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SU M M A RY  O F  FA I R  HO U S I N G  EQ U I T Y  A S S E S S M E N T 
 
Background 
 

¶ West Valley City is on the verge of having a minority-majority population given its tremen-
dous increase in the minority share of the city population from 13 percent in 1990 to over 46 
percent in 2010. 

¶ While Hispanics represented 66 percent of the net minority population growth from 1990 to 
2000, they accounted for over 82 percent of the minority growth in the following decade. 

 
Segregation 
 

¶ Over a third of the minority rental units are located in the Decker Lane and City Centre 
neighborhoods (east of I-215).  This area has most of the cityõs low-wage employment op-
portunities. 

¶ Homeownership rates for non-Hispanic whites increased from 69 percent in 1990 to 77 per-
cent in 2010.  Minority homeownership rates have been below 60 percent during this period. 

¶ In 2010, minorities accounted for over half of the cityõs rental households while only consti-
tuting 35 percent of the cityõs total households. 
 

RCAP/ECAP 
 

¶ The overall poverty rate in West Valley City in 2010 was about 11 percent, while a minority 
resident was more than twice as likely to be poor as a non-Hispanic white resident and com-
prised about almost two thirds of the total poor population. 

¶ The city has no racially or ethnically concentrated areas of poverty; however, much of the 
city has concentrations of minorities or Hispanics more than 10 percentage points above the 
county average.  Some tracts in the northeast even constitute minority-majorities. 
 

Disparities in Opportunity 
 

¶ HUD provided an opportunity index that aggregated a variety of factors such as school pro-
ficiency, job access, poverty, and housing stability.  Overall, West Valley City received a low 
score of only 2 out of 10, which is 2.9 points below the county average. 

¶ The opportunity scores at individual schools in West Valley City also scored relatively low 
compared to the rest of the county.  For the most part, the lowest-ranked schools are located 
in the northeast in the areas highly concentrated with poor and minority residents. 

¶ The assessed single-family home values in the city are very low, with the median home value 
less than $160,000.  Many low-income and protected class households live in the poorer are-
as of the city, despite the low access to opportunity. 

¶ Nearly 40 percent of approved loans for Hispanic applicants from 2006 to 2011 were high 
interestñ2.5 times higher than among non-Hispanic white approved applicants. 
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FA I R  HO U S I N G  EQ U I T Y  A S S E S S M E N T  A N A LY S I S 
 
In the recent decades, the population has been steadily increasing in West Valley City, and the in-
crease is largest among minority populations.  In 2010, the minority population of the city was about 
46 percent the highest minority population in the county.  As the number of minority residents con-
tinues to increase, the entire city is on the verge of having a minority-majority population.  In fact, 
several tracts in the city already have minority-majority populations.  However, as the city grows, a 
disproportion amount of the minority population, especially Hispanics, are of lower income and liv-
ing in rental units.  In fact, while minorities accounted for over half of the cityõs rental households, 
they constitute only 35 percent of the cityõs total households.  This means, even in a city with a high 
minority resident population, non-Hispanic whites are still, on average, disproportionately more af-
fluent than minorities. 
 
In addition to the shifting racial and ethnic demographics in West Valley City, the changing house-
hold demographics have implications for housing impediments.  While the non-Hispanic white av-
erage household size steadily declined from 3.30 in 1990 to 2.99 in 2010, the Hispanic average 
household size increased from 3.35 to 4.49 during this period.  Pacific Islander average household 
sizes have been even larger, increasing from 5.21 in 1990 to 5.45 in 2010.  The large household sizes 
among Hispanics and Pacific Islanders could pose housing impediments in finding suitable rental 
units with an adequate number of bedrooms without bearing large rent burden.   
 
