Est. 1869

Agenda
Town of Leeds Town Council
Wednesday, December 11, 2024

PUBLIC NOTICE is hereby given that the Town of Leeds Town Council will hold a PUBLIC MEETING on
Wednesday, December 11, 2024, at 7:00 PM at the Leeds Town Hall, 218 N. Main Street, Leeds, UT 84746.

If you are interested in participating remotely via Zoom, please contact
Town Hall at 435-879-2447 or email the clerk@leedstown.org for Zoom details.

Regular Meeting 7:00pm

7.
8.
9.

IR

Call to Order/Roll Call
Invocation
Pledge of Allegiance
Oath of Office — Michelle Peot
Declaration of Abstentions or Conflicts
Consent Agenda:

a. Tonight's Agenda

b. Meeting Minutes of November 13, 2024

c. Meeting Minutes of November 13, 2024 Work Session
Citizen Comments: No action may be taken on a matter raised under this agenda item. (Three minutes per person.)
Monthly External Reports: LDWA/HVFSSD/Sheriff's Office
Announcements:

a. Wreaths Across America

10. Public Hearing: None
11. Discussion and Possible Action Items:

a. Silver Cliffs - Joint Resolution Requesting Annexation to Ash Creek SSD

2025 Meeting Calendar

Changes to the Land Use Ordinance pursuant to SB174

Proposed Revision of Ch 1 — General Provisions

Proposed Revision of Ch 4.18 — Wallls, Fences, Landscaping and Buffering, Outdoor Lighting
Proposed Ch 19 — Village Commercial

Proposed Ch 23 — Mixed Use (MU) Zone Ordinance

. Proposed Revision to Ch 20 — Hillside Protection Overlay Zone Ordinance
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12. Staff Reports
13. Citizen Comments: No action may be taken on a matter raised under this agenda item. (Three minutes per person)
14. Adjournment

The Town of Leeds will provide reasonable accommodations for persons needing assistance to participate in this public meeting. Persons requesting
assistance are asked to call the Leeds Town Hall at 435-879-2447 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 on December 10, 2024, at these public
places: Leeds Town Hall, Leeds Post Office, the Utah Public Meeting Notice website at https://www.utah.gov/pmn/, and the Town of Leeds website
at http://www.leedstown.org.

“ubotoAand

Michelle Rutherford, Téwn Clerk/Recorder

218 North Main Street | Leeds, Utah 84746
435.879.2447 | clerk@leedstown.org
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Town of Leeds

Town Council Meeting for
Wednesday, December 11, 2024

1. Call To Order/Roll Call: 7:05pm

ROLL CALL: Present Absent
MAYOR: BILL HOSTER X
COUNCILMEMBER: DANIELLE STIRLING X
COUNCILMEMBER: RON CUNDICK X
COUNCILMEMBER:

COUNCILMEMBER: KOHL FURLEY X

TOWN PLANNER: SCOTT MESSEL X

Invocation: Councilmember Cundick

Pledge of Allegiance

Oath of Office — Michelle Peot

Declaration of Abstentions or Conflicts: None
Agenda:
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a. Tonight's Agenda of December 11, 2024
Motion to approve made by Councilmember Cundick, 2" by Councilmember Furley.

ROLL CALL VOTE: Yes No Abstain Absent
MAYOR: Bill HOSTER
COUNCILMEMBER: DANIELLE STIRLING
COUNCILMEMBER: RON CUNDICK
COUNCILMEMBER: MICHELLE PEOT
COUNCILMEMBER: KOHL FURLEY

X[ XX |[X]|X

b. Meeting Minutes of November 13, 2024
Motion to approve made by Councilmember Stirling, 2™ by Councilmember Cundick.

ROLL CALL VOTE: Yes No Abstain Absent
MAYOR: Bill HOSTER
COUNCILMEMBER: DANIELLE STIRLING
COUNCILMEMBER: RON CUNDICK
COUNCILMEMBER: MICHELLE PEOT
COUNCILMEMBER: KOHL FURLEY

X | X[ XXX

c. Meeting Minutes of November 13, 2024 Work Session
Motion to approve made by Councilmember Furley, 2" by Councilmember Stirling.



