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1 Introduction – Location and Setting
The Town of Leeds is located in southwestern Utah in Washington County. It is defined as a town
by the State of Utah because its population is less than 1,000 people. It is located beside Interstate
15 approximately 140 miles north of Las Vegas, Nevada, 15 miles north of St. George, Utah, and
289 miles south of Salt Lake City. The Town of Leeds is close to Zion National Park, Bryce Canyon
National Park, Cedar Breaks National Monument, Quail Creek State Park, and Sand Hollow State
Park.

Figure 1-1: Location

1.1 Scope and Purpose of General Plan
A general plan provides for the overall guidance of any town’s growth and sets the course and
direction for future development. Policy decisions related to the Town of Leeds’ land use decisions
should all be consistent with the goals and policies outlined within the general plan. Moreover,
the Leeds General Plan is designed to provide policy direction to decision makers when
considering development proposals and options for overall town development. The general plan
should be updated and reviewed as necessary and updated every five years to ensure the
document remains consistent with the Town of Leeds’ vision and direction.

1.2 Authority
Title 10-9a-401 of the Utah State Code requires that “each municipality shall prepare and
adopt a comprehensive, long-range general plan for:
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(a)

present and future needs of the municipality; and

(b)

growth and development of all or any part of the land within the municipality.”

Moreover, subject to Subsection 10-9a-403(2) of the Utah State Code, “the municipality
may determine the comprehensiveness, extent, and format of the general plan.” At the
time of this writing Leeds is considered to be a “Town – under 1,000 population” as
defined by the Utah State Code; therefore, the mandatory elements of this general plan
update shall, at a minimum, consist of land use and transportation. The Town of Leeds,
however, has decided to also include elements in the general plan consisting of housing,
public services, historic resources, environment and conservation, and economic
development.

1.3 General Plan Update – Public Process Summary
In late 2021 the Town of Leeds contacted Sunrise Engineering, Inc., to discuss the need for a
general plan update. Sunrise Engineering was hired to engage the public, gather community input,
and provide an updated general plan document.
The following is the process undertaken by Sunrise Engineering to update the Leeds General Plan:
1. Data Collection:
a. Land use inventory – An assessment of zoning and land use patterns within the
town’s corporate boundary and potential annexation areas.
b. Traffic circulation and patterns.
c. Collection of historic data.
2. Stakeholder interviews and community preferences survey:
a. A survey of the citizenry was conducted to determine opportunities, constraints,
and preferences.
3. Public Participation:
a. Sunrise Engineering participated in public hearings before the Leeds Planning
Commission and Town Council to obtain input. Citizens were encouraged to
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participate; Sunrise heard residents’ concerns and then incorporated those
comments as much as possible in the general plan update.
b. Sunrise Engineering also worked closely with the Leeds Steering Committee to
gather input from Leeds residents.
c. Throughout 2022 Sunrise worked to update the general plan to reflect the vision,
priorities, and goals outlined by Leeds citizens.
d. The updated general plan was presented by Sunrise Engineering to the Leeds
Planning Commission and Town Council at a public hearing for final comment and
adoption.
The document that follows represents a collaborative effort between Leeds residents, business
owners, town staff and volunteers, Sunrise Engineering, and numerous local and regional
organizations. This collaboration is key to the success of the general plan as a tool to guide future
development in the Town of Leeds.

1.4 Major Town General Plan Themes
Below are the key general areas of concern that were identified as a result of the public
participation process:
1. Maintaining the Rural, Open and Charming
Character of Leeds: Most residents live in Leeds for its
rural, agricultural, small-town charm and want to keep
that hometown feeling. Development is starting to
encroach from surrounding areas, causing the town to
develop rapidly and in a possibly uncontrolled manner.
Residents believe that it is imperative to keep the rural,
hometown feel and control growth now and in the future.
2. Large Lot/Agriculture: Developing into a suburb of the St. George metropolitan area is not
desired. Large lot developments and preservation of the town’s agricultural and farming
heritage is preferred.
3. Infrastructure: Keeping up with infrastructure needs and requirements such as water, possibly
sewer and street improvements is necessary.
4. Code Enforcement: Address unkempt properties and enforce existing codes related to
property maintenance.
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5. Recreational Activities and Parks: Recreational activities such as
riding, hiking, and camping are valued. The Town of Leeds is
surrounded by public lands, and, as such, there is a desire to see access
to public land maintained. Locally, providing more park-related
recreational services and facilities is desired.
6. Environment: Maintaining the vistas, views, clean air, and night sky
environment are important to residents in the town.
7. Develop and Support for Local Businesses: Supporting of local
businesses and restaurants is desired. Lack of local necessary services such as a gas station is
a concern.

