 acres. Jennie: What's the implementation strategy? Do we ask staff to take
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b:

For open space, there are plenty of goals to supporl
the ball next, or do we need to do research?
The constraints would be parking. We put in an
in
upper-level.
for
housing
the
that downtown allows
MU parking ordinance that should help. I'm not sure where to head. It is a healthy discussion when
something comes before City Council. I think in short term goals that would go along with these
things. We need to sit down with Tyler and have specific ideas of what we want to meet for zone
changes. Findings you would make on azone change. Carter: It's not like you have to check every
On the downtown stuff, I'd like to take it
I think Reed at the County has a checklist.
box.
to the Downtown Committee for our next meeting so we can vote on it and bring it back to PC. I sent
you my noteso but now I have the approved minutes with officialmarkups. I'll send those to you.
We can look at the downtown goals and policies and see how that works. Open space is a want, but it's
a low hanging fruit. How we get there will be complicated. Let me report back and the goals in the
plan that line up with your direction.

@:

@!g:

@:

The meeting was adjourned at7:52 p.m.
Onju

Pittser, Executive Assistant
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SECTION 26-IV-18 Regulations for the Keeping of Chickens in Residential Zones.
Chapter 26- Article IV - Page

(A) Residential Zones - Zones: Chickens may be kept for non-commercial purposes on
residential lots. The keeping of chickens is an accessory use as defined in Section 26-I4(B)(l).

(B) Number: The number of chickens that may be kept per lot is limited to six (6).
(C) Roosters: The keeping of roosters is prohibited.
(D) Slaughtering: The slaughtering of chickens is prohibited.

(E) Enclosures: Chickens shall be confined within a secure, outdoor, enclosed area. The
enclosure area shall include a covered chicken coop. Chicken coops with a permanent
electric connection must comply with the electric code and require a building inspection.

(F) Setback: the Chicken coop shall: (1) meet all required setbacks; and (2) be a minimum
distance of 35 feet from any neighboring dwelling.
AMENDED BY CEDAR CITY ORDINANCE NO. 1013-10-2

CEDAR CITY
COUNCIL AGENDA ITEM
STAFF INFORMATION SHEET

TO:

Planning Commission

FROM:

Donald Boudreau

DATE:

August 31, 2022

SUBJECT:

Discussion related to the General Plan Housing Element

BACKGROUND:
High-quality and affordable housing is at the foundation of the quality of life of every community.
The condition of neighborhoods has direct and indirect links to all aspects of the community,
especially economic development.
Affordable housing is a need across the state and nation regardless of location, size, or economic
environment. Cedar City as the economic hub for the region, and home to a major and growing
University has an extra incentive to plan for affordable housing to meet the needs of current
students and residents and continually improve economic trends in the community. Currently,
there is a deficiency of housing opportunities for very low and extremely-low-income households
in Cedar City.
Cedar City recently adopted a comprehensive update to Cedar City’s General Plan in March of
2022. Amongst the many elements or chapters contained in the plan, the Housing Element along
with Land Use and Transportation are mandatory components per State Statute. The Housing
Element is meant to serve as a guide for the elements of the housing market that community leaders
can influence in their area.
Since 2017 Cedar City has been required to report to the State of Utah regarding progress of their
housing plans. In 2019 the State changed the law requiring cities to incorporate and report on a
minimum of three strategies from a list required by the State. Recently in June of 2021 a new bill
became effective requiring cities and counties to amend their Housing Elements to incorporate and
report on a minimum of three strategies (See Attachment 1, New Strategies) which were revised
this year.
For the 2022 reporting year the city needs to incorporate a minimum of three strategies from the
above referenced list and develop an implementation plan based on these strategies. The
implementation plan is the key component of the report for this year. In forthcoming years, the
city will need to report on the progress it has made implementing the plan.