ROLL CALL VOTE: Yes No Abstain Absent
MAYOR: Bill HOSTER
COUNCILMEMBER: DANIELLE STIRLING
COUNCILMEMBER: RON CUNDICK
COUNCILMEMBER: MICHELLE PEOT
COUNCILMEMBER: KOHL FURLEY

X[ X | X[ X]|X

7. Citizen Comments:

Susan Savage: As you're dealing with the subject of Ash Creek tonight, | just had a question. Over time,
as different developments would come to town including enhanced septic and so on, my recollection is
that Ash Creek was willing to service body politic so long as they were accepted for the entire town, so
that would be piece meal, and | wondered if the council had voted, if that’s in same place or if it's
something that needs to be done prior to discussion?

Wayne Peterson: | just noticed that there are five proposed revisions or additions to chapters in the land
use ordinance. It is something that | am very mindful of, the state recently has changed the rules with
regard to how a town or city must review an application for a preliminary plat and it limits it to a very
short timetable with very few iterations. When it comes to revising our ordinances however, | do not
believe such a time limit exists, and | would just encourage the council to take as much time as
necessary because now even more so than in the past, what's in our ordinance is something that we will
be needing to follow and we will have little opportunity if somebody can argue that they are in
compliance with it. It used to be that the courts gave municipalities great latitude with regard to anything
that was ambiguous in their ordinances. I'm not sure that's going to continue with the way that the state
has been moving with regard to their approach to what municipalities should be able to do not. In
particular, what caught my attention was mixed use zone ordinance. It's something that we had
eliminated as a town council several years back while | was Mayor. My concern about the mixed use
ordinance is that it allows for a developer to take unbuildable land, declare it as open space and then
develop on a very much more dense basis other parts of property and | think the Leeds General Plan
that was most recently adopted did mention the desire to keep the look and feel of Leeds as a rural town
and | would be concerned if a mixed use ordinance was permitted to allow for a more dense type of
zoning to take place through that process. Thank you.

Troi Hoster: Thank you all for your service to our town. | appreciate all that you do. | especially love the
mayor. My comment is about some of the extraordinary changes regarding the bed and breakfasts that
you may be voting on today. | sat through the Planning Commission meeting last week and while |
appreciate the work that the Planning Commission did on changing and updating a lot of the definitions
that we had our zoning and ordinances I'm concerned that the new ordinance restrictions on bed and
breakfast will place an unreasonable burden of management on the town these new restrictions seem
more in alignment with an HOA versus that are proper role of town government. Thank you.

8. Monthly External Reports:
HVFSSD — Chief Matt Butterfield: We had 14 calls for service last month to Leeds, all medical calls.
District-wide, we have been very busy training our firefighters. We recently graduated 5 new
paramedics. Mayor Hoster asked Chief Butterfield how an ISO rating would affect our homeowner’s
insurance rates? There are a lot of different things that make up an ISO rating. ISO is an Insurance
Service Office. They give fire stations ratings from 1-10, 1 being best, based on the equipment, number
of firefighters, type of water system, response times, training, maintenance. He does not deal with ISO
very much where he is stationed. He does not know the ISO rting for Leeds. He asked if Chief Furley
might have more to add.
Councilmember (Chief) Furley added that the ISO come in to the stations unannounced and ask for
random paperwork for repairs, training, etc. and they must provide it on the spot. They come around



avery 10-12 years, so its not something you are really prepared for. Having a good relationship with
the local water companies and having good records, helps keep those numbers low. (Further research
showed the National Average at 5.5 ISO, HVFSSD has a 5 ISO rating)

LDWA - Doris McNally: The Oak Grove Bridge Project is well underway. We are taking advantage of
the work being done to widen the bridge to also upgrade some LDWA infrastructure under the bridge.
Mayor Hoster asked if it is beneficial for homeowner’s to have backflow on outside spigots? She
explained that it is mandatory, the State requires it. It's a piece of equipment that can be purchased at
Lowe’s or Home Depot, and any questions can be explained by Mark Osmer. Michelle Peot asked
about traffic concerns around the Oak Grove Bridge Project. Doris explained that it is the perfect time
of year for this project because the traffic up there is low in the winter.