1.5 Demographic Data
Based on the 2020 Census Data the population of Leeds, Utah, is 864. (City and Town Population
Totals: 2010-2020). Although some population change has occurred since 2020 the demographic
information from the census still offers a good representation of the Leeds community. As
evidenced in the rest of the State of Utah, growth continues to trend upward in the community
and the rate of growth can be variable and somewhat unpredictable.
In 2020 the population of Washington County, Utah, was 182,111. The projected population of
Washington County is expected to more than double to 401,757 by 2050. If the Town of Leeds
follows the same demographic trend, the population could also double to over 2,000 residents.
The previous general plan provided a build-out scenario where the town could increase its
population to over 12,000 people given complete annexation by 2050. This build-out scenario is
far too optimistic. Given the approach to growth of the town, a population growth in keeping with
Washington County trends is more logical and would only occur in Leeds if property is annexed
into the town and the town finds the need to embrace higher density zoning (See Appendix A).
For more information regarding the history, culture, and vision of the Town of Leeds, please visit
http://www.leedstown.org/.
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1.6 Annexations
The Town of Leeds presently has several square miles of property identified in its annexation policy
map that could be annexed to provide for future growth. The town wants to ensure that only wellplanned, cohesive growth occurs in the areas identified in the town’s annexation policy map. As
such, the town reserves the right as provided under Utah State Code 10-2-4 to annex areas as
identified within the annexation area policy plan and map.
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2 Land Use Element
2.1 Purpose
The land use element of the general plan is a guide for the future development of the town. The
land use element is intended to provide a reference guide for town leadership when deciding
upon future land use patterns, development, and vision of the town. Balancing the vision for town
development with the overall goals, strategies, and actions contained within this general plan is
the intent of the land use element.

2.2 Existing Conditions
In 2022 land uses within the Town of Leeds and areas available to
be annexed consist of undeveloped and natural property, low
density residential, agricultural, historic resources, and a limited
number of commercial businesses along Main Street. There are two
RV parks located in the eastern area of town. Presently, there are
401 homes located in Leeds. The areas that could potentially be
annexed generally consist of vacant and natural land that includes
some areas of existing residential development such as Homespun.
Most single-family homes are built on lots ranging from
approximately 7,000 square feet in size to over five acres in size.
Open space areas located around the Town of Leeds are generally
governed by the Bureau of Land Management.
2.2.1 Current Land Use Classifications
Current and proposed general plan land use designations consist of the following: Commercial,
Mixed Use (Commercial or 0-4 du/ac or both), Open Space, Estate Residential (1 du/ac), Rural
Residential (1 du/5 acres), Low Density Residential (0-4 du/ac), High Density Residential (up to 5
du/ac), Institutional, Historic Preservation and Agriculture (see Figure 2.1).
The Town of Leeds Zoning Ordinance presently lists ten separate residential zones, several of
which are not presently utilized. Four overlay land use designations also exist within the zoning
ordinance (HPO – Hillside Protection Overlay, L-X Lot Size, E-X Environmental, HIST – Historic –
not yet created). A mixed-use zone was part of the zoning ordinance, but it was repealed by the
town council in 2016.
2.2.1.1 Residential Land Uses - Zoning
The intent of zoning within the Town of Leeds is to provide for logical and cohesive development
of the town. Permitted uses, conditional uses and setback requirements provide for logical and
consistent development of the town while also providing property owners the latitude to enjoy
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their property. The following describes zoning classifications presently located within the Town of
Leeds Zoning Ordinance:
Rural Residential – (Zones included: R-R-20, R-R-1,
RR-2, R-R-5). The rural residential zones provide for limited
farming associated with residential uses.
Residential – (Zones included: R-1-1, R-1-2, R-1-5,
R1-10, and R-1-20). The residential zones provide for
development consisting of a more traditional
neighborhood housing environment that does not
contain farming or agricultural uses.
Multiple Residential – (Zones included: R-M-7). The RM classification is to provide and protect
areas for medium density residential use while permitting limited establishment of the public and
quasi-public uses which serve the requirements of the neighborhood. Up to five one-family
residences per acre may be possible based on the number and type of structures and approval of
a conditional use permit.
2.2.1.2
Commercial Land Uses - Zoning
Commercial Land Uses – (Zones included: C). The
commercial classification is to provide the Town of Leeds
with a variety of goods and services.
2.2.1.3
Open Space Land Uses
Open Space Land Uses – (Zones included: OS). The open
space classification is an interim transition zone developed
for newly annexed areas.
For further information regarding zoning and land use classifications, please visit
http://www.leedstown.org/ordinances/land-use-ordinance/.

2.3 Major Land Use Themes
Two major land use themes were obtained from the survey of Leeds
residents:
1.
Small Town – Rural Feel: Most residents enjoy the town because
it is rural, generally still agricultural and has a small-town charm.
Residents want to continue to keep that feel to the town. A common goal
is to preserve the town’s rural character and history in all future planning
and development activities.
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2.

Controlled Development: Development must be planned accordingly and controlled so
that the Town of Leeds maintains its own character and does not become just a suburb of
the St. George metropolitan area.

2.4 Land Use Goals and Policies
The following goals and policies provide specific actions to promote Leeds residents’ vision as
discussed in the previous sections.

Goals

Strategy

Action

Provide for responsible
growth management
through the logical
extension of the town’s
municipal boundary.

