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INTRODUCTION

On July 2, 2019, the Board of County Commissioners (BOCC) authorized Community Planning &
Permitting (CP&P) staff to pursue text amendments to the Short-Term Dwelling Rental and Bed and
Breakfast provisions in the Boulder County Land Use Code (the “Code”). Subsequently, in March
2020, the Colorado State Legislature passed bill HB 20-1093 authorizing counties, including Boulder
County, to license and regulate short-term rentals. As a result, CP&P Staff are proposing a two-
pronged approach to regulate short-term rentals: first, text amendments to the Boulder County Land
Use Code and second, a Licensing Ordinance. The text amendments and the Licensing Ordinance will
work together to regulate short-term dwelling rentals in Boulder County.

Therefore, staff recommends the Boulder County Planning Commission approves and adopts the
proposed Land Use Code text amendments and, further, that the Planning Commission recommends
the Board of County Commissioners approve and adopt the proposed text amendments only if the
coordinating Licensing Ordinance is also approved and adopted.

OBJECTIVES AND SCOPE

The existing use provisions for Short-Term Dwelling Rentals were created in 2008 as part of DC-07-
002. These provisions need an update considering the prolific growth of short-term rentals and how
the impacts of that growth could benefit or burden the county. Staff has heard consistent input from
county residents that the existing regulations do not adequately address the impacts of short-term
rentals. Staff are particularly concerned about balancing the benefits and burdens of Short-Term
Dwelling Rentals, maintaining housing stock and housing affordability, better addressing impacts of
the use, and more effective enforcement of Short-Term Dwelling Rental regulations. Moreover, best
planning and land use regulation practices regarding short-term rentals have evolved since 2008. As a
result, staff proposes the attached Land Use Code text amendments for the Bed and Breakfast and
Short-Term Dwelling Rental uses, along with a Licensing Ordinance (Attachments A and B).

The main objectives of the proposed text amendments are to clarify the Bed and Breakfast use and to
differentiate among multiple types of short-term rental uses and address their associated impacts, both
positive and negative. Staff recognizes that short-term rentals have many benefits to private property
owners and the community, including offering supplemental income, supporting the local economy
through tourism, creating local job opportunities, and fostering a sense of community between short-
term rental hosts and guests. It is also recognized that short-term rentals can have negative impacts on
the health, safety, and welfare of guests occupying them and the surrounding community. These
include increased housing costs, depletion of long-term housing opportunities, and various safety and
health hazards associated with transient lodging in rural areas where infrastructure and services are
limited and where guests may be unfamiliar with unique risks that exist, such as wildfire.

In conjunction with the text amendments is the proposed Licensing Ordinance, which is aimed at
facilitating safe accommodations, addressing potential negative impacts to neighbors and the
community, and providing more effective enforcement mechanisms for short-term rentals. Although
the Planning Commission does not have purview over the proposed Licensing Ordinance, because of
its integral role in regulating short-term rental uses proposed as part of the text amendments, the
Board of County Commissioners may consider any suggestions or comments provided on that item.
In addition, staff recommends that the Planning Commission’s recommendation to the Board of
County Commissioners include the adoption of the proposed Licensing Ordinance as a condition of
approving the proposed text amendments.

BACKGROUND AND RESEARCH

CP&P staff extensively researched the history of, regulations adopted by other jurisdictions for, and
best planning practices addressing impacts and enforcement of short-term rentals to guide the
proposed text amendments and Licensing Ordinance. Research also included collecting comments



from and having meetings with referral agencies and the public, which are addressed under their
respective sections later in the Staff Recommendation.

Background
Renting out a home on a short-term basis is not a novel concept. Dating back to the 19" and 20™"

centuries, boardinghouses offered short-term rentals and were considered “places for new residents to
get their city sea legs.”® (refer to page C1 in Attachment C — Sources). Boardinghouses were also an
“early form of affordable housing.”® Over the years, short-term rentals transitioned from dedicated
facilities, like boardinghouses, to the home rental market. With the advent of the internet, these home-
based short-term rentals could be advertised more broadly.

Colorado has a particularly rich history with recreation and summer/seasonal homes.™"® 1 |n fact,
the internet’s very first vacation rental was a condo in Colorado in 1995.8 Boulder County itself is no
stranger to seasonal homes and vacation cabins. Many townsites and communities in unincorporated
Boulder County have a history of seasonal population fluctuations. For example, following a fraught
search for gold in the townsite of Eldora, many old mining cabins were turned into summer houses,
and tourism kept the town alive as a small community prior to the Eldora Mountain ski resort.

While the idea of renting out a home on a short-term basis is not a new concept, the number of
properties available for short-term rental and the frequency with which they are rented have
drastically increased over the past decade.* One of the most well-known web platforms used to
advertise short-term dwelling rentals, Airbnb, launched in 2008.° Now there are over one hundred
different web platforms that advertise short-term dwelling rentals (Flipkey, VRBO, Booking.com,
etc.) and some evidence suggests that the global short-term dwelling rental market has grown at least
1,530% since 2011 (see Attachment E). As shown in Figure 1 below, records demonstrate that in
unincorporated Boulder County there are nearly 700 properties available for rent on a short-term basis
as of September 2020. An overwhelming majority of those properties for rent have not gone through
the appropriate CP&P registration and Land Use Code review process.

Figure 1: Map of Advertised Short-Term Rentals in Unincorporated
Boulder County (see Attachment E)

1 Colorado has enough of a history to warrant an entire book on the subject. See Melanie Shellenbarger, High Country
Summers: The Early Second Homes of Colorado, 1880-1940 (The University of Arizona Press, 2012)



Impacts
The drastic growth of the short-term rental market is not without impacts that can both benefit and

burden the county. Staff has heard from the community that short-term rentals provide many benefits
including: supplement income to assist property owners with retirement, mortgage payments,
property tax payments, and property maintenance; local economic support by bringing tourism and
agritourism to the county and providing local jobs; bringing more tax money to the county; and
building community between the hosts and renters. However, staff has also heard from the
community that short-term rentals can cause many burdens including: impacting housing stock and
affordability; altering the rural/residential character of neighborhoods as a result of increased traffic,
parking conflicts, noise, and parties; impacting community safety in terms of wildfire; impacting
occupant safety in terms of building conditions and proper septic system usage; and burdening the
county with the cost of enforcement (see Attachment D).

One of staff’s biggest concerns about short-term rentals is the effect that the market can have on
housing stock and housing affordability. Numerous reports conclude that short-term rentals
negatively impact housing stock and housing affordability in communities.> ®> ° The most direct
concern exists when housing units are converted from long-term rentals to short-term rentals, thereby
removing those homes from the available housing supply in a community that, in the case of Boulder
County, has long struggled with housing stock and affordability. However, there is also concern about
how an increase in the concentration of short-term rentals in an area drives up property values and,
subsequently, rent.Feomot 2 \While it is true that there are many compounding factors when it comes to
affordable housing in a community, *... there is a simple underlying dynamic between [short-term
rentals] and the rental market... [tJourists and renters are non-overlapping populations with different
needs, traditionally served by non-overlapping markets.” As a result, there can be no denying that the
short-term rental market has a negative impact on housing supply and affordability. Even if that
impact does not seem large, “[d]emand for housing is inelastic” which means that even small changes
in supply can cause significant changes in the cost of housing.? Thus, when drafting the regulations,
staff prioritized its concern for housing stock and housing affordability.

Researchers have also studied racial equity as it relates to impacts of short-term rentals on
communities. As housing stock decreases in a community, including from short-term rental impacts,
it spurs displacement, gentrification, and segregation.’ Moreover, in Boulder County, housing wealth
is concentrated among high-income, white households. et 3 Therefore, allowing property owners to
rent out multiple residential properties on a short-term basis might increase racial and socio-economic
disparities by providing more opportunities for wealth creation among this historically privileged
cohort.? At the same time, the ability to rent out one’s own home might lower the barriers of entry to
homeownership for some individuals.

Outside of the issues associated with housing supply and homeownership, the “who” and “how” of
short-term dwelling rentals shows disparities based on class and race. When thinking about who is
able to benefit from renting out a home on a short-term basis, there is little demand for short-term
dwelling rentals in lower- and middle-income neighborhoods.® For example in Los Angeles, the city’s
most expensive neighborhoods account for over two-thirds of the city’s Airbnb revenue.® When
evaluating race, African American hosts earn 12% less than white hosts for equivalent rental listings.>
Moreover, minority guests are systematically denied lodging by hosts.> As a result, the short-term
rental market might exacerbate the inequitable distribution of wealth, as the benefits of short-term
rentals are not shared equally among all people.

2 Studies about the Airbnb expansion in New York City suggest that the short-term rental market may have raised average
rents by nearly $400/year for city residents. Bivens, “The Economic Costs and Benefits,” 3

3 Boulder County’s population is 90% white with 62% of housing units owner-occupied and a median value of owner-
occupied units of $462,200, according to the U.S. Census Bureau Population Estimates Program and American Community
Survey 5-Year Estimate for 2019.
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Although much of the current research focuses on how large cities, such as Los Angeles and New
York City, are impacted by short-term rentals, the lessons learned in those cities can still inform how
this use might impact Boulder County. Ultimately, staff’s goal is eloquently summarized by Yassi
Eskandari-Qajar and Jannelle Orsi: to “generate inclusive opportunities for local wealth-creation,
while still balancing the needs of all members of the community.”

SUMMARY OF PROPOSED TEXT AMENDMENTS

The proposed text amendments include updates to both the Short-Term Dwelling Rental and Bed and
Breakfast uses in Article 4 of the Land Use Code. The current Code defines Bed and Breakfasts as
“an owner-occupied or tenant-occupied single-family dwelling unit offering transient lodging
accommodations within that dwelling where meals may be provided” and only distinguishes them
from Short-Term Dwelling Rentals in terms of the meals offered and the occupancy limitation. The
proposed text amendments to the Bed and Breakfast use clarify it as “a facility offering transient
lodging accommaodations to one or more booking parties” where a meal is provided and the owner or
manager both resides on the premises and is also present during all rental periods.

The proposed amendments to the Bed and Breakfast use also include aligning the zoning districts in
which they are allowed with other existing principal lodging uses and the county’s goals for housing
stock and affordability, clarifying that they cannot be used for weddings or other events, and allowing
Special Review (SU) applications for additional capacity. Additionally, staff found that the potential
for impacts on housing is low for Bed and Breakfasts, since they function more similarly to traditional
transient lodging and do not typically displace housing that would otherwise be used for long-term
rentals.

As opposed to the Bed and Breakfast use, Short-Term Dwelling Rentals serve only one booking party
at a time, may or may not serve meals, and may or may not be owner- or manager-occupied. The
current Code treats all Short-Term Dwelling Rentals equally, regardless of the specific site or
operational circumstances. However, based on the research showing the need for a nuanced approach
to short-term rentals with an eye towards housing impacts, staff proposes differentiating short-term
rentals into three different categories:

1. Primary Dwelling Short-Term Rental: A single-family dwelling unit offering transient
lodging accommaodations to a single booking party at a time within that dwelling unit for a
rental duration of fewer than 30 days where the dwelling unit is the primary residence of the
owner. This use category is aimed at providing supplemental income to full-time resident
homeowners and is anticipated to have a low impact on housing stock and affordability.

2. Secondary Dwelling Short-Term Rental: A single-family dwelling unit offering transient
lodging accommaodations to a single booking party at a time within that dwelling unit for a
rental duration of fewer than 30 days where: a) The dwelling unit is not the primary residence
of the owner; b) The dwelling unit is rented 60 days per year or less; and c) The dwelling unit
is rented with a two-night stay minimum. This use category is aimed at providing
supplemental income to part-time residents or second homeowners that may use their
property seasonally, or for properties not suited for year-round habitation. It is anticipated to
have a moderate impact on housing stock and affordability.

3. Vacation Rental: A single-family dwelling unit offering transient lodging accommodations to
a single booking party at a time within that dwelling unit for a rental duration of fewer than
30 days where: a) The dwelling unit is not the primary residence of the owner; and b) The
dwelling unit is rented more than 60 days per year. This use category is for more traditional
short-term rental properties that are purely for commercial purposes and have the potential for
a high impact on housing stock and affordability. The number of properties eligible for this
use is much more limited and does not include those within residential platted subdivisions,
which are areas designated for housing, or properties less than one acre in size. This



limitation is meant to preserve affordability and avoid the potential for negative impacts from
a commercial use due to proximity to neighbors.

Each of these types of short-term rentals will be required to comply with the proposed Licensing
Ordinance and will need to maintain an active Short-Term Rental License or Vacation Rental License
to operate within Boulder County. Below in Table 1 is an overview of the distinctions among the
Accessory and Lodging Uses proposed in the Land Use Code text amendments, with additional
requirements under the Licensing Ordinance.

OVERVIEW OF PROPOSED USE CATEGORIES

Accessory Residential Uses

Principal Lodging Uses

Allowed at a Time

L Primary Secondary
Characteristics/ . . . Bed and
Requirements Dwelling Short- | Dwelling Short- | Vacation Rental Breakfast
Term Rental Term Rental
License Required v v v
Intensity of Use Low Moderate High Moderate
Potential Impact on Low Moderate High Low
Housing
In_tensny of Low Moderate Modgrate T Low to High
Review Process High
None in B, C,
LUinB, C, LI, Ll and GI
Glandfor | 1 151 UW for <
Properties
) 3 Rooms/6
e Guestsin F, A
Land Use Review LU/LUW in All A, RR, and Ml o
. None . L RR, SR, ER,
Process Required Zoning Districts M. and H
SU for Properties ’
>1Acreand <5
AcresinF, A, SOl >
RR. and Ml Rooms/6 Guests
’ inF, A, RR, SR,
Ml, and H
Not Allowed in | Not Allowed in
Zoning Districts All All ER, SR, MF, MF, MH, ED, or
MH, H, ED,or T T
Allowed in Platted v v v
Subdivisions
. .. | Single-Family Single-Family Single-Family -
Use iIs Housed in a: Dwelling Unit Dwelling Unit Dwelling Unit Py
Primary Residence .
v
of the Owner e
Owner- or v v
Manager-Occupied
Local Manager v v v v
Required™*
Serves a Meal Optional Optional Optional v
Number of
Booking Parties One One One Multiple




2 2 Adults/Sleepin 2
Adults/Sleeping ping Adults/Sleeping As Approved
e Room (Max 8 or
Occupancy Limit Room (Max 8 or L Room (Max 8 or | through Land
S as Limited by N X
as Limited by Septic Size) as Limited by Use Review
Septic Size) P Septic Size)
Limitation on
Number of Days None < 60 Days None None
Rented
Minimum Night None 2 Nights None None
Stay
Proof of Primary
Residence v
Required”
Proof of Taxes v v v
Required”
Proof of | nsurance v v v
Required* May be a
Building Condition of
Inspection v v v Land Use
Required* Review
Wildfire Approval
M_ltlgatlon v v v
Required (Zone 1
Only)*

Table 1: Overview of Proposed Use Categories (*Unless property owner resides on the premises during all
rental periods; *Unless otherwise approved through the applicable Land Use Review; *Proposed under the
Licensing Ordinance)

As seen in Table 1 above, Bed and Breakfasts and each of the three short-term rental categories
requires a different level of review and is limited to different zoning districts. This differentiation is
directly related to staff’s evaluation of each use’s potential intensity and potential impact to housing
stock and affordability.

Primary Dwelling Short-Term Rentals are seen as the lowest intensity use and lowest risk for impact
to housing stock as these homes are the host’s primary residence (owner-occupied) meaning the host
has a vested interest in making sure rental parties are respectful of the property, the neighborhood,
and will be able to address any issues that arise directly and promptly. This category is most often
used to provide supplemental income and, thus, could help rather than hurt the housing affordability
crises in Boulder County. As a result, Primary Dwelling Short-Term Rentals have no review process
under the Land Use Code and owners will simply need to get a Short-Term Rental License and
comply with the Licensing Ordinance.

In contrast, Vacation Rentals have the highest intensity of land use and highest potential to impact
housing stock and affordability and, therefore, have the highest intensity of review and the most
limitations on the use. A secondary residence with an absentee owner rented more than 60 nights per
year raises greater concerns with health and safety hazards associated with transient lodging in rural
areas where infrastructure and services are limited and where guests may be unfamiliar with unique
risks, such as wildfire. Moreover, as it involves a secondary residence, this use directly removes
housing stock from the market. As a result, Vacation Rentals require significant Land Use review
processes to evaluate impacts, they are not allowed in platted areas or dense neighborhoods or
neighborhoods where multifamily housing is built and affordability is of greater concern, and they are
restricted to larger parcels in fewer zoning districts (see maps on pages C8-C7 in Attachment C).
These larger parcels are not likely to be affordable units in Boulder County and, thus, there is less




concern with their impact on housing stock if used for short-term rentals. Maps included in
Attachment C visually demonstrate where this type of use is allowed.

The use intensity and housing impact of both Secondary Dwelling Short-Term Rentals and Bed and
Breakfasts fall somewhere between Primary Dwelling Short-Term Rentals and Vacation Rentals and
their review processes and zoning districts are drafted accordingly.

Staff also proposes adoption of a Limited Impact Special Review Waiver (LUW) for Bed and
Breakfasts and Secondary Dwelling Short-Term Rentals that qualify. Under this special provision in
Avrticle 4-602 for Special Review and Limited Impact Special Review (LU), the requirement for
Limited Impact Special Review may be waived if the Director determines that the Bed and Breakfast
or Secondary Dwelling Short-Term Rental will not have any significant conflict with the criteria
listed in Article 4-601. In addition, the Director may impose written terms and conditions on these
uses that may be reasonably necessary to avoid conflict with the review criteria. The purpose of this
provision is to provide flexibility for an administrative review process, if based on the specific site
and operational circumstances, it is determined that the proposed use has low potential for negative
impacts.

One minor addition to the proposed text amendments is the clarification of the Dwelling definition in
Land Use Code Article 18-137. Currently, seasonal vacation cabins are excluded from the definition.
Staff proposes removing this exclusion since a seasonal vacation cabin is a prime use case for a
Secondary Dwelling Short-Term Rental. All dwelling units used for short-term rental purposes must
still meet the structural, health, and safety requirements in the proposed Licensing Ordinance.

