Staff Report
Kamas City Council
March 11, 2025

Subject: Enforcement for Short Term Rentals (STRs) within Kamas City under proposed ordinance 15.39
History: 
This topic has been before the Commission in several forms to both look at allowing and prohibiting nightly rentals. We had discussed extensively about how to limit the number of licenses and the difficult enforcement nature of banning them outright. This has been over two years since we looked into this and decided to pause on allowing any STRs for the time being to see what Summit County decided to do as they were simultaneously looking into how to limit/prohibit short term rentals. At the moment, it seems as though they are still permitted in certain zones although they are prohibited in ADUs (additional dwelling units).  
Currently, Utah law has bound the hands of counties and municipalities for enforcement by not allowing them to use advertising alone as a means to enforce violations. However, the legislature is looking into changing that in this legislative session under HB 256 (see link to draft of the bill at the end of this staff report).
Kamas specifically does not have an overwhelming amount of STRs at the moment. When it was researched last, it was under a dozen properties at most. The concern with permitting STRs from the Planning Commission echoed those of the County and the State which is that, although they do bring in some tax benefits to the City (1% tax on amounts paid within Kamas City for tourist home, hotel, motel, bed and breakfast, or trailer court accommodations rented for less than 30 days), there is a direct correlation to STRs contributing to both the loss of long-term rentals and the increase in housing prices. Summit County leads the state in STRs with the largest concentrations in Park City, but they are spreading to the east side at a rapid rate as the pricing continues to increase on the west side (see link to Park Record article).
I have never received a neighbor complaint in the almost four years I have worked for Kamas. However, I will say that I receive phone calls from potential buyers looking at properties for sale for the purpose of STRs often. Although we don’t currently have a formal ordinance in place banning STRs, under our allowed use table (15.30.020), we are able to say that any use that is not specifically designated as allowed, is prohibited. And I do believe that this has deterred some buyers from purchasing property specifically as a STR. However, it has no real teeth and is not considered a regulation or enforcement specific to STRs. 
Discussion:
Regarding HB 256 – The new addition of the language in the bill stating that, “If a municipality regulates short term rentals, Subsection (2)(b) does not prevent the municipality from using a listing or offering of a short-term rental website as evidence that a short-term rental took place so long as the municipality has additional information to support the position that an owner or lessee violated a municipal ordinance” is of particular importance in passing this ordinance. In the past, there have been house bills that have been passed with language stating that the bill would only apply to cities that already had regulations in place prior to the bill being passed. 
The concern is if this bill gets passed but only applies to municipalities or counties that were already regulating STRs, we could lose the opportunity to regulate them in this way. As of March 5, the bill has not yet been passed and will be on the senate 2nd reading calendar. There are a couple of unknowns at the moment. One being whether or not a municipality needs to have regulations in place prior to the bill effective date of May 7. Second, what additional information is needed to support using a short term rental website as proof that a short term rental took place. However, it may be prudent to have regulations in place as a starting point for now until Planning Commission and Council decide on whether or not Kamas City wants to allow Short Term Rentals to take place. 

Planning Commission Comments
Public Hearing: Held on February 4, 2025 pursuant to appropriate public notice.

Commission Action: Recommended approval 5-0 on March 4, 2025.
The Planning Commission was really torn on this topic with the idea of shutting down the current rentals in Kamas. Ultimately, they felt that while there is a need for some STR, they would rather see none than a lot if it has to be all or nothing. They did discuss the idea of allowing some in which has been researched in the past. However, this gets really complicated quickly with how many to allow and how to do so fairly and legally. This would need to be further researched if this is the path we want to explore. For now, the Commissioners all felt that this was a necessary ordinance to put in place due to the language of HB 256 and the need to have some sort of regulation in place. 

City Council Options:
Recommended motion: Adopt the code amendments as follows: 
Adopt Ordinance. City Council APPROVES and ADOPTS the proposed Code Amendments to 15.39 as drafted. 
The Council can make additional or different changes from those presented. If so, the motion will need to identify those additional or different changes.
Alternative motion:
Reject Ordinance.  City Council DENIES and REJECTS the proposed Code Amendments.

Exhibit:
https://le.utah.gov/~2025/bills/static/HB0256.html

https://www.parkrecord.com/2024/11/21/summit-county-leads-state-in-short-term-rentals/


