Town of Leeds

Work Session Agenda
Town of Leeds Planning Commission
Wednesday, Sept 6, 2023

PUBLIC NOTICE is hereby given that the Town of Leeds Planning Commission will hold a WORK
SESSION on Wednesday, September 6 Leeds@84746, 2023, at 5:00pm. The Planning Commission will
meet in the Leeds Town Hall located at 218 N Main, Leeds, Utah.

The purpose of this work session is continued evaluation of consolidated fee schedule and to
facilitate open dialogue among the Planning Commission, Town Council members (should a quorum be
present) Staff, and residents regarding the and short-term rental policy. Decision-related discussions will
be scheduled for a future Planning Commission meeting. This session prioritizes candid idea exchange,
with no formal action taken

Work Session 5:00pm.
1. Call to Order/Roll Call

2. Consent Agenda:

a. Tonight's Agenda

b. Work Session Minutes of July 26, 2023
3. Work Session

a. Continued Evaluation of Consolidated Fee Schedule

b. Discussion on Leeds Short-Term Rental Policy and State Code Changes with Scott Messel
6. Adjournment

The Town of Leeds will make reasonable accommodations for persons needing assistance to participate in this public meeting. Persons requesting
assistance are asked to call the Leeds Town Hall at 879-2447 at least 24 hours prior to the meeting.

The Town of Leeds is an equal opportunity provider and employer.

Certificate of Posting;

The undersigned Clerk/Recorder does hereby certify that the above notice was posted September 5, 2023 at these public places being at Leeds
Town Hall, Leeds Post Office, the Utah Public Meeting Notice website http://pmn.utah.gov, and the Town of Leeds website

www.leedstown.org.

Aseneth Steed, Clerk/Recorder




Town of Leeds

Town Council and Planning Commission Work Session for
Wednesday, September 6, 2023

Work Session 5:00 PM

Call to order: 5:00 p.m.
Chairman Swenson called to order the Work Session of the Planning Commission and
Town Council at 5 PM on Wednesday, September 6, 2023.

ROLL CALL: TOWN COUNCIL

Present Absent
MAYOR: BILL HOSTER X
COUNCILMEMBER: DANIELLE STIRLING X
COUNCILMEMBER: RON CUNDICK X
COUNCILMEMBER: STEPHEN WILSON X
COUNCILMEMBER: KOHL FURLEY X
ROLL CALL: PLANNING COMMISSION

Present Absent

CHAIRMAN: DANNY SWENSON X
COMMISSIONER: ALAN ROBERTS X
COMMISSIONER: TOM DARTON X
X
X

COMMISSIONER: KEN HADLEY
COMMISSIONER: GARY ROSENFIELD

TOWN PLANNER: SCOTT MESSEL X

Commissioner Roberts motioned to approve the agenda of September 6, 2023, and the
meeting minutes of July 26, 2023, Commissioner Darton seconded the motion. The
motion passed in a roll call vote.

ROLL CALL VOTE:
Yea Nay Abstain Absent
CHAIRMAN: DANNY SWENSON X
COMMISSIONER: KEN HADLEY X
COMMISSIONER: TOM DARTON X
COMMISSIONER: GARY ROSENFIELD X
COMMISSIONER: ALAN ROBERTS X

Conflicts or Abstentions: None
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The discussion revolves around adjusting various fees, particularly the encroachment
permit fees, based on a 2% annual inflation rate. They consider factors like the number
of cuts, linear footage, and inspections for different types of projects. The proposed
changes include raising the application fee from $125 to match the county rate of a
base application fee of $300 for projects with zero to three cuts. Additionally, there's a
suggestion to charge $1 per linear foot for utility runs in the right of way. The discussion
emphasizes the need to ensure that the fees cover the costs of inspections without
generating excessive revenue.
Here's a summary of the changes and recommendations for the fees discussed in your
conversation:
Amendment to Existing Fee Categories

Solicitor or Itinerant Merchant Permit: $130 per week and $525 per year.

Hillside Review Board Site Plan Review: $300 plus $65 per acre.

Planning Application Fees: $1,000.

Annexation Application: $1,000.

Appeal Application: $700.

Conditional Use Permits: Category 1: $130, Category 2: $450, Category 3: $850,

Category 4: $1,300.
o Hillside Permit: $350.
o Lot Line Adjustment: $250.
o Sign Review Board: Removed.

Exemptions:
« Public schools and minor additions to existing buildings are exempt from site plan
review fees.