Low and Moderate Income
At the last Planning Commission Meeting dated August 11th, 2022 the Commission requested
additional information related to the definition of low and moderate income individuals. The
definition is related to the Area Median Income (AMI). The AMI is the amount that divides a
population in two equal groups, half having an income above that amount, and half having an
income below that amount. The 2022 AMI is $71,000. The chart below provides a breakdown
of what is considered low income based on a percentage of what a family makes of the AMI.
FY 2022
Area Median
Income

Iron County

Median
Family
Income

FY 2022 Income Limit
Persons in Family
2
3
4

5

6

23,030

27,750

32,470

37,190

37,350

41,450

44,800

48,100

44,820

49,740

53,760

57,720

59,700

66,300

71,650

76,950

Category
1
Extremely Low
30% AMI
17,400
19,900
Very Low
71,000 50% AMI
29,050
33,200
Low Income
60% AMI
34,860
39,840
Low Income (Moderate)
80% AMI
46,450
53,050

It is these income groups that the city’s goals and policies should try and target.
DISCUSSION:
Housing Element Direction
Cedar City Housing Element (Attachment 2) contains numerous state strategies that were
previously required by the State. The Planning Commission will note numerous redlines in the
document with some old strategies removed and replaced with new strategies. Each old and new
strategy can be identified by a reference to state statute. The Planning Commission may also note
that some new strategies are very similar to the old but have been changed to directly reference
the language contained in the state strategies.
At the end of the document is an implementation plan with three (3) strategies as an example by
staff. These three strategies are ongoing and are what staff believes are very consistent with the
state goals. It is the intent of the discussion this evening for the Planning Commission to provide
a recommendation on the current housing element. During the discussion staff will be looking for
direction on all aspects of the document, but specifically needs input on what state strategies the
Planning Commission wants to include in the Housing Element (note the list of strategies provided
indicates what has been included already). Once these strategies are adopted, the city will need to
report on the progress of each strategy to the state. A summary of the report contents are as follows:

1. A description of each action taken by the municipality during the previous fiscal year to implement
the moderate-income housing strategies selected by the city for implementation.
2. A description of the barriers encountered by the municipality regarding implementation of the plan.
3. Information regarding the number of internal and external accessory dwelling units located within
the city including the number of permits and business licenses issued.
4. A description of how the market has responded to the selected housing strategies including the
number of entitled moderate income units or other data. Any recommendation of how the state can
support the city in its implementation strategies.

Other State Provisions
As indicated above, the state requires a minimum of three (3) state strategies to be selected for
implementation. Failure to do so can result in a determination of ineligibility of capital related to
the Transportation Investment Fund of 2005 (including transportation investment funds) for
projects located within the municipality; and Covid-19 Local Assistance Grants.
If the city were to decide to consider five (5) strategies the state may consider giving priority to
the city in consideration of these funds. At this juncture it is staff’s recommendation to implement
the required three strategies.

Conclusion
Per Section 10-9a-404(1)(a) the Planning Commission shall make a recommendation on modifying
the Cedar City General Plan Housing Element. Once the Planning Commission had provided
direction to staff, staff will return to the Planning Commission with a formal proposal at a public
hearing for recommendation to the City Council. Staff recommends that the Planning Commission
review the city’s Housing Element and direct staff accordingly.

Chapter 9:

HOUSING
High-quality and affordable housing is at the foundation of the quality of life of every community.
The condition of neighborhoods has direct and indirect links to all aspects of the community,
especially economic development. This chapter is meant to serve as a guide for the elements of the
housing market that community leaders can influence in their area.

Current Conditions
The future vitality of the community is directly tied to the health and viability of its residential
neighborhoods. In turn, neighborhood quality is dependent upon housing and environmental conditions,
other physical amenities, community services, and social and economic factors.
A significant assumption of this section is the maintenance and enhancement of the residential
environment. This can be achieved only when the objectives and implementation are aligned integrally
with the major goals of the general plan.
Affordable housing is a need across the state and nation regardless of location, size, or economic
environment. Cedar City as the economic hub for the region, and home to a major and growing University
has an extra incentive to plan for affordable housing to meet the needs of current students and residents
and continually improve economic trends in the community. Currently, there is a deficiency of housing
opportunities for very low and extremely-low-income households in Cedar City.
Housing OPPORTUNITIES

●

Cedar City has a highly-effective local
housing authority that is focused on affordable
housing strategies that involve the public and
private sectors.

●

Cedar City’s student market might increase
the feasibility of establishing a ‘tiny home’
development.

Housing CONSTRAINTS

●

The city controls a limited number of
elements involved in the larger housing
market.