9. Announcements:

a. Wreaths Across America
Ken Hadley explained that the wreaths will be placed on the servicemembers’ graves,
honoring them for the holidays. The wreaths are $17.00 each and donations are welcome.
The ceremony will begin at 10:00am at the Leeds Cemetery. Special speaker is Verne
Nelson from Harrisburg, Korean War Veteran, Purple Heart.

10. Public Hearing: None
11. Discussions and Possible Action Items:

a. Silver Cliffs - Joint Resolution Requesting Annexation to Ash Creek SSD
Councilmember Peot brought up concerns about how vaguely it is worded. She feels that it is
very specific about who will be responsible for billing, but then is very vague about items such
as funding liability issues and dispute management. It also does not give Leeds a seat on
their commission as they have with Toquerville and Hurricane.

Mayor Hoster asked Paul Morris to join the conversation as he has been part of the
negotiations with Ash Creek on behalf of his development, Silver Cliffs.

Mr Morris explained that the Resolution starts the process, and tells Ash Creek that you want
to join. They then come back with an agreement to be voted on. Councilmember Furley
expressed his concern that a Sewer Pump Station would require at least one employee with
a Level 4 Certification to run the station. It is difficult to find someone with that certification or
takes time to get somesome trained to that level. The Town would need to be able to pay at
least one or two fulltime Level 4 Operators to run the pump station. Councilmember Stirling
also shared her concern that this document states that the entire town would be annexed into
Ash Creek Special Service District, not just the new development. The full conversation can
be heard on Audio 241211_2006 (0:24:00 — 1:04:09) The Councilmembers were unable to
come to an agreement and decided to do more research before the next Town Council
Meeting. The Councilmembers would like to have a representative from Ash Creek available
to answer questions. Paul Morris stated that he received a copy of the agreement today and
he agreed to forward a copy of that agreement to the Clerk.

b. 2025 Meeting Calendar
The 2025 Meeting Calendar was provided to the Councilmembers for review. A motion was
made by Councilmember Furley to approve the Calendar, 2" by Councilmember Stirling.

ROLL CALL VOTE: Yes No Abstain Absent
MAYOR: Bill HOSTER
COUNCILMEMBER: DANIELLE STIRLING
COUNCILMEMBER: RON CUNDICK
COUNCILMEMBER: MICHELLE PEOT
COUNCILMEMBER: KOHL FURLEY

X | X[ XX |[X

c. Changes to the Land Use Ordinance pursuant to SB174
d. Proposed Revision of Ch 1 — General Provisions



Scott read the new definition written for Bed & Breakfast Inn in this Chapter. The Planning
Commission is recommending 35% of the home to be available for “commercial use” as a
bed & breakfast, where it is limited to 25% under the current home occupation ordinance.
Internal ADU was also defined pursuant to SB174. All single family residences are now
permitted to have an Internal ADU.

e. Proposed Revision of Ch 4.18 — Walls, Fences, Landscaping and Buffering, Outdoor
Lighting
Scott shared some examples of how a lack of fencing and lighting ordinances can be
detrimental to residential areas.

f. Proposed Ch 19 — Village Commercial
Scott continued his presentation, demonstrating that you can create commercial within the
town that is walkable and inviting rather than just parking lots and big buildings.

g. Proposed Ch 23 — Mixed Use (MU) Zone Ordinance

h. Proposed Revision to Ch 20 - Hillside Protection Overlay Zone Ordinance

After going through his presentation, Scott asked if there were any questions. Mayor Hoster
asked him to show us the SB174 changes that are required to be adopted by the end of the year.
He explained that for all Non-STT Subdivisions, we would use the “Legacy” Process. For all
Single Family, Two Family, and Townhouse Subdivisions, the Preliminary Plat would be
approved by the Planning Commission, and the Final Plat would have to be approved by a new
Committee not occupied by any elected official.

There was additional conversation about the new processes and what was necessary to have
adopted before the end of the year. Mayor Hoster and Councilmember Cundick did not feel
comfortable voting on any of the Ordinances in this meeting. Councilmember Stirling expressed
that she had put quite a bit of time into reading this document and she thanked the individual
members of the Planning Commission for their hard work and dedication to getting these
Ordinances completed. Mayor Hoster asked Scott to pull the SB174 relevant code from the
Land Use Ordinance and put together a resolution they could adopt in a special meeting before
the end of the year.

