
PLANNING DEPARTMENT 
115 West Elm, P.O. Box 187 

Lava Hot Springs, Idaho 83246 
208-776-5820

______________________________________________________________________________ 

Memo 
To: Mayor and the City Council 

From: Rodney Burch, City Planner 

Date: July 6, 2025 

Re: Short Term Rental’s 
______________________________________________________________________________ 

Mayor / Council, 

Our team has developed a comprehensive framework to regulate short-term rentals (STRs) 
within city boundaries.  

The goal is to establish clear, enforceable standards that support residential character while 
allowing responsible STR operation.  

This effort draws on local housing data and aligns with city needs. 

Sincerely, 



Short Term Rental’s permit and Business License’s: 

In Idaho, short-term rental regulation is primarily managed at the local level, with cities like 
Boise, McCall, and Coeur d’Alene requiring both STR permits and business licenses. These 
licenses are typically annual and require property owners to meet specific criteria to 
qualify. Common requirements include completing an application with property details, 
ensuring safety measures such as smoke detectors and fire extinguishers are in place, 
providing proof of liability insurance, identifying a local representative for property 
management, and verifying compliance with zoning laws and HOA restrictions. Many cities 
also require tax registration for state and local lodging taxes. These safeguards aim to 
promote responsible hosting while maintaining neighborhood stability and public trust. 

Many of these cities have fines and penalties in place if they do not meet inspection or 
operate without a permit some examples are listed below.  

Boise: Charges $100 per day for operating an STR without the required license. 

Coeur d’Alene: A second violation can result in a misdemeanor citation, with fines up to 
$1,000 and/or six months imprisonment. 

 Ketchum & McCall: While specific fine amounts aren’t always published, both cities 
conduct inspections and may revoke permits for repeated violations. 

 Common Violations That Trigger Penalties 

- Operating without a valid STR permit or business license

- Failing to meet safety standards (e.g. missing smoke detectors or fire extinguishers)

- Not registering for required taxes

- Ignoring occupancy limits or zoning restrictions

- Failing to respond to complaints or maintain a local representative

Owner Occupied / Management: 

In Idaho, owner-occupied short-term rentals (STRs) are broadly permitted across all zoning 
types due to state-level protections that limit local governments from imposing outright 
bans. Under Idaho Code § 67-6539, cities and counties may not enact ordinances that 
have the express or practical effect of prohibiting STRs, including owner-occupied units. 
This legal framework was reinforced by a 2025 Idaho Supreme Court ruling, which 
invalidated a city ordinance that selectively banned non-owner-occupied STRs in 
residential zones, affirming that all categories of STRs—including owner-occupied—must 
be allowed statewide. While municipalities retain the authority to regulate health, safety, 
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and welfare, they cannot exclude owner-occupied STRs from any zoning district. For 
example, Sandpoint permits unlimited owner-occupied STRs in residential zones, provided 
the property qualifies for a homeowner’s exemption through the county assessor. This 
statewide approach reflects Idaho’s commitment to property rights and supports a growing 
STR market, which contributes to local tourism and economic diversification. 

In Idaho, some local jurisdictions require that short-term rentals (STRs) have a designated 
manager or contact person available 24/7 within a certain distance—often within 20 miles 
of the rental property. This requirement is typically part of municipal, or county-level 
ordinances aimed at ensuring rapid response to complaints, emergencies, or code 
violations. 

Examples of Local Implementation: 

- McCall, ID: Property management companies like Done Right Management assign a
Designated Territory Manager to each STR, ensuring 24/7 availability and local 
presence. This helps maintain guest satisfaction and neighborhood harmony. 

- Boise, ID: Companies such as Host Boise offer full-service management with local
staff who conduct regular inspections and provide 24/7 guest support, aligning with 
city expectations for responsiveness. 