●

The tourism potential of the area increases the
demand for short-term rentals. This reduces
the housing supply for local residents.

●

Per the surveys, the community has responded
negatively to the increase in the building of
“high density” housing throughout the city.

●

The downtown area should be able to
accommodate more mixed-use housing and
commercial development.

●

●

The City has long prioritized housing issues
and has implemented solutions such as a
student housing zone, updated regulations for
mixed uses, and a new PUD ordinance.

The student population competes for
affordable housing facilities.

●

The interchange areas can provide for
mixed-use development that can
accommodate attainable housing with the
expected commercial build-out.

Without a significant shift in the area’s
employment opportunities, the gap between
average wage rates and average home prices
will continue to widen.

●

The Paiute Tribe’s efforts to help members
with housing issues is constrained by the
relative lack of tribal lands in the area.

●

Moderate Income Housing
Cedar City has continued to complete their yearly report to the State of Utah on moderate-income housing
since 2017. An updated plan is included in this plan using data from the Department of Workforce Services
five-year projection Calculator for Cedar City. . The following is a summary of its findings.

●

The housing profile of Cedar City's total population in 2018 was roughly 54% in owner-occupied
units, and 46% in rental housing units of the total occupied units within the city.

●

According to the state model, this ratio of citizens living in owner and rental dwelling units is
expected to stay relatively the same through 2025.

●

As expected with the new housing developments in Cedar City since 2010, the number of
households that own their housing without a mortgage has declined and is expected to continue to
do so. Approximately 30% of those who own their home are expected to have a mortgage by
2025.

●

Median housing costs for owner-occupied housing with a mortgage in 2018 were $1,237 and
median gross rents are estimated to be $682 per month.

●

The median household income for City residents is estimated to be $48,346. Those in
owner-occupied units are reporting $66,915, and those in rental units report $24,456.

●

Utah Statute requires cities to evaluate their housing opportunities for those earning 80% of the
“area median income”. Iron County’s household AMI is approximately $47,273 for households
that are the average size for the city of 3 people, and 80% of this amount is $37,818. Under the
assumption that appropriate housing costs should not exceed 30% of a household budget, then the
City should look for ways to support housing development that is as or more affordable than what
is in the market currently.

●

Future projections predict by the year 2025 those making below the average area median income
(AMI) the percentages that will be cost-burdened meaning they will spend more than 30% of their
monthly income on housing costs:
○

16.7% of those making 80% of the Iron County AMI,

○

26.7% making 50% of the Iron County AMI.

○

44.4% making 30% of the Iron County AMI

Source: HAMFI (Housing Urban Development Area Median Family Income). Click for original.

Desired Future: Housing
The City is aware of its role in the housing market and deliberately employs a suite of solutions to meet
the housing needs of all residents who call Cedar City home for the long and short term. A variety of
housing options throughout the city at all densities is an asset to the community as a whole.

Anticipated Changes
●

The population of Cedar City is projected to continue to increase substantially by the year 2030,
however, it is not clear that the potential for income growth will increase at the same rate.

●

Moderate income housing will continue to be an important issue for Cedar City as the population
of the community increases. As was the case in past plans, a significant percentage of the
population (over 36%) is between the ages of 15-29. This population is the most in need of
moderately-priced housing, and demand is expected to grow as SUU continues to expand. The
growth of SUU will be directly tied to their ability to provide housing for incoming students.

●

A study that was done in 2017 showed the City has an aging housing stock, of which
approximately 44% of the existing units are more than 30 years old. In order to maintain a healthy
housing stock capable of providing safe, habitable, and affordable living conditions for residents,
active maintenance and improvements to the current housing supply will be necessary.

●

Housing will continue to be a major factor in economic development as well as quality of life. As
new businesses consider relocating or opening in Cedar City, having affordable housing options
for employees will be a part of that decision.

●

Cedar City is expected to continue to grow in overall population during the duration of this plan.
From 2010-2020 there was a 20.4% change in the overall population, an increase of roughly
5,907 people.

●

The rising popularity of cluster subdivisions this option might present an opportunity for Cedar to
preserve some of the areas that are currently in agriculture.

●

Southern Utah University is experiencing historic growth. leading the state with Southern Utah
University had an enrollment increase of 12.1% in the fall of 2020 leading all public institutions
of higher education in the state. Areas of the community near the university should be identified
for potential higher-density housing to help with affordability.