Comparison with Existing Regulations
Table 2 below provides a visual representation of the summary described thus far in terms of how the
proposed regulations differ from the current regulations.

COMPARISON OF CURRENT AND PROPOSED REGULATIONS

Short-Term
Dwelling Current Code (Lodging Use) Proposed Code (Accessory Use and Lodging Use)
Rentals
By-Right
(Anything > 14 Secondary
Nights Must Primar Dwelling (60 da .
Co?nply witn | LULUW | g | max with (2 night |  Vacation Rental
Additional min. stay)
Provisions)
SU if > 1 Acre and
. . . Unsubdivided or LU
F, A Ml <45 Nights > 45 Nights By-Right LU/LUW if > 5 Acres and
Unsubdivided
SU if > 1 Acre and
. . . Unsubdivided or LU
RR < 14 Nights > 14 Nights By-Right LU/LUW if > 5 Acres and
Unsubdivided
ER, SR, MF < 14 Nights > 14 Nights By-Right LU/LUW Not Allowed
H T <45 Nights > 45 Nights By-Right LU/LUW Not Allowed
B,C <45 Nights > 45 Nights By-Right LU/LUW LU
LI, Gl < 14 Nights > 14 Nights By-Right LU/LUW LU
ED <45 Nights Not Allowed | By-Right LU/LUW Not Allowed
; 22&22,{ Current Code Proposed Code




F, A, RR, LU (Limited to 3 Rooms/6
SR, MI Guests) LU (< 3 Rooms/6 Guests) or SU (> 3 Rooms/6 Guests)
ER Not Allowed LU (Limited to 3 Rooms/6 Guests)
B,C, LI GI Not Allowed By-Right (Similar to Overnight Lodging)

Table 2: Comparison of Current and Proposed Regulations

Comparison with Other Jurisdictions

As staff drafted these regulations, they reviewed regulations in a variety of other jurisdictions, but
focused most heavily on other Colorado jurisdictions (see Attachment C). The following table (also in
Attachment C) helps compare the proposed regulations to other Colorado communities:

COMPARISON WITH OTHER JURISDICTIONS

Allowed in | Limiton Limit on
s R Max Min. Night _aII . gzl Number of Admin
Jurisdiction | Term Secondary - Residential Number .
. Nights? Stay? : Licenses | Approval?
(Yrs) Residence? Zoning of er Person?
Districts? | Licenses? | P '
Yes, for Yes, for Yes,
Boulder Yes, Secondary | Secondary Except
County 2 Limited Dwelling Dwelling Vacation N VES SIS
Use Use Rentals
De Facto
City of Limitation;
y 4 No No No Yes No Must be Yes
Boulder :
Primary
Residence
. Yes, for
Cligy @i 1 Yes,_l per No No Yes No Secondary Mostly
Longmont Resident :
Residence
Town of Yes,

Nederland 1 Limited Yes No Yes No Yes Yes
Chettie 1 Yes No No Yes No No Yes
County

Clisa Cleeis 1 Yes No No Yes No No Yes

County
Sl 1 Yes No No Yes No No Mostly
County
Cireme 1 Yes No No Yes No No Yes
County
Larimer One-

Time Yes No No Yes No No No
County :

Permit

Table 3: Comparison of Proposed Regulations to Other Jurisdictions’
Adopted Short-Term Rental Regulations

Table 3 demonstrates that most jurisdictions do no regulate short-term rentals based on maximum
number of nights per year, minimum night stays, or limits on the total number of licenses in an area.
Planning best practices indicate that these types of provisions are unenforceable and, consequently,
not worth including in regulations.Feetote 4

4 Discussions with two companies that help local jurisdictions with short-term dwelling rental regulation enforcement, Host
Compliance and LodgingRevs, indicated that formal limits on the number of days rented is not enforceable because that type




SUMMARY OF PUBLIC ENGAGEMENT AND FEEDBACK
CP&P Staff have conducted multiple public engagement opportunities since the inception of this
process. Table 4 below provides a timeline of these efforts.

SUMMARY OF PUBLIC ENGAGEMENT

Activity Timeframe

Board of County Commissioners

authorization to proceed with Code July 2, 2019

amendment

Allenspark Community Meeting October 2, 2019

Online Survey October 28, 2019- December 2, 2019
Meeting with Fire Chiefs (Nederland,

Lefthand, Four Mile Fire Protection November 22, 2019

Districts)

Meeting with Boulder Rural Fire Protection

District December 5, 2019

Virtual Coffee with a Planner (notice

provided via posters, email, and webpage) AU LU, A

Virtual Open House (notice provided via

posters, email, and webpage) July 30, 2020

Referral to over 100 agencies, including
homeowners’ associations and community August 26, 2020
groups (see Attachment E)

Cultural Broker (Latinx Community —

Translated for SUMA Newsletter) September 8, 2020

Virtual Allenspark Community Meeting (at

the request of community members) September 10, 2020

Virtual Open House (notice provided via

posters, email, and webpage) September 17, 2020

Sent postcards to or emailed all applicants,
public commenters, public hearing speakers,
and adjacent property owners of Short-Term
Dwelling Rental dockets since 2017

October 1-2, 2020

Racial Equity Panel Presentation October 8, 2020
Table 4: Summary of Public Engagement for DC-19-0005

Racial Equity and Socioeconomic Equity

Throughout the public engagement process, staff heard from property managers, companies that
regulate short-term rentals, people that currently have or want to have a short-term rental in the
county, and some people opposed to short-term rentals. Staff did not hear from people outside of
Boulder County who might benefit from the Primary Dwelling Short-Term Rental use to afford

of occupancy data is not available without doing a formal audit of each property. Moreover, formal caps cause “haphazard
limits on who can benefit.” Eskandari-Qajar and Orsi, “Regulating Short-Term Rentals,” 7.
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Boulder County homes or who might be burdened by decreased housing stock from Vacation Rentals.
Staff did not have a racially diverse group attending virtual sessions and may not have heard from
people who do not have access to or have minimal access to internet or technology, such as
computers and smartphones.

Staff wants to acknowledge that those who traditionally are able to participate in public hearing
processes might not be representative of the entire community. Staff worked to incorporate those
comments received but also understands that Boulder County includes many underrepresented groups
and opinions and worked to balance the outcome of these regulations with a lens towards racial and
socioeconomic equity to the best of their ability.

Online Survey Results

Staff created and distributed an informational survey for any member of the public to answer with
guestions about short-term rentals in Boulder County. A copy of this survey is included in
Attachment D. This survey was open from October 28, 2019, to December 2, 2019, and 1,567 people
responded. Of those respondents, 60% self-selected as full-time unincorporated Boulder County
residents.

According to the survey, a majority of the respondents thought short-term rentals should be allowed
as a use in unincorporated Boulder County, provided there was some local management requirement
and some form of owner-occupancy or residency requirement. The respondents also thought that
minimum night stays were not appropriate. Staff notes that the survey respondents are not a
representative sample of unincorporated Boulder County and the survey was used for informational
purposes only.

Summary of Public Comments Received

Staff received numerous public comments throughout this process, including approximately 75
unique written comments. The comments received were fairly evenly split between those individuals
asking for the regulations to be favorable towards short-term rentals, those asking for the regulations
to be as stringent as possible against short-term rentals, those asking for something in between, and
those just asking questions of the process and proposed text amendments and Licensing Ordinance.
All public comments received are included in Attachment D.

Below are the most common public comments received and staff’s response to those comments:

e Public Comment: Concerns over safety and neighborhood character including increased
congestion, parking, noise, wildfire, and feeling of community.
= Staff Response: Many concerns were brought up regarding concerns about
neighborhood character and safety. Staff acknowledges that the origins of protecting
neighborhood character came from a place of excluding “undesirable residents”
which often meant excluding racially and socioeconomically diverse people. As a
result, staff focused on the tangible concerns of neighborhood character such as
traffic, parking, noise, trash, etc., and not the intangible sense of neighborhood
character which is often informed by everybody’s own individual biases, conscious
or unconscious. To that end, staff has been sure to include on-site parking
requirements and has clarified that short-term rentals cannot be used for weddings,
receptions, or other private or public events. Staff also included many requirements
in the Licensing Ordinance regarding neighborhood character including noise, trash,
parking, wildfire, building safety. Staff also proposes not allowing Vacation Rentals,
a commercial use, within platted subdivisions to further protect residential
neighborhood character.
e Public Comment: Desire to require owner-occupied short-term rentals and a local
management contact
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= Staff Response: Primary Dwelling Short-Term Rentals have a Primary Residence
requirement, also known as an owner-occupied requirement. Rentals that do not have
this Primary Residence Requirement are restricted in other ways, such as zoning
districts allowed or number of nights rented. Staff requires all short-term rentals to
have a local manager who is available to be on the property within one hour to
address any concerns.

e Public Comment: Expressions of how short-term rentals help supplement income for
retirement, agriculture, property taxes, and maintaining homes and family cabins.

*  Public Comment: Expressions of how property owners who use short-term rentals develop
relationships with the renters and feel a positive cultural and community exchange in that
way.

e Public Comment: Expressions of how short-term rentals provide economic benefits to the
local community.

= Staff Response to the above three bullet points: Staff acknowledges that there are
many positive benefits of short-term rentals and is working to enhance those benefits
while mitigating the burdens.

e Public Comment: Desires for Boulder County to increase taxes on short-term rentals, collect
occupancy or lodging taxes, and tax properties using short-term rentals as commercial and
not residential properties.

= Staff Response: Taxes can be broken up into three categories:

- State Sales Tax and Local Sales and Use Tax: All short-term rentals in
Boulder County are subject to both of these taxes. The State of Colorado
Department of Revenue collects the State Sales Tax and Local Sales and Use
Tax on behalf of Boulder County and remits the relevant portion of those
taxes to Boulder County. As a result, in the Licensing Ordinance, all short-
term rental licensees are required to provide a state sales tax license number
or proof that they do not advertise on platforms other than Airbnb, VRBO,
and HomeAway, which remit that tax on behalf of the property owners.

- Local Property Tax: This tax is governed by the Boulder County Assessor’s
Office. The text amendments and Licensing Ordinance do not influence
whether the Assessor will tax short-term rentals as commercial property,
residential property, or a mix of both.

- Local Lodging Tax: This tax is also known as an occupancy tax. Boulder
County does not have a local lodging tax and does not plan on instituting a
local lodging tax. The money gained from a local lodging tax must be used in
a very specific way, to advertise tourism, and that is not a priority for
Boulder County at this time. Additionally, any proposed taxes or changes to
taxes are subject to TABOR and cannot be addressed in the Code or a
licensing ordinance. Staff will be proposing a licensing fee program to offset
the costs of administering the licenses and enforcing the ordinance.

» Public Comment: Concern about the current lack of enforcement of short-term rentals and
desire that future regulations be more enforceable.

= Staff Response: CP&P currently regulates short-term rentals using a complaint-based
system. As part of this update, CP&P will actively enforce the short-term rental
regulations. Staff is in the process of evaluating how best to pursue active
enforcement, including the option of hiring a third-party.

e Public Comment: Concern about overregulation.

= Staff Response: CP&P worked to streamline the process for Primary Dwelling Short-
Term Rentals. Staff understands that the process for Secondary Dwelling Short-Term
Rentals and Vacation Rentals is more involved as a result of staff’s concerns of the
greater intensity of use and impact to housing stock/affordability for these types of
short-term rentals.
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e Public Comment: Desire to allow some second homes to be used as short-term rentals as
there are many individuals with family cabins or second homes that they use frequently, care
for as a primary home, and rent out on a limited bases to help with costs.

= Staff Response: Staff proposes the Secondary Dwelling Short-Term Rental category
as a way to allow some secondary residences to be rented out on a short-term basis
for a limited number of nights to accommodate these concerns. The limitations on
this category will ensure that it does not impact housing stock or affordability.

SUMMARY OF REFERRAL AGENCY FEEDBACK

This application was referred to a wide range of agencies and departments, including all homeowner
associations and fire protection districts. A significant number of agencies did not respond, which is
regarded as a response with no conflict, per Land Use Code Article 3-204.C.1.b. All responses
received are included in Attachment E and summarized below:

Boulder County Public Health: Requested that indoor radon gas testing be required and the results
supplied to all renters.

Boulder County Parks and Open Space — Conservation Easement Program (CE Program):
Requested that all short-term rental licensing applications for parcels that have a Boulder County
Conservation Easement over those licensed premises be referred out to the Boulder County POS CE
Program for review. Also confirmation that the Secondary Dwelling Short-Term Rental Use was
considered an Accessory Use and not a Lodging Use.

Boulder County Building Safety & Inspection Services Team: Provided redlined comments
clarifying the Boulder County Building Safety and Inspection portion of the Licensing Ordinance.
Requested that Energy Audits be required for Vacation Rentals. Provided clarity regarding what
rooms can be used as sleeping rooms for guests.

Boulder County Wildfire Mitigation Team: Provided redline comments on the wildfire mitigation
requirements asking that all subjective evaluation of Wildfire Partners Assessments be removed.
Provided clarification for Fire Restrictions provisions and asked that any outdoor fires to be built in
fire rings, stoves, grills, or fireplaces provided for that purpose.

Lyons Fire Protection District: Requested that all sleeping rooms have functional and approved
sized egress windows and that an exit route diagram be posted inside each sleeping room.

Agencies that responded with no conflict: Town of Erie, Mountain View Fire Protection District,
Louisville Fire Protection District, City of Longmont Fire Department, City and County of
Broomfield, Boulder County Office of Sustainability, Climate Action, and Resilience, Grand County
Planning and Zoning Department.

RECOMMENDATION

Acrticle 16-100.B of the Boulder County Land Use Code contains criteria for amending the text of the
Land Use Code. Staff reviewed the proposed text amendment against these criteria and finds the
following:

1) The existing text is in need of the amendment.
The existing text regulating Short-Term Dwelling Rentals and Bed and Breakfast uses was
adopted in 2008. Since 2008, the short-term rental market has experienced significant growth
and more recent research concludes that short-term rentals negatively impact housing stock
and housing affordability. In addition, staff has received consistent input from Boulder
County residents that the current code does not adequately address the impacts of short-term
dwelling rentals, and county staff has been unable to enforce the text governing short-term
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2)

3)

rentals, as evidenced by the number of non-compliant rentals shown in Figure 1. In the past
decade, the best practices for regulating short-term dwelling rentals has significantly changed
and, with new authority under the State laws to license short-term rentals, Boulder County
now has the ability to implement a more effective ordinance. Therefore, staff finds that the
existing text is in need of amendment and this criterion is met.

The amendment is not contrary to the intent and purpose of this Code.

The Boulder County Land Use Code is enacted to protect and promote the health, safety, and
general welfare of present and future inhabitants of Boulder County. The proposed text
amendments seek to regulate short-term rentals in a way more consistent with that objective
by balancing the benefits and burdens of short-term dwelling rentals, protecting housing stock
and affordability, and improving enforcement mechanisms for violations of the short-term
dwelling rental text provisions. Therefore, staff finds the proposed text amendments are not
contrary to the intent and purpose of the Code and this criterion is met.

The amendment is in accordance with the Boulder County Comprehensive Plan.
The Boulder County Comprehensive Plan provides the following guidance in relation to
tourism and housing:

» Economics Element Section 1.04 Tourism and Recreation: “Boulder County
acknowledges and values the tourism and recreation industries for the diversity and
vitality they bring to the local economy. The county seeks to provide opportunities for
these industries to thrive without placing an undue burden on the county’s resources
or compromising its rural character.”

* Housing Element Section 3.06: Prioritize Housing for Residents: ““The county
prioritizes preserving housing units for Boulder County residents and workers and
their families and limits visitor- and tourism-serving uses such as short-term rentals.
The county evaluates applications for tourism-serving uses based on safety for
visitors and county residents in addition to compatibility with neighborhood
character.”

The proposed text amendments seek to balance the economic and cultural benefits of tourism
through short-term rentals with the need to prioritize preserving housing units for Boulder
County residents, workers, and their families. Therefore, staff finds the proposed text
amendments are in accordance with the Boulder County Comprehensive Plan and this
criterion is met.