Determine areas of influence
where the town should annex
properties in keeping with the
Town of Leeds Annexation
Policy Map. Annexing areas
prior to development is
preferred as opposed to
annexing areas after they
have been developed.
Annexing areas prior to
development provides the
town with an ability to
influence development
proposals so that those
proposals will remain in
keeping with town goals and
values.

As per Utah Code Section 10-2-4,
initiate the annexation process for those
chosen areas referenced in the town’s
annexation plan.

Anticipate and
encourage managed
and planned growth.

Require new residential
development to be
compatible and consistent
with the town’s historic land
use patterns and/or adjacent
developed lot sizes.

Review and update the town’s zoning
ordinances and development standards
to ensure compatibility with
surrounding land uses.

Require new commercial
development to be
compatible with surrounding
residential homes and
development.

Proactively enforce land use and
development standards existing in the
Leeds Municipal Ordinance.

Update the town’s zoning map to be
compatible with the general plan map
and land use designations.

Require developers of new residential or
commercial development projects to
enter into development agreements with
the town to ensure compliance with
stated objectives of development.
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Require developers to post warranty
bonds in accordance with State of Utah
code to ensure completion of
infrastructure
related
to
project
development.
Require compliance with the intent of
the general plan when reviewing
applications for changes in the land use
and zoning.

Maintain the smalltown, rural feel of
Leeds.

As agricultural property
owners request, preserve
agricultural land.

Amend the zoning ordinance to allow for
the establishment of agricultural
protection areas in accordance with state
code requirements.

Given the opportunity,
preserve the agricultural and
historic heritage of Leeds by
promoting and preserving
such practices in the zoning
ordinance and in land use
decisions.

Review the zoning ordinance to ensure
agricultural practices are protected and
encouraged in the appropriate zones.
Update the zoning ordinance
if
necessary to maintain consistency
in
agricultural
regulations/zones
throughout town.
Promote community participation events
such as farmer’s markets, local fruit
stands,
quilting
guilds,
patriotic
celebrations, and other community
related events.
Review and update the Utah Dark Sky
Ordinance from 2007 to require
compliance with evening lighting
restrictions.

Maintain and promote
an attractive and
inviting living
environment.

Consider any practical
approach to beautifying and
maintaining the town’s
municipal assets, residential
areas, open space areas,
vistas, and other assets.

Review the zoning ordinance to ensure
that the proper mechanisms exist to
enforce nuisance hazards.
Proactively enforce nuisance issues to
maintain the town’s values in a fair and
even approach.
Pursue grant opportunities from the
state and federal government for the
upkeep and enhancement of beautifying
roadways, the park, and preserving open
space areas.
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Work with the BLM on potential
pavement enhancements for Silver Reef
Road.
Consider sign kiosks at strategic areas of
town so that businesses can advertise in
an organized manner instead of using
temporary signs and then require those
businesses to use only the kiosk signs.
Consider establishment of a citizen
committee to sponsor community
beautification programs, cleanup days,
and other types of events.
Table 2-1: Land Use Goals and Policies
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3 Historic Preservation Element

3.1 Purpose
The purpose of the Historic Preservation element of the General Plan is to enhance, preserve, and
protect historic structures and areas within the town.
3.1.1 List of Historic Sites and Structures
A comprehensive list of historic structures and sites in the Town of Leeds is attached to this general
plan as Appendix E. Of the more significant public structures in town, the Civilian Conservation
Corps (CCC), Town Hall (old Silver Reef schoolhouse), Leeds Cemetery and the Silver Reef Museum
area are owned by the Town of Leeds and Washington County. The CCC camp and the Tithing
House (15 S. Main Street) are on the National Register of Historic Places, while the Sterling House
is on the State List of Historic Places.
The following list compiled by the Leeds Historic Preservation Committee in 2009 includes historic
sites and structures within the Town of Leeds. It has also been recently updated. The list is broken
into nine regions: Main Street, Mulberry Street near Interstate 15, other Leeds Historic Buildings,
Peach-Pit Pavilion and Babylon Mill Road, Paiute Ruin-Downtown Leeds, Bonanza Flat Area,
Irrigation Ditches, Cemeteries, and Historic Silver Reef-Wells Fargo Silver Reef Historical
Monument/Washington County owned property within Leeds town boundary. Table 3.2, the
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Goals, Strategy and Actions part of this element provides recommendations by which significant
historical properties can be preserved.
A. MAIN STREET
3.1.1.1.1
4 Corners of Main & Center
1. 15 S. Main-Stirling Home - 1876
2. 10 S. Main-Home - 1881
3. 30 N. Main-Home - 1868
4. 25 N. Main-Tithing House & Wall - 1891
5. 35 N. Main-Home & Wall - 1868
6. 32 N. Main-Leeds Mercantile - 1920
3.1.1.1.2 Other Historic Properties on Main
1. 48 N. Main St.-1936
2. 72 N. Main St.-1886
3. 125 N. Main St.-1886
4. 175 N. Main St.-1905
5. 190 N. Main St.-1946
6. 211 N. Main St.-1934
7. 218 N. Main-1880-Leeds Town Hall
8. 240 N. Main St.-1900
9. 242 N. Main St.-1947
10. 293 N. Main St.-1920
11. 335 N. Main St.-1885