Furthermore, the cost of transportation added upon rent burden could lead to neighborhood self-
selection effects.  Whereas only 14 percent of minority owner-occupied units are in the Decker Lane 
and City Centre neighborhoods (east of I-215), over a third of minority renter units are in this loca-
tion.  This neighborhood selection effect could be due to the large number of low-wage employment 
opportunities in this area.  The neighborhood selection effect has become increasingly apparent in 
the mortgage market, as the share of Hispanic applicants who selected Decker Lane and City Centre 
neighborhoods have increased from under 25 percent in 2007 to nearly 40 percent in 2011.  On the 
other hand, the share of non-Hispanic white applicants who selected these neighborhoods declined 
from 30 percent in 2007 to less than 20 percent in 2011.  The widening gap suggests that non-
Hispanic whites who choose to live in West Valley City are increasing selecting the Hunter/Granger 
residential neighborhoods located west of I-215, while Hispanics/Latinos choose residential areas 
near the city center and commercial areas east of I-215. 
 
Overall, the city ranks low in terms of access to opportunity, with a majority of tracts scoring a 1 or 
2 out of 10 in terms of access to opportunity.  The only index that scored near the county average in 
the West Valley City is job access.  Therefore, though the public transit options are not the most 
plentiful in the city, there are enough transportation options and commercial centers with low-wage 
jobs within a reasonable access to the aggregate neighborhoods of West Valley City.  However, due 
to the low home values and high rates of poverty, many of the other indices rank much lower.  
Therefore, simple access to jobs, schools and amenities is not the simple solution in terms of fair 
housing and equity in the city.  Instead, underlying opportunity factors need particular attention, in-
cluding high poverty rates, low housing stability, low labor market engagement in the city and most 
importantly, low school proficiency.  Further integration of the neighborhoods with a wider range of 
socioeconomic levels can help to combat these issues.  The availability of affordable housing 
throughout the city will avert the patterns of segregation seen in neighborhood selection effects and 
lending practices.  
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BAC KG RO U N D 
 
The dramatic minority increase in West Valley CIty from 1990 to 2010 has transformed the city into 
a very diverse community on the verge of having a citywide minority-majority population in the near 
future.  Table 1 shows the demographic trends in West Valley City from 1990 to 2010 for selected 
protected classes.  While the non-Hispanic white share of the West Valley City population was 87 
percent in 1990ñhigher than Salt Lake Cityõs 82.6 percent non-Hispanic white shareñWest Valleyõs 
non-Hispanic white share decreased to 54 percent in 2010. The Hispanic/Latino population was the 
largest driving force behind the minority increase, comprising only a 7 percent share in 1990 before 
becoming over a third of the cityõs population in 2010. 
 
While the share of households 
with children under 18 decreased 
from 57 percent in 1990 to 51 per-
cent in 2010, the share of house-
holds with persons 65 and over 
increased from 11 percent in 1990 
to nearly 18 percent in 2010.  Sin-
gle-parent households with chil-
dren have remained around 12 
percent from 1990 to 2010. 
 
Figure 1 shows each cityõs share of 
Salt Lake Countyõs large rental 
households, which are defined as 
having five or more persons.  
Over a fifth of the countyõs large 
rental households reside in Salt 
Lake City.  The six entitlement 
citiesñSalt Lake City, West Valley 
City, Taylorsville, West Jordan, 
Sandy, and South Jordanñ
constitute nearly 64 percent of the 
countyõs large rental households.  
Over 18 percent of large rental 
households reside in West Valley 
City.  The non-entitlement cities in 
the southern and eastern regions 
of the county each have very min-
imal county shares.   Although not 
pictured in Figure 1, the unincor-
porated areas are home to nearly 
14 percent of the countyõs large rental households. 
 