●

The average household size in Cedar City from 2009 to the 2025 projections is expected to stay
around three people per household. This will create a need for the community to partner with
private and public sector entities to attempt to meet the needs of those that fall into the category
of making less than 80% of the Area Median Income.

Goals + Objectives: Housing
G9-1. Preserve and strengthen Cedar City’s existing neighborhoods while allowing the formation of
new neighborhood centers.
●

O9-1.1 Through appropriate zoning and City ordinances, protect residential areas from
inappropriate or detrimental, non-residential encroachment.

●

O9-1.2 Where possible, limit conditional use permits and instead encourage the clear and precise
application of the zoning ordinance as a means of ensuring neighborhood stability.

●

O9-1.3 Establish neighborhood centers for each community area within the City. A neighborhood
center should contain a mix of uses and the services necessary for a complete residential
experience including commercial services, civic services, and recreational open space.

●

O9-1.4 Partner with the Iron County School District incorporating school planning into the
process of community planning and zoning. Besides school locations, this should also involve
examining the joint use and after-hour use of any recreational facilities. [as per UCA
10-9a-403(2)(b)(iii)(P-U)].

●

O9-1.5 Encourage infill housing development within the mixed-use areas of the downtown core
[as per UCA 10-9a-403(2)(b)(iii)(F)]. Zone or rezone for higher density or moderate-income
residential development in commercial or mixed-use zones near major transit investment
corridors, commercial centers, or employment centers. [as per Uca 10-9a 403(2)(b)(iii)(F).

●

O9-1.6 Coordinate regularly with the Five-County AOG to ensure access to federal and regional
housing assistance programs, grants, residential rehabilitation loans, and down-payment/closing
cost assistance programs, etc. [as per UCA 10-9a-403(2)(b)(iii)(S)].

G9-2. Protect the individual resident’s investment in the Cedar City community that is represented
by the existing housing stock and neighborhood environments.
●

O9-2.1 Continue to enforce existing building codes and zoning ordinances to protect residential
investments.

●

O9-2.2 Limit a widespread conversion of existing single-family homes that are categorized as
moderate-income housing into a duplex or multiple unit rentals through appropriate ordinances

and routine enforcement procedures to preserve Cedar’s existing single-family moderate-income
housing. [as per UCA 10-9a-403(2)(b)(iii)(L)].
●

O9-2.3 Provide traffic planning resulting in safe, traffic-calmed residential streets and balancing
transportation and fire safety with neighborhood values and pedestrian safety.

●

O9-2.4 Continue monitoring streets and public infrastructure needs. Prepare long-term plans and
budgets necessary to provide and ensure adequate levels of service.

●

O9-2.5 Review and implement changes to the process of development proposal reviews where
necessary to make the process more efficient for the applicant and city leaders.

●

O9-2.6 Identify areas of the community to allow accessory dwelling units that meet the character
and environment of the neighborhood and Utah State Code 10-9a-530 within residential zones of
the City. Create or allow for, and reduce regulations related to internal accessory dwelling units in
residential zones [as per UCA 10-9a-403(2)(b)(iii)(E)].

G9-3. Facilitate a reasonable opportunity for a variety of housing, including moderate income
housing to meet the needs of people desiring to live, benefit from, and fully participate in all aspects
of neighborhood and community life.
●

O9-3.1 Continue to monitor and review the moderate income housing needs within the City. In
compliance with Utah Code, Cedar City has identified and detailed the City’s current moderate
income housing needs. These include the construction of additional senior housing units,
especially for those with disabilities, and using programs that directly address income needs
through such means as down payment assistance and affordable mortgages, rather than
necessarily building new housing units for the non-elderly population. Besides the construction of
new senior housing units, a realistic opportunity to address the identified income needs may be
found in the City’s adopted programs with the Cedar City Housing Authority, which include
utilizing money from the Port 15 Economic Development Area to create a down payment
assistance program, and allowances for the possibility of the waiver of impact fees.

●

O9-3.2 Continue to address moderate-income housing needs in coordination and cooperation
with the Cedar City Housing Authority and other such entities. In conjunction with the
availability of the most current data from the U.S. Census and ongoing anticipated demographic
information from the State of Utah, the City will update and expand the City’s Moderate Income
Housing Element of the General Plan.