Some fees were adjusted to round numbers for simplicity, and new categories have
been created for solicitors or itinerant merchants and hillside site plan reviews. The
Hillside Review Board Site Plan Review fee has been increased to $300 plus $65 per
acre to reflect the more complex nature of such reviews.
Commissioners discussed different fees for planning, subdivision, inspection, variance,
and zone change processes. There is a debate about whether certain fees are
discouraging or appropriate for specific situations, such as variances, and whether they
should be based on a flat rate or the size of the project. Ultimately, they considered
implementing a flat fee for zone changes, potentially in the range of $1000, to simplify
the process.
The main issues discussed are related to zoning regulations and short-term rentals.
Here's a simplified summary:
1. Zoning Changes: There was a discussion about making changes to zoning
regulations, including the fees associated with zoning changes.
2. Recording Fees: They talked about recording fees, which are the costs incurred
when recording documents related to property changes.
3. Inspection Fees: Commissioners considered setting fees for inspections of
properties, both residential and commercial.
4. Short-Term Rentals: The primary topic was short-term rentals (like Airbnb) and
whether property owners should be required to live on-site or nearby for better
control and response to issues.
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5. Code Enforcement: They discussed the importance of code enforcement to
ensure properties in residential areas remain residential and don't turn into
makeshift hotels.

6. Property Management: The idea of having a property manager or a contact
person for short-term rental properties was mentioned to address complaints and
issues promptly.

In essence, Commissioners’ discussion is about trying to balance the flexibility of short-
term rentals with the need to maintain the residential character of neighborhoods and
ensure proper regulation and control.

Commissioner Roberts moved to adjourn the meeting
Meeting adjourned: 7:04

Approved this fourth Day of October 2023.

o S

Dariny Swensbn, Chairman

ATTEST:

Aseneth Steed, Town Clerk/Re&order
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10-13-23: SHORT TERM RENTAL (STR):
A. Purpose:

1. Create a process for the application and licensing of a residential dwelling for
transient use as a short term rental. Address the granting, enforcement, and revocation of a
Short Term Rental License.

2. Establish that the short term rental of a dwelling is a transient use only permitted by
a valid county license. It is not a dwelling type, zone or entitlement. Also establish that a
license only will be granted where the utility infrastructure, size limitations, setbacks,
parking requirements, and all other licensing requirements are strictly complied with, and
all county, state and federal laws.

3. Establish regulations to safeguard the public health, safety and welfare by providing
for the licensing and maintenance of a short term rental in the unincorporated areas of
Washington County.

4. Ensure that transient use of a dwelling for short term rental is operated in a manner
that is safe for transient users, compatible with the community, and complies with the code
and policies.

5. Ensure that a Short Term Rental License is only granted when it is compatible with
the surrounding neighborhood and protects the overall character of the community,
mitigating the effects of a short term rental on neighborhoods from increased noise, traffic,
parking, trash, waste, and water use.

B. Applicability: This section applies to the transient use of a dwelling for short term
rental in the unincorporated areas of Washington County as defined herein, where a valid
license is maintained. This section applies to all existing nonconforming short term rentals
except as-te the owner occupancy requirement in C.2, and the size limitation in E.3. It does
not apply to long term rentals. It does not apply to hotels, condotels, motels, timeshares,
fractional ownership units, or other similar facilities with central check-in locations.

C. General Provisions:

1. Only one STR. Only one dwelling on a lot or parcel may obtain a license as a short
term rental, and only where the single family dwelling and accessory dwelling legally exist.
The STR shall not have lockouts or other features that increase the number of units being
short term rented in any manner. The entire dwelling or entire ADU may constitute a STR,

but only for the approved square footage in the licensed-dweling and at the situs for the

STR as set forth in the license. No other ADU or portion of an ADU, and no other dwelling or
portion of a dwelling, may be advertised or rented as a STR. Room shares, home shares,
hostel-rooms, or amenity rentals (shared kitchen, bathroom, amenities or other common
facilities) are prohibited. All provisions in this code shall be met, including the size
limitations and setbacks for the dwelling as applicable in the zone.
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2. Owner-occupancy required. A Short Term Rental License shall not be issued for a
dwelling on a lot or parcel unless the single family dwelling, or the accessory dwelling, is
owner-occupied. For the purposes of this section, an "owner-occupant” shall have a
primary residential exemption on the lot or parcel as determined by the Washington

County Assessor's offlce, and shal] be a permanent, full tlme re51dent at the same address

eaie%xé&pd—%ﬁs—d{ﬁmg—t-he—eal-en&}wea% A Short Term Rental Llcense +s—e¥eemeé—1=evoked
automatically expires if the prlmary residential exemptlon is clemed, lost, removed or
revoked for any reason. ew i . 3 i

3. Short Term Rental License Density Limit. Each subdivision, or phase of a subdivision,
is limited to the number of STR licenses that do not exceed 10% based on the number of
lots in the subdivision or phase thereof. No additional STR licenses shall be granted for a
fractional number of lots (i.e. a subdivision or phase with 15 lots may only obtain up to one
STR license). STR licenses shall be disbursed throughout the subdivision based on its
phases, and limited in number based on the number of lots in each phase and the total
number of lots in the subdivision (i.e. a subdivision phase with 28 lots may obtain up to two
STR licenses; a subdivision with a total of 98 lots may obtain up to nine STR licenses if
appropriately disbursed by phase). The license density limit does not apply to subdivisions
with nine lots or less. If an approved overlay zone has more restrictive STR density limit
provisions, the more restrictive controls over the less restrictive. The Community

Development Department shall develop and implement policies regarding a waiting list for
Short Term Rental Licenses by subdivision.