Staff finds that the criteria for a Land Use Code text amendment have been met. Further, staff finds
that the proposed text amendments appropriately balance the competing values of housing stock and
affordability, a tourism economy, and the health, safety, and welfare of Boulder County residents.
Therefore, staff recommends that the Planning Commission recommend to the Board of County
Commissioners approval of docket DC-19-0005: Short-Term Dwelling Rental and Bed and
Breakfast Update and adoption of the proposed text amendments, with the following condition:

1. The Board of County Commissioners concurrently adopts the proposed Short-Term
Rental and Vacation Rental Licensing Ordinance.
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DC-19-0005 Short-Term Dwelling Rental and Bed and Breakfast Update
Proposed Land Use Code Text Amendments
October 13, 2020

4-101 Forestry (F) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Bed and Breakfast () (S)
d. Shert-Term-Dweling Vacation Rental (1) (S)
C. Accessory Uses Permitted (see 4-516)
18. Primary Dwelling Short-Term Rental
19. Secondary Dwelling Short-Term Rental (1)

4-102 Agricultural (A) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Bed and Breakfast (1) (S)
d. Shert-Term-Dweling Vacation Rental (1) (S)
C. Accessory Uses Permitted (see 4-516)
22. Primary Dwelling Short-Term Rental
23. Secondary Dwelling Short-Term Rental (1)

4-103 Rural Residential (RR) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Bedand Breakfast (I) (S)
b. Shert-FTerm-Dweling Vacation Rental (1) (S)
C. Accessory Uses Permitted (see 4-516)
21. Primary Dwelling Short-Term Rental
22. Secondary Dwelling Short-Term Rental (1)

4-104 Estate Residential (ER) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a—Shert-Term-Dwelling RentaHH
a. Bed and Breakfast (l)
C. Accessory Uses Permitted (see 4-516)
19. Primary Dwelling Short-Term Rental
20. Secondary Dwelling Short-Term Rental (1)

4-105 Suburban Residential (SR) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Bed and Breakfast (1) (S)
b—Shert-Ferm-DwellingRental-H
C. Accessory Uses Permitted (see 4-516)

Al
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17. Primary Dwelling Short-Term Rental
18. Secondary Dwelling Short-Term Rental (1)

4-106 Multifamily (MF) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a—Short-Term Dwelling Rental - {}}
C. Accessory Uses Permitted (see 4-516)
15. Primary Dwelling Short-Term Rental
16. Secondary Dwelling Short-Term Rental (1)

4-107 Manufactured Home Park (MH) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Shert-Term-DwelingRentaHh
C. Accessory Uses Permitted (see 4-516)
14. Primary Dwelling Short-Term Rental
15. Secondary Dwelling Short-Term Rental

4-108 Transitional (T) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
e—Short-Term-Dwelling RentaHH
C. Accessory Uses Permitted (see 4-516)
16. Primary Dwelling Short-Term Rental
17. Secondary Dwelling Short-Term Rental (1)

4-109 Business (B) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
c. Shoert-Term-Dweling Vacation Rental (1)
d. Bed and Breakfast
C. Accessory Uses Permitted (see 4-516)
16. Primary Dwelling Short-Term Rental
17. Secondary Dwelling Short-Term Rental (1)

4-110 Commercial (C) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
c. Short-Term-Dweling Vacation Rental (1)
d. Bed and Breakfast
C. Accessory Uses Permitted (see 4-516)
16. Primary Dwelling Short-Term Rental
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DC-19-0005 Short-Term Dwelling Rental and Bed and Breakfast Update

17. Secondary Dwelling Short-Term Rental (1)

4-111 Light Industrial (LI) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
c. Short-Term-Dweling Vacation Rental (1)
d. Bed and Breakfast
C. Accessory Uses Permitted (see 4-516)
20. Primary Dwelling Short-Term Rental
21. Secondary Dwelling Short-Term Rental (1)

4-112 General Industrial (Gl) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
c. Short-Term-Dweling Vacation Rental (1)
d. Bed and Breakfast
C. Accessory Uses Permitted (see 4-516)
20. Primary Dwelling Short-Term Rental
21. Secondary Dwelling Short-Term Rental (1)

4-117 Mountain Institutional (Ml) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Bed and Breakfast (1) (S)
d. Shert-Term-Dwelling Vacation Rental (1) (S)
C. Accessory Uses Permitted (see 4-516)
18. Primary Dwelling Short-Term Rental
19. Secondary Dwelling Short-Term Rental (1)

Use Tables ¢ 4-507 Lodging Uses [TO BE UPDATED]
Use Tables e 4-516 Accessory Use [TO BE UPDATED]

4-507 Lodging Uses

Proposed Land Use Code Text Amendments

October 13, 2020
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DC-19-0005 Short-Term Dwelling Rental and Bed and Breakfast Update
Proposed Land Use Code Text Amendments
October 13, 2020

1. Definition: A Facility offering transient lodging accommodations to one or more booking parties at
a time for a rental duration fewer than 30 days where:
a. Atleast one meal per day is provided; and
b. A manager or owner resides on the premises; and
c. A manager or owner is present during all rental periods.
2. Districts Permitted:
a. By Limited Impact Special Review in F, A, RR, SR, ER, H, and Ml provided there are no
more than three guest rooms or no more than six guests served per night.
b. By Special Review in F, A, RR, SR, H, and Ml if there are more than three guest rooms or
more than six guests served per night.
c. ByrightinB, C, LI, and Gl
3. Parking Requirements: One space per guest room in addition to one space for the residing
manager or owner. All parking must be on-site.
4. Loading Requirements: None
5. Additional Provisions:
a. A Bed and Breakfast may not be marketed or used for weddings, receptions, or similar
private or public events.
b. Historic Accessory Dwelling Units are eligible for this use.
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DC-19-0005 Short-Term Dwelling Rental and Bed and Breakfast Update
Proposed Land Use Code Text Amendments
October 13, 2020

E. Vacation Rental
1. Definition: A single-family dwelling unit offering transient lodging accommodations to a single
booking party at a time within that dwelling unit for a rental duration of fewer than 30 days
where:
a. The dwelling unit is not the primary residence of the owner; and
b. The dwelling unit is rented more than 60 days per year.
2. Districts Permitted:
a. By Special Review in F, A, RR, and MI, provided the property is greater than 1 acre in size
and on unsubdivided land.
b. By Limited Impact Special Use Review in F, A, RR, and MI, provided the property is
greater than 5 acres in size and on unsubdivided land.
c. By Limited Impact Special Use Review in B, C, LI, and Gl.
3. Parking Requirements: One space per Sleeping Room in addition to one space for the local
manager. All parking must be on-site.
4. Loading Requirements: None
5. Additional Provisions:
a. All Vacation Rentals must maintain a valid Boulder County Vacation Rental License.
b. A Vacation Rental may not be marketed or used for weddings, receptions, or similar
private or public events.
c. Accessory Dwellings are not eligible for this use.

4-516 Accessory Uses
W. Primary Dwelling Short-Term Rental
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DC-19-0005 Short-Term Dwelling Rental and Bed and Breakfast Update
Proposed Land Use Code Text Amendments
October 13, 2020

Definition: A single-family dwelling unit offering transient lodging accommodations to a single
booking party at a time within that dwelling unit for a rental duration of fewer than 30 days
where the dwelling unit is the primary residence of the owner.
Districts Permitted: By right in all districts
Parking Requirements: Three spaces, or one space per designated Sleeping Room in addition to
one space for the owner or local manager, whichever is greater. All parking must be on-site.
Loading Requirements: None
Additional Provisions:
a. All Primary Dwelling Short-Term Rentals must maintain a valid Boulder County Short-
Term Rental License.
b. A Primary Dwelling Short-Term Rental may not be marketed or used for weddings,
receptions, or similar private or public events, with the exception of those by-right events

hosted by one or more of the individuals who reside on the property.
c. Historic Accessory Dwelling Units are eligible for this use.

X. Secondary Dwelling Short-Term Rental

1.

Definition: A single-family dwelling unit offering transient lodging accommodations to a single
booking party at a time within that dwelling unit for a rental duration of fewer than 30 days
where:

a. The dwelling unit is not the primary residence of the owner;

b. The dwelling unit is rented 60 days per year or less; and

c. The dwelling unit is rented with a two-night stay minimum.
Districts Permitted: By Limited Impact Special Review in all districts
Parking Requirements: Three spaces, or one space per designated Sleeping Room in addition to
one space for the owner or local manager, whichever is greater. All parking must be on-site.
Loading Requirements: None
Additional Provisions:

a. All Secondary Dwelling Short-Term Rentals must maintain a valid Boulder County Short-

Term Rental License.

b. A Secondary Dwelling Short-Term Rental may not be marketed or used for weddings,
receptions, or similar private or public events, with the exception of those by-right events

hosted by one or more of the individuals who reside on the property.
c. Accessory Dwellings are not eligible for this use.

4-602 Special Provisions
G. Limited Impact Special Review Waiver for Bed and Breakfast and Secondary Dwelling Short-Term Rental

1.

The requirement for Limited Impact Special Review may be waived if the Director determines
that the Bed and Breakfast or Secondary Dwelling Short-Term Rental will not have any significant
conflict with the criteria listed in Article 4-601 of this Code.

The Director may impose written terms and conditions on these uses that may be reasonably
necessary to avoid conflict with the review criteria in Article 4-601 of this Code.

The Bed and Breakfast must comply with the Additional Provisions outlined in Article 4-507.A of
this Code. The Secondary Dwelling Short-Term Rental must comply with the Additional Provisions
outlined in Article 4-516.X of this Code.
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DC-19-0005 Short-Term Dwelling Rental and Bed and Breakfast Update
Proposed Land Use Code Text Amendments
October 13, 2020

4. Notice of the waiver application being reviewed shall be sent to referral agencies and adjacent
property owners in accordance with Article 3-204 of this Code.

5. The Director shall not issue the determination for 15 days following such notification and shall
consider any comments received by the public.

18-137 Dwelling
A. A building or portion thereof used exclusively for residential occupancy, including one-family
dwellings and multiple-family dwellings, but not including hotels, motels, tents;,seasenat
vacation-cabins, camper trailers, or other structures designed or used primarily for temporary
occupancy.
B. A dwelling shall also include the following types of residential buildings which are factory
made and not constructed on site:
1. Manufactured homes which are not less than 24 feet in width and 35 feet in length,
which are installed on an engineered permanent foundation in accordance with all
applicable County requirements, and which have a brick, wood, or cosmetically
equivalent exterior siding and a pitched roof, pursuant to C.R.S. 30-28-115(3)(a), as
amended; and
2. Factory built modular housing which is certified by the State of Colorado to meet
Uniform Building Code requirements pursuant to the Colorado Housing Act of 1970,
C.R.S. 24-32-701, et seq., as amended.
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DC-19-0005 Short-Term Dwelling Rental and Bed and Breakfast Update
Proposed Licensing Ordinance
October 13, 2020

ORDINANCE NO. 2021-X
AN ORDINANCE BY THE BOARD OF COUNTY COMMISSIONERS FOR THE COUNTY OF BOULDER FOR THE
LICENSING OF SHORT-TERM DWELLING RENTALS AND VACATION RENTALS WITHIN THE
UNINCORPORATED AREA OF BOULDER COUNTY

RECITALS

A. Boards of County Commissioners are empowered by C.R.S. § 30-15-401(1)(s) to “license and
regulate” the short-term rental of residential Dwelling Units and to “fix the fees, terms, and
manner for issuing and revoking licenses”; and

B. The use of residential Dwelling Units as a short-term rental has grown drastically in the past
decade; and

C. The short-term rental of residential Dwellings can benefit communities by offering supplemental
income to property owners, supporting the local economy through tourism and agri-tourism,
creating local job opportunities, and fostering community between the short-term rental hosts
and renters; and

D. Studies and reports have concluded that short-term rental of residential property creates
adverse impacts to the health, safety, and welfare of communities, including an increase in
housing costs and depletion of residential housing opportunities for persons seeking full-
time accommodations; and

E. Boulder County has received numerous comments expressing concern about how the short-
term rental of Dwelling Units might impact housing stock and the residential and rural character
of Boulder County; and

F. Boulder County “prioritizes preserving housing units for Boulder County residents and workers
and their families and limits visitor- and tourism serving uses such as short-term rentals. The
county evaluates applications for tourism serving uses based on safety for visitors and county
residents in addition to compatibility with neighborhood character” as outlined in the Boulder
County Comprehensive Plan Section 3.06; and

G. This Ordinance intends to: (1) facilitate safe short-term rental of residential Dwelling Units in a
way that balances the benefits and burdens on the local community; (2) preserve existing
housing stock and protect housing affordability; (3) track, manage, and enforce violations of this
Ordinance; and (4) protect the health, safety, and welfare of the public; and

H. Cities and towns within the county may consent to have this ordinance apply within their
boundaries, as provided in C.R.S §30-15-401(8).

BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS FOR THE COUNTY OF BOULDER AS
FOLLOWS:

Section 1: Definitions
A. The definitions found in the Boulder County Land Use Code will apply to this Ordinance,
except the following words, terms, and phrases will have the following meanings:

1. Director: The Director of the Boulder County Community Planning &
Permitting Department, or the Director’s designee.

2. License: A Short-Term Rental License or Vacation Rental License issued pursuant to this
Ordinance.

3. Licensee: The person or legal entity who is issued the License.
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11.

DC-19-0005 Short-Term Dwelling Rental and Bed and Breakfast Update
Proposed Licensing Ordinance
October 13, 2020

Licensed Premises: The parcel or lot on which the Short-Term Rental or Vacation Rental
is located.

Major Offense: Any violations of this Ordinance that endanger the health, safety, or
welfare of the public, as determined by the Director.

Minor Offense: Any violations of this Ordinance that are procedural or do not endanger
the health, safety, or welfare of the public, as determined by the Director.

On-Site: Contiguous parcels or lots under the same ownership and control as the
Licensed Premises.

Primary Residence: The Dwelling Unit in which a person resides for more than six (6)
months out of each calendar year. When a person resides in the Dwelling Unit for more
than six months out of the calendar year, the Dwelling Unit presumed to not

be a Primary Residence if (1) the entire unit is offered and available for rent for more
than twenty days in any month; (2) the person's spouse or domestic partner has a
different Primary Residence; or (3) the person's driver's license, voter registration or any
dependent's school registration shows a different residence address. These
presumptions are rebuttable, but each must be rebutted by credible evidence from the
party claiming that the dwelling is a Primary Residence.

Short-Term Rental: Includes Primary Dwelling Short-Term Rentals and Secondary
Dwelling Short-Term Rentals, as defined in the Boulder County Land Use Code.
Sleeping Room: Any rooms or areas within the Licensed Dwelling Unit that are intended
to be used as a sleeping place for guests.

Vacation Rental: Defined in the Boulder County Land Use Code.

Section 2: License Required
A. Local License Required. It is a violation of this Ordinance to operate a Short-Term Rental or

Vacation Rental within the unincorporated area of Boulder County, Colorado, or any
municipality which consents to the application of this ordinance within its jurisdiction, without a
current Short-Term Rental License or Vacation Rental License.

B. A property which is deed-restricted as affordable housing is not eligible for a License.

C. Only one License of any type (Short-Term Rental License or Vacation Rental License) may be
issued to each person and any legal entities associated with that person, including trusts,
corporations, estates, or associations.

Section 3: Licenses
A. Short-Term Rental License and Vacation Rental License: The Director is authorized to issue a

Short-Term Rental License or a Vacation Rental License under the terms and conditions of this
Ordinance. Licensees remain subject to all other federal, state, or local law requirements
including the Boulder County Land Use Code.

Section 4: Licensing Procedure
A. An application for a License must include:

1.

Application Form. Applicant must designate all agents, exhibit all property owner and
Local Manager signatures, and have all necessary information completed.

Proof of Insurance. Applicant must demonstrate that property is covered by appropriate
insurance in the form of a property owner (HO-3) policy, dwelling fire (HO-5), or unit
owner’s policy (HO-6), which covers a rental exposure, with adequate liability and
property insurance limits that must at a minimum insure liability at $500,000.
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3. Proof of Primary Residence, if applicable. The applicant must demonstrate that the
Dwelling Unit is the property owner’s Primary Residence by presenting a Colorado state-
issued driver’s license or Colorado state-issued identification card and at least one of
the following documents:

a. Voter Registration;

b. Motor Vehicle Registration;

c. Income Tax Return with address listed; or

d. Any other legal documentation deemed sufficient by the Director which is
pertinent to establishing the property owner’s Primary Residence.

4. Proof of Ownership. Applicant must demonstrate ownership of the Licensed
Premises by including a copy of the current deed.

5. Parking Plan. Applicant must demonstrate compliance with the applicable Boulder
County Land Use Code and Boulder County Multimodal Transportation Standards for
On-site parking.

6. Floor Plan. The floor plan must show locations within the Dwelling Unit of all smoke
detectors, fire extinguishers, and carbon monoxide detectors, as well as
locations of Sleeping Rooms and egress, as required under Section 5 of this Ordinance
and the applicable Building Code.

7. Proof of Land Use Approvals. For Secondary Dwelling Short-Term Rentals and Vacation
Rentals, documentation demonstrating that the applicant has obtained the required
approvals under the Boulder County Land Use Code.

8. List of Adjacent Owners. Names, physical addresses, mailing addresses, and additional
contact information (if known) for owners of all immediately adjacent parcels.

9. Payment. Payment of all applicable License fees.

10. Property Taxes. For Vacation Rentals and Secondary Dwelling Short-Term Rentals, proof
the property taxes have been paid.

11. Sales Tax License. All Licensees will be required to remit all applicable taxes for the
Licensed Premises, including state and local sales and use taxes. Applicants must provide
one of the following:

a. Anindividual sales tax license number issued to the Licensee or Local Manager
from the State of Colorado Department of Revenue; OR

b. Proof that the only platforms used to advertise and book the Licensed Premises
remit taxes on behalf of the Licensee. Licensees may not advertise or book on
web platforms that do not remit taxes on behalf of the Licensee without an
individual sales tax license number.

B. The applicant’s failure to timely provide any requested information may be grounds for denial of
the application.

C. The Director may refer the application to additional agencies or departments. On properties
over which a Boulder County conservation easement has been granted, the Director will refer
the application to the easement holder.

D. Notice. For Short-Term Rental Licenses for Primary Dwelling Short-Term Rentals, Boulder County
will provide notification by U.S. Mail, first-class postage or email to all owners of immediately
adjacent parcels when the License is issued by the Director.

Section 5: Licensing Requirements
A. Before issuing a License, the Director must determine that the applicant has met following
requirements:
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Land Use Approval. The applicant complied with all Boulder County Land
Use Code requirements, as applicable.
Building Inspection. The Chief Building Official or the Chief Building Official’s
designee determined the following from an inspection:
a. Forall Licensed Premises:
i. The Dwelling Unit to be rented contains:

(1) Operable fire extinguishers in each Sleeping Room and in the
kitchen, or an Automatic Residential Fire Sprinkler System.

(2) Operable smoke detectors:

a. Ineach Sleeping Room;

b. Outside each guest sleeping area in the immediate
vicinity of the Sleeping Rooms; and

c. On each additional story of the Dwelling Unit including
basements and habitable attics.

(3) A UL 2075 compliant carbon monoxide detector installed
outside of each separate guest sleeping area in the immediate
vicinity of the Sleeping Rooms in the Dwelling Unit.

ii. The Dwelling Unit is served by water supplies that are in conformance
with the regulations and requirements of the Boulder County Public
Health Department, Colorado Department of Public Health and
Environment and the Colorado Division of Water Resources.

iii. Sleeping Rooms must be legally existing.

(1) Sleeping Rooms built prior to 1976 must have code conforming
Emergency Escape and Rescue Openings.

iv. The Dwelling Unit has no observable structural defects;

v. Any plumbing, electrical, and heating and cooling systems in the
Dwelling Unit are in a good state of repair; and

vi. Nothing on the Licensed Premises or in the Dwelling Unit pose a
significant risk to the health, safety, or welfare of the occupants or
surrounding properties.
b. For Vacation Rentals:

i. No unapproved uses, unpermitted uses, or unpermitted work exist on
the Licensed Premises.