●

O9-3.3 Expand the variety of housing opportunities, with a balance of housing styles and price
points. This might be accomplished through an expansion of zoning categories, or through the
zoning ordinance allowing for greater flexibility in design, including lot sizes and setbacks.
Density incentives might also be considered when based on quality development patterns.

●

O9-3.4 Utilize the City’s housing policy to support economic development activities, as well as
the needs of community services such as education.

●

O9-3.5 Review and modify as necessary, building codes and subdivision ordinances, and enforce
those codes and ordinances to insure a high quality of residential housing for all economic strata
of people.

●

O9-3.6 Study the feasibility of providing opportunities for accessory dwellings in residential
zones by applying development standards that address architectural design, parking and separate
entrances for accessory dwellings.

●

O9-3.67 Encourage a variety of housing and residential opportunities by establishing and
providing a range of allowed residential densities and lot sizes and where necessary rezone areas
of the community to meet the need for moderate-income housing. [as per UCA
10-9a-403(2)(b)(iii)(A)].

●

O9-3.78 Utilize and identify strategies that preserve subsidized low to moderate-income units on
a long-term basis.; [as per UCA 10-9a-403(2)(b)(iii)(K)].

●

O9-3.89 Where resources are available Cedar City will support and utilize a local
moderate-income housing set aside from a community reinvestment agency, redevelopment agency, or
community development and renewal agencyDemonstrate utilization of a moderate housing set aside from a
community reinvestment agency, redevelopment agency, or community development and renewal agency to
create or subsidize moderate income housing. [as per UCA 10-9a-403(2)(b)(iii)(PV)].

●

09.3.10 Apply for or partner with an entity that applies for state or federal funds or tax
incentives to promote the construction of moderate income housing, an entity that applies for
programs offered by the Utah Housing Corporation within that agency's funding capacity, an
entity that applies for affordable housing programs administered by the Department of
Workforce Services, an entity that applies for affordable housing programs administered by an
association of governments established by an interlocal agreement under Title 11, Chapter 13,
Interlocal Cooperation Act, an entity that applies for services provided by a public housing
authority to preserve and create moderate income housing, or any other entity that applies for
programs or services that promote the construction or preservation of moderate income housing
[as per UCA 10-9a-403(2)(b)(iii)(O)].

●

09.3.11 Demonstrate investment in the rehabilitation or infrastructure that facilitates the
construction of moderate income housing [as per UCA 10-9a-403(2)(b)(iii)(B)].

●

09.3.12 Implement zoning Incentives for moderate income housing in new developments [as
per UCA 10-9a-403(2)(b)(iii)(J)].

●

09.3.13 Amend land use regulations to eliminate or reduce parking requirements for residential
development where a resident is less likely to rely on the resident’s own car such as residential
development near major transit investment corridors or senior living facilities [as per UCA 109a-403(2)(b)(iii)(J)].

G9-4. Identify potential areas of blight that may affect the community and establish goals and
standards for improvement of these areas or structures.
●

O9-4.1 Provide information for property owners regarding housing rehabilitation methods and
safety inspections.

●

O9-4.2 Establish appropriate areas for redevelopment and utilize the tools available through Utah
State Codes to apply the necessary redevelopment goals and procedures.

●

O9-4.3 Support housing developments that are constructed out of high-quality materials and are
intended for owner occupancy, especially in the case of multi-family developments.

G9-5. Evaluate zoning applications and decisions from a perspective of preserving and improving
the quality of life for residents of existing neighborhoods.
●

O9-5.1 Implement programs to protect purely residential areas from commuter traffic including
the effects of traffic generated by schools, hospitals, businesses, and government facilities.

●

O9-5.2 Where possible eliminate or reduce parking requirements for residential development
where a resident is less likely to rely on the resident's own vehicle, such as residential
development near major transit investment corridors or senior living facilities; [as per UCA
10-9a-403(2)(b)(iii)(H)].