34. Access and Occupancy Limit. All short term rentals shall have an access and
occupancy limit of four people per bedroom based on the number of bedrooms listed on
the septic permit or on the approved plans, whichever number is less (the “approved

bedrooms”). Only legal bedrooms may be advertised, rented or used as sleeping quarters.

Sleeping accommodations shall not be provided, advertised, rented or used in rooms other
than approved bedrooms. No STR may be advertised, errented for used by more people
than the maximum access and occupancy limit. Access to the property shall be limited to
confirmed guests. It is the owner or property manager’s duty to monitor its STR to prevent
violation of the access and occupancy limits with monitors, metien; cameras, or guest
screening apps. Data from STR monitors, cameras, or guest screening apps shall be stored

by the owner or property manager for 90 days, and shall be provided to the County no later
than five business days after a premptly-upon request, in an easily accessible format, or it

is a violation. Other health and safety occupancy limits may apply to a specific property or
dwelling based on the building code, fire code, septic permit, or other restrictions. The
occupancy limit is effective 60 days after enactment of these regulations.

35. Advertising. All advertising in the control of owner, owner occupant, or local
property manager for short term rental of a dwelling shall include the Washington County

Short Term Rental License number and relevant limitations (i.e. dwelling size, parking,

occupancy limit, and state “no events, parties or excessive noise are allowed”).




81
82
83
84

85
86
87
88

89

90
91
92
93

94
95

96
97

98
99
100

101

102
103
104
105

106
107
108
109
110
111

112
113
114

115
116
117
118
1.19

46. Taxes collected and remitted. All taxes, including transient room tax, shall be
collected at the time of rental and remitted to Washington County via the State of Utah.
Non-compliance may result in suspension, revocation, non-renewal, or denial of a Short
Term Rental License, in the discretion of the county.

D. Application Required: At least thirty-£303} days prior to advertising a dwelling for short
term rental, the owner shall file a written application with the Community Development
Department on its approved form seeking a Short Term Rental License. The application
shall not be deemed complete until all required information is submitted.

1. Application materials:

a. The exact address, and proof of ownership of the subject lot or parcel. Any
proposed license shall be issued in the name of the owner. If the owner is an entity, the
name, address, email and phone number of all of the principals and the registered agent for
the purposes of violations, notices, or acceptance of service.

b. The exact dwelling on the lot or parcel that is the subject of the application for a
Short Term Rental License, with pictures of the exterior of the dwelling.

¢. Proof of one {43} graveled or paved parking stall per approved bedroom, and
pictures of the required parking stalls.

d. The site plan showing, setbacks, dwelling size limitations, number of approved

bedrooms-appreved-in-the-septicpermit, required parking stalls, pull through lane for large

vehicles or trailers, and trash disposal details in compliance with section 10-13-23.
e. Payment of the application fee.

f. Proof that the applicant has the primary residential exemption on the lot or parcel
as determined by the Washington County assessor's office, and is a permanent, full time

resident at the same address ar-ewner-eccupant satisfactory to county, unless existing
nonconforming.

g. Ifalocal property manager is proposed, the contact information showing
availability twenty-four{24} hours a day, seven {73 days a week and 365 days a year. The
local property manager shall be able to be on site at the license address within two hours of
a guest, county, or emergency services call. If the local property manager is an entity, the
name, address, email and phone number of all of the principals and the registered agent for
the purposes of violations, notices, or acceptance of service.

h. A Compliance Affidavit signed by all owners and-the owner-occupants under
penalty of law, certifying that the applicant, the dwelling, and the lot or parcel comply with
the licensing requirements of section 10-13-23, including, but not limited to:

(1) The dwelling for transient use as a short term rental is in habitable condition
and complies with the health and safety standards set forth in the health, building and fire
codes adopted by in Washington County. Additionally, the dwelling and its appurtenances
are capable of resisting all forces and loads to which they are normally subjected, and they
shall be kept in sound condition and good repair.
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(2) The dwelling for transient use as a short term rental is insured_for multiple
rentals throughout the year, for its commercial purpose, and for the protection of the
renters, guests,-tepants or occupants from personal injury or property loss.

(3) Fhe-All owners and owner-occupants, local property managers, and all renters
and the-guests shall will-comply with the responsible use and Good Neighbor Policy
adopted by the Community Development Department which shall enumerate some of the
requirements in this section. Each failure to do so is a violation under the enforcement

provisions below if established by substantial evidence.

(4) The pictures of the required notices posted on the exterior and interior of the
dwelling for transient use as a short term rental, and the pictures of the exterior of the
dwelling that is the subject of the licensing application, are accurate.

i. Proof that smoke detectors, carbon monoxide detectors and fire extinguishers are
installed and operable per adopted IRC (International Residential Code). Yearly assurance
of compliance at time of licensing renewal.

j. If the short term rental is serviced by a fire special service district that requires it,
proof of a yearly fire safety inspection and compliance with its requirements for STRs with

occupancy of more than 10 guests.