  

Figure 1  

Larg e Renter Households by City and Share of Salt 

Lake County Large Renter Households , 2010  
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Table 1  

Demographic Trends for Protected Classes  in West Valley City, 1990 ï2010  
 
 

 1990  2000  2010  

  Count  Share  Count  Share  Count  Share  

Total Population  86,976  
 

108,896  
 

129,480  
 

White (not Hispanic)  75,748  87.1%  76,545  70.3%  69,498  53.7%  

Black (not Hispanic)  687  0.8%  1,090  1.0%  2,254  1.7%  

Asian 1 2,099  2.4%  4,614  4.2%  6,303  4.9%  

Hispanic/Latino  6,212  7.1%  20,126  18.5%  42,892  33.1%  

Minority (all except non -Hispanic white)  11,228  12.9%  32,351  29.7%  59,982  46.3%  

Persons with disabilities 2 ð ð 
18,206  
± 626  

18.9%  
± 0.6%  

10,093  
± 1,015  

8.7%  
± 0.9%  

Total Households  25,933  
 

32,253  
 

37,139  
 

Households with Children under 18 years  14,784  57.0%  16,895  52.4%  18,864  50.8%  

Households with Persons 65 years or over  2,722  10.5%  4,348  13.5%  6,619  17.8%  

Single Parent with Children under 18 years  3,283  12.7%  3,664  11.4%  4,466  12.0%  

Large Families (5 or more persons)  6,148  23.7%  7,636  23.7%  9,891  26.6%  

Owner -occupied Housing Units  17,456  67.3%  23,418  72.6%  25,975  69.9%  

Renter -occupied Housing Units  8,477  32.7%  8,835  27.4%  11,164  30.1%  
1 The Asian population was tabulated by aggregating all the Asian races in the 1990 Census Summary Tape File 1A.  This methodology was 

used into order to disaggregate the Asian and Pacific Islander populations, which were tabulated as one group in the 1990 Cen sus.  However, 

the individual Asian races were n ot disaggregated by Hispanic origin in the 1990 Census Summary Tape File 1A, so an overlap could exist 

between the 1990 tabulations for the Asian and Hispanic/Latino populations.  This overlap is most likely very small given the  relatively few 

Hispanic Asi ans in the total population.  Note that the Asian category in the table above for 2000 and 2010 are non -Hispanic given the 

availability of disaggregation by Hispanic origin for the Asian population ðseparate from the Pacific Islander population ðsince Census  2000.  
 

2 The disability data account for only the population ages 5 and older, since Census 2000 did not gather disability data on the  population under 
5.  The 2010 data was derived from the 2009 -2011 American Community Survey 3 -year estimates by aggregating only the age groups older 

than 5.  The margins of error for the disability data are associated with 90% confidence intervals.  The margin of error for the 2010 data was 

recalculated to account for only the population ages 5 and older.  The marg in of error for the 2000 data was calculated using the methodology 

described in the Census 2000 Summary File 3 Technical Documentation.  Despite these adjustments to make the 2000 and 2010 dat a 

encompass the same age groups, these two data points are not c omparable given changes in survey design and revisions in the definition of 

disability.  

 

Source:  U.S. Census Bureau 
 

Table 2  

Demographic Trends for Protected Classes  
(Absolute Change) , 1990 ï2010  

 

 Table 3  

Demographic Trends for Protected Classes  

(Percent Change) , 1990 ï2010  
 

 

  
1990 ï

2000  
2000 ï

2010  
   

1990 ï
2000  

2000 ï
2010  

Total Population  21,920  20,584   Total Population  25.2%  18.9%  

White (not Hispanic)  797  -7,047   White (not Hispanic)  1.1%  -9.2%  

Black (not Hispanic)  403  1,164   Black (not Hispanic)  58.7%  106.8%  

Asian (not Hispanic)  2,515  1,689   Asian (not Hispanic)  119.8%  36.6%  

Hispanic/Latino  13,914  22,766   Hispanic/Latino  224.0%  113.1%  

Minority  21,123  27,631   Minority  188.1%  85.4%  

Total Households  6,320  4,886   Total Households  24.4%  15.1%  

Households with Children <18  2,111  1,969   Households with Children <18  14.3%  11.7%  