Implementation Action Steps: Housing Opportunities
●

Short Term Opportunities (1-5 years)
a. Explore the Community Facilities Grant program from the Rural Community Assistance
Corporation (RCAC). Funds can be used to aid in the development of assisted living,
transitional housing, etc.
b. Work with NGO and area stakeholders to incorporate the Community Development
Block Grant Program (CDBG) from HUD into the City’s moderate-income housing
strategy.
c. Develop a grant strategy for USDA Rural Development’s “Rural Community
Development Initiative” (RCDI) with the goal of helping non-profit housing and
community development organizations with their housing projects.
d. The City can promote programs such as first-time buyer programs available
through local lending institutions, repair and rehabilitation programs
administered by other government agencies, and the use of online HUD
resources.
e. As resources are available, the city will develop and maintain an inventory of
appropriate infill lots and encourage adaptive reuse to stimulate affordable
housing development.
f.

●

The City can actively partner with agencies such as Iron County Care and Share
to develop and provide housing options for homeless high school students.

Long Term Opportunities (+5 years)
a. Explore methods and programs that encourage homeownership counseling and mutual
self-help housing (for example Neighborhood Nonprofit Housing Corporation in Logan).
b. Investigate the creation of incentives for the development of lower-cost housing, such as:
density increases, height flexibility, partnerships, programmatic incentives such as grants,
and contributing vacant City-owned land.

Housing Implementation Plan
As noted in this element of the General Plan, housing for low- and moderate-income families will
continue to be challenge in the State of Utah. As a result of these challenges the State of Utah is enlisting
help from local governments and counties to address the issue.
Of the many objectives listed above, some are required by the State of Utah to be included in the Housing
Element. Although many are important and desirable, Cedar City is required to choose a minimum of
three state strategies and adopt an implementation plan [as per UCA 10-9a-403(2)(a)(iii)(c)]. In
forthcoming years cedar city will be required to report on its progress in implementing the selected

strategies. Cedar City provides the following three state mandated strategies as its implementation plan
for 2023 and subsequent years as applicable:

Implementation Matrix Example
STRATEGY 1:____________________________________________________________________
09.3.10 Apply for or partner with an entity that applies for state or federal funds or tax incentives to
promote the construction of moderate income housing, an entity that applies for programs offered by the
Utah Housing Corporation within that agency's funding capacity, an entity that applies for affordable
housing programs administered by the Department of Workforce Services, an entity that applies for
affordable housing programs administered by an association of governments established by an interlocal
agreement under Title 11, Chapter 13, Interlocal Cooperation Act, an entity that applies for services
provided by a public housing authority to preserve and create moderate income housing, or any other
entity that applies for programs or services that promote the construction or preservation of moderate
income housing [as per UCA 10-9a-403(2)(b)(iii)(O)].
Action Steps:_______________________________________________________________________
1. The City will continue to partner with the Cedar City Housing Authority which applies for
CDBG grants per the referenced strategy by prioritizing the use of CDBG funds by the Cedar
City Housing Authority.
2. The City will work with the Housing Authority to increase housing assistance payments.
Timeline___________________________________________________________________________
This strategy will be ongoing on a yearly basis. The Housing authority will submit Block Grant (CDBG)
pre applications by January of 2023 with final application due by May of 2023.
Goals:_____________________________________________________________________________
1. The acquisition of at least one additional dwelling unit for the purpose of providing housing for
low income families.
2. Secure match funding and maintain CDBG program compliance and meet deadlines in order to
maintain a high ranking and award of CDBG funds.
3. Help enable low-income families to ascertain market rate units.

STRATEGY 2:____________________________________________________________________
Rezone for densities to facilitate the production of moderate income housing [as per UCA
10-9a-403(2)(b)(iii)(A)].
Action Steps:_______________________________________________________________________
1. The City will continue to consider appropriate amendments to the City’s General Plan and
Zoning Map.
2. The City will track the rezoning of properties for higher densities and the resulting addition of
units.
Timeline___________________________________________________________________________
This strategy will be ongoing

Goals:_____________________________________________________________________________
1. To rezone where appropriate for higher densities and allow for densities that facilitate more
affordable housing units.

STRATEGY 3:____________________________________________________________________
Demonstrate utilization of a moderate income housing set aside from a community reinvestment
agency, redevelopment agency, or community development and renewal agency to create or
subsidize moderate income housing 10-9a-403(2)(b)(iii)(P)].