§k. If the short term rental unit is connected to an on-site or community wastewater
system for sewer service, or a septic tank, proof of system servicing or pumping by a
licensed service provider every three {3} years, or more frequently as determined by a
licensed service provider. Upon initial application, a pumping report will be accepted
within two {2} years of the date of the report.

&l If the short term rental unit is serviced by an on-site or community well or culinary
water provider, proof of sufficient water rights for culinary, sewer and fire protection for
all uses on the lot or parcel.

2. Application and licensing process:

a. Processing. A complete application shall be processed by the Community
Development Department in accordance with applicable criteria set forth in county, state
and federal laws.

b. Issuance or Denial Decision. The Community Development Department shall
determine if the application is complete and all the criteria are met, and make a decision
based on substantial evidence whether to issue -condition renew revoke or deny a Short
Term Rental License. The licensing decision of the Community Development Department is
an a final administrative decision.

c. Renewal or Revocation Decision. The Community Development Department shall
determine if all the criteria for renewal are met, and make a decision based on substantial
evidence whether to renew or revoke a Short Term Rental License. The decision of the
Community Development Department is a final administrative decision.
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d. License Expiration. If the owner, owner occupant, or local property manager does
not seek renewal timely, or if the license is not in the name of the current property owner
within the requisite thirty {30 days), or if the primary residential exemption is denied, lost,
removed or revoked for any reason, the Short Term Rental License is deemed expired.
Expiration of a license is based on action or inaction of the owner, owner occupant, or local
property manager, not the county, and expiration of a license is not appealable as a final

administrative decision of the county.

3. License validity and renewal:

a. A Short Term Rental License shall be renewed annually, or when the property is
transferred to a new owner, whichever occurs first. Each change in ownership of the
property where a license exists requires a new license within thirg£30} days of the
transfer. No existing license may be assigned or transferred to another person, entity or

property.

b. At the time of each renewal, the owner shall verify that the STR remains in
compliance with the requirements needed to operate (i.e. habitability, posted notices,
operable fire and carbon monoxide detectors, proof of sewer servicing, insurance, etc.).
Owner also shall provide proof of the yearly fire safety inspection from the applicable fire
special service district if required. All license information shall be updated by the owner at
least annually at the time of renewal. Renewal determinations will be based on substantial
evidence is-diseretionaryby the county and renewal may be approved, approved with
conditions, or denied based on any of the following factors: failure to comply with any
term, condition or requirement in this section; unpaid fees, fines or penalties: unremitted
taxes: incomplete or failed inspections; substantiated complaints received by the county
including the Community Development Department, the Sheriffs office, or the County
Attorney’s office constituting;three violations under the enforcement provisions of this
section; or any zoning or building code violation, or any septic failure-netice, if not
corrected and cleared within 60 days of the initial code violation or septic failure notice.=

. : " ; . . :
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4. Appeal process only for final administrative decisions:

a. Appeal of an issuance or denial decision. If the Community Development
Department denies an complete application for a Short Term Rental License, the applicant
may appeal the final administrative decision to a hearing officer in accordance with Title 10
chapter 2, above.

b. Appeal of a ren-renewal or revocation decision. If the Community Development
Department does not renew or revokes a Short Term Rental License, the applicant may
appeal the final administrative decision in accordance with Title 10 chapter 2, above.

E. Short Term Rental License:
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1. No dwelling shall be offered, advertised, operated or rented as a STR without a valid
Washington County Short Term Rental License.

2. All STR's are required to register with the State of Utah as a business and pay all
applicable taxes, including transient room tax.

3. STRuse of a dwelling is permitted in the following zones if in strict compliance with
the applicable STR dwelling size limits, unless the size is existing nonconforming:

a. OST-20 (Open Space Transition twenty-(20} acre minimum lot size) zone if the STR
dwelling is thirty-five- hundred{3,500}-sq. ft. or less.

b. Agricultural Zones (A-5, A-10, A-20 and A-40) if the STR dwelling is thirty-five
hundred{£3,5003 sq. ft. or less.

¢. FR-13.5 and FR-0.5 (Forest Residential thirteen-thousand-five-hundred{13,500) sq.
ft. and one-half {142} acre minimum lot size) zones if STR dwelling is fifteen-hundred

£1,5009 sq. ft. or less.

d. FR-1 (Forest Residential one {43 acre minimum lot size) zone if the STR dwelling is

twenty-five- hundred {2,500} sq. ft. or less.

e. FR-5and FR-10 (Forest Residential five{5} and ten{103} acre minimum lot size)
zones if the STR dwelling is thirty-five- hundred{3,5003 sq. ft. or less.

f. RA-1and RA-2.5 (Residential Agricultural one {43-and two and one-half {2-5} acre
minimum lot size) zones if the STR dwelling is twenty-five-hundred{2,500) sq. ft. or less.