Households with Persons 65 +  1,626  2,271   Households with Persons 65 +  59.7%  52.2%  

Single Parent with Children  < 18  381  802   Single Parent with Children  < 18  11.6%  21.9%  

Large Families (5 + persons)  1,488  2,255   Large Families (5 + persons)  24.2%  29.5%  

Owner -occupied Housing Units  5,962  2,557   Owner -occupied Housing Units  34.2%  10.9%  

Renter -occupied Housing Units  358  2,329   Renter -occupied Housing Units  4.2%  26.4%  

Source:  U.S. Census Bureau  Source:  U.S. Census Bureau 
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Error! Reference source not found. 
lists the average household sizes in 
West Valley City by race and ethnicity.  
While the citywide average household 
size steadily increased from 3.34 in 
1990 to 3.48 in 2010, the non-
Hispanic average household size de-
clined from 3.3 to 2.99 during this 20-
year period.  Interestingly, the Hispan-
ic/Latino average household size of 
3.35 in 1990 was fairly comparable to 
that of non-Hispanic whites but 
quickly increased by 34% to 4.49 by 
2010ñnearly 1.5 times larger than the 
non-Hispanic white average house-
hold size in 2010. 
 
Pacific Islanders have the highest av-
erage household size, increasing from 
5.21 in 1990 to 5.45 in 2010.  In fact, 
the Pacific Islander average household 
size in 2010 was 1.8 times larger than 
the non-Hispanic white average 
household size. 
  
The higher average household sizes 
among minority groups could pose 
difficulties in finding affordable and 
suitable rental locations as well as 
higher rent burdens.  Thus, limited 
selection and affordability of rental 
units with three or more bedrooms 
could disproportionately affect minor-
ity groups, especially Hispan-
ics/Latinos and Pacific Islanders.  
 
 
 
 
 
 
 
 
 
 
 
 

Table 4  

Average Household Size by Race/Ethnicity in  

West Valley City, 1990 ï2010  

 

Race/Ethnicity  1990 1  2000  2010  

White (not  Hispanic)  3.30  3.10  2.99  

Hispanic/Latino  3.35  4.28  4.49  

American Indian (not Hispanic)  3.86  3.65  3.80  

Asian/Pacific Islander (not Hispanic)  4.47  4.66  4.41  

Asian 2 4.03  4.17  3.85  

Pacific Islander 2 5.21  5.57  5.45  

Black (not Hispanic)  2.98  3.11  3.55  

Other Race (not Hispanic)  3.13 5 ð4 3.88  

Two or More Races (not Hispanic) 3 ð 3.61  3.52  

Total Population  3.34  3.36  3.48  
1 The average household size was not a metric available in the 1990 Census 
Summary Tape File 2B.  Thus, the average household size was calculated by 

taking the average of the distribution of household sizes for each 

race/ethnicity.  However, since the upper  limit of the household size was 

capped at 9 or more persons, households in this group were assumed to have 

9 members for the purposes of calculating the average.  This methodology 

could lead to slight underestimations of the actual average household size.   

For 2000 and 2010, the average household size was available as a metric 

without further calculation.  

 
2 The 1990 Census Summary Tape File 2B does not further disaggregate 
Asian and Pacific Islander populations by Hispanic origin.  However, this lack 

of d etailed disaggregation in the census raw data only overcounts the total 

number of households in Salt Lake County by 91, given the relatively few 

Hispanic Asians and Hispanic Pacific Islanders in the total population.  Note 

that the Asian and Pacific Island er categories for 2000 and 2010 are non -

Hispanic given the availability of disaggregation by Hispanic origin for these 

two races in the last two censuses to avoid overlap with the Hispanic/Latino 

population.  

 
3 The 1990 Census did not include ñTwo or More Racesò as an option for race. 

 
4 The 2000 Census Summary File 2 did not tabulate average household size 

for ñOther Raceò due to the low number of households.  