12. 345 N. Main St.-1912
13. 365 N. Main-1920
14. 33 S. Main-1920
15. 80 S. Main-1870
16. 81 S. Main-1896
17. 100 S. Main-1910
18. 110 S. Main-1912
19. 155 S. Main-1868
20. 217 S. Main-1940
21. 255 S. Main-1940

B. MULBERRY STREET NEAR I-15
1. 58 W. Mulberry-Benjamin Stringham House-built 1870
C. OTHER LEEDS HISTORIC BUILDINGS AND AREAS
1. 175 S. Valley Road building Zion RV Park-clapboard siding1930
2. 60 E. Berry Lane-1940
3. CCC Camp
4. Silver Reef area – Wells Fargo Building
5. Various milling and mining sites
D. PEACH-PIT PAVILION-BABYLON MILL ROAD AREA
1. Peach-Pit Pavilion replaced in 1985 from historical structure built in the 1900s
E. PAIUTE RUIN-DOWNTOWN LEEDS
1. Paiute Ruin - Prior to 1867
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F. BONANZA FLAT AREA
1. 25 W. Bonanza Flat-1880-mine portal
2. 155 W. Bonanza Flat-1880-multiple mine resource
G. IRRIGATION DITCHES
1. Leeds Ditch-Silver Reef Park-1880s
2. Silver Reef Drive -1880s
3. Downtown Leeds East, West and Center Ditches-1880s
4. Original Ditch in Silver Reef -1870s
H. CEMETERIES
1. Leeds Cemetery-1870
2. Catholic Cemetery-1875
3. Protestant Cemetery-1875
4. Site of Chinese Cemetery-1875
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3.2 Historic Preservation Goals, Strategies, and
Actions
Goal

Strategy

Support the restoration and
maintenance of historic
structures and properties in
Leeds in order to conserve
historic structures, areas, and
history.

Develop an historic
preservation ordinance
and/or modify the
existing ordinance.

Action
Continue to define historic properties in
Leeds and develop standards and
regulations governing the identification,
protection, restoration, maintenance,
alteration, relocation, or removal of
historic resources.
Clarify procedures for eligibility of listing
of historic structures and areas. Create a
landmark structure listing of all
significant properties/structures/walls,
etc.
Attempt to secure public and private
funding sources to assist in preservation
efforts. Consider all available grant
opportunities.

Physically preserve historic
sites and structures in Leeds.

Implement all existing
governmental
resources, programs,
and guidelines
available.

Encourage, adopt and/or implement the
Secretary of the Interior's standards for
the “Treatment of Historic Properties
with Guidelines for Preserving,
Rehabilitating, Restoring and
Reconstructing Historic Buildings.”
Consider adopting a new zoning
designation called “Historic Preservation
Overlay” to preserve existing historic
resources and encourage those who
qualify to place the overlay zone on the
historic resource property.
Consider adopting flexible land use
standards and development options as
historic structures normally do not
comply with present day development
standards.

Table 3-1: Historic Preservation Goals, Strategies, and Actions
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4 Transportation Element

The intent of the transportation element of the general plan is to address various aspects of the
transportation system in the Town of Leeds. Discussion regarding the town’s rights-of-way,
infrastructure and strategies for future and continued improvements to the town’s
transportation system follow.

4.1 Existing Conditions
Main Street in Leeds runs parallel to Interstate 15 (I-15) and used to be the main highway (SR228)
between St. George and Cedar City before the interstate was constructed. Main Street is the
primary thoroughfare in town and provides access to both the south- and northbound on- and
off ramps for the I-15. Main Street is a state highway and is maintained by the State of Utah; all
other roads in Leeds are maintained by the town. The town received a grant and constructed curb,
gutter, and landscape enhancements to Main Street. Presently, a northbound off ramp and
southbound on ramp exist at the south end of town, and a northbound on ramp and southbound
off ramp exist at the north end of town. All traffic through town utilizes Main Street. Main Street
is also an alternative route to the communities of St. George, Hurricane, and Toquerville and can
be driven as an alternative route to Interstate 15 at Anderson Junction.
Silver Reef Road is located on the northwestern end of town. It is an arterial road that intersects
with Main Street. Silver Reef Road crosses under the I-15 and provides the only drive access to
the Dixie National Forest, BLM land, and the historic remnants of the Old Town of Silver Reef.
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On the southwestern end of town is Cemetery Road. Cemetery Road is a Major Collector Road
and also intersects with Main Street. Cemetery Road crosses over the I-15. It provides access to
the I-15 southbound ramp and the Leeds Cemetery. Cemetery Road provides access to Leeds
Cemetery and to homes and property located in Washington County and is designated as a major
collector road. Many other local streets intersect with Main Street and provide access to homes
throughout the downtown area of Leeds. Most roads that provide access to homes and businesses
in Leeds are paved (see Leeds Transportation Map Figure 4-1).
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FIGURE 4-1: LEEDS TRANSPORTATION MAP