Wildfire Mitigation within Wildfire Zone 1. The Wildfire Mitigation Team or the Wildfire
Mitigation Team’s designee has verified the following:
a. For Short-Term Rental Licenses:

i. The Wildfire Mitigation Team completed a Wildfire Partners Assessment
for the Licensed Premises; and

ii. Upon the first renewal, the Licensed Premises is Wildfire Partners
Certified.

b. For Vacation Rental Licenses:

i. The Licensed Premises is Wildfire Partners Certified.

Parking and Access. The County Engineer or the County Engineer’s designee has
determined that the proposed Licensed Premises has satisfactory vehicular access and
On-site parking facilities pursuant to the Boulder County Multimodal Transportation
Standards and the Boulder County Land Use Code. The County Engineer or the County
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Engineer’s designee has further determined that the applicant has suitably mitigated
any traffic hazards associated with the proposed use.

Sewage Disposal. The Public Health Director or the Public Health Director’s designee has
determined that the proposed Licensed Premises has all required on-site wastewater
treatment system permits or is otherwise adequately served by public sewer. Existing
systems do not need to be repaired or replaced unless required by Boulder County
Public Health.

Building Lot. Verification that the Licensed Premises is a legal building lot under the
Boulder County Land Use Code.

Section 6: Licensee Operating Standards and Requirements
A. All Licenses:

1.

4.

Occupancy Limit. Two adults per Sleeping Room with a maximum of eight individuals, or
the occupancy limit of the permitted and approved on-site wastewater treatment
system, whichever is fewer.

Guest Information. In the rented Dwelling Unit, the Licensee must provide the following
documents to all guests:

i. Septic Safety information sheet provided by the county, if applicable;

ii. Wildlife Safety information sheet provided by the county, if applicable;

iii. Wildfire Safety information sheet provided by the county, if applicable;

iv. Local Fire restrictions, if applicable and evacuation routes in the event of a fire
or emergency;

v. Floor plan posted in a conspicuous location with fire exit routes for the Dwelling
Unit;

vi. Good Neighbor Guidelines provided by the county;

vii. A map clearly delineating guest parking and the Licensed Premises boundaries;

viii. Contact information for the Local Manager and Licensee;

ix. Trash and recycling schedule and information;

X. Anindoor radon gas testing report including the indoor radon gas testing results
issued by a certified Radon Measurement Provider for the Licensed Premises,
indoor radon gas testing results shall be less than 5 years old and must be
performed by a National Radon Proficiency Program (NRPP) or National Radon
Safety Board (NRSB) certified Radon Measurement Provider. The Licensed
Premises shall be retested for indoor radon gas every 5 years and the most
recent indoor radon gas testing report including the indoor radon gas testing
results provided to guests.

xi. For Vacation Rentals: A HERS Certificate or Energy Audit must be completed for
the home by 2022 and thereafter a copy must be provided to guests.

Outdoor Fires. If permitted under house/FPD/HOA rules, and not prohibited by local or
state fire bans — may only be built in fire rings, stoves, grills, or fireplaces provided for
that purpose.

Local Manager. Every Licensed Premise must have an emergency contact available to
manage the Licensed Premises during any period when the Licensed Premises are
occupied as a Short-Term Rental or Vacation Rental. The contact must be able to
respond to a renter or complainant within one (1) hour in person. The contact may be
the owner if the owner meets the above criteria. The name and contact information
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must be on file with the Director. The Licensee must report any change in the
emergency contact to the Director as soon as practicable.

5. Signs. The Licensed Premises must comply with the signage requirements in Article 13 of
the Boulder County Land Use Code.

6. Posting of License. The Licensee must provide a copy of the License to immediately
adjacent neighbors and post the License in a prominent location outside of the Dwelling
Unit for both guests and neighbors to see.

7. Advertisement. All advertisements and listings of the Licensed Premises must include:

i. Thelocal License number;
ii. The approved occupancy limit; and
iii. The minimum night stay, if applicable.

8. Compliance with anti-discrimination laws. No Licensee may discriminate against any
guest or potential guest, because of race, color, sex, gender identity, age, religion,
disability, national origin, ancestry, sexual orientation, marital status, parental status,
military discharge status, or source of income.

Section 7: Inspection

A

By signing and submitting a License application, the owner of the Short-Term Rental or Vacation
Rental certifies that the Licensee has received permission from the property owner to allow
inspections as may be required under this Ordinance. The owners authorize the Director to
enter upon and inspect the Licensed Premises. This section will not limit any inspection
authorized under other provision of law or regulation. The Director will inspect the Short-Term
Rental or Vacation Rental for compliance with the requirements of this Ordinance and any
applicable conditions of approval prior to the initial License and at each renewal. The owner
further authorizes inspections in response to complaints of violations as further specified in
Section 12.

Section 8: Decision and Appeal
A. Decision. Once the Director has completed a review of the application, the Director must either

B.

issue a License or issue a denial letter that specifies the reasons for denial.

Appeal. Within ten days of any decision by the Director, the applicant or the Licensee may
provide a written response by submitting a letter to the Director clearly stating its position. In
response, the Director may make a final decision, request additional information or conduct
additional investigation prior to issuing a final decision. A final decision is appealable under
Colorado Rule of Civil Procedure 106(a)(4). A Licensee may continue to operate during the
pendency of an appeal. The Director may grant extensions of deadlines under this Article for
good cause shown.

Section 9: Changes to an Issued License
A. A Licensee must submit any proposal to change an issued License under this Ordinance to

the Director. The proposal may be subject to the requirements under Section 4, up to
and including re-application.

Section 10: Term of License or Permit; Renewal
A. Term of License. Short-Term Rental Licenses and Vacation Rental Licenses will be valid for a

period of two years (the License Period). A License will expire on the expiration date if the
Licensee fails to submit a renewal Application prior to the expiration date of a License.
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B. Renewal of License. Before renewing a License, the Director must determine that the following
requirements have been met:

1. The Licensee has submitted an Application with the requirements in Section 4 above, at
least 45 days before the expiration of the License. If the Licensee has not met the
requirements 45 days before the expiration of the License, the application will be
subject to the application fees for a new license.

2. No violations of this Ordinance exist on the Licensed Premises. Renewal of any License is
subject to the laws and regulations effective at the time of renewal, which may be
different than the regulations in place when the Director issued the prior License.

Section 11: License Non-Transferrable
A. No License granted pursuant to this Ordinance is transferable from one person to another or
from one location to another. Any change of ownership of the Licensed Premises must be
reported to the Director within 30 days of the transfer of ownership.

Section 12: Violations
A. Each actin violation of this Ordinance is considered a separate offense. Each calendar day that a
violation exists may also be considered a separate offense under this Ordinance.
B. The Director is authorized to suspend or revoke a License and assess administrative penalties for
any violation of this Ordinance.
C. Determination of a Violation:

1. The Director may investigate any complaints of violations of this Ordinance.

2. If the Director discovers a violation of this Ordinance, the Director may charge the
violator for the actual cost to the County of any follow-up inspections and testing to
determine if the violation has been remedied.

3. When the Director has reasonable cause to believe that a violation of
this Ordinance exists on a premises, and that entry onto the premises is necessary to
verify the violation, the Director shall make a reasonable effort to contact the Licensee,
Property Owner, or Local Manager and request consent to enter and inspect the
Licensed Premises. If the Licensee, Property Owner, or Local Manager cannot
be contacted or if entry is refused, the Director may impose penalties or revoke the
License.

E. Issuance of Notice of Violation:

1. Determination of Violation. If the Director determines that one or more violations of
this Ordinance exists, the Director must provide notice of all the violations to the
property owner by U.S. Mail, first-class postage or via email a minimum of 30 days prior
to the Director taking further action to impose penalties or to revoke the License.

2. Stop Renting Order. If the violation involves an immediate threat of health and safety,
the Director may, in writing sent to or posted in a conspicuous place on the Licensed
Premises, order that all rental activity on the Licensed Premises cease until further
notice from the Director. It shall be unlawful for any person to fail to comply with a Stop
Renting Order.

3. If violations of this Ordinance have not been resolved, or satisfactory progress towards
resolution has not been made within a reasonable timeframe, the Director may impose
an administrative fine, task law enforcement personnel with using the Penalty
Assessment Procedure described in C.R.S. § 16-2-201 for violations of this Ordinance, or
seek injunctive relief.
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F. Penalties for Violations
1. Minor Offenses:
i. First Offense during License Period: $150 fine
ii. Second Offense during License Period: $500 fine
iii. Third Offense during License Period: $1,000 fine and one-year suspension of the
License.
2. Major Offenses:
i. First Offense during License Period: $750 fine
ii. Second Offense during License Period: $1,000 fine and one-year suspension of
the License.
G. Appeal of Determination of Violation
1. Hearing Before the Board of County Commissioners. If the Licensee files
a written appeal with the Board of County Commissioners of the Director’s
determination regarding the Determination of Violation, issuance or the amount of a
fine, or other penalty for the violation, within 10 days of the imposition of any fine or
a written order suspending or revoking a License, the Board will schedule a hearing on
the appeal, of which the Licensee will receive reasonable prior notice. The Board, based
on the evidence in the record, may reverse or confirm the Director’s
determination whether a violation occurred. In addition, based on the evidence in the
record, the Board may reverse, confirm, or adjust any remedy or penalty imposed by the
Director. The Board, in its discretion, may also give the Licensee additional time to
correct the violation(s), or may specify other means of correcting the violation(s) at
the Licensee’s expense. The Board’s determination is a final decision appealable under
appealable under Colorado Rule of Civil Procedure 106(a)(4).

Section 13: Fees as adopted in the Planning Review Fee Schedule

Section 14: Severability/Savings Clause
A. If any provision of this Ordinance is found to be invalid by a court of competent jurisdiction, only
the provision subject to the court decision must be repealed or amended. All other
provisions must remain in full force and effect.

Section 15: Effective Date

A. This Ordinance will be effective 30 days after publication following adoption on the second
reading.
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ZONING DISTRICTS

Abbreviation | Zoning District (Land Use Code) | Purpose

A Agricultural (4-102) Rural areas where conservation of agricultural resources is of major
value, and where residential development compatible with agricultural
uses is allowed.

B Business (4-109) Areas for the development of restricted retail and business uses which
have minimal exterior impact on surrounding properties.

C Commercial (4-110) Areas for the development of commercial, business, retail, and/or
service uses.

ED Economic Development (4-113) | Urban areas which have economic value for Boulder County, and
which can be developed to be compatible with surrounding areas.
ER Estate Residential (4-104) Low density urban residential areas.

F Forestry (4-101) Rural areas established for the purpose of efficiently using land to
conserve forest resources, protect the natural environment, and
preserve open areas.

Gl General Industrial (4-112) Areas for the development of general industrial, manufacturing,
commercial, and/or retail uses.

H Historic (4-114) Rural areas in which residential and business uses which can be
developed compatibly with established historical areas.

LI Light Industrial (4-111) Areas for the development of research, light industrial, warehouse,
and/or distribution centers.

MF Multifamily (4-106) Medium density residential areas which allow for a variety of housing
options.
MH Manufactured Home Park (4- | To provide for manufactured home parks in appropriate locations,
107) consistent with comprehensive planning policies to encourage and
provide for affordable housing including the preservation of existing
housing stocks.
M Mountain Institutional (4-117) | Areas established in the mountainous part of Boulder County for the
purpose of permitting more intensive use of land than the surrounding
Forestry (F) District, where such use' can be accomplished without
harm to forest resources, natural environment, open areas and
residential uses in the surrounding area.
RR Rural Residential Residential areas developed at a density and character compatible
with agricultural uses
SR Suburban Residential (4-105) Low density suburban residential areas.
T Transitional (4-108) Areas containing both a variety of residential uses and a limited

number of business uses which are compatible with residential
development.
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CURRENT REGULATIONS

USE LOCATION PROCESS Intensity/Risk Negative
Housing Impact
4-507 Lodging | ALL ZONES <14 By Right Low Low Potential
Use Short A F,H M| T, 15-45 By Right* Moderate Moderate
Term Dwelling | B, C, ED Potential
Rentals A F, H MILT, >45 LU** Potentially High High Potential
B, C
RR, ER, SR. MF, | > 15 LU** Potentially High High Potential
LI, GI

4-507 Lodging
Use

Bed and
Breakfast

F, A, RR, SR, Ml

LU — limit 3 rooms & 6 guests

Low

Moderate
Potential

*Additional Provisions applied
** Additional Provisions and SU Criteria applied/ Limited Impact Waiver eligible

PROPOSED REGULATIONS

historic part of
the community
fabric)

USE LOCATION PROCESS Use Negative Housing

Intensity/Safety Impact
Risk

4-516 ALL ZONES By Right Low Low Potential

Accessory Use

Primary

Residence STDR

4-516 ALL ZONES LU** 60 day Maximum Moderate Moderate Potential

Accessory Use (should this just

Secondary be F where

Residence seasonal cabin

Accessory STDR | rental is a

4-507 Lodging
Use
Vacation Rental

F, A, RR, Ml >1 acre SU*** Potentially High High Potential
F, A, RR, Ml >5 acres and unsubdivided*** Potentially High High Potential
T, B, C, LI, Gl LU Potentially High Low Potential

4-507 Lodging
Use

Bed and
Breakfast

F, A, RR, SR, ER,
Ml

LU** Limit 3 rooms & 6 guests

Low

Moderate Potential

F, A, RR, SR, Ml | SU If more than 3 rooms & 6 guests | Moderate Moderate Potential
per night
B, C, Ll Gl By Right Low Moderate Potential

**Limited Impact Waiver Eligible

***Consider acreage approach — clarify intent of these requirements, are we sure of the consequences of
these requirements (what does this eliminate)
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COMPARISON OF CURRENT REGULATIONS AND PROPOSED REGULATIONS

Short-Term | Old Code (Lodging Use) New Code (Accessory Use and Lodging Use)
Dwelling
Rentals
By Right LU/Waiver | Primary Secondary Vacation Rental
(Anything over Dwelling | Dwelling (60
14 days day max with 2
required night min. stay)
additional
provisions)
F, A, Ml 45 days or > 45 days By Right LU/Waiver SU if over 1 acre and
fewer unsubdivided, LU if over 5
acres and unsubdivided
RR < 14 days 15 days or | By Right LU/Waiver SU if over 1 acre and
more unsubdivided, LU if over 5
acres and unsubdivided
ER, SR, MF | <14 days 15 days or | By Right LU/Waiver Not allowed
more
H T 45 days or > 45 days By Right LU/Waiver Not allowed
fewer
B, C 45 days or > 45 days By Right LU/Waiver LU
fewer
LI, Gl < 14 days 15 days or | By Right LU/Waiver LU
more
ED 45 days or Not By Right LU/Waiver Not allowed
fewer Allowed
Bed & Old Code New Code
Breakfast
F, A, RR, LU — limit 3 rooms & 6 guests | LU (3 rooms and 6 guests) or SU (more than 3 rooms or 6
SR, Ml guests)
ER Not allowed LU (3 rooms and 6 guests)
B, C, LI, Gl Not allowed By Right (Similar to Overnight Lodging)
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Jurisdiction |License Term in [Estimated Annual [Allowed in Max Nights?[Min. Night [Allowed in all |Limit on total|Limit on # of |Admin
years Cost Secondary Stay? Residential number of [licenses per  [Approval?
Residence? Zoning licenses? person?
Districts?
Unincorporat |2 (will be adopted |Yes- Limited |Yes- for Yes- for Yes except No Yes Some
ed Boulder under separate Secondary [Secondary [Vacation
County fee schedule) Dwelling Dwelling |Rentals
$100 or $400 Use Use
Boulder 4 with an annual|$26 No No No Yes No De Facto Yes
recertification Limitation -
must be
primary
residence
Longmont 1 $100 Yes, 1 per No No Yes No Yes for Mostly
Longmont secondary
Resident residence
Nederland 1 $100 Yes - Limited [Yes No Yes No Yes Yes
Chaffee 1 $200 Yes No No Yes No No Yes
County
Clear Creek |1 $250 Yes No No Yes No No Yes
County
Summit 1 $100 Yes No No Yes No No Mostly
County
Grand County|1 S25 per Yes No No Yes No No Yes
advertised
Larimer One-time N/A Yes No No Yes No No No
County Permit

Pitkin County

DOES NOT REGULATE.
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Short-Term Rental
License

Vacation Rental License

Short-Term
Rental and Bed &
Breakfast Code

Update

Accessory

Residential Use

Primary Dwelling
Short-Term Rental

(Low intensity/risk,
low housing impact)

Secondary Dwelling
Short-Term Rental

(Moderate intensity/risk,
moderate housing
impact)

Single-Family Dwelling
Unit

Primary Residence
One Party

Single-Family Dwelling Unit
Not Primary Residence
One Party
Rented 60 days or less per year

By Right in all districts

Two-night minimum stay

Limited Impact Special
Review or Waiver: All
districts

Limited Impact Special Review: Requires Board of County Commissioner
Public Hearing. See Criteria under Article 4-601 of the Boulder County
Land Use Code. See new Article 4-602 waiver provisions in draft Text
Amendments.

Special Review: Requires Public Hearing in front of Boulder County
Planning Commission and Board of County Commissioners. See Criteria
under Article 4-601 of the Boulder County Land Use Code.

By Right: No Community Planning & Permitting Approval Process
provided it meets the use definitions but may still require a License.

Lodging Use

Vacation Rental

(High intensity/risk,
high housing impact)

Single-Family Dwelling Unit
Not Primary Residence
One Party

Rented more than 60 days
per year

Limited Impact Special Review
(Unsubdivided, >5acres): F, A, RR, Ml

Special Review (Unsubdivided, 1-5
acres): F, A, RR, Ml

Limited Impact Special Review:
B,C,LI, Gl

Not Allowed: ER, SR, MF, MH, H, ED,

T J

C6

Bed & Breakfast

(Low/Moderate
intensity/risk, moderate
housing impact)

*No License Required*

A facility
One meal provided

Manager/owner resides and
present during all rental
periods.