Chuck Bentley came forward to explain on behalf of the Planning Commission that there are
several holes in our code at this time and they tried very hard to fill as many of those holes as
possible to cover the Town.

Councilmembers reviewed their calendars and decided December 16, 2024 at 6:00pm, we will
hold a Special Meeting to discuss and approve the Resolution. Mayor Hoster asked if there was
anything else for Items a-h that need to be discussed before moving on to Staff Reports.
Additional conversation was had about what exactly will be voted on and what direction Scott
should go in.

12. Staff Reports:
Kohl (Roads): Chip Seal Project. We have identified our main concern, Main Street from Silver Reef up
to Babylon Rd; Wells Fargo Dr end of cul da sac; All of Juniper Way
Paradyme Asphault Experts gave a bid to clean the streets, clear the cracks, fill the cracks, and then
the Chip Seal Company comes behind and does their thing. This is a Double Chip Seal and lasts much
longer than a single Chip Seal. Paradyme’s price was $21,093.55 (for all 3 streets) $190,571.65 Total
for the Double Chip Seal Project. He also attended his first DTAC Meeting and is learning how it all
works. He will keep us posted.
Michelle attended the Washington County Water Conservancy Meeting as a Citizen (we do not have a
seat on that board and this is not a staff report): We will be required to install ultra efficient water
standards in order to join the water agreement so we’ll have to think about that. Mayor Hoster added
that is all future, it's not existing. He also heard that we got trashed and we should be getting an
apology soon.
Mayor Hoster: Rumor has gone around that | have raised your property taxes by 52%. The Fire District
gets .0062% of our property taxes, and the 52% was an increase of that .0062%. This is only a
parachute. We are confident that the Sales Tax increase will go through and we will not even need this
increase. There’s also a bill being written to allow the use of TRT tax to fund the Fire Department.



13.

The Clerk and | had a meeting with a codification company to get everything online and searchable. We
should have a quote shortly and we should have this locked down by the end of the year. ARPA funds
will allow us to pay this in cash.

We are also going to be looking to start a new activities committee. We’ve had BLOOM for the past
couple of years and it's done great, but | think we need to pivot and start something new. We've had
some people burn out. Some cities have a paid coordinator, we’ve run on just volunteers. These people
are tapped, so I'm trying to find another way that we help facilitate that. We are looking to appoint one
person to that position. Pickleball courts: We have additional funds available through ARPA to help
fund our pickleball courts. We got really crazy bids and then someone came in with exactly what we
needed at exactly the right price. We could also use the Delta for Revenue Replacement if need be.

Citizen Comments:

Wayne Peterson: Just glad hear the direction that short term rental seems to be heading thirty five
versus twenty five percent, | think it is important to make it that it is not a business that happens to have
a residence tucked in the so pleased to hear that the one thing I'd like to call everybody 's attention to |
don't know that this definition may have been addressed in some of these other discussions dwellings
single family it is a building arranged or designed to be occupied by one family the structure having only
one dwelling unit but this becomes the important part any single family dwelling with more than one
kitchen must be treated as a single dwelling unit and cannot be rented out under any circumstances
that would impact the ability of a bed and breakfast to be more than a bed and breakfast if you start
giving people their own cooking facility | don't think it's easy to envision that as being a bed and
breakfast | think it is good that that's in the definition but | think it needs to be kept in the forefront of
people's thinking as they go about considering which of these properties in these differences |
appreciate as a math major, sectors, because quadrants does imply four but each of these sectors that
you do have that limitation there | appreciate all the work being done and have a good rest of your
evening, if more people don't want to comment.

Mayor Hoster: Just to follow up on that before we move on, Scott would you confirm because with ADU
and not IADUs associated with that and you do have more than thirty day rental not short term rental
but as it applies in the definition? Has that been addressed in the definitions?

Scott Messel: Yes. With the new defition sections, yes.

Doris McNally: Regarding the Ash Creek sewer system, | would slightly suggested a watershed study
be done and the impact of that on our watershed this area before anything is agreed to. The other thing
is on the SB174, it is a shame that the group did not give you the document early enough but | would
say to the council as coming to workshop meetings, it would bewho of you to read it, because they
actually have done an amazing job on the document.