MAP LEGEND

0

1,000

1 In = 2,000 Feet

2,000

Major Arterial, Existing
Minor Arterial, Existing
Minor Arterial, Proposed
Major Collector, Existing
Major Collector, Proposed
Residential Collector, Existing
Residential Collector, Proposed
Frontage
Existing
I-15

Leeds Town Boundary
Parcels

11 NORTH 300 WEST
WASHINGTON, UTAH 84780
TEL 435.652.8450 - FAX 435.652.8416
www.sunrise-eng.com

TOWN OF LEEDS
TOWN OF LEEDS GENERAL PLAN

Town of Leeds, Utah General Plan 2022

4.2 Future Transportation Issues
Transportation issues will largely determine the quality of life for residents in and around Leeds
for the foreseeable future. Leeds must continue to address the increased needs of its citizenry by
seeking a variety of funding options and grants to upgrade and plan for roadway improvements
and alternate modes of transportation.
The proper mechanism to analyze and provide for increased traffic demand is to initiate a
comprehensive transportation master plan. A transportation master plan would allow Leeds to
ensure continued safety of the traveling public as the Town of Leeds continues to be impacted by
surrounding growth. The transportation master plan would thoroughly analyze existing roads and
trails, proposed roads and trails, and proposed road and trail connections. The plan should include
a corridor preservation plan that will allow the town to identify and preserve important corridors
for pedestrian trails, access to public lands, ATV trails, equestrian paths, bikes and other important
modes of transportation.
Access to I-15 is a significant issue in regard to traffic flow in Leeds. As mentioned previously,
Leeds has access to I-15, but both ramps are restricted in regard to function. The existing on- and
offramps were built when I-15 was constructed through town. At the time of construction, the
ramps served the town appropriately although somewhat inconveniently. The issue of access in
to and out of the town needs to be analyzed and addressed with UDOT as the town continues to
experience growth pressure. The Utah Department of Transportation must be an integral part of
any plans for transportation that impact I-15 or SR-228 (Main Street).

4.3 Roadway Design
A safe and sound transportation system is essential for any town. New roads should be designed
to give proper access to emergency vehicles and should be well maintained. Also, roadways,
bikeways, and walkways should be designed in a way that all people can equally access and use
the transportation system. The Town of Leeds has identified existing and future transportation
corridors as shown on the Leeds Transportation Map (Figure 3) and has adopted a hierarchal
system of roadways to assist in providing for connected traffic circulation. Table 4-1 is provided
as a guide regarding the hierarchal road system, average daily trips for each classification, typical
speeds, and access points.
A critical factor to the safety and function of the transportation system is access management.
Access management is the practice of coordinating the location, number, spacing and design of
access points to minimize site access conflicts and maximize the traffic capacity of a roadway.
Leeds will need to coordinate access management requirements with UDOT as the town
experiences growth pressures.
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Table 4-1: Transportation Goals and Policies

4.4 Parking
Parking congestion is not currently a problem in Leeds; however, parking of trucks and trailers
with ATVs is sometimes an issue during certain seasons. There are presently no organized parking
areas in town providing appropriate parking for recreational use and BLM has provided no areas
to park such vehicles in the National Forest.

4.5 Transportation Goals and Policies
Goals

Continue to provide
a safe and robust
roadway network.

Strategy

Evaluate the town’s
circulation system to ensure
that access is being provided
for all users, that the roadway
system is being maintained
and that appropriate signage
is provided.

Action

Develop a five-year CIP plan for the
continual repair, replacement, and
maintenance of the town’s road system.

Inspect the roadway system for
maintenance and signage issues. Repair
all identified issues.
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Develop a transportation master plan
and implement the recommendations of
the plan.
Look for any available grant and
funding opportunities to pave, maintain
and upgrade the town’s transportation
system.
Require new development to pay traffic
impact fees and provide traffic impact
studies to analyze traffic mitigation
measures.
Pursue opportunities to provide
organized parking locations in town
and/or work with BLM to provide areas
for parking.
The town should continue to explore
active transportation opportunities that
will connect its historic downtown core
with the trails, bikeways, and
recreational facilities that surround the
town.
Work seamlessly with UDOT regarding
continual improvements to Main Street
and in regard to access and potential
improvements from Interstate 15.
Table 4-2: Transportation Goals and Policies
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5 Public Services, Facilities and
Recreation Element
5.1 Location, Services and Existing Conditions
The Town of Leeds is governed by a non-paid mayor with support of a non-paid town council.
The town also has a non-paid planning commission. Leeds Town Hall is housed in the Silver Reef
old historic school which was relocated from Silver Reef to its present location at 218 North Main
Street. The mayor, town council, and limited employees provide the most efficient and effective
service to the town residents while also operating within its budget. The community also has active
volunteers to assist with programs and events. Police service is provided by the Washington
County Sheriff’s Office. Emergency fire service is provided under contract with the Hurricane Fire
Department and supplemented with volunteers. The town boasts a single fire station located on
North Main Street. The Town of Leeds does not have a library or medical facility. There is no public
school in town. School age children receive public education at locations south of town in in
Hurricane City and Washington City.