 
5 These groups have fewer than 30 households.  Please refer to the exact 

number of households f or these groups in Table 7.  

 

Source:  U.S. Census Bureau 
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The number of disabled social security disability beneficiaries in Salt Lake County is shown in Error! 
Reference source not found. at the zip code level.  The beneficiaries are heavily concentrated in 
West Valley City, Taylorsville, and Kearns as well as parts of South Salt Lake and Murray.  In fact, 
the highest absolute number of social security beneficiaries is in West Valley City zip codes. 
  

Figure 2  

Beneficiarie s of Social Security Disability  

by Zip Code in Salt Lake County , 2010  
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SE G R E G AT I O N 
 
Homeownership rates in West Valley City increased from 67 percent in 1990 to 73 percent in 2000 
before falling to 70 percent in 2010 (Table 5).  Non-Hispanic white homeownership rates increased 
from 69 percent in 1990 to 77 percent in 2010.  On the other hand, minority homeownerships rates 
increased from 54 percent in 1990 to 60 percent in 2000 before dropping to 57 percent in 2010.  
The homeownership rate for blacks in 2010 even decreased below the 1990 rate of 45 percent.  
Asians were the only minority group with homeownerships rates comparable to that of non-
Hispanic whites. 

 
 
Table 7 and Table 8 include the composition of total households and rental households, respectively, 
by race and ethnicity.  The non-Hispanic white share of rental households in West Valley City has 
become increasingly lower than the share of total households.  In 1990, 84.1 percent of total rental 
households in West Valley City were headed by non-Hispanic whites, fairly commensurate with the 
88.8 percent non-Hispanic share of total households.  However, in 2010, while the non-Hispanic 
white share of total households decreased to 65 percent, the non-Hispanic white share of rental 
households plummeted to below 50 percent.  This means that the rental composition by race and 
ethnicity has diverged from the overall household demographics in West Valley City.  Minorities 
now represent slightly over 50 percent of all rental households yet only comprise 35 percent of the 
total households in the city. 

Race and Ethnicity  1990  2000  2010  

White (not Hispanic)  69.0%  76.3%  76.9%  

Minority  53.5%  59.8%  57.3%  

Hispanic/Latino  54.6%  58.3%  56.2%  

Non -Hispanic Minority  52.0%  62.2%  59.8%  

American Indian  33.9%  42.3%  44.2%  

Asian or Pacific Islander  60.1%  70.1%  65.8%  

Asian  ð 75.4%  74.8%  

Pacific Islander  ð 60.2%  49.3%  

Black  44.9%  52.1%  43.3%  

Other Race  46.7%  45.5%  68.8%  

Two or More Races  ð 53.3%  59.1%  

Total  67.3%  72.6%  69.9%  

Source:  U.S. Census Bureau  

 

Race and Ethnicity  1990  2000  2010  

White (not Hispanic)  31.0%  23.7%  23.1%  

Minority  46.5%  40.2%  42.7%  

Hispanic/Latino  45.4%  41.7%  43.8%  

Non -Hispanic Minority  48.0%  37.8%  40.2%  

American Indian  66.1%  57.7%  55.8%  

Asian or Pacific Islander  39.9%  29.9%  34.2%  

Asian  ð 24.6%  25.2%  

Pacific Islander  ð 39.8%  50.7%  

Black  55.1%  47.9%  56.7%  

Other Race  53.3%  54.5%  31.3%  

Two or More Races  ð 46.7%  40.9%  

Total  32.7%  27.4%  30.1%  

Source:  U.S. Census Bureau  

 

Table 5  

Homeo wnership Rate by Race / Ethnicity  

West Valley City, 1990 ï2010  

 

 

 

 

 Ta ble 6  

Rental Tenure Rate by Race/ Ethnicity  

West Valley City, 1990 ï2010  
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Ta ble 7  