g. RA-5 and RA-10 (Residential Agricultural five {5} and ten{103} acre minimum lot
size) zones if the STR dwelling is thirty-five-hundred{3,500) sq. ft. or less.

h. RE-20 (Residential Estate twenty-theusand-{20,0003 sq. ft. minimum lot size) zone
if the STR dwelling is fifteen-hundred{1,5003 sq. ft. or less.

i. RE-40 and RE-2.5 (Residential Estate ferty-theusand-{40,0003} sq. ft. and two and

one-half £2-5} acre minimum lot size) zones if the STR dwelling is twenty-five hundred
£2,5009 sq. ft. or less.

j. RE-5 (Residential Estate five {5} acre minimum lot size) zone if the STR dwelling is

thirty-five- hundred {3,500} sq. ft. or less.

k. PD-STR (Planned Development Short Term Rental) zone. Units used for the
purpose of STR must be approved as part of the PD-STR zone change and project approval
process. PD-STR units do not have an owner occupancy requirement, but must meet the
size and other requirements approved in the project plan.

4. In addition to an owner or owner-occupant, a STR may have a local property
manager who is available twenty-feur{24} hours a day, seven {4} days a week and three

hundred-sixty-five {365} days a year. If there is a local property manager they must be able
to be physically present at the STR to respond to emergencies and complaints within two

{2} hours of being contacted. The owner, owner-occupant, or local property manager also
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shall respond to county within twe-heurs one hour of being contacted by phone, and within
24 48 hours if contacted by email. The current contact information of the_owner or owner-
occupant, and local property managerif-ene-exists, must shall be provided to the county
and permanently displayed in large, bold print on the exterior of the dwelling unit next to
the front door on a visible weatherproof plaque.

5. All STR's shall have a clearly visible and legible notice posted in the dwelling unit on
or near the front door, and in the kitchen, containing the following information:

a. The name, address, email and phone number of the owner or owner-occupant of
the STR, and the name, address, email and phone number of the local property manager, if

there is one, and a statement identifying the person whe-isdesignated as available twenty-
feur{243 hours a day, seven {7} days a week and three-hundred-sixty-five {365} days a

year—Htheredsalocal propertymanager.
b. The E-911 address of the property.

¢. The maximum number of all vehicles allowed for the STR and that all guest parking
must be on the property in clearly designated, graveled or paved parking areas and not on
any private or public street right-of-ways or on any landscape areas on the property.

d. The occupancy Ilmlt for the STR efis four Deonle per approved bedroom.based-on

i . Other health and safety occupanc

limits may apply to a specific property or dwelling based on the building code, fire code,
septic permit, or other restrictions.

de. The trash pick-up day and notification that trash receptacles and refuse shall not
be left on the street. There shall be a sufficient number of trash receptacles to
accommodate all trash generated by those occupying the STR. Trash receptacles shall not
be placed on the street for pick-up earlier than 5:00 p.m. the day before scheduled pickup
by the trash service provider. Trash receptacles placed for street pick-up shall be removed
from the curb or street by noon the day after scheduled pickup by the trash service

provider. netbelefroutfor more-thana24-hour period:

ef. Notification that a renter or guest may be cited and fined for creating a disturbance
or violating the Good Neighbor Policy or any provisions of local, state or federal law.

F. All STR owner, owner-occupants, or aré-local property managers are required to
share the "Good Neighbor Policy” brochure adopted by the Community Development
Department with all prospective renters or guests, and have it clearly displayed in the STR.
The Good Neighbor Policy includes a list of general rules of conduct, best practices and
standard of respect for the owner or owner-occupant, the local property manager, and
their renters and guests. Failure to follow all policies, regulations, or laws is a violation

under the enforcement provisions below.

G. Tents, recreational vehicles (RV's), campers or ard similar units that were not
designed for permanent residential use are prohibited as STRs. Overnight occupancy of
recreational vehicles, camp trailers or ard-tents at the STR property is prohibited.
Attaching any such unit to any power, water, or sewer source, or is-a-vielation-under-the
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enforcementprovisions-below- opening slide-outs, pop-outs, bump-outs, or tip-outs on any
such unit, also is prohibited.

H. A Short Term Rental License is valid only for the person, entity, dwelling, and square
footage identified in the license.

. Washington County is a high risk area for fire. Outdoor fire pits shall be permanently
installed, and all renters or guests shall comply with local fire restrictions. All STR owner,

owner-occupants, or and-local property managers are required to clearly display accurate

links to current fire restrictions in the STR.

J. The STR shall not have any outside appearance indicating a change of use from the
surrounding residential uses. Exterior advertising signs are not permitted, but a wayfaring
sign approved by the Community Development Department may be is-permitted in
county’s sole discretion.

K. Parking. All parking for short term rental use shall be graveled or paved and entirely
on the lot or parcel. There shall be a minimum of one {43 required parking stall per
approved bedroom. No parking is permitted on the public or private street that provides
access. If the STR will host guests with trailers or large vehicles, on-site parking and a pull-
through is required, also on graveled or paved surfaces. Renters, guests or their invitees are
not permitted to park vehicles or trailers on the adjacent public or private streets.