One or more Parties

Limited Impact Special Review or Waiver
(6 guests/3 rooms): F, A, RR, SR, ER, M,
H

Special Review (for more than 6 guests
or 3 guest rooms): F, A, RR, SR, MI, H

By Right: B, C, LI, GI
Not Allowed: MH, ED, T, MF
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Map of Parcel Eligibility for Vacation Rentals
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...and inthe unincorporated areas of Boulder
County we have identified 779 listings,
representing 647 unique rental units*

Short-term rentals in Boulder County as of September 2020

* Granicus Host Compliance's pricing is based on the count of listings and rental units that would need be to analyzed and monitored for
compliance. In terms of listings, this number is 929 as we will expakdour search area by several hundred yards beyond the borders of

granicus.com Boulder County to capture all relevant listings. Source: Granicus Host Compliance Proprietary Data
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Boulder County Data Detalls
(Unincorporated Areas Only)
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From: Wufoo

To: #LandUsePlanner
Subject: Ask a Planner - Web inquiry from Deirdre Garvey -
Date: Monday, November 4, 2019 9:11:44 AM

Boulder County Property Address : 778 Wagonwheel Gap Rd

Name: Deirdre Garvey

Email Address: deirdre@indra.com

Phone Number: (303) 442-0278

Please enter your question or comment: The short term rental regulations you have put online as part of the survey
you are taking on proposed STR regulations in the county says: "Owners must complete a short-term dwelling rental
registration form and submit it to the Land Use Department where the registration form shall be available for public
review." | have been unable to find WHERE this is available for public review. Please let me know where this
information can be found online.

Thank you,
-- Deirdre Garvey

Public record acknowledgement:
I acknowledge that this submission is considered a public record and will be made available by request under the

Colorado Open Records Act.
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From: Wufoo

To: #LandUsePlanner
Subject: Ask a Planner - Web inquiry from judith renfroe - DC19-0005
Date: Monday, November 4, 2019 1:20:28 PM

Boulder County Property Address : short term rental issue

If your comments are regarding a specific docket, please enter the docket number: DC19-0005

Name: judith renfroe

Email Address: judrenfroe@aol.com

Phone Number: (303) 443-8969

Please enter your question or comment: | learned about this docket and the associated survey vie the newspaper
article on Nov 4, 2019. My guessis that the people who will take note and respond are those who either want a
short term rental or those who have been impacted by one. | believe the issue deserves more discussion if thereis
any potential for expansion.

| am opposed to any expansion whatsoever of the uses for ADU's. It is bad enough that now, if aunit has anything
short of afull kitchen, it is not considered an ADU or apartment. That is ridiculous with the electric cooking
appliances and under counter refrigerators available today. A full kitchen is not a necessity for a separate
apartment.

Short term rental's have the potential to cause many problems and to impact the safety and privacy of neighbors and
seriously compromise neighborhood character. Thereisreally no good way to monitor them. At aminimum, if
they are allowed, they should be registered and taxed. Maybe they should have safety inspections and the adequacy
of water and septic systems should be part of that.

Also, aminimum requirement should be that the house is the primary residence of the owner and they occupy it
most of the year. Ideally, the owner would be there during the rental. The presence of an owner is something that
makes a Bed-and-Breakfast a different situation than a short term rental managed by an absentee owner or manager.

If thereisany justification for a short term rental it would be to help aresident owner meet expenses. It is certainly
not to help someone buy a vacation house or to get more money from arental house.

As an owner of ahouse that is somewhat isolated, call it secluded, private, whatever, even though not as secluded as
acabin in the mountains, it is very disconcerting to see a constant flow of strangers coming and going from a nearby
residence. You never know who they are, if they are supposed to be there, if they have criminal backgrounds, if
they are adanger to your children, etc. At the very least, if the owner were present and living there, it would
provide aslight reassurance of safety, but the concerns about an owner's selection and background checks of short
term tenantsis still valid. As someone who isalso alandlord, | assure you it is not that easy to select tenants. In
particular with regard to this area, it is the old houses in a secluded setting that attract problems. The presence of an
owner on the premises will discourage party houses, or other nefarious uses. Perhaps rental safety and health
inspections would aso help prevent abuses.

People who are living in a neighboring house, whether they are owners or regular renters, should not be subject to
the unknowns, risks, lack of privacy of the public coming and going as if there were a motel next door. That iswhy
we bought in single family neighborhoods.

Public record acknowledgement:
| acknowledge that this submission is considered a public record and will be made available by request under the
Colorado Open Records Act.
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From: Ben Bayer

To: Rodenburg, Jasmine

Cc: Ott, Jean

Subject: Re: Short-Term Dwelling Rental Virtual Coffee with a Planner
Date: Friday, July 10, 2020 2:12:44 PM

Hi Jasmine,

Thank you so much for this opportunity. Unfortunately | will be on the road headed to the
east coast to visit family at thistime and I'm worried with the lockdowns | won't be able to
find aplaceto havethiscall. If you can reschedule a couple days later, | should be able to
make it. Otherwise, read on.

My reason for desiring the meeting was to suggest an alternative to a ban or residency
requirement. Regulations have atendency to create black markets and punish those who obey
the law. Instead, | would prefer to see a progressive tax policy that would make the
investment properties less financially appealing without adding draconian regulation. This
would also allow for more flexibility so the incentives can be adjusted based on shifting
priorities.

In my ideal world, property taxes would be assessed based on the following tiers which take
into account the relative harm to the community of each type of rental:

1. Primary residence or Primary residence with long-term rental of part of home (current
tax rate)

Primary residence with short-term rental of part of home

Secondary residence with long-term rental

Secondary residence with short-term rental

Investment/devel oper property with no owner occupancy for long term rental
Investment/devel oper property with no owner occupancy for short term rental (2x or
more increase in property taxes)

ok wnN

| believe thiswill help create the correct incentive structure while not harming those who need
to take advantage of STRsto stay in their homes.

| have more to say about how this could be implemented and enforced effectively but you get
theideafor astart. | aso haveideas how to circumvent TABOR if that presents problems.

Thanks for providing the opportunity for the public to weigh in on this and let me know if this
email issufficient or if it's better to reschedule.

Best,
Ben Bayer

On Fri, Jul 10, 2020 at 9:23 AM Rodenburg, Jasmine <jrodenburg@boul dercounty.org>
wrote:

Good Morning, Ben—
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From: Wufoo

To: #LandUsePlanner
Subject: Boulder County Contact Us/Feedback Form [#989]
Date: Tuesday, July 30, 2019 1:43:34 PM
Name * Mary Hunter
Email * mary@healthybeattitudes.com
Phone Number (optional) (303) 747-2602
Select a Subject * Land Use Planning

Comments or Feedback *

Regarding questionnaire short term rentals.

Living in Allenspark since 1991 in the townsite since 2002.

There was a time when there were issues several years ago when the current The Old Gallery
building was ATV rental...the owners had several rentals that borough in people who were partiers
and left significant trash around and were loud and parking issues. But since they left and we have
responsible property management up here for most of the short term rentals, there really have not
been issues of concern here. On question one, | think it would be difficult

On question 1, it would be difficult to monitor the 51% and with so many "snowbirds" and 2nd
homes up here, not practical.

It would be advisable that anyone doing short term rentals should have a property management
person/company to be able to monitor issues that would be considered safety concerns.

Current short term rental regulations are fine as they currently are.

It seems to me, that BC does not need to create more work/constraints in this issue except the
consideration of requiring property management on some level.

Thanks,
Mary Hunter
303-747-2602

Please check box below * e | acknowledge receipt of the Open Records Notification
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From: Bruce Drogsvold

To: Rodenburg, Jasmine
Subject: RE: Draft Language for Short-Term Dwelling Rental and Bed & Breakfast Code Update
Date: Friday, September 4, 2020 10:23:42 AM

Thank you Jasmine,

That sounds great.

| have been reviewing the proposed changes.

I'll submit some comments with a couple suggestions.

I’'m surprised not to see a lodging tax in there...maybe I’'m missing it and it actually is in there.
Have a great weekend.

Bruce

From: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>

Sent: Wednesday, September 2, 2020 4:51 PM

To: Bruce Drogsvold <bruced@wkre.com>

Subject: RE: Draft Language for Short-Term Dwelling Rental and Bed & Breakfast Code Update

Good Afternoon, Bruce —

| hear you. We are in the process of gathering all of the public comments received so that we can
put them on the webpage (https://www.bouldercounty.org/property-and-land/land-
use/planning/land-use-code-update/dc-19-0005/ ) for the public to review. We anticipate being able
to put all comments received to date on the webpage the week of September 14, 2020. Please let
me know if you do not see the public comments on there at that point and | will follow-up to make

sure they get posted.

| appreciate your patience as we put these together for you all!
Kindly,

Jasmine

Jasmine Rodenburg

Senior Planner — Qil/Gas and Environmental Policy

Boulder County Community Planning & Permitting Department (formerly Land Use and
Transportation) — We've become a new department!

Direct: 303-441-1735

Main: 303-441-3930

www.bouldercounty.org

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community
Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further
notice. We will continue to operate remotely, including the online acceptance of building permits
and planning applications. Please visit our webpage at www.boco.org/cpp for more detailed
information and contact emails for groups in our department. You may also leave a message on our
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main line at 303-441-3930 and the appropriate team member will return your call. Thank you for
your adaptability and understanding in this extraordinary time!

From: Bruce Drogsvold <bruced@wkre.com>

Sent: Tuesday, September 1, 2020 4:31 PM

To: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>

Subject: Re: Draft Language for Short-Term Dwelling Rental and Bed & Breakfast Code Update

Hi Jasmine,

I would like to read all the comments from the general public ...I would like see what they
said.

I would also like to see what | said.

Where could | find all those public comments?

That is what I'm asking for

Thank you

Bruce Drogsvold
303-579-1627

From: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>
Sent: Tuesday, September 1, 2020 3:48:13 PM

To: Bruce Drogsvold <bruced@wkre.com>
Subject: RE: Draft Language for Short-Term Dwelling Rental and Bed & Breakfast Code Update

Hi Bruce —
| guess I’'m not entirely sure what “Public Comments” section you are talking about?

You can submit any feedback regarding the proposed changes to me and | will be sure to include it in
the public record!

Kindly,
Jasmine

Jasmine Rodenburg

Senior Planner — Qil/Gas and Environmental Policy

Boulder County Community Planning & Permitting Department (formerly Land Use and
Transportation) — We've become a new department!

Direct: 303-441-1735

Main: 303-441-3930

www.bouldercounty.org
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PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community
Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further
notice. We will continue to operate remotely, including the online acceptance of building permits
and planning applications. Please visit our webpage at www.boco.org/cpp for more detailed
information and contact emails for groups in our department. You may also leave a message on our
main line at 303-441-3930 and the appropriate team member will return your call. Thank you for
your adaptability and understanding in this extraordinary time!

From: Bruce Drogsvold <bruced@wkre.com>

Sent: Tuesday, September 1, 2020 3:14 PM

To: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>

Subject: RE: Draft Language for Short-Term Dwelling Rental and Bed & Breakfast Code Update
Hi Jasmine,

I had a chance to look more closely at the suggested guidelines today.

| would go for the vacation rental and not the short term rental category.

Thank you for taking the time to answer me.

I'll provide feedback regarding the proposed changes soon.

Where can one find the “public comments” section?

Thank you so much,

Bruce

From: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>
Sent: Tuesday, September 1, 2020 2:56 PM
To: Bruce Drogsvold <bruced@wkre.com>; Ott, Jean <jott@bouldercounty.org>; Hippely, Hannah

<hhippely@bouldercounty.org>
Subject: RE: Draft Language for Short-Term Dwelling Rental and Bed & Breakfast Code Update

Good Afternoon, Bruce —
Thank you for reaching out. | remember reading your email about the family cabin you have up in
Ward. Stories like that is why we have initially proposed a Secondary Accessory Short-Term Rental

category.

Before | start walking you through some answers, | want to re-iterate that these regulations are still
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in a draft form. These are not the final rules and thus will likely be tweaked and changed multiple
times as we hear from the public, the referral agencies, the Planning Commission, and the Board of
County Commissioners.

If the regulations drafted were passed today, this is how your property would need to move forward.

Your property is not your primary residence, it is a secondary residence. As a result there could be
two paths forward:

1. Secondary Accessory Short-Term Rental. = If you read this definition, you’ll find that this
option is available only if you rent the dwelling unit out 60 days or fewer per year and impose
a two-night minimum. If you fall under that category, you would then need to go through
Limited Impact Special Review (or the waiver) process. This means your proposed use will be
evaluated by Community Planning & Permitting Staff against the criteria laid out in Article 4-
601. Once staff drafts a recommendation, you would be subject to a public hearing unless you
qualified the newly created 4-602 provisions (discussing the waiver process, which would
remove the public hearing requirement). If approved through this process, then you would
need to get a license and follow the requirements outlined in the Licensing Ordinance.

2. Vacation Rental = You would have to read through this definition more carefully. | do not
know what your property is zoned, or how many acres it is. Assuming you are over 1 acre in
size, and in the F zoning district, and wanted to rent the property more than 60 days per
calendar year, then you would need to go through the Special Review Process. Again this
process requires evaluation by Community Planning & Permitting Staff and public hearings.
Once approved through that process you would have to get a license and follow the Licensing
Ordinance.

No Secondary Accessory Short-Term Rentals or Vacation Rentals are guaranteed. This is true of any
process that requires Boulder County Community Planning & Permitting review and particularly so if
there are public hearing requirements. You would have to see if you qualified for a vacation rental by
making sure under the “Districts Permitted” you all under the right zoning district and parcel size. If
you do fall into one of those categories, then it appears that there would be two avenues for your
family to do short-term rentals on the property. While these avenues are available, | cannot
guarantee that you would have a successful outcome.

Again, | am sorry that cannot provide you with any certainty or guarantees. | can only tell you that as
long as you fall within the definitions we outline in the code update portion for Vacation Rentals and
Secondary Accessory Short-Term Rentals (and if this is the exact draft that is passed) then you
appear to have two paths forward to rent out the family cabin.

| hope this is helpful. Please feel free to follow-up with any additional questions you might have. |
also encourage you to attend our next virtual open house where we will walk through the draft
regulations and any input we have received thus far on them! Feel free to sign up on the webpage
here: https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code-

update/dc-19-0005/
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Kindly,

Jasmine

Jasmine Rodenburg

Senior Planner — Oil/Gas and Environmental Policy

Boulder County Community Planning & Permitting Department (formerly Land Use and
Transportation) — We've become a new department!

Direct: 303-441-1735

Main: 303-441-3930

www.bouldercounty.org

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community
Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further
notice. We will continue to operate remotely, including the online acceptance of building permits
and planning applications. Please visit our webpage at www.boco.org/cpp for more detailed
information and contact emails for groups in our department. You may also leave a message on our
main line at 303-441-3930 and the appropriate team member will return your call. Thank you for
your adaptability and understanding in this extraordinary time!

From: Bruce Drogsvold <bruced@wkre.com>

Sent: Monday, August 31, 2020 9:53 AM

To: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>; Ott, Jean <jott@bouldercounty.org>;
Hippely, Hannah <hhippely@bouldercounty.org>

Subject: FW: Draft Language for Short-Term Dwelling Rental and Bed & Breakfast Code Update

Good morning Jasmine,

| have a hard time getting a clear sense of what these changes mean for my family?

I think I may fall under a “vacation rental” type category.

If so, that’ll work.

| sent you a letter from a couple months ago that describes our family circumstances with our
mountain cabin.

| hope we will not be prevented doing things the way we have been doing them.

Please let me know if we’ll qualify for the vacation rental category?

Thank you,
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From: Bruce Drogsvold

To: Rodenburg, Jasmine

Subject: RE: Short-Term Dwelling Rental Update
Date: Wednesday, July 8, 2020 3:19:53 PM
Hi Jasmine,

That sounds good.

| appreciate the opportunity to have a voice.

It might fall under the lodging use category as a new subcategory created specifically to address the
short term rental situation.

Certainly there is no resemblance to a property owner that rents out his little cabin short term and
the Stanley hotel.

I'll start to get educated.

Thank you so much.

Bruce

From: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>
Sent: Wednesday, July 8, 2020 3:05 PM

To: Bruce Drogsvold <bruced@wkre.com>

Subject: RE: Short-Term Dwelling Rental Update

Good Afternoon, Bruce —

A lodging use is an existing use in the Boulder County Land Use Code. You could poke around that
use for definitions. The lodging use would fall under that category, but it could be it's own category if
that makes more sense when drafting the regulations.

We are in the process of crafting the regulations, so right now is a great opportunity to talk about
how you would like a lodging use to be defined in the land use code for short-term dwelling rentals.
Outside of what | mentioned in my email we have no concrete regulations drafted. We are at the
very early stages of creating new regulations. So | realize | cannot give you many answers, but that is
because we are seeking community input before we put pen to paper. Once there are regulations
you can also react to those.

| can’t tell you how it will work yet, because we are in the process of trying to figure out how it
should work if that makes sense. So any input you provide now, during the meetings, or after the
drafts come out will help inform the process.

Kindly,

Jasmine

From: Bruce Drogsvold <bruced@wkre.com>
Sent: Wednesday, July 8, 2020 2:31 PM
To: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>
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Subject: RE: Short-Term Dwelling Rental Update
HI Jasmine,
Thank you for the response.

I’d like to have more understanding about a non owner occupied short term rental classified as a
lodging use. Is this an existing classification or would it be a new designation designed specifically for
short term rentals?

I’d be concerned that if it fell into a category that is designed for resorts and hotels it would be a bit
much for little property owners like myself, who make a little money every year from renting their
place out periodically for 6 or so months of the year.

How best can | get educated about this sort of thing.

I look forward to the process. Right now there are no clear regs.
It’ll be great to know what you can and cannot do.