5.2 Recreation
The Town of Leeds boasts one community park (Leeds Park) and is located behind Leeds Town
Hall on Main Street. The parks consist of playing fields, a playground, large grassy areas, trees, a
restroom, and the Peach-Pit Pavilion. There is a parking lot provided. Hiking and ATV trails are
located just outside town in areas maintained by the Bureau of Land Management.

5.3 Utilities
5.3.1 Water
The Leeds Domestic Water Users Association (LDWA) is the domestic water purveyor for the town.
LDWA states that the “Leeds Domestic Water Users Association is a non-profit, shareholder owned
culinary water company” and that “LDWA is not an extension of state or local government”. The
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town’s charter, however, with LDWA states that LDWA cannot function without support of a local
government agency. LDWA culinary sources come from one well and one spring. As of December
31, 2020, LDWA served 377 active water connections within its water distribution system.
5.3.2 Wastewater
The Town of Leeds presently does not have an organized waste water distribution system. All
waste-generating structures in the town are on septic systems. Some septic systems in town are
beginning to fail and need attention. The Ash Creek Special Service District is the nearest waste
water purveyor to the town.
5.3.3 Electricity, Gas, Solid Waste
Electricity to the Town of Leeds is provided by Rocky Mountain Power. Natural gas is provided
by Questar and solid waste service is provided by Washington County.
5.3.4 Drainage
Formalized drainage and storm water drainage systems (curb, gutter, culverts) exist on Main Street
in the Town of Leeds and under Interstate 15. All other drainage consists of sheet flow into
troughs, ravines, and gullies. Occasional flooding in Leeds has been an issue in the past and the
town has tried to address such issues as resources allow.
5.3.5 Trails
No organized hiking or bike trails exist within the Town of Leeds. There are organized trails located
west of town on BLM maintained property. Some unorganized trails provide access from the town
to BLM land, Dixie National Forest, Red Cliffs Desert Reserve, and other public lands.

5.4 Public Services, Facilities and Recreation Goals,
Strategies and Actions
Goals
Provide for efficient
and effective town
administration and
essential public
services.

Strategy
Assess, maintain, adjust and
enhance service levels to the
community.

Action
Continually recognize changes in
community needs and reprioritize
resources (fiscal and otherwise) to
address such needs.
Continue to assess and anticipate
budget issues, adjust the budget as
necessary and maintain an appropriate
reserve in case of emergency or other
unforeseen issues.
Continue to work with and support the
Washington County Sheriff’s Office
regarding issues related to crime,
speeding and crime prevention in town.
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Work with the Hurricane Fire
Department to provide the best
emergency service possible in order to
decrease response times to the
community.
Make employee safety and competency
a top priority by providing the
appropriate training based on job
function.
As the population grows, continue to
evaluate and assess the educational
needs of the community. Additional
resources provided by Washington
County or the Washington County
School District may be necessary to
properly service the community’s
educational needs.
Assess and review development impact
fees. Adjust such fees as necessary.
Develop a five-year capital
improvement program so that a
comprehensive approach can be taken
to provide for storm water, street and
possibly waste water service to the
community.
Provide the highest
quality utility service to
the community.

Plan for expansion, extension
or establishment of water,
storm water and wastewater
service to the community and
develop redundancy in all
systems.

Continue to apply for grants to address
any drainage issues that still exist in the
town.
Encourage LDWA to upgrade old water
lines, storage, and delivery systems to
better provide for redundancy, security,
and safety in the town’s water system.
Work and cooperate with the
Washington County Water Conservancy
District in regard to providing the
highest quality water possible to
residents and in helping LDWA cope
with growth and maintenance of the
system.
Work and cooperate with the Ash Creek
Special Service District to eventually
provide phased wastewater service to
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the town and in development of a waste
water master plan.
Provide sufficient funding for park
maintenance and recreational activities.
Continue to allow and support
community events at Leeds Town Park
and Town Hall.
Expand recreational
opportunities and
meeting space to the
best extent possible for
residents of the town.

Support, maintain and
encourage activities and
events at Leeds Town Park
and at Town Hall. Support a
bike and trail network.

Look to establish cultural opportunities
and events that unite the community
and provide for community
cohesiveness.
Pursue sponsorships and other private
funding mechanisms to establish new
events, celebrations, summer outdoor
concerts, presentations and activities at
Leeds Town Park and Town Hall.
Pursue funding opportunities to
establish organized walking and biking
trails in town which can connect to
existing established trails on the
outskirts of town.

Table 5-1: Public Services, Facilities and Recreation Goals, Strategies and Actions
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6 Environment and Conservation
Element
6.1 Existing Condition and Key Findings
The Town of Leeds is located in a unique area
of southern Utah and boasts beautiful views
of hills, mountains, and desert landscapes. The
environment and conservation element of this
general plan addresses strategies in order to
preserve the unique environmental resources
of the town for the enjoyment of future
generations. Moreover, the general plan
provides for enhancement and protection of
those unique resources as the town grows.
Preservation of the environment is an
essential and critical part of the overall
development strategy of the Town of Leeds and should be given equal consideration when new
development is proposed.