L. Trespass: Trespass by renters, guests or their invitees on private property in the

vicinity of a STR is prohibited. It may result in vielation netices_civil penaltiesor criminal

citations against renters, guests or their invitees-ewners-ewneroccupantsorlocal
property-managers. Trespassing on private or public airports or runways is strictly |
prohibited.

EM. Events; Parties; Noise: A residential dwelling with a Short Term Rental License, and
its lot or parcel, shall not be used by the STR renters, guests or invitees for events, parties,
or excessive noise. It is the intent of this section to strictly limit the use to short term
lodging, and not to host events, erparties, or have excessive noise; such event-use would
change the nature of the residential setting and is not permitted. For STR use, prohibited
events or parties also are defined as any gathering where the attendance numbers exceed

40 people, or exceed the occupancy limit for the STR as set forth above, whichever number
is less. Prohibited events or parties also are defined as any wedding birthday party, pool
party;-reunion, shower rehearsal dinnerreception-disruptive gathering, or any “open
invitation” gathering. The following indicia of an event or party is prohibited: food trucks,
catering trucks, mobile game trucks, caterers, on-site party or event planners or
coordinators, live music, disc jockey, portable PA systems, outdoor movie screen,
fireworks, temporary lighting, rental or delivery of event or party supplies or equipment

(i.e. chairs, tables, tents, laser tag, mﬂatables.c imbing wallsl Mww i

; - ; It is the owner
or property manager’s duty to momtor 1ts STR with noise, motlon, camera, or guest

screening apps (i.e. Party Squasher; Noise Aware) to prevent events, parties, or excessive
noise. Data from STR monitors, cameras or apps shall be stored by the owner or property
manager for 90 days, and shall be provided to the County no later than five business days
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after a request, in an easily accessible format, or it is a violation. In addition to events,
parties, or excessive noise herein, Special Events, as defined in County Ord. 3-3-1, et. seq..
also are prohibited at a STR. For STR use, excessive noise is defined as follows:

1. Quiet Time. Quiet time is defined as after 10:00 p.m. to before 7:00 a.m. Any noise
emanating beyond the property line during quiet time for a continuous period of 10
minutes or more is prohibited if the average decibel level at or beyond the property line is
55 50-dB or more.

2. Daytime. Daytime is defined as 7:00 a.m. to 10:00 p.m. Any noise emanating bevond
the property line during daytime for a continuous period of 10 minutes or more is
prohibited if the average decibel level at or beyond the property line is 75 dB or more. The
emitted noise from landscape maintenance equipment or maintenance personnel is an
exception during daytime if reasonable and necessary to maintain the grounds or the

property.

N. Lighting: All exterior lighting shall be permanently installed. Exterior lighting shall be
fully shielded, downward directed, and not exceed one foot candle at or beyond the
property line at any time to prevent prohibited light trespass. Flickering, flashing, or
scrolling lights are prohibited. Pole lights shall not exceed 12 feet in height. Exterior pole,
court, pool, or flood lights shall be on timers and automatically shut off during quiet time.
Motion sensor security lighting is permitted if it is less than 900 lumens, downward
directed to prevent light trespass, and set to turn off no more than 10 minutes after the last
detection of motion. It is the owner or property manager’s duty to monitor its STR for light
trespass and store the data for 90 days, and provide it to the County no later than five
business days after a request, in an easily accessible format, or it is a violation.

0. Sound Systems; Speakers: All sound systems and exterior speakers shall be
permanently installed and have volume limiters. No other sound systems or exterior
speakers are permitted. The owner, owner occupant, or local property manager shall set
the volume of the sound system and exterior speakers to automatically shut off during

quiet time, and to stay at or below permitted decibel levels during daytime.

-NP. Limitation of Liability: Washington County assumes no responsibility for the
operation of the STR, and the owner or owner-occupant covenants and agrees to hold the
county harmless for any injury or damage which may occur, of whatever type or nature, as
the result of the operation of the STR. Owner or owner-occupant shall maintain
appropriate liability insurance for the STR. Owner or owner-occupant further warrants and
agrees to compensate the county for any expense incurred in the defense of any lawsuit or
other type of action which may be brought against the county as a result of the owner’s or
owner-occupant’s operation of this use. Nothing contained in this section allows a STR if
otherwise prohibited by any applicable covenants. Covenants are privately enforced
according to their terms.

Q. Illegal; Unlicensed STRs, Taxes:
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a. Offering, advertising, operating, or renting a dwelling or ADU, or portion thereof
as a STR without a valid Washington County Short Term Rental License is strictly

prohibited and a violation.

b. Failure to collect and remit taxes, including transient room tax, at the time of a

rental of a licensed, illegal or unlicensed STR unit is strictly prohibited and a violation.

c. Pursuant to Utah Code Ann. § 17-27a-803(3) the civil penalty for each such
violation is $4,000 after notice and a 14-day reasonable opportunity to cure the violation.