Number of Unit Regulation: 

Several Idaho cities have adopted caps and parcel-based limits on short-term rentals to 
protect housing availability and neighborhood character. In Sandpoint, non-owner-
occupied STRs in residential zones are capped at 35 permits, with only one STR allowed per 
parcel. Other cities like Ketchum and McCall also enforce restrictions—Ketchum requires 
permits and limits STRs in certain zones, while McCall uses density controls and local 
option taxes to manage saturation. These local policies reflect Idaho’s decentralized 
approach, where municipalities can regulate STRs for health and safety, even though state 
law prohibits outright bans. By limiting the number of units or setting percentage 
thresholds, cities aim to balance tourism with long-term community stability. 
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For Example, if we were to cap Lava Hot Springs at 13%:  

Total Housing Units: 197 

- 13% Cap: 197 × 0.13 = 25.6 units → round to 26 STR licenses allowed citywide 

Current STR Snapshot 

- Licensed STRs: 29 

- Estimated Unlicensed STRs: 5+ 

- Total Estimated STRs: ~34+ 

So, under a 13% cap: 

- The city is already over by ~8 STRs 

- You’d need a transition plan to reduce or reallocate licenses 

 Implementation Ideas 

- Grandfather Clause: Allow current licensed STRs to continue but prohibit new licenses 
until the number drops below 26. 

- Waitlist System: Applicants go on a waitlist; licenses are issued only when one is 
relinquished. 

- Priority Criteria: Favor owner-occupied units, local operators, or those with strong 
compliance records. 

- Annual Review: Adjust the cap if housing stock increases or community impacts shift. 

 

Health and Safety:  

In Idaho, short-term rentals (STRs) must meet specific fire and safety requirements to 
ensure guest protection and neighborhood safety. Most municipalities—including Coeur 
d’Alene, Boise, and Ketchum—require STR operators to install smoke detectors, carbon 
monoxide detectors, and fire extinguishers on each floor. A Fire Safety Plan is often 
mandatory, detailing emergency exits, utility shut offs and contact information for a local 
representative available 24/7. Cities like Ketchum also require operable bedroom windows 
for emergency egress and annual inspections of fire equipment. STR permits typically won’t 
be approved or renewed without documented compliance, and some cities post these 
safety plans inside the rental for guest awareness. These measures help maintain safe 
conditions while supporting responsible STR growth across Idaho. 
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Common STR Regulation Examples 

Occupancy Limits: 

- Restrict guests to 2 people per bedroom, plus a few additional occupants (e.g., max 6–
8 total). 

- Helps prevent overcrowding and excessive wear on infrastructure. 

Parking Requirements: 

- Require off-street parking for all guest vehicles. 

- Limit on-street parking to avoid congestion and preserve emergency access. 

Sanitation Standards: 

- Mandate trash removal plans, including secure bins and scheduled pickups. 

- Require septic system verification in rural areas to prevent overuse. 

Noise Controls: 

- Enforce quiet hours (e.g., 10 PM to 7 AM). 

- Require signage inside the rental reminding guests of local noise ordinances. 

Fire & Safety Compliance: 

- Smoke and CO detectors, fire extinguishers, and clear emergency exit routes. 

- Some cities require a posted safety plan and annual self-inspection checklist. 

Local Contact Availability: 

- Require a manager or responsible party within 20 miles, available 24/7 to respond to 
complaints or emergencies. 

Licensing & Registration: 

- Annual permit with renewal fees. 

- Proof of insurance and compliance with zoning and building codes. 

Density or Saturation Limits: 

- Cap STRs at a percentage of housing units per zone or neighborhood. 

- Limit one STR per parcel to prevent multi-unit saturation. 

 

These types of regulations are already in place in cities like Sandpoint, Ketchum, McCall, 
and Boise, each tailoring them to local needs.  
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Idaho Cities Short Term Rentals Agreements 

Donnelly: Short-term rentals are allowed in all residential zones in Donnelly and require a 
business license. To operate, hosts must submit a complete application including a site 
plan, operational plan, proof of tax compliance, utility connections, house rules, and a 
garbage pickup agreement. Only one STR unit is allowed per parcel, with a maximum 
occupancy of 4 people per bedroom, up to 12 total. On-site parking is mandatory, and 
events like weddings require a conditional use permit. Quiet hours are from 10:00 PM to 
7:00 AM, and safety equipment such as smoke and carbon monoxide detectors is required. 
STR licenses must be renewed annually by August 31st, and the city may inspect 
properties. Non-compliance can result in license revocation. 