6.2 Town of Leeds – Environment and Public Lands
The Town of Leeds has a unique and beautiful environment characterized by an abundance of
natural resources, plant, and animal habitat. In order to maintain the character and quality of
Leeds’ natural environment, it is important to take measures to protect valued natural resources.
These natural resources not only contribute to the aesthetic character of the town, but also to the
local economy and the welfare of Leeds residents. In order to balance the protection of Leeds’
environmental resources with private property rights, the town must make expectations clear
regarding protection of unique environmental resources when development is proposed. Leeds
is surrounded by public land, including BLM managed areas, Dixie National Forest land, the Red
Cliffs Desert Reserve, the Red Cliffs Recreation Area, and Quail Creek State Park. Taking an active
role in regard to the administration and management of surrounding public lands is essential with
regard to the manner in which such lands are preserved for the benefit of town residents and
visitors.
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6.3 Environment and Conservation Goals and Policies
Goals
Ensure and preserve
environmentally
sensitive areas such as
scenic vistas, open
space, view corridors,
washes, and threatened
and endangered

Strategy
To preserve irreplaceable
community assets for future
generations, limit
development in those areas.

Action
Review the zoning ordinance to
consider limiting development in scenic
areas, vistas, hillsides, slopes, and
washes. Review and update
development standards to match the
goal if necessary.

species.

Designate areas as open space that are
valued and considered irreplaceable.
Revise the open space zone to eliminate
any type of urban uses associated with
the zone. The open space zone is for
preservation of land only. This will
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maintain open space for present and
future generations. Apply the open
space zone to those areas of intrinsic
value and BLM property.
Work with FEMA to update flood zone
maps.
Establish grading limits which govern
the extent of road cuts and minimize
scarring to reduce the chance of erosion
of the hill slopes and surrounding area.
Make expectations clear with
governmental agencies charged with
managing the surrounding valued and
irreplaceable areas that preservation of
environmentally valued areas is
necessary and expected.
Upon initial development submittal,
make expectations known with the
development community that areas of
intrinsic value will be preserved.
Continue to collaborate with local
agencies in order to ensure that the
Town of Leeds plays an active role in
regulation and use decisions governing
public lands surrounding the town.
Comply with federal NDPES
requirements.

Table 6-1: Environment and Conservation Goals and Policies
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7 Economic Development Element
A successful economic development strategy is essential to the strength and security of any
municipality. Leeds’ local economy has competitive strengths and economic opportunities. The
general plan economic development goals seek to establish and maintain balanced economic
drivers presently operating within the community as well as support future business ventures.
The economic development element provides an approach and framework to maintain the town’s
economic base while also providing guidance where potential economic opportunities may be
present. A strong local economy not only provides residents with a high quality of life but also
enhances local government revenues to better provide essential public services. In order to
prepare for a balanced economy, broad goals, strategies, and actions are provided in this general
plan to guide future economic development efforts. The economic development element goals
are meant to be long-term in nature and implementation, flexible, and provide an organizational
framework to help guide decision makers in responding to differing market conditions.

7.1 Existing Conditions
Presently the Town of Leeds has only a few
commercial or retail establishments. A strip
commercial center exists at the intersection of Silver
Reef Road and Main Street. This location houses a
contract post office, two restaurants, a hair salon, a
small market, and office units. Located to the south of
this commercial center on Main Street is the Leeds
Market. The Leeds Market generally sells groceries to
the community. Other small, home-based businesses
have been permitted by the town and exist
throughout the community. Some commercially zoned vacant property exists along Main Street
and along the easterly portion of Silver Reef Road (near I-15).

7.2 Economic Development Goals and Policies
Goals

Strategy

Action

Promote a strong and
diversified economic
base by attracting
quality businesses and
encouraging existing
businesses to expand.

Promote, recruit, and
encourage new businesses
that can fill gaps in the range
of goods and services
currently available.

Encourage the expansion of existing
businesses in Leeds and promote efforts
at business retention.

Page 29
May-2022

Town of Leeds, Utah General Plan 2022

Ensure fiscal viability
for the town by
pursuing a diversified
local business base that
provides growing sales
and property tax
revenues to pay for
municipal operations.

Promote the town’s assets,
community, and businessfriendly environment to
prospective commercial
developers.

Expand retail and visitor-serving
opportunities by encouraging an
appropriate mix of revenue-generating
land uses in an effort to maintain a
competitive edge and a strong sales tax
base.
Provide areas within town for
commercial establishment and
expansion.

Consider establishing a
business assistance program
and promotion of the town’s
assets.

Work with State of Utah agencies to see
if there is any assistance with
establishing economic development
programs in rural communities.
Explore working with the Washington
County Economic Development Council
and the Washington County Convention
and Tourism office to help promote the
Town of Leeds.

Promote and support
community related
events and activities.

Expand upon, seek out and
foster community-based
revenue-producing events.

Work with community members in
establishing new fall, winter, spring and
summer activities and events. These
may include 5K runs, bike races, harvest
festivals, lectures, pageants, etc., that
help local businesses.

Expand upon, seek out and
foster community-based
revenue-producing events.