Substantial evidence of the violation, and failure to pay the fine within 20 days of the

written violation notice, also will result in a Notice of Fine being filed with the county

recorder against the property evidencing the violation and fine, and mailed to the record

owner of the property. When the fine has been paid or resolved, the county will file a Notice
of Satisfaction of Fine. Any property with a recorded Notice of Fine is not eligible to obtain

a Washington County Short Term Rental License. Any violation under this subsection also
may be prosecuted as a class B misdemeanor. Each additional violation is a separate class B

misdemeanor.

MOQR. Enforcement-Reveeation Vielation Civil PenaltyFine, Prosecution:

1. General enforcement.

a. This section shall be enforced by the Community Development Department, the
Washington County Sheriff’s office, and the County Attorney’s office as deemed appropriate
by the county.

b. Issuance, maintenance or retention of a Short Term Rental License is strictly
contingent on maintatning-compliance with all requirements in this section, and county,
state and federal law.

c. All renter or guest complaints shall first be directed to the owner, owner-occupant
and or local property manager;-if-ene-exists. The owner, owner-occupant or local property
manager shall respond to the renter or guest complaint and attempt to resolve it within
two {23 hours. The owner, owner occupant, or local property manager must be able to be
physically present at the STR to respond to emergencies and complaints within two £2}
hours of being contacted. Failure of the owner, owner-occupant or local property manager
to respond within two {23 hours of notification by a renter or guest shall be considered a
violation of this section.

d. All county complaints shall first be directed to the owner, owner-occupant and or
local property manager-ifeneexists. The owner, owner-occupant or local property
manager shall respond to the county complaint and attempt to resolve it within one
hour.twe-Z}heurs: The owner, owner occupant, or local property manager must be able
to be physically present at the STR to respond to emergencies and complaints within two
£2} hours of being contacted. Failure of the owner, owner-occupant or local property
manager to respond within two {2} hours of notification by the county shall be considered
a violation of this section.
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e. All civil penalties or criminal citations related to violations enumerated herein can
be enforced against the owner, owner-occupant, or local property manager.

ef. All eivil-penaltiesand criminal citations penalties ecan-be-enforced-againstthe
ewner-owner-oceupantlocal property manager-or-the issued to renters or guests shall not
be used as violations against the owner, owner-occupant, or local property manager.
However, in some cases, a criminal citation issued to a renter or guest may be substantial
evidence of a violation by the owner, owner occupant, or local property manager (i.e. a
guest cited for disorderly conduct may be evidence of an unpermitted event or party, or

excessive noise).

2. Hybrid violations. Certain violations are defined as hybrid violations, and will not

result in a violation notice unless the owner, owner occupant, or local property manager
fails to pay the hybrid violation fine in a timely manner. The fine for each hybrid violation is
set forth below . Substantial evidence of the violation, and failure to pay the hybrid
violation fine within 20 days of the written hybrid violation notice, is an enforceable
violation under (R)(3). addition to being a (R)(3) violation, failure to pay the hybrid
violation fine also will result in a Notice of Fine being filed with the county recorder against
the property evidencing the hybrid violation fine, and mailed to the record owner of the

property. When the fine has been paid, the county will file a Notice of Satisfaction of Fine,

but if the fine was not paid timely the (R)(3) violation remains. If any two hybrid violations

occur within any 12-month period, the third hybrid violation is an enforceable violation

under (R)(3). Hybrid violations are:

a. Trash receptacles placed for street pick-up too early, or not removed from the curb

or street by noon the day after scheduled pickup by the trash service provider. The fine is

$500 for each such hvbrid violation:

b. Vehicles of renters, occupants, or their invitees parked on the public or private
street adjacent to the STR property form more than two hours. Cleaning, landscape
maintenance, or maintenance personnel may be parked on the street during daytime. The
fine is $500 for each such hybrid violation;

dc. Excessive noise on the property as defined in 10-13-23(M) for a continuous period

of 20 minutes or more based on the average dB level. The fine is $2,000 for each such
hybrid violation;

3. Violations. Violations may be a regulation violation, a civil penalty, or a criminal
citation. A violation notice may be issued by the Community Development Department
based on substantial evidence for any action or inaction that violates the provisions of this
section. Any owner, owner occupant, or local property manager, may receive a violation
notice if the county finds they, or the property, violates any provision herein. Any

accumulation of three regulation violations, civil penalties, or criminal citations, or any
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combination of them, may result in STR business license denial, non-renewal, or revocation
which is a final administrative decision of the Community Development Department.