Bruce

From: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>
Sent: Wednesday, July 8, 2020 1:45 PM

To: Bruce Drogsvold <bruced@wkre.com>
Subject: Short-Term Dwelling Rental Update

Good Afternoon, Bruce —
Thank you for the phone call and follow-up email.

| am happy you are interested in the short-term dwelling rental regulation update. As of yet, we do
not have a draft set of the regulations. What we do have, is a general outline framing the future
regulations. The general outline can be found here: https://www.bouldercounty.org/property-and-
land/land-use/planning/land-use-code-update/dc-19-0005/ under “Summer 2020 Updates.” Briefly,
this outline discusses the possibility of having short-term dwelling rentals fall under two separate use
categories: an accessory residential use where the rental residence is a primary residence for the
property owner and a lodging use where the rental residence is not a primary residence for the

property owner.

You have already signed up to be part of the virtual open-house to discuss these regulations which is
great. As of right now there are opportunities to talk about the proposed outline at this virtual open-
house or through virtual coffees with a planner. See the website above for additional details on that
front. After the regulations are fully drafted, there will likely be another opportunity for public
comment. Then again after that, there is opportunity for public comment at both the Planning
Commissioners and Board of County Commissioners public hearings.

To summarize, there was a pause where not much has happened on these regulations since the
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From: Charlie Hager

To: Ott, Jean; Rodenburg, Jasmine

Subject: Re: Short-Term Dwelling Rental Virtual Coffee with a Planner
Date: Thursday, July 16, 2020 9:48:24 AM

All,

Thank you for reaching out and getting public feedback on this important issue. Please think
about the ability of residents to support themselves, particularly homeowners or seniors if
they find themselves with extra bedrooms, as empty-nesters, etc. Supporting residents
financially and providing affordable housing is more important than a nosy neighbor that may
be inconvenienced in the smallest possible way. The Boulder area is expensive, and the only
other alternative for many owners is to sell and move away from the area.

Thank you for the notes and medical clarifications on ADUs. With regard to ADUs, do you get
the sense that there may be a change coming? We would really like to help with that effort.
The current three conditions are archaic because they do not take into account the current
housing issues/trends and the cost to live in Boulder County, particularly for those with land.
There is no reason rental units on large lots should be banned. We know of others that have
standalone rentals that were grandfathered in, and it works great for both the owner and
tenant. Like many, | do not have an ill family member, the need for a fulltime ranch hand, nor
a historical structure. What we do have is the ability to help with affordable housing options
and the need to support ourselves financially as we grow older in our own home on our own
property.

Charlie

Charlie and Lauren Hager
303-931-1260 (Lauren's Cell)
303-358-9043 (Charlie's Cell)

From: Ott, Jean <jott@bouldercounty.org>

Sent: Wednesday, July 15, 2020 3:02 PM

To: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>; Charlie_hager@hotmail.com
<Charlie_hager@hotmail.com>

Subject: RE: Short-Term Dwelling Rental Virtual Coffee with a Planner

Good afternoon Charlie and Lauren,

Thank you both for taking the time to speak with us about short-term dwelling rentals yesterday. I'm
following up on your additional questions regarding Accessory Dwelling Units (ADU) and I've
included some information below. Let me know if you have questions after reading through. I'm
happy to schedule a follow-up meeting to discuss further.
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Under our current Land Use Code, ADUs are only allowed if approved through the Limited Impact
Special Use Review which takes three months or so from application to final approval and requires a
public hearing in front of the Board of County Commissioners. As you noted in our meeting, ADUs
are limited to the following uses: “a. Family care units, to be occupied by a family member (unrelated
caretakers are also allowed) who either requires some level of care or supervision from, or provides
some level of care or supervision to, another family member inhabiting the principal residence. b.
Agricultural units, to be occupied by an agricultural worker or family whose help is required to
support or conduct an agricultural Principal Use on the subject property. c. Historical units within a
landmarked structure whose purpose is to contribute to the preservation of the landmark.” | wanted
to clarify one thing you mentioned regarding the Family Care Unit — We do not and cannot require
medical records, but we do ask for a non-specific explanation of necessity (e.g., the unit will be used
for an aging parent).

Let me know if you'd like to put something on the calendar!

Code Reference: Article 4-516.G Accessory Dwelling

Thanks!
Raini

Jean Lorraine Ott, AICP, CFM
Planner Il | Development Review Team

720.564.2271 | jott@bouldercounty.org | she/her/hers

Boulder County Community Planning & Permitting

2045 13 Street | Boulder, CO | www.BoulderCounty.org
303.441.3930 | P.O. Box 471 | Boulder, CO 80306
Formerly Land Use and Transportation — We've become a new department!

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community
Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further
notice. We will continue to operate remotely, including the online acceptance of building permits
and planning applications. Please visit our webpage at www.boco.org/cpp for more detailed
information and contact emails for groups in our department. You may also leave a message on our
main line at 303-441-3930 and the appropriate team member will return your call. Thank you for
your adaptability and understanding in this extraordinary time!

From: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>
Sent: Friday, July 10, 2020 11:15 AM

To: Charlie_hager@hotmail.com

Cc: Ott, Jean <jott@bouldercounty.org>

Subject: Short-Term Dwelling Rental Virtual Coffee with a Planner

Good Morning, Lauren—
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From: Ott, Jean

To: Debbie Leinweber

Cc: Rodenburg, Jasmine

Subject: RE: follow up questions from last night"s meeting
Date: Thursday, August 6, 2020 5:22:16 PM

Hi Debbie,

Thank you for attending our Virtual Open House and for providing valuable input on the code
update. And thank you also for the kind words! | felt like it was a tough, but very productive
conversation. See my answers to your questions below in blue.

Thanks!
Raini

Jean Lorraine Ott, AICP, CFM
Planner Il | Development Review Team

720.564.2271 | jott@bouldercounty.org | she/her/hers

Boulder County Community Planning & Permitting

2045 13t Street | Boulder, CO | www.BoulderCounty.org
303.441.3930 | P.O. Box 471 | Boulder, CO 80306
Formerly Land Use and Transportation — We've become a new department!

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community
Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further
notice. We will continue to operate remotely, including the online acceptance of building permits
and planning applications. Please visit our webpage at www.boco.org/cpp for more detailed
information and contact emails for groups in our department. You may also leave a message on our
main line at 303-441-3930 and the appropriate team member will return your call. Thank you for
your adaptability and understanding in this extraordinary time!

From: Debbie Leinweber <debbie.leinweber@gmail.com>
Sent: Friday, July 31, 2020 2:33 PM

To: Ott, Jean <jott@bouldercounty.org>

Subject: follow up questions from last night's meeting

Thank you for your time at yesterday's planning session open house.
After processing all of the discussion, | have a couple of follow up questions.

1. My husband and | believe we fall under the seasonal short-term rental (vacation home used
frequently by property owner) category. We want to make sure that is the case. The cabin (17665
State Hwy 7) is our family cabin, used primarily for family vacations and weekend trips. We visit
frequently, but do not live there permanently. We use Air BnB to rent out our cabin for a total of 40-
45 nights (not consecutive) per year from May to the end of September. The cabin is not accessible
most of the time in the winter. Do we fit in the seasonal short-term rental category? Yes, this
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sounds like one of the main scenarios we were contemplating when we proposed the seasonal
short-term rental use. Of course, that use does not currently exist and we are just beginning to draft
the actual language in the code, but if we move forward with it, | believe your cabin would fit into
that category.

2. You or someone on the call (there was a lot of talking over others) mentioned an AIMA. I'm still
confused about that. Is it required to have in Boulder County? Do neighbors write it/agree upon it
together? Does Boulder have a template for it? | have found quite a few online, but they don't
seem to fit our situation. | haven't found anything on the Boulder County site. If you don't know the
answers, who would be a good person to talk to? The AIMA (Access Improvement and Maintenance
Agreement) is something that the county requires property owners who live on a shared, private
driveway or road to sign. However, we haven’t always required it so many shared accesses do not
have an AIMA associated with them. The way we impose the AIMA currently is when someone
comes to us requesting a new use (like a short-term rental) or new development (like a new house
or outbuilding) on their property that uses one of these shared accesses, they must sign one. Each
AIMA is written for the specific property and shared driveway/road and our hope is that, eventually,
every property owner that uses a shared access will have signed on to help improve and maintain it.
The team that looks at those and produces them is the Engineering Development Review Team

(TransDevReview@bouldercounty.org). Just FYI, they are pretty swamped with work so it may take a
while to get a response.

Again, thank you for your time. This is obviously a sensitive topic to many folks. | thought you did a
great job facilitating the virtual meeting.

Debbie Leinweber

debbie.leinweber@gmail.com
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From: Deborah Denser

To: Rodenburg. Jasmine

Cc: Hippely. Hannah; Ott, Jean

Subject: RE: Recap: How Community Associations can Address Short-Term Rentals
Date: Friday, August 14, 2020 7:33:45 PM

This might help aswell it’sfree! Just go to their website under resources and register for
it.

PS: | do not work for them. I'm just afull time MOM for two active boys (12 & 14)
Deborah Bates-Denser

In this 1-hour webinar, we' |l cover how to assess whether your historical STR activity
could collect back taxes, review the effectiveness of your COVID-19 restrictions, and
ensure rental and occupancy rate ordinances are followed. All thiswork can be
automated so that every hour of your time is effective.
Topicsinclude:
« How you can now “look back” yearsin the past to collect back taxes, or to
communicate with those who were non-compliant with COVID-19 shutdowns
« Why auditing STR market activity may be the easiest, and highest return, function
to carry out
« Theroleauditing hasin annual rental cap compliance and more.
Speakers: Ulrik Binzer, General Manager of Compliance Services at Granicus &
David Marcus, Chief Data Scientist at Granicus
Date: August 18th, 2020
Time: 1 PM ET | 10 AM PT

Duration: 1 hour

From: Deborah Denser [mailto:dbdenser@comcast.net]

Sent: Friday, August 14, 2020 6:56 PM

To: 'Rodenburg, Jasmine' <jrodenburg@bouldercounty.org>

Cc: 'hhippely@bouldercounty.org' <hhippely@bouldercounty.org>; 'jott@bouldercounty.org'
<jott@bouldercounty.org>

Subject: FW: Recap: How Community Associations can Address Short-Term Rentals

Hi Jasmine,
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I’mnot sure if this could help you with gathering information. | know this company has helped Denver
before, Host Compliance.

They have several webinar recordings and they do offer a free assessment market on how many short term
rentalsin your area.

That might give you an idea of possible revenue to pay for the enforcement. It could be a start, they do this
with several cities/government agencies.

Sorry if thisis unwanted suggestions, just let me know. | will not be offended. | just know from the
research I’ ve done thisis an uphill challenge/battle.

Good Luck,

Deborah Bates-Denser

From: Christa Watson [mailto:christa@granicus.com]

Sent: Friday, August 14, 2020 9:00 AM

To: dbdenser@comcast.net

Subject: Recap: How Community Associations can Address Short-Term Rentals

Granicus Logo

We're glad you joined us for the webinar, How Community Associations Can
Address Short-Term Rentals.

Webinar Recording

Download the slides or watch on demand to recap short-term
rentals and community associations.

Related Resources

Several attendees asked about short-term rental safety. Watch
this webinar with Fire Marshal, Eric Guevin, discussing short-term
rental safety. Watch now.

Looking for help in establishing STR policies? Get a free
assessment of the market in your community and the solutions
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available to help. Learn More.

Upcoming Events

Mark your calendar for these upcoming events. Head over to
granicus.com/events for the most up to date information.

Granicus Logo

© 2020 Granicus, Inc. | 1999 Broadway, Suite 3600, Denver, Colorado 80202
Contact Privacy Policy
Manage the emails you get from us

If you no longer wish to receive these emails you may unsubscribe at any time.
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From: Donna George

To: Rodenburg, Jasmine
Subject: Short-Term Rentals
Date: Thursday, July 9, 2020 11:17:04 AM

Dear Jasmine,

| recently read about the short-term rental code changes in the Left Hand Valley
Courier. | have a few questions that were not explained in the article.

1. Are short-term rentals presently allowed in unincorporated Boulder County?
2. What will the code changes be?

3. Will the code changes make it easier and also potentially increase the number of
short-term rentals in unincorporated Boulder County?

4. How was the informational survey conducted? Was it sent only to residents in
unincorporated Boulder County or did residents in the incorporated cities within
Boulder County also fill out the survey? Was the survey mailed out to citizens or was
it an optional on-line survey?

Thank you for your time in answering my questions.

Donna George
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From: Susan

To: Rodenburg, Jasmine
Cc: Barry Cox
Subject: Follow up info from SkyRun per affordability
Date: Monday, July 27, 2020 3:39:51 PM
Attachments: Housina_Report_final.pdf
Housing Affordability Im f Airbnb in Portland.pdf

VRMA+2020+Public+Policy+Agenda.pdf

Jasmine, | received the two studies attached here from VRMA (Vacation Rental Management Association), the Oxford
Economics study and another one that was done by ECO Northwest afew years ago. These are the best such studies they
know about. Note that both of these studies only look at one platform's properties (Vrbo and Airbnb), so they are not holistic
evaluations. If you find any other studies, we'd love to know about them.

Conclusions from the Oxford Economics study (pg 30):

o We have found that the rapid US house price and rent increases of the past few years have not been substantially driven
by STRs.

e |t suggests instead that the major sources of volatility in rental and house priceslie in economic and labor market
outcomes.

e Adopting strict regulations on STRsis unlikely to solve the housing affordability crisis faced by many US households.

Conclusions from the ECO Northwest study (pg 1-2)

o Airbnb’s activitiesin Portland have minimal, if any, impact on the current affordability crisis.

e Airbnb’s previous analyses have pointed out the many ancillary benefits of their units for hosts and neighborhoods.
These include creating extraincome for hosts, supporting neighborhood vitality, and stimulating housing unit creation
(in the form of ADUS). Policymakers should consider trade-offs between these benefits and arelatively small impact on
overall affordability.

Y ou may have aready doneresearch through VRMA (https.//www.vrmaadvocacy.org/). VRMA is dedicated to further
developing professional and traditional vacation rentals as a safe and reliable option for consumers. It is committed to
working with policymakers to develop fair and balanced regulations that benefit both communities and the vacation rental
market.

I'm attaching their public policy agenda for 2020. Please note VRMA's position related to regulations, including these, which
SkyRun also aligns with:

« VRMA supportsthe use of fair, justified, proportional and enforceable rules for property owners and managers to
follow to ensure the greatest compliance.

« VRMA supports open and transparent permitting processes and fee structures that are equitable and comparabl e to that
of all other residential properties and does not discriminate against or show bias for residency requirements, use,
advertising methods, booking platforms, or business models.

« VRMA supports and encourages communities to recognize the rights of property ownersto rent their primary and
secondary homes.

o VRMA believesthat legidation that places limitations on the frequency or duration of stay should be done as a last
resort and only in cases whereit is proven justified and necessary.

Furthermore, VRM A makes these points
(http://e.learn.com/files/'upl oad/resources/'VRMA/VRMAV oi ce/index.html #/l essons/ HOFWop3sn2uj gxxiOjJc_dIQxkXUZsP):

e The magjority of properties listed as vacation rentals are second homes, which were purchased for the homeowner’s
personal use. Since the owner uses the property from time to time, these homes are not going to be easily turned into
long term housing.

e Housing costs rise as a function of increased property values—which is a positive devel opment for not only for
communities as awhole, but particularly for full-time homeowners who live there.

| plan to be on the meeting Thursday evening. Let me know if we can provide any additional helpful input before that
meeting. Thank you again for listening to the professional property management viewpoint.

photo Susan Graber
Director of Location Support, SkyRun Vacation Rentals
877-SkyRun-1, ext 803 | 303-249-8894 | susan@skyrun.com

www.SkyRun.com
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EXECUTIVE SUMMARY

In the past year, the US-wide affordable housing crisis has consistently
made headlines. Today, some 18 million US households spend more
than half their gross income to pay basic accommodation costs.

The root causes of the housing crisis can be traced back to
changes that significantly pre-date the growth of the short-term
rental (STR) market. The rising unaffordability of housing is a long-
term trend reflecting four decades during which rental and house
prices have grown consistently faster than incomes (Fig. 1). Indeed,
Fig. 1also provides a strong indication of the underlying causes of the
problem. While the income of a typical (median) household stagnated
between 1970 and 2010, average US household incomes grew strongly,
supporting sustained growth in house prices. These trends were the
manifestation of the significant increase in income inequality that
occurred in the US during this period.

Fig. 1. Growth rate of median and mean household incomes, median
house prices and median gross rent per month, 1970-20172

B Median household income Il Mean household income
[ Median house price B Median gross rent per month

1970=1
2.5

2.0

1.5 /

10 .

0.5

0.0
1970 1980 1990 2000 2010 2017

Source: 1970-2000 Decennial Censuses, 2010 and 2017 ACS

" Joint Center for Housing Studies of Harvard University, “The State of the Nation’s Housing
20197, 2019.

2 |t is important to note that rents have been growing faster than incomes over the past
decades, as illustrated in Fig. 1. However, over the past few years, incomes have picked up and
therefore, during our study period, the real growth in income was greater than that in rents.

1 8.2 million

Number of US households
who now spend more than

half their income paying basic
housing costs.
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The drivers of housing affordability

The shortfall in

new homes is
keeping the
pressure on house
prices and rents—
eroding affordability,
particularly for
modest-income
households in
high-cost markets.

—Joint Center for
Housing Studies

Recently, public attention has increasingly focused on supply side
issues in the market, which have been argued to have exacerbated
the current crisis. For example, in a recent study, the Joint Center for
Housing Studies concluded that the core of this crisis is a supply issue,
with net new housing supply held back mainly by high building costs,
zoning restrictions, and labor shortages in the construction sector. On
the other hand, other commentators have focused on the role of STRs,
as they allegedly reduce the supply of affordable housing by removing
properties from the rental market, displacing long-term tenants, and
raising the cost of living.

Given this context, Oxford Economics was commissioned by Vrbo to
carry out a study to:

1) learn the key drivers of increasing house prices and rents; and
2) analyze the role played by STRs with regard to housing affordability.