Mayor Hoster: We've read it. We just haven’t researched it because we received it last week.

Doris Mcnally: | understand a lot of us only received it last week, but the content within it is very good,
and given that a lot of this stuff is going to need to go forward after January 1st relevant to the new
development coming into the area, the more that you could get into it and agree to I think it would be
better for the town and | think because history has shown that sometimes it does a little time these
things approved so | think that here is an opportunity to kick the can forward strongly, and make sure
that we at least have something to go forward, so I'd like to at least make those two points. Speaking as
a BLOOM person, Mayor, if you could inform the BLOOM People that a decision has been made, we
would appreciate it. Ok? thank you.

Mayor Hoster: What was that last part?

Doris McNally: You announced something about the BLOOM Committee tonight that not entire BLOOM
Committee was aware of, so | appreciate as a BLOOM person and also not having some formal
ackowledge to those people, because we had not heard anything from the chair person who was
heading us anything else about the intention.

Susan Savage: | just wanted to thank you for your discussion about the Ash Creek issue, for
everyone’s input. I'm pretty concerned that you only got the document yesterday. We all know that
developers, asking questions of the person who wants something... you'll always get an answer that
from the person that's to their advantage in them that they want to be to your benefit to make it sound



that way. So, | appreciate the fact that you're giving time for an outside person to come and look at you
know who doesn't have that kind of skin.

Sandi Bassett: | just had questions about the bed and breakfast. How are the percentages going to
work in these five different sectors? Who is going to be responsible to be tracking all of this? How is
going to be enforced? because we were having a first like | just so | like my verification | like how that's
going to be happening and then | heard something what are the numbers 'cause you just said there's a
certain amount of people that you can have in a bed at breakfast but | didn't hear an actual number.
Scott Messel: It's called out two per bedroom maximum two bedrooms.

Councilmember Stirling: it's speculative at this point because we didn't adopt it.

Mayor Hoster: We do not have to have another Public Hearing, but public comment is welcome.

Sandi Bassett: As a citizen there needs to be more clarification of this and what is the reasoning behind
only having four people or two bedrooms? | understand there's a lot of people in our town, with inflation
costs and things that | can see people saying | am an empty nester, | have a basement, | can have a
little bit more revenue so that | can support my family.

Councilmember Peot: | can explain how the discussion was... there were two factors, one was septic
system sizing is currently based on the assumption that you have two people per bedroom max and
then the other thing that came into play is there's a rule for fire suppression systems when you have ten
people. Then regarding the income issue, it's not stopping income, you just have to a long term so thirty
days or more.

Councilmember Stirling: | talked to quite a few people, | went on facebook and said please give me
your information and also email me and then | also read through the general plan and | would say 90-
92% of every single person that actually wrote me specifically said that they didn't want to live next to a
commercial hotel and they said that they understand the bed and breakfast part, that's ok because
somebody 's living there but if you're renting out the entire basement, number one again the fire
suppression because you're going to have more than allegedly ten people, but the other process that
they were thinking is with the fact of having those quadrants at five percent of the total amount, Chuck
did a great breakdown of how many extra people in the town that would create and we don't have full
time police we don't have really full time fire. They come, they're great, but we have to look at what the
impact of that extra people is going have as the whole group of the town versus just, allowing changing
the zone, for the most part, because if you increase all of short term rental, which we're not allowing. If
you increase that across the board you're actually changing zoning, because most people that come
into the town, buy into a residential neighborhood and they expect to have a residential neighbor but if
you're having commercial which is basically what bed and breakfast is, a commercial aspect of it a
conditional use for commercial aspect. A lot of people did not voice their opinion to me that they wanted
that. 12 people responded to that survey.

Sandi Bassett: if you have long term rental you're still bringing those kind you're still bringing higher
numbers.

Councilmember Peot: You still have to comply with Septic System regulations with the Health
department.

Adjournment: 9:27pm

Approved this 121" Day of February, 2025.

I f |

Bill Hoster, Mayor

ATTEST:

DML Ape L

Michelle Rutherford’ Clerk/Recorder