Explore providing in-kind support to
help with events and sponsorships.

Table 7-1: Economic Development Goals and Policies
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8 Housing Element
8.1 Existing Conditions and Key Housing Issues
Housing in Leeds currently consists of single-family
homes on lots ranging in size from approximately
7,000 square feet to over five acres in size. The smaller
lots are generally located in the older downtown area
of Leeds. The 2020 census states that there are 401
homes in Leeds. Single family homes comprise 99
percent of available housing. The average household
size is 2.18 persons. Approximately 85 percent of the
homes are owner occupied. While the majority of the
housing stock in Leeds is single-family, the architecture is varied and unique.
The Silver Reef area (generally located to the west of Interstate 15 along Silver Reef Road) consists
of larger lots and estate-type homes. There is a wide range in age with regard to the housing
available in Leeds. There are pioneer homes still in use in Leeds, with new homes generally being
built in the southern, central, and eastern areas of town. During the public participation process
in 2022 for the general plan update, Leeds residents clearly expressed a desire to maintain a variety
of housing types. Moreover, residents wanted new homes to fit within the rural character of the
town. While understanding the need to provide affordable housing for residents of varying
income levels, residents also expressed a concern for housing in Leeds to remain primarily singlefamily. As the town grows, there will need to be significant consideration given to provision of
low-income housing that meets the rural character of the town to the maximum extent possible.
Currently, the median household income for Washington County, Utah, is $59,839 (US Census
2022). The average home price in the Washington County area in February 2022, is $575,000
(Realtor.com.) As with Washington County and the rest of the State of Utah, Leeds has experienced
housing price increases. Housing price escalation is not expected to slow down any time soon as
an influx of people leaving other states continues to head to southern Utah.
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8.2 Housing Goals and Policies
The following goals and policies provide specific actions to promote affordable housing options
while maintaining Leeds residents’ vision as discussed in the previous sections.

Goal
Address the critical need for
moderate income housing in
the town.

Strategy
Employ Utah State
guidelines and
strategies to provide
for moderate income
housing.

Action
Consider reviewing and modifying
the town’s zoning ordinance to allow
for long-term only rentable accessory
dwelling units, internal accessory
dwelling units and duplexes in
residential zones.
Consider alternative development
standards for accessory dwelling
units and duplexes (i.e., more liberal
setback and parking requirements).
Consider eliminating any building
permit fees for accessory dwelling
units as an incentive to provide for
moderate income housing.
Consider waiving any impact fees
associated with the construction of
moderate-income housing or
accessory structures.
Consider and evaluate all housing
stock that may be suitable for
rehabilitation for moderate income
housing.
Consider all grant opportunities for
moderate income housing.

Table 8-1: Housing Goals and Policies
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Appendix A – Leeds Census and
Demographic Data
Population

Housing – Total Housing Units

Occupied Housing Units

2010

820

2010

352

2010

304

2020

864

2020

401

2020

359

Absolute Change

44

Absolute Change

49

Absolute Change

55

% Change

5%

% Change

14%

% Change

18%

Vacant Housing Units

Income

2010

48

Median House Income (2019)

2020

42

Absolute Change

-6

Changes in Median Household Income Between 2000 +18.8%
and 2019

% Change

-13%

Per Capita Income in 2019

$48,993

$34,856

Sources:
2020 Census Redistricting Data - Kem C. Gardner Policy Institute (utah.edu)
Leeds, Utah (UT) income map, earnings map, and wages data (city-data.com)
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Appendix B – Washington County
Growth Projections
10 Year Snapshots
Population

Employment

Households

Year

Population

Annual
Growth
Rate

Median
Age

Employment

Annual
Growth
Rate

Households

Annual
Growth
Rate

Persons
Per
Household

2020

182,111

n/a

37.5

104,797

n/a

62,416

n/a

2.9

2030

265,864

2.90%

42.3

143,157

2.30%

98,497

3.60%

2.7

2040

337,326

2.10%

45.5

172,488

1.60%

131,765

2.50%

2.5

2050

401,757

1.60%

47.7

196,373

1.10%

165,949

2.20%

2.4

Sources:
https://gardner.utah.edu/wp-content/uploads/Washington-Proj-Feb2022.pdf?x71849
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Appendix D – Summary of Survey Results
**The following survey was created, performed, and presented by Bruce Parker: Planning
Development Services. If you have questions about it, contact him at pds@utahplanning.com.**
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**This survey was prepared, and the results produced by Bruce Parker of Planning
Development Services.
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Appendix E – Leeds Historic Document
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Appendix F – Traffic Counts
Average Daily Traffic counts for Silver Reef, Main Street and the I-15 off-ramps
2019

2018

2017

Silver Reef Rd:

1,796

1596

1644

Off Ramp (SB):

1,097

951

982

On Ramp (NB):

996

790

862

North end:

3,129

2768

2866

Mid span:

3,515

3101

3216

South end:

3,287

2950

3069

On Ramp (SB):

603

584

595

Off Ramp (NB):

2,284

2008

2135

North Interchange

Main Street

South Interchange
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