Driggs: Short-term rentals are allowed in Driggs, but operators must obtain a Short-Term 
Rental Permit, which is valid for one year and must be renewed annually by March 1st. The 
initial permit fee is $80, with a $50 renewal fee. Hosts are required to collect and remit 6% 
state sales tax, 2% state lodging tax, and 6% Driggs lodging tax. To qualify, properties must 

Idaho Resort Cities Permit Required Other Idaho Cities Permit Required 

Donnelly Business License Boise Short- term Rental 
License 

Driggs Short Term Rental 
Permit 

Idaho Falls Business License 

Kellogg Short Term Rental 
Permit 

Municipal Non-
Property Tax Permit 

Moscow Short-term Rental 
License 

Ketchum Short Term Rental 
Permit 

Pocatello Short Term Rental 
Permit 

Business License 
McCall Short Term Rental 

Permit 
Twin Falls Short Term Rental 

License 
Sandpoint Short Term Rental 

Permit 
Coeur D Alene Short Term Rental 

Permit 
Sun Valley Short Term Rental 

Permit 
Business License 

Island Park 
Business License 

Victor Business License Meridian Business License 

Rexburg 
Conditional Use 

Permit 
Business License 
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have garbage service, a local representative within 20 miles, and a valid STR permit posted 
on-site. The application must include property details, contact information, and payment. 
Safety inspections may be required. Permits are non-transferable, and an annual tax report 
is mandatory. Non-compliance can result in fines or permit revocation 

Kellogg: Short-term rentals are explicitly allowed in Kellogg and are governed by a specific 
ordinance (Chapter 17). Operators must obtain both a Short-Term Rental Operator Permit 
and a Municipal Non-Property Tax Permit, with annual renewal required by September 30. 
While the initial application fee was waived in 2015 for existing properties, renewal fees still 
apply. Key requirements include compliance with housing and safety standards, 
maintaining property cleanliness, and displaying the permit number at the rental property. 
Hosts must collect and remit 6% Idaho State Sales Tax and 2% Idaho Travel and 
Convention Tax, which apply to the total guest payment, including cleaning and service 
fees. 

Ketchum: Short-term rentals are permitted in Ketchum but are subject to Ordinance 
#1230, which includes detailed requirements. A Short-Term Rental Permit is mandatory, 
costs $504, and must be renewed annually. STRs are not allowed in Light Industrial zones, 
and only one STR per parcel is permitted in residential zones, with a minimum two-night 
stay required. Hosts must submit a Declaration of Compliance, a Fire Life Safety Plan, and 
provide contact information for a local representative within 20 miles. Safety requirements 
include smoke and carbon monoxide detectors, fire extinguishers, and emergency egress 
windows. Quiet hours are enforced from 10:00 PM to 8:00 AM, and high-occupancy rentals 
(20+ guests) require a conditional use permit. Properties in Avalanche Zones face seasonal 
restrictions unless engineered for safety. STR operators must comply with a 1% Local 
Option Tax, and platforms like Airbnb and VRBO typically handle tax collection. Violations 
can lead to warnings, fines, or permit revocation 

McCall: Short-term rentals are allowed in McCall but must comply with detailed 
regulations. All STRs within city limits are required to obtain a Short-Term Rental Permit 
with an application fee of $225, and permits must be renewed annually by December 31st. 
A Fire, Health, and Safety Inspection is mandatory each year, costing $270 for the initial 
and one follow-up inspection. Operators must submit a floor plan, site plan (showing 
parking), local contact information, and proof of solid waste service. Occupancy is limited 
to 2 persons per bedroom plus 2 additional guests, with a maximum of 10 people unless a 
Conditional Use Permit is obtained. STR guidelines must be posted visibly in the unit 
McCall imposes a 7% local option tax on STRs, which includes lodging and sales taxes. 
Quite hours are enforced from 10:00 PM to 8:00 AM, and each STR must have a separate 
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permit. Platforms like Airbnb may collect taxes automatically, but hosts are still 
responsible for compliance. 

Sandpoint: Short-term rentals are allowed in Sandpoint in both residential and 
commercial zones, but a valid permit is required. In residential zones, only one STR is 
allowed per parcel, and there is a citywide cap of 35 non-owner-occupied STR permits. If 
the cap is reached, applicants are placed on a waiting list. For non-owner-occupied STRs, 
neighbor notification is required for properties within 200 feet. Applicants must verify 
zoning compliance, submit proof of ownership, and meet local safety and occupancy 
standards. Inspections may be required -  The city provides market insights, including an 
average daily rate of $226, occupancy rate of 39%, and monthly revenue of around $1,982. 
Regulations are subject to change, so hosts are advised to consult the City Planning 
Department for the most current requirements. 