The dynamics of housing markets have been the subject of academic
literature for decades, with the general consensus concluding that:

- rentis mainly determined by the number of housing units, the
number of households, and income levels; while

- house prices depend positively on disposable income and
demographic growth, and negatively on housing stock and the “user
cost of capital”®

Our study borrows the backbone of its modeling framework from this
literature. We also included STR density and a mix of other explanatory
variables to answer our second research question.

MODEL FINDINGS

For this study we constructed a comprehensive dataset of all US counties
over the period 2014-2018.% The dataset included over 70 variables,
ranging from average household income to the number of residential
building permits in each county.® We then used this database to build two
econometric models, one aimed at determining the drivers of rents, and

3 The user cost of capital includes the mortgage interest payments that an owner has to
make, but also annual property taxes, depreciation costs, and any expected capital gain.

42014 was the first year covered in the AirDNA database, our data source for STR listings.
Listing data were missing for some US counties, so we had to exclude those from our study.

5 Building permits represent the number of new privately-owned housing units authorized by
building permits in the United States. As shown later in this document, we derive our “permits per
household” variable by dividing the number of building permits by the number of households.
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the second focusing on house prices. In both models, all variables have
the expected effect and are statistically significant—for example:

- Household income is found to have a positive impact on both rents
and house prices—the greater purchasing power afforded by higher
incomes enables households to increase expenditure on housing.

« Onthe other hand, housing supply is found to have a negative impact
on rents and house prices—more abundant supply, as defined as a
higher number of housing units per household, allows house buyers
to shop around more, helping to keep a lid on price growth.®

The findings of our rental model, combined with changes in the
explanatory variables over the study period, show that the overwhelming
driver of the observed increase in real rental prices during the 2014—-
18 period was household earnings. Median income increased by 10.4%
in real terms over our study period. We estimate that this growth alone
was responsible for around 3.9 percentage points (or 91%) of the overall
4 3% increase in median real rents in this period (see Fig. 2).

Fig. 2. Drivers of the growth in real rents between 2014 and 2018

B Housing units per household Percentage-point

B Median income contribution to growth
B STR density 5

B Household size (rentals) 4.3%

0.0%

Breakdown of increase in
Source: Oxford Economics US real rents (2014-2018)

¢ Housing supply is measured as the number of housing units divided by the number of
households in each county. As a result, our housing supply variable is independent of the
STR density. For example, if one unit is subtracted from the STR market and added back to
the long-term rental market, this will not have any impact on housing stock per household. In
other words, the effect of this change would be fully captured by the impact of STR density and
would not “double up” as a boost in housing stock.

3 9 percentage
° points

Estimated increase in real rents
attributed to rising household
earnings between 2014 and 2018.

'A‘ The overall increase

was 4.3%.
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The drivers of housing affordability

6 8 percentage
'Y points

Estimated increase in real
house prices attributed to
dropping unemployment over

the study period.

The overall increase
was 14.9% between

w 2015 and 2018.

In our house price model, we found that the biggest contribution to
the growth in house prices came from labor market improvements.
Specifically, the drop in US unemployment over the study period is
estimated to have added 6.8 percentage points to US house prices
growth (see Fig. 3). Income was another major contributor, adding 5.6
percentage points to house price growth over the study period. We also
find that housing supply and building permits had an impact on house
prices growth during the period.

Fig. 3. Drivers of growth in US house prices between 2015
and 20187

Tourism GDP per household Percentage-point
B Unemployment rate contribution to growth
B Housing units per household 18
B User cost of capital
O,
B Mean income 16 - 14.9% 0.4%
[— . (o]
B STR density 14
B Permits per household i
127 6.8%
10
8 _
1.6%
0.2%
6 _
4 |
5.6%
2 |
o 1.0%
-0.7%
-2
Breakdown of increase in US
Source: Oxford Economics house prices (2015-2018)

7 The inclusion of lagged variables in the house price model implies that their growth
between 2014 and 2015 starts affecting prices in 2015-16. For this reason, the contribution
analysis for house prices only covers the period 2015-18 and not 2014-18.






An assessment of the role of short-term rentals

:. OXFORD

@8 ECONOMICS

WY

Al
I

THE IMPACT OF SHORT-TERM RENTALS

Our modeling indicates that the presence of STRs has not substantially
driven the US house price and rent increases over the past few years.

For the period 2014-18, we find that, in the absence of any growth in the
number of STRs, real rents would still have grown by 4.1%, as opposed
to the actual growth rate of 4.3%. Put another way, median monthly
rents would have been only $2 lower in 2018 if STRs had remained

at their 2014 levels. In the homeowners’ market, the impact attributable
to the growth in STR density represents less than a one-percentage-
point difference in house prices growth. In other words, we estimate the
average annual mortgage payment would have been $105 cheaper if
STRs had remained at their 2014 levels.

What do these findings tell us about affordability? To answer this
question, we estimated the 2018 median price of a property in the US

in a counterfactual scenario where STRs did not grow over the study
period. When considering these counterfactual house prices in relation
to average household incomes, we found that the price-to-income
ratio would have increased to 2.39 in 2018 in a scenario with no STR
growth, as opposed to the actual value of 2.41.

Interestingly, an extension of our baseline models suggests that, in the
long run, the effect of STRs on both house prices and rents is weaker
in highly seasonal areas.® One explanation for this is that, in vacation
markets, homes are less likely to be rented on a long-term basis. In
addition, home owners of properties in seasonal destinations have been
renting out their properties long before the advent of internet platforms
offering STRs (through agencies and brokers) and therefore the value
from such rental revenue has long been priced in the value of homes in
these localities.

Our findings suggest that adopting stricter regulations on STRs

is unlikely to solve the housing affordability crisis faced by many
American households, in both the rental and homeowners’ market.
Moreover, it is important to weigh these potentially modest affordability
benefits against the associated negative consequences for the local
economy, e.g. lower levels of tourist expenditure and tax receipts.

8 Short-run effects look at the immediate impact of a variable X over Y. Over time, given
the dynamic nature of the housing market, there will be several equilibrating adjustments to
the short-run effects, as the economy and people readjust. As a result, the long-run effect of a
given variable X over Y is different.

2

Estimated reduction in
median monthly rent for 2018
if STR density remained at

its 2014 level.

$105

Estimated increase in average
annual mortgage payment
attributed to growing STR density
over the study period.

Adopting stricter
regulations on
STRs is unlikely to
solve the housing
affordability

crisis faced by
many American
households.
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1. SCOPE AND STRUCTURE
OF THIS REPORT

Oxford Economics was
commissioned by Vrbo to

carry out a study of housing
affordability and short-term
rentals. Specifically, our analysis
sought to:

- learn the key drivers of house
prices and rents;

- analyze the role played
by short-term rentals on
affordability; and

« establish whether relationships
vary across housing market

types.

The resulting report begins by
introducing the US affordability

crisis (Chapter 2), before
reviewing existing literature on
housing and short-term rentals
(Chapter 3). First and foremost,
this study aims to contribute to
the literature on housing market
dynamics, as well as adding to
the still limited literature studying
the effect of short-term rentals on
housing markets.

In Chapter 4, we set out a new
approach to modeling house
prices and rents, based on a
panel dataset covering the period
201418, with the objective of
identifying which variables are
statistically significant drivers of
prices and rents.

Our results from this approach,
set out in Chapter 5, illustrate the
sensitivity of house prices and
rents to different macroeconomic
drivers, including the supply

of housing, cost of capital, and
household earnings, as well as
STR density. Armed with these
results, we then calculated

the contribution that each
macroeconomic driver made to the
housing market variable. We find
that economic and labor market
conditions explain the lion’s share
of housing market developments
during our study period.






An assessment of the role of short-term rentals

& OXFORD
=
@5 ECONOMICS

2. AMERICA’'S AFFORDABLE

HOUSING CRISIS

Fig. 4. Growth rate of median and mean household incomes,
median house prices and median gross rent per month, 1970-2017°

Il Median household income B Mean household income

B Median house price B Median gross rent per month

1970=1
2.5

1.5
1.0 ‘M

0.5

0.0
1970

1980 1990 2000 2010 2017

Source: 1970-2000 Decennial Censuses, 2010 and 2017 ACS

Housing is increasingly an issue
of public policy concern, as the
US faces an affordable housing
crisis. For decades, rents have
been growing faster than incomes
(Fig. 4), and nearly 200 US cities
had a median home value of at
least $1 million as of June 2018.°
After a few years of decline, the

number of people experiencing
homelessness has grown again
over the past couple of years."

Theoretical models and the
empirical literature on the housing
market suggest that, over the
long run, house prices depend
positively on disposable income

and demographic needs, and
negatively on user costs and the
housing stock.” This last factor
in particular has been thoroughly
discussed in the policy debate.

Many experts have argued that, at
its core, the US housing crisis is a
supply issue.” Between 2014 and
2018 (the period covered in our
study), 5.1 million new households
are estimated to have formed in
the US, while net new housing
supply was up only 4.1 million.™
This implies the ratio of housing
units-to-households declined
between 2014 and 2018.

In the remainder of this chapter,
we present snapshots of the
affordability issue for renters and
homeowners in turn. We then
introduce the short-term rental
market, the growth of which has
created debate among local
governments, housing activists,
and residents about its impact on
the availability of affordable long-
term housing.

° |t is important to note that rents have been growing faster than incomes over the past decades, as illustrated in Fig. 4. However, over the
past few years, incomes have picked up and therefore, during our study period, the real growth in income was greater than that in rents.

1 Zillow, “List of $1M (Home Value) Cities Could Grow by 23 in the Next Year”, 9 August 2018.

" HUD Exchange, “2018 AHAR: Part 1 — PIT Estimates of Homelessness in the U.S.”, December 2018.
2 A variable X is said to have a positive impact on variable Y when an increase in X is associated with an increase in Y. A variable X is said
to have a negative impact on variable Y when an increase in X is associated with a drop in Y. IMF, “Fundamental Drivers of House Prices in

Advanced Economies”, IMF Working Paper, July 2018.

8 Joint Center for Housing Studies of Harvard University, “The State of the Nation’s Housing 2019”7, 2019.
% These numbers represent the net growth in the two variables. In other words, more than 5.1 million households may have formed over the
study period, but at the same time some households may have dissolved. The net household formation was 5.1 million between 2014 and 2018.
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WHY CAN’'T THE US BUILD ENOUGH HOUSES TO MEET THE DEMAND?

Since 2011, residential housing construction has
increased, but not enough to meet demand,
according to Freddie Mac. There are various
reasons for this.

First, the housing boom in the early 2000s
produced an excess stock of houses, making
builders and creditors more cautious of
speculative construction projects that would
inflate the housing stock too fast. Another
contributing factor is home building cost, which
encompasses the cost of land and raw materials.
The price of raw materials has risen by over 20%
since the recession, according to Bureau of Labor
Statistics’ data.

Laws and regulations such as local zoning
restrictions on lot sizes, building height, and
minimum number of parking spots also increase
the cost of building a home, in turn reducing the
supply of new houses. The National Association
of Home Builders (NAHB) estimates that
regulatory costs increased by 29% between 2011
and 2016.

Another reason for the lower level of housing
production, relative to the population, is said

to be the shortage of skilled labor currently

faced by the construction industry. The NAHB
reports that the number of unfilled jobs in the
construction sector reached post-crisis highs
in 2018.

10
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21. THE RENTAL MARKET

A study by the Joint Center for
Housing Studies of Harvard
University found that renters
appear to be more burdened by
housing costs than homeowners,
with cost-burdened renters
outnumbering cost-burdened
homeowners by more than

3.0 million (where cost-burdened
is a household paying more

than 30% of its gross income for
housing).® In addition, renters

make up 10.8 million of the

18.2 million severely burdened
households that pay more than
half of their incomes for housing.

The spread of renter cost burdens
is most evident in expensive
metropolitan areas such as

Los Angeles, New York, San
Francisco, and Seattle (see Fig.

5). Not surprisingly, households
with the lowest incomes have

Fig. 5. Share of cost-burdened households, renters

Source: Joint Center for Housing Studies of Harvard University

the highest cost-burden rates,
although such rates are rising
rapidly among renters higher
up the income scale. The cost-
burdened share is highest
among among African American
and Latinx American renters,
suggesting minorities are
heavily hit by America’s housing
affordability crisis.
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5 Joint Center for Housing Studies of Harvard University, “The State of the Nation’s Housing 2019”, 2019.
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2.2. THE HOME-OWNER MARKET

In the owners’ market, much
lower proportions of households
appear cost-burdened."™ After
falling for over a decade, US
homeownership rates edged
up in both 2017 and 2018,
reaching 64.4%. This rebound
in homeownership comes amid
worsening affordability, with
house prices having climbed
steadily since the recession.
Nationwide, the ratio of median

house price to median household
income rose sharply from a low
of 3.3in 2011to 4.1in 2018, having
reached its peak at 4.7 in 2005.

Interestingly, however, cost
burdens are improving for
homeowners, with the latest
American Community Survey
reporting the share of cost-
burdened households inched
down 0.5 percentage point.
Much of this progress was among

Fig. 6. Share of cost-burdened households, owners

Source: Joint Center for Housing Studies of Harvard University

homeowners, whose overall
cost-burden rate declined by
nearly 8.0 percentage points in
2010-2017. Its 2017 value was

the lowest level since 2000.
Among the metropolitan areas
characterized by the highest cost-
burden shares among owners

are Los Angeles, New York, and
Miami (Fig. 6).

Even if house prices have made
homeownership less accessible

Share of Households with
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6 For homeowners, housing costs include mortgage payments (including interest), taxes and insurance.
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for the median US resident, those
who are able to move up the
housing ladder are less burdened
than they used to be a decade
ago.

2.3. THE SHORT-TERM
RENTAL MARKET

Short-term rentals (STRs) are
often cited as intensifiers of the
affordability crisis. Increasingly,
affordable housing advocates
have argued that STRs are
displacing long-term tenants

and raising their cost of living.
Therefore, in the name of
protecting affordable long-

term housing, several cities are
reducing the number and type of
housing units that can be offered
as short-term rentals.” These

include Washington, D.C., New
York, Chicago, and San Francisco.

On the other hand, short-term
rental advocates argue that the
presence of STRs lowers travel
costs by increasing the supply of
travel accommodation. This in turn
attracts a wider pool of visitors,
whose spending benefits the
local economy, supporting jobs
and business creation in the area.
In addition, the earnings from
renting out their properties are
likely to be spent locally, further
contributing to the economy.
Lastly, tax revenues raised on
short-term rental income can be
used to fund housing services,

as demonstrated by the city of
Seattle, which earmarked such
revenues to support affordable
housing.

7 The Pew Charitable Trusts, “Cities Tell Airbnb to Make Room for Affordable Housing”, 18 October 2018.
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3. THE HOUSING MARKET:
AN ANALYSIS OF
EXISTING STUDIES

Our study contributes to two
key research questions: (i) what
are the key drivers of house
prices and rents? and (ii) what is
the impact of short-term rentals
on these variables? Before we
introduce our modeling, this
chapter presents a review of
some of the existing academic
literature addressing these
questions.

3.1. EXISTING LITERATURE
ON HOUSING MARKET
DYNAMICS

Housing market dynamics have
been widely studied in academic
literature for decades. Because
this literature is well established,
this section does not point to
individual studies, but rather
takes a meta-analysis approach
by reviewing the key drivers of
housing market dynamics.

Academic studies of the

rental market show that rent is
determined by the number of
housing units, the number of
households, and income levels.™
Similarly, theoretical models and
empirical literature on house
prices suggest that, over the

long run, house prices depend
positively on disposable income
and demographic needs, and
negatively on the housing stock
(undersupply conditions can
contribute to housing price gains)
and user cost.”

This last factor—user cost—
requires further explanation, as it
comprises many elements. These
include not just the mortgage
interest payments that an owner
has to make, but also annual
property taxes, depreciation
costs, and any expected capital
gain. Taken all together, and
adjusted for expected inflation,
these costs are referred to as

the real user cost of capital.
Multiplying this by the house price
gives us the annual user cost of
owning and can be understood
as the rent equivalent for
homeowners.

Housing market equilibrium

is described in Fig. 7. When
rents and annual user costs of
owning are not aligned, markets
automatically move toward
equilibrium conditions through
adjusting demand for housing
investments.

Fig. 7. Housing market
equilibrium conditions

RENT = COST OF OWNING

Equilibrium conditions

Costs of owning a given
house equals the cost of
renting it

RENT > COST OF OWNING

Purchasing a home is more
attractive for a given level
of rent (for example, when
mortgage rates fall)

More demand for housing

for sale in turn bids up house
prices to the point where

the user cost of owning is
brought back in line with rents

RENT < COST OF OWNING

Purchasing a home is less
attractive for a given level
of rent (for example, when
mortgage rates rise)

Lower demand for housing for
sale in turn depresses house
prices to the point where

the user cost of owning is
brought back in line with rents

8 For example, C. Swan, “Model of Rental and Owner-Occupied Housing”, Journal of Urban Economics, 16(2) (1984): 297-316.
® For example, IMF, “Fundamental Drivers of House Prices in Advanced Economies”, IMF Working Paper, July 2018.
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3.1.1. Applications for our study

We borrow the backbone of our
modeling framework from the
studies referenced above. In
particular, we exploit the fact that
rents are found to have an impact
on house prices and, following
the example of other studies,

in our house price equation we
replace real rent with its main
determinants—real income,
housing stock, and household
numbers.

In addition, a recent Oxford
Economics (2016) study of the
UK housing market found rising
employment was among the
main drivers of the boom; we
therefore also include labor
market conditions as an additional
driver.2° Moreover, our price
model takes into account the
hedonic characteristics of the
area, measured by tourism
GDP, and supply constraints,
measured by building permits
per household.

20 Oxford Economics, “Forecasting UK house prices and home ownership”, November 2016.

3.2. EXISTING LITERATURE
ON SHORT-TERM
RENTALS

We are aware of only a handful
of academic papers that directly
study the effect of short-term
rentals on housing costs. There
are two main reasons for the
dearth of literature. First, the STR
phenomenon is relatively recent
and therefore a limited amount of
data exists. Second, the research
question is methodologically
challenging, since many cities
have become increasingly
popular among both locals and
tourists in recent years, leading
to higher housing prices and a
higher number of STR listings.