Total  Households by Race and Ethnicity  

West Valley City, 1990 ï2010  
 

 1990  2000  2010  

Race and Ethnicity  
Number of 

Households  
% 

Share  
Number of 

Households  
% 

Share  
Number of 

Households  
% 

Share  

White (not Hispanic)  23,036  88.8%  24,988  77.5%  23,993  64.6%  

Minority  2,897  11.2%  7,265  22.5%  13,146  35.4%  

Hispanic/Latino  1,686  6.5%  4,482  13.9%  9,260  24.9%  

Non -Hispanic Minority  1,211  4.7%  2,783  8.6%  3,886  10.5%  

American Indian  230  0.9%  274  0.8%  292  0.8%  

Asian or Pacific Islander  730  2.8%  1,694  5.3%  2,506  6.7%  

Asian  ð ð 1,101  3.4%  1,625  4.4%  

Pacific Islander  ð ð 593  1.8%  881  2.4%  

Black  236  0.9%  363  1.1%  656  1.8%  

Other Race  15  0.1%  22  0.1%  48  0.1%  

Two or More Races  ð ð 430  1.3%  384  1.0%  

Total  25,933  100.0%  32,253  100.0%  37,139  100.0%  

Source:  U.S. Census Bureau 
 
Note:  For the 1990 data, the number of households by race and ethnicity of householder is not further disaggregated to 

distinguish between Asian and Pacific Islander.  

 

Table 8  

Rental Households by Race and Ethnicity  

West Valley City, 1990 ï2010  
 

 1990  2000  2010  

Race and Ethnicity  
Number of 

Households  
% 

Share  
Number of 

Households  
% 

Share  
Number of 

Households  
% 

Share  

White (not Hispanic)  7,130  84.1%  5,916  67.0%  5,547  49.7%  

Minority  1,347  15.9%  2,919  33.0%  5,617  50.3%  

Hispanic/Latino  766  9.0%  1,867  21.1%  4,054  36.3%  

Non -Hispanic Minority  581  6.9%  1,052  11.9%  1,563  14.0%  

American Indian  152  1.8%  158  1.8%  163  1.5%  

Asian or Pacific Islander  291  3.4%  507  5.7%  856  7.7%  

Asian  ð ð 271  3.1%  409  3.7%  

Pacific Islander  ð ð 236  2.7%  447  4.0%  

Black  130  1.5%  174  2.0%  372  3.3%  

Other Race  8 0.1%  12  0.1%  15  0.1%  

Two or More Races  ð ð 201  2.3%  157  1.4%  

Total  8,477  100.0%  8,835  100.0%  11,164  100.0%  

Source:  U.S. Census Bureau 
 
Note:  For the 1990 data, the number of households by race and ethnicity of householder is not further disaggregated to 

distinguish between Asian and Pacific Islander.  
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Figure 3 shows West Valley Cityõs minority concentrations in 2000 and 2010.  The northern and 
southwestern regions of West Valley City do not have any dots in Figure 3, because these are manu-
facturing centers rather than single-family residential neighborhoods.  The 2010 map of Figure 3 is 
denser than the 2000 panel, meaning that the minority population growth has intensified in the last 
decade.   As shown in Figure 4, while none of the West Valley census tracts had minority shares 
above 50 percent in 2000, several census tracts have become minority-majorities in 2010. 

 

Figure  3   

Min ority Population Concentrations  

in West Valley City, 1990 ï2010  

Figure 4  

Percent of Minority Population by Tract  

in West Valley City, 1990 ï2010  
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Figure 5 shows the number of minority owner-occupied units by census tracts in West Valley City.  
Figure 6 provides the percent of owner-occupied units that are minority households.  Interestingly, 
the areas with the highest number of minority owner-occupied units are in the northern and south-
western regions near manufacturing centers.  Thus, the 2010 minority growth in West Valley City is 
concentrated in areas with lower minority homeownership rates.  
 
 
 
 
 
 
 

Figure  5  

Minority Owner - Occupied Units in West Valley, 2010  

 






























































