Sun Valley: Short-term rentals are permitted in Sun Valley but are subject to specific 
regulations. Operators must obtain a Business License, a Short-Term Rental Permit, and 
register for Occupancy Tax. Required documentation includes proof of property ownership 
or a rental agreement and compliance with local zoning laws. Key regulations cover 
occupancy limits, parking, noise control, waste management, and fire and safety 
compliance. Properties must pass initial and periodic inspections. Hosts are responsible 
for collecting and remitting applicable lodging taxes and ensuring guests are informed of 
local rules. For the most accurate and up-to-date requirements, hosts are encouraged to 
contact Sun Valley City Hall or consult a local real estate attorney. 

Victor: Short-term rentals are allowed in Victor, but the city is actively working to improve 
compliance and oversight. As of late 2024, only a fraction of active STRs had valid business 
licenses. To operate legally, hosts must obtain a Business License (initial cost: $100, 
renewal: $50/year) for any rental under 30 days. Operators must also register for state and 
local tax collection, including: 

6% State Sales Tax 

2% State Lodging Tax 

6% Victor Lodging Tax 

Additional requirements include: A local representative within 20 miles Garbage service 
STR permit displayed on-site An annual report detailing number of stays and tax collection. 
Victor is developing a more robust regulatory framework, so hosts are encouraged to 
consult the City Clerk and review the city’s comprehensive plan and zoning ordinances for 
the most current requirements. 

7 of 36



Boise: Short-term rentals are explicitly permitted in Boise, Idaho, under a regulatory 
framework established by the city. As of May 1, 2022, all operators must obtain a short-
term rental license, which costs $80 annually plus a small processing fee. Applicants must 
provide detailed information including property details, safety equipment inventory, proof 
of at least $1 million in liability insurance, and designate a local representative who lives 
within 20 miles of Boise. Rentals are limited to stays of 30 days or less. Non-compliance 
can lead to penalties such as license suspension or revocation.  

Idaho Falls: Short-term rentals (STRs) are permitted in Idaho Falls and are regulated to 
ensure safety and neighborhood integrity. Property owners must obtain a business license 
and provide proof of at least $1 million in liability insurance. Applications must include 
property and contact details, safety equipment inventory, and designate a local 
representative within 20 miles of the city. Idaho law prohibits cities from banning STRs but 
allows them to enforce reasonable regulations. Hosts are also responsible for collecting 
and remitting applicable state and local taxes. 

Moscow: Short-term rentals are permitted in Moscow, Idaho, and are influenced by the 
University of Idaho’s academic calendar and local events. All STR properties must be 
licensed annually and pass a city inspection. Zoning laws may restrict where rentals can 
operate, so hosts should verify compliance before starting. Rentals are limited to six 
unrelated occupants per property. Hosts must collect and remit Idaho’s 8% sales tax and 
2% travel and convention tax. Key steps include securing a license, passing inspection, and 
registering for tax collection. 

Pocatello: Short-term rentals are permitted in Pocatello, Idaho, but hosts must follow 
specific regulations. To operate legally, property owners must obtain a business license, 
register the rental with the city, and comply with zoning and safety standards. The 
application process includes submitting proof of ownership, a floor or site plan, insurance 
documentation, and safety compliance records. Regulations cover occupancy limits, 
parking, noise, and waste management. 

Twin Falls: Short-term rentals (STRs) are allowed in Twin Falls, Idaho, and are protected 
under state law, which prohibits cities and counties from banning them. While specific 
local regulations for Twin Falls aren't detailed, hosts should expect to follow general best 
practices similar to those in other Idaho cities. These include obtaining a business license, 
securing liability insurance (recommended minimum of $1 million), installing safety 
equipment like smoke and carbon monoxide detectors, and complying with any local 
zoning or occupancy rules. Hosts must also collect and remit applicable state and local 
taxes. 
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Coeur d’Alene: Short-term rentals (STRs) are legal in Coeur d'Alene, Idaho, but require a 
city-issued permit and adherence to specific regulations. The initial permit costs $285, with 
annual renewals at $180. Hosts must apply online via cdaid.org/License, submit required 
documentation, and meet safety standards including smoke and CO detectors, fire 
extinguishers, and emergency plans. Only one STR unit is allowed per parcel, and a 24/7 
responsible party must be available to resolve issues within 60 minutes. Non-compliance 
can result in a $1,000 fine. 