-24. Three violations, two year revocation period. Netrenewed orrevoked- A Short
Term Rental License may not be renewed, or may be revoked, by the Community
Development Department for any violation of this section, or county, state or federal law if
the_owner, owner-occupant or local property manager agent-has been notified by the
department of a third violation eited-by-the departmentforasecond-offense or for any
additional violationeffense thereafter. fnoetrenewed orrevekeda The Short Term Rental
License shall be revoked netbeissued for the same dwelling, lot or parcel for a period of
two years, and a Notice of Non-Renewal or Revocation shall be filed with the county
recorder against placed-in the property records evidencing the license non-renewal or
revocation, and mailed to the owner of record-and-duratien. After the two year revocation
period, the owner, owner occupant, or local property manager, may reapply for a Short
Term Rental License, and may obtain a license if they meet all licensing criteria. After the
two year revocation period, an existing nonconforming property may reapply for a Short
Term Rental License, and may obtain a license if they meet all licensing criteria, except the
property does not have to meet the owner occupancy requirement or the square footage
requirement. If a new Short Term Rental License is issued, the county will vacate the
Notice of Non-Renewal or Revocation.

5. Five year violation reset. If a property with a Short Term Rental License has not
received three violations in a continuous five year period, violations are reset to zero, and a
new five year time period begins. If a property has three or more violations in a continuous
five year period, the violations do not reset to zero, and the property is subject to
enforcement action.

46. Renewal or revocation. A license also may not be renewed, or may be revoked, for:

a. Any action that endangers the public health, safety or welfare;

b. Failure to remit required taxes; or

c. Fraud, misrepresentation, or a false statement of material fact in the license
application as determined by the county.

37. Civil Penalty or Criminal Citation.Fines: An owner, owner-occupant, or local
property manager, or allbeth (the “interested parties”), may be assessed a civil penalty or
be given a criminal citation fire-if found in violation of the provisions herein. For Tthe first
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violation of this section, the interested parties shall be given after-written notice of the
violation, the possible civil and criminal penalties, and reasonable opportunity to cure. If
timely cured, it still counts as a first violation, but no further action will be taken by the

county unless a second violation occurs. The county hereby adopts the following civil
penalty fire-schedule:

a. Firstviolationeffense: warning letter.
b. Second violationeffense: five- hundred-delars{$500} a day until compliance or

license revocation.

c. Any additional violationeffense thereafter: ene-theusand-delars{$1,000} a day

until compliance or license revocation.

d. Any criminal citation also is a violation, and successful prosecution may result in

fines or fees separate from civil penalties.

48. Prosecution. Any additional_violationeffense-thereafter (after the first violation
warning letter, and the second violationeffense) also may be prosecuted as a class B
misdemeanor. Each additional violationeffense is a separate class B misdemeanor. (Ord.
2021-1196-0, 10-5-2021; amd. Ord. 2022-1205-0, 3-15-2022)




AN ORDINANCE AMENDING THE TOWN OF LEEDSWASHINGTON-COUNTY
CODE MODIFYING DEFINITIONS AND FUTHER DETAILING RULES AND
GUIDELINES FOR RESIDENTIAL HOSTING FACILITY (RHF)SHORT-FERM
PESTALETR)

RECITALS AND LEGISLATIVE FINDINGS

WHEREAS, under Utah Code Annotated. A municipalitv-953-as-amended)-§-1+7-53-
223 the-county may pass all ordinances and make all regulations necessary and proper for the
safety, peace and good order of the municipalityeounty and its inhabitants;

WHEREAS, the use of residential properties to short term vacation rental units has a
variety of effects on the neighborhoods in which such units are located, as well as on the
community as a whole; and

WHEREAS, the Town of Leedseounty desires to improve the existing regulations
regarding the use of dwelling for residential hosting facility (RHF)short-term-rental (STR) by
providing additional provisions creating a licensing process and dedefinetine howwhere a
residential hosting facility (RHF sherttermrental{STR) is appropriate; and

WHEREAS, it is in the best interests of the citizens of the Town of LeedsWashinston
County that the amendments beto-Fitde-+0-be-adepted-and incorporated into the Town of
LeedsWashinston-County Code; and

NOW, THEREFORE, the County-Legislative Body of The Town of LeedsWashington
County ORDAINS as follows:

Amendments to LeedsWashington County Code Fitle 10-Chapters 14:-5-and-6.6.
DEFINITIONS; (Stricken language is removed. Underlined language is added.)

€ DWELLING, PRIMARY: A single family dwelling occupied as the primary residence of the .-

owner of record.

DWELLING. RENTAL: A building or portion of a building that is used as a residential
dwelling by one or more persons, and available due to payment or remuneration to be
rented, loaned. leased. or hired out for a period of thirty (30) dayslor longer.

unit cruatcd w1thm a primary dwellmU inside the roomnm of the primary (lwellmU
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RESIDENTIAL HOSTING FACILITY (RHF): Property that is owner occupied, that
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30.2.3 B x Any other information deemed necessary to informsin the Town and the public about
the intended use of'the property as an RHF-+esidence-Unit.o

30.2.3.C All applications for RH residence Permits must include a set of self-addressed. postage
paid_envelopes correctly addressed to all property owners within 300 feet from the exterior
boundaries of the parcel upon which the RH #Residence is proposed. Said envelopes will be used

by Town Staft'to send written notice to neighbors of the p Proposed RH FResidence and to provide . -
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