Action Steps:_______________________________________________________________________
3. The City will demonstrate utilization of a moderate income housing set aside per the strategy
above.
4. The City will track utilization of these funds by the Cedar City Housing Authority.
Timeline___________________________________________________________________________
This strategy will be ongoing
Goals:_____________________________________________________________________________
2. Utilization of funds in conjunction with CDBG funds to acquire new low and moderate income
housing by the Cedar city Housing Authority.

Strategies
Municipalities and counties must include at least three strategies - municipalities with a “ fixed
guideway transit station” (train or BRT station) must have at least four strategies. The menu of
strategies includes the following:
A. Rezone for densities necessary to facilitate the production of moderate income housing
(Proposed for Implementation)
B. Demonstrate investment in the rehabilitation or expansion of infrastructure that facilitates the
construction of moderate income housing. (Included)
C. Demonstrate investment in the rehabilitation of existing uninhabitable housing stock into
moderate income housing
D. Identify and utilize general fund subsidies or other sources of revenue to waive construction
related fees that are otherwise generally imposed by the county/municipality for the
construction or rehabilitation of moderate income housing
E. Create or allow for, and reduce regulations related to, internal or detached accessory
dwelling units in residential zones (Included)
F. Zone or rezone for higher density or moderate income residential development in
commercial or mixed-use zones near major transit investment corridors, commercial centers,
or employment centers (Included).
G. Amend land use regulations to allow for higher density or new moderate income residential
development in commercial or mixed-use zones near major transit investment corridors
H. Amend land use regulations to eliminate or reduce parking requirements for residential
development where a resident is less likely to rely on the resident's own vehicle, such as
residential development near major transit investment corridors or senior living facilities
(Included).
I. Amend land use regulations to allow for single room occupancy developments
J. Implement zoning incentives for moderate income units in new developments (Included).
K. Preserve existing and new moderate income housing and subsidized units by utilizing a
landlord incentive program, providing for deed restricted units through a grant program, or
establishing a housing loss mitigation fund
L. Reduce, waive, or eliminate impact fees related to moderate income housing
M. Demonstrate creation of, or participation in, a community land trust program for moderate
income housing
N. Implement a mortgage assistance program for employees of the county/municipality, an
employer that provides contracted services for the county/to the municipality, or any other
public employer that operates within the county/municipality
O. Apply for or partner with an entity that applies for state or federal funds or tax incentives to
promote the construction of moderate income housing, an entity that applies for programs
offered by the Utah Housing Corporation within that agency's funding capacity, an entity that
applies for affordable housing programs administered by the Department of Workforce
Services, an entity that applies for affordable housing programs administered by an
association of governments established by an interlocal agreement under Title 11, Chapter
13, Interlocal Cooperation Act, an entity that applies for services provided by a public
housing authority to preserve and create moderate income housing, or any other entity that
applies for programs or services that promote the construction or preservation of moderate
income housing (Proposed for Implementation).
P. Demonstrate utilization of a moderate income housing set aside from a community
reinvestment agency, redevelopment agency, or community development and renewal
agency to create or subsidize moderate income housing (Proposed for Implementation).
Q. Create a housing and transit reinvestment zone pursuant to Title 63N, Chapter 3, Part 6,
Housing and Transit Reinvestment Zone Act

R. Eliminate impact fees for any accessory dwelling unit that is not an internal accessory
dwelling unit as defined in Section 10-9a-530
S. Create a program to transfer development rights for moderate income housing
T. Ratify a joint acquisition agreement with another local political subdivision for the purpose of
combining resources to acquire property for moderate income housing
U. Develop a moderate income housing project for residents who are disabled or 55 years old
or older
V. Develop and adopt a station area plan in accordance with Section 10-9a-403.1
W. Create or allow for, and reduce regulations related to, multifamily residential dwellings
compatible in scale and form with detached single-family residential dwellings and located in
walkable communities within residential or mixed-use zones
X. Demonstrate implementation of any other program or strategy to address the housing needs
of residents of the county/municipality who earn less than 80% of the area median income,
including the dedication of a local funding source to moderate income housing or the
adoption of a land use ordinance that requires 10% or more of new residential development
in a residential zone be dedicated to moderate income housing