Island Park: Short-term rentals (STRs) are permitted in Island Park, Idaho, but require 
compliance with local zoning laws and permitting processes. Property owners must verify 
zoning compatibility, submit a Transient Rental Use Application, register their business, 
and provide documentation such as proof of ownership, insurance, and safety compliance. 
Regulations include occupancy limits, noise restrictions, and bans on additional tents or 
RVs. Safety measures like smoke detectors, fire extinguishers, and bear-aware practices 
are mandatory. 

Meridian: Short-term rentals (STRs) are legal in Meridian, Idaho, and protected under state 
law, which prohibits cities from banning them. While Meridian does not have a dedicated 
STR ordinance, property owners must comply with general zoning and business licensing 
requirements. Key steps include verifying zoning compliance, obtaining a business license, 
registering the rental, and ensuring safety measures like smoke alarms and fire 
extinguishers are in place. 

Rexburg: Short-term rentals (STRs) are legal in Rexburg, Idaho, but are regulated through 
zoning and permitting requirements. STRs are allowed in medium- and high-density zones 
with a Conditional Use Permit, while they are generally not permitted in low-density 
residential zones. To operate legally, hosts must apply for a Conditional Use Permit, register 
their business, and meet safety and structural standards, including proper egress, smoke 
and CO detectors, and adequate parking (two spaces for the house plus one per rented 
room). A life safety inspection is also required. 
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Idaho Homeowner vs. Renter 
Statistics 

Compared to the nationwide median, Idaho households are 11.1% more likely to own their 

homes and have 6.04% lower monthly mortgage payments. 

• 733,244 total households live in Idaho. 

• 531,631 households in Idaho (72.5%) own their homes. 

• 201,613 households in Idaho (27.5%) rent their homes. 

• The median monthly mortgage payment is $1,198. 

• Monthly costs of homeownership (excluding mortgages) are a median $488; in homes 

with mortgages, the median monthly cost to owners is $1,686. 

• The median gross rent in Idaho is $1,256 per month. 

• Homeowning households in Idaho have an average of 2.71 residents; renting households 

average 2.36 residents. 

• The homeowner vacancy rate in Idaho is 0.7%. 

• Idaho’s rental vacancy is 4.1%. 

In Idaho, the rise in technological accessibility and popularity of short-term rentals coincided 

with a decrease in long-term rentals. Data indicates that short-term rentals have a significant 

impact on the occupancy and price of our cities’ housing stock. 
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As of June 2024, Ketchum had 480 short-term rentals, which is 13% of Ketchum’s housing stock 

and about the same proportion as long-term rentals. A recent survey of short-term rental owners 

indicates that nearly half would not have purchased if their ability to short-term rent were 

restricted, meaning less competition for locals in the market. In Ketchum, 335 homes used as 

long-term rentals were lost between 2010 and 2019, just as the use and popularity of web 

platforms like AirBnB grew. That represents 23% of Ketchum’s households from 2010 – the vast 

majority of which are no longer living in the area since most of those renters did not convert to 

ownership. 

In Ketchum, 60% of short-term rentals have owners residing outside of Idaho (66% countywide). 

In Driggs, 53% of short-term rentals have non-local owners (75% in the newest developments). 

As of 2023, in McCall, 70% of the housing stock is vacant and only 6% long-term rented. 51% 

of Ketchum’s housing stock is vacant – primarily second home and short-term rental use – with 

only 12% of the housing stock occupied by long-term renters. 

2023 5-Year ACS 

Estimates  

Driggs  Ketchum McCall 

Count Count % Count % Count % 

Homes 1,176 100% 4,334 100% 4,292 100% 

Owner Occupied  507 43% 1,610 37% 1,016 24% 

Renter Occupied  382 33% 522 12% 276 69% 

Seasonal / STR 281 24% 2,202 51% 3,000 70% 

In addition to the impact of short-term rentals, seasonal ownership also impacts housing 

availability and affordability. Communities worldwide have created a vacant home tax and found 
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that such a tax increased revenue devoted to housing locals and increased availability of housing 

for locals. Such a tax could be calibrated based on goals – solely revenue generation or revenue 

generation plus incentivizing conversion of seasonal homes to locally occupied homes. 
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