In other words, “popularity”
affects both prices and listings
positively, as locals and tourists
have a preference for living

and staying in neighborhoods
with high-quality amenities. This
“popularity” variable, however, is
unobservable, and its omission

in the model implies that the
impact of STR on prices is biased
upwards, as part of the popularity
impact gets erroneously captured
by STRs.

The study whose methodology
most closely aligns with our
approach is that of Barron et al.
(2018), which assesses the impact
of STRs on residential house
prices and rents.?' The authors,
however, fail to control for a
number of explanatory variables
included in our models. Using a
dataset of Airbnb listings from
the entire United States and an
instrumental variables estimation
strategy, they find that a 10%
increase in the number of Airbnb
listings leads to a 0.39% increase
in rents and a 0.65% increase in
home values. In Section 5.3.3, we
show how our results compare
to this study and conclude that
our findings show a much smaller
impact over our study period.

Most other studies, however,
differ from ours (and Barron’s)

in two key respects. First, they
focus on specific housing markets,
rather than looking at US-wide
relationships. Secondly, they use
sales-level data to determine
whether the proximity to STR-
intensive areas affects

sale prices.

21 Barron, Kyle and Kung, Edward and Proserpio, Davide, “The Effect of Home-Sharing on House Prices and Rents: Evidence from Airbnb”,
29 March 2018. More detail on the instruments used can be found in Fig. 18.
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Among these studies, Horn

and Merante (2017) use Airbnb
listings data from Boston in 2015
and 2016 to study the effect of

Airbnb on rental rates.?? Similarly,

Sheppard and Udell (2018)
present an evaluation of the
impacts of Airbnb on residential
property values in New York
City.2® A third example is the
article by Koster et al. (2019),
which studies the effects of STRs
in Los Angeles County using a
quasi-experimental research
design.?* The main findings of
these studies, and their main
limitations, are summarized in
the Appendix.

Another strand of literature
provides descriptive analysis

of STRs in specific markets. For
example, Lee (2016) focuses on
the Los Angeles housing market
and makes recommendations

on how municipal policymakers
can best regulate Airbnb.2® Other
articles simply apply coefficients
from other authors’ analyses to
their specific markets to derive
estimates of local STR impacts
(for example, Wachsmuth et al.,
2018).2¢

3.2.1. Applications for our study

We build upon the studies
referenced above to produce

a nation-wide estimate of the
impact of STRs on the housing
market. In particular, this work
presents the first econometric
estimate that uses comprehensive
data from across the US, as well
as covering more STR platforms
than only Airbnb. This means
that we are able to include both
owner-occupied home sharing
and whole-property STRs. Our

study does not have the objective
of challenging existing literature,
but rather to provide context

for the findings and contribute

to the body of work on housing
dynamics.

As discussed earlier, one of the
challenges in determining the
impact of STRs on prices (and
rents) relates to the fact that
neighborhoods (and cities) tend
to become popular with residents
and tourists at the same time. In
order to try to control for the so-
called hedonic features of an area,
we have used tourism GDP as a
proxy. As an area becomes more
popular for residents, bars and
restaurants will start to appear,
and at the same time hotels will
start attracting tourists. Astoria

in New York City or Corktown

in Detroit are great examples of
these popularity bursts.

22 Keren Horn and Mark Merante, “Is home sharing driving up rents? Evidence from Airbnb in Boston”, Journal of Housing Economics, 38

(2017): 14-24.

23 Stephen Sheppard and Andrew Udell, “Do Airbnb properties affect house prices?”, 1 January 2018.

24 Hans R.A. Koster and Jos van Ommeren and Nicolas Volkhausen, “Short-term rentals and the housing market: Quasi-experimental
evidence from Airbnb in Los Angeles”, 8 March 2019.

25 Dayne Lee, “How Airbnb Short-Term Rentals Exacerbate Los Angeles’s Affordable Housing Crisis: Analysis and Policy

Recommendations”, 2 February 2016.

26 Urban Politics and Governance research group - School of Urban Planning - McGill University, “The High Cost of Short-Term Rentals in

New York City”, 30 January 2018.
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4. MODELING APPROACH
AND DATA

This chapter sets out our over 70 variables, ranging from
approach to modeling rents and average household income to
house prices, in the context of the number of residential building

the housing market relationships permits in each county. This
explained in the previous chapter.  chapter begins by considering

For this study we constructed how best to model rents, and then
a comprehensive dataset of all moves on to house prices. All the
US counties over the period relationships analyzed in this work

2014-2018. The dataset included are illustrated in Fig. 8.

Fig. 8. Drivers of rents and house prices
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41. THE RENTAL MODEL

In this chapter, we argue that
household income, housing stock,
and the number of households
are the main determinants of
residential rent. We do so by
analyzing rental prices, STRs and
several socio-economic features
of over 2,500 counties between
2014 and 2018.%7 Each variable is
described below in turn.

Fig. 9. Median gross rents

2018 $

411. Median rents

The dependent variable of this
first model is real median rent
(in logarithmic form, to be more
specific). Real rents increased
by just over 1% per year over the
study period, but they had been
flat in the years just before that
(Fig. 9). The data were sourced
from the American Community
Survey (ACS), and the 2018

data point was estimated using
historical growth rates.
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27 | isting data were missing for some US counties, so we had to exclude those from our study.

2012 2013 2014 2015 2016 2017 2018

41.2. The STR density variable

The advent and fast growth

of the sharing economy have
impacted the accommodation
sector. While vacation rentals
have been a critical component
of communities across the globe
for well over a hundred years, the
technology revolution in flexible
accommodations brought about
by platforms like Vrbo and Airbnb
has not only opened up millions of
unique rental options for travelers
but also changed the foundation
of the travel ecosystem.

Data provider AirDNA suggests
there were over 1.3 million active
listings across the US as of

June 2019, rising from just over
70,000 five years earlier.?® Back
in 2014, for every 1,000 housing
units there was just over one
STR listing, while in 2018 this
ratio grew to 8 listings per 1,000
housing units.?®

Fig. 10 shows the geographic
distribution of STR density

in 2014 and 2018. It shows
there is significant geographic
heterogeneity in STR density,
with most listings occurring in
states with large cities and along
the coasts. Moreover, there
exists significant geographic
heterogeneity in the growth
of STR density over time. The

28 This study does not distinguish between whole-home rentals and owner-occupied units and includes both types of STRs.
29 This is how we define STR density, i.e. as the number of STR listings per 1,000 housing units.
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Fig. 10. STR density in 2014 and 2018, by state
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number of listings per housing
unit grew exponentially in some
states, while in others there was
no growth at all.

41.3.Real incomes

Real mean household income
data from the Census Bureau
show a marked slowdown

in growth in 2018 relative to
previous years (Fig. 11). Median
household incomes also only rose
slightly in 2018 and 2017, after
registering more impressive gains
in the two years prior: a 5.2% gain
in 2015 and a 3.2% gain in 2016.

Income data by county and over
time were obtained from the
American Community Survey

and complemented with Oxford
Economics’ North American Cities
and Regions databank to fill the
gaps leftin 2018 by the ACS (the
latest available edition was 2017).

4.1.4.Housing supply

Since reaching their lowest point in
2011 at just 633,000 new housing
units that year, additions to the
housing stock have grown at a
fairly slow pace, partly in response
to persistently weak growth in

the number of households after

Fig. 11. Average and median household income, constant prices,

2010-18
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the recession. With the economy
finally back on track, household
growth picked up in 2016-2018,
but new construction was still
depressed relative to demand,
with additions to supply barely
keeping pace with the number of
new households.

In our dataset, the number

of housing units was drawn

from the Census’ Population
Estimates, while the number of
households was drawn from the
ACS and carried forward to 2018
using Oxford Economics’ North
American Cities and Regions
databank.

41.5.Household size

As one might expect, median
rents are also related to the
size of the average household
(average number of people in
one household). As this grows,
households will require bigger
properties, resulting in higher
median rents. In particular,

we restrict our analysis to
households that occupy rented
accommodations (i.e., in our rental
model, we disregard the size of
owner-occupier households as
this should not affect rents; only
the size of renter households is
expected to impact rents).

Generally speaking, household
size has been on a declining
trend for centuries, with an
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average of 5.79 people per
household in 1790 to 2.58 in
2010.3° However, Census Bureau
data suggests this might be the
decade when this long-term trend
is reverted, with 2018 size ticking
up to 2.63. Going forward, this
might have impacts on housing
demand, and therefore housing
costs (provided it does not
immediately translate into weaker
residential construction).

4.2. THE HOUSE PRICE
MODEL

As discussed in Section 31,
rents are likely to affect home

buying decisions, and therefore
most of the drivers of rents are
also included in the house price
model. Above and beyond these,
we also included labor market

outcomes, the user cost of capital,

the availability of building permits,
and the size of the tourism

sector as additional explanatory
variables. The rest of this chapter
describes each variable in turn
and provides a rationale for
inclusion in the model.

4.21.House price index

As a dependent variable for our
second econometric model, we

Fig. 12. Real US Zillow Home Value Index, 2008-2019

2018 %
250,000

used the Zillow Home Value Index
(ZHVI), a smoothed measure of
the median home value across

all US counties. This is a dollar-
denominated figure, which we
then adjusted for inflation using
the Consumer Price Index (CPI).
This variable was available on a
monthly basis for all counties in
the US.

Since the recession, house prices
have climbed steadily, boosted
by low interest rates and the
recovering economy (Fig. 12). This
study aims at identifying the key
drivers of house prices during the
period between 2015 and 2018.

200,000

Real ZHVI

150,000

100,000

50,000

0

2009 2010 2011

Source: Zillow, Oxford Economics

2012 2013 2014

2015

2016 2017 2018

30 Pew Research Center, “The number of people in the average U.S. household is going up for the first time in over 160 years” <https://
www.pewresearch.org/fact-tank/2019/10/01/the-number-of-people-in-the-average-u-s-household-is-going-up-for-the-first-time-in-over-16 0-

years/> [accessed 22 October 2019]
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4.2.2. User cost of capital Fig. 13. Estimated user cost of capital, 2014-18

As discussed in Chapter 3.1, the [ Depreciation rate [ Mortgage interest deduction rate
so-called “user cost of capital” B Property tax rate B Expected capital gain

is determined most obviously by B Effective mortgage rate B Inflation expectations

the mortgage interest rate (Fig.
13); if this rises so does the cost
of owning a property at any given 1.44%
price level. In addition to this,
property taxes (minus mortgage
interest deductions), expectations
of inflation and capital gains, and
depreciation rates all affect how
costly it is to own a house of any
given price.

1.38%

Not all components of this
variable could be gathered at
the county level; for example,
effective interest rates paid

by mortgage holders were
obtained from the Federal
Housing Finance Agency by
state. Expected inflation, capital
gains, depreciation and mortgage
interest deductions were
estimated for the US as a whole.
Average property tax rates,
however, were estimated using

2014 2015 2016 2017 2018
ACS data at the county level,
dividing the median tax value by
the median property value. Source: Oxford Economics
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4.2.3. Unemployment rate

Existing academic research This channel is particularly
provides an analysis of the relevant in light of the recent
extent to which unemployment positive developments of the
influences housing market US labor market. September’s
outcomes (see for example Gan unemployment rate hit a 50-year
and Zhang, 2018, among others).3"  low, reaching 3.5% (Fig. 14). These
Intuitively, a stronger local labor labor market improvements are
market makes an area more found to have had an impact on
desirable to potential migrants house prices, as we will discuss in
and increases willingness to Chapter 5.

pay for housing in the area,
and vice versa.

Fig. 14. US unemployment rate
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31 Li Gan and Qinghua Zhang, “Market Thickness and the Impact of Unemployment on Housing Market Outcomes”, Journal of Monetary
Economics, 98 (2018): 27-49.
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4.2.4. Building permits

As described in Section

4.4, housing supply is a key
determinant of housing market
dynamics. However, the actual
number of housing units is not
the only supply-related factor that
is likely to affect house prices.
Projected housing supply is also
potentially relevant for today’s
house prices. In our model,
building permits are used as

a proxy for this. This variable
was obtained from the Building
Permits Survey, produced by the
Census Bureau.

The latest national level data
released in September show
that permits for future home
construction rose to levels last
seen in 2007. The recent surge in

both housing starts and permits
relieved some of the pressure
on house prices over our study
period, as we will describe in
Chapter 5.

4.2.5. Tourism

As discussed earlier, one of the
challenges in determining the
impact of STRs on prices (and
rents) relates to the fact that
neighborhoods (and cities) tend
to become popular with residents
and tourists at the same time.

In order to try to control for the
so-called hedonic features of an
area, we propose using tourism
GDP as a proxy.

This work controls for growth
in the tourism sector (food and

beverage and accommodation
services), as we believe it is
important to break down the
impact of tourist attractiveness
of a locality from the pure
impact of STRs. We measure
tourism as the average GDP
produced by the hospitality sector
for each resident household.
Therefore, areas where hospitality
GDP has grown at a faster pace
than household formation will see
a growth in their tourism variable,
and vice versa.

In the US as a whole, tourism
GDP has grown at a slightly faster
pace than households during

our study period, thus exerting a
slight positive pressure on house
prices, as shown in Chapter 5.
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5. RESULTS AND DISCUSSION

In this chapter, we set out the
results of our models of rents

and house prices and explain
their interpretation. We also
compare our results with those of
past studies where comparable
analysis has been carried out.

51. THE RENTAL MODEL

In the rental model, all variables
have the expected impact and
are statistically significant. The
effect of income is positive and
significant, while that of housing
stock per household is negative
and significant, as expected.

The long-run impact of STR
listings is equivalent to 0.0007,
or in other words, an increase of
one listings per 1,000 housing
units is associated with a 0.07%
increase in median rents.3? In

a hypothetical county with a
$1,000 median rent, if STR density
increased by one listing per
1,000 units, the associated long-
run increase in median rents is
equivalent to $0.7 per month.

The long run coefficients from the
model for the other explanatory
variables can be interpreted as
follows:

- a10% increase in real median
income is associated with an
8.8% increase in median rents.

« a10% fall in the housing
units-to-household ratio
is associated with a 4.9%
increase in median rents.

- al10% increase in the average
household size is associated
with a 2.6% increase in median
rents.

How well does this model

reflect the reality of how rentis
determined? We can calculate a
MAPE (Mean Absolute Percentage
Error) to assess our model
accuracy.® We calculated this to
be 2%; in other words, considering
the average rent across the
counties used in our dataset,

the margin of error in our model
prediction will be around $14.

5.2. THE HOUSE PRICE MODEL

In the house price model, all
variables have the expected
impact and are statistically
significant. The effect of income is
positive and significant, while that
of housing stock per household

is negative and significant, as
expected.

Focusing on some of the long-
run effects, the coefficient for
the variables can be interpreted
as follows:

« anincrease of one STR listing
per 1,000 housing units is
associated with a 0.13%
increase in the real house
price index. In other words,
in a hypothetical county with
a $100,000 house price index,
if STR density increased by
one listing per 1,000 units, the
associated long-run increase
in the price index is equivalent
to $130.

« a10% increase in mean income
is associated with a 3.2%
increase in the real house
price index.

« a10% fall in the housing
units-to-household ratio is
associated with approximately
a 18.9% increase in the real
house price index.

« al-percentage-point increase
in the unemployment rate is
associated with a 2.4% fall in
the real house price index.

32 Short-run effects look at the immediate impact of a variable X over Y. Over time, given the dynamic nature of the housing market, there
will be several equilibrating adjustments to the short-run effects, as the economy and people readjust. As a result, the long-run effect of a
given variable X over Y is different. Our econometric methodology can distinguish between the long-run and short-run effects. The estimated
coefficients presented in Fig. 19 represent the short-run effects, and the long-run effects are estimated using the Delta method, whereby the

short-run effects are discounted by one minus the coefficient on the lagged dependent variable.

32 The mean absolute percentage error (MAPE) is the mean or average of the absolute percentage errors of forecasts. Error is defined as
actual or observed value minus the forecasted value (in our case, the model predicted value). This measure is easy to understand because it

provides the error in percentage terms.
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« al-unitincrease in the number
of building permits per
household is associated with
a 6.9% fall in the real house
price index.

Here too, the house price

model fits the actual data well,

as illustrated by the MAPE. We
calculated this to be 1.7%. In other
words, considering the average
house price across the counties
used in our dataset, the margin of
error in our model prediction will
be around $2,600.

5.3. CONTRIBUTION
ANALYSIS

5.3.1.Rent growth between
2014 and 2018

In the four years between 2014
and 2018, US median rental
prices rose by 4.3% in real terms.
The findings of our rental model,
combined with changes in the
explanatory variables over the
study period, show that the
overwhelming driver of the
observed increase in real rental
prices during the 2014-18
period was household earnings.
Median income increased by
10.4% in real terms between 2014
and 2018 and we estimate that
this growth alone was responsible

for around 3.9 percentage points
of the 4.3% increase (Fig. 15).

Fig. 15. Drivers of the
growth in real rents between
2014 and 20183

B Housing units per household
B Median income

B STR density

B Household size (rentals)

Percentage-point
contribution to growth

5
4.3%

0.2%
4 _
3 il

3.9%
2 _
1 -

0.2%
0 - N [

0.0%

Breakdown of increase in
US real rents (2014-2018)

Source: Oxford Economics

Between 2014 and 2018, 5.1
million new households are
estimated to have formed in the
US, while net new supply was

4.1 million in the same period.
This implies the ratio of housing
units-to-households has declined
between 2014 and 2018, pushing
up rents. We estimate this drop
contributed about 0.2 percentage
point of the 4.3% increase in real
rents.

The ratio of STR listings to housing
units has grown by a factor of

6 during the study period. This
increase, however, contributed

to 0.2 percentage point of the
increase in rents. Putting it all
together, Fig. 15 reveals the
contributions of various factors to
the 4.3% increase in rents in the
four years from 2014 to 2018.

5.3.2. House price growth

between 2015 and 2018

House prices have increased
steadily during our study period,
with real US median price index
estimated to have increased by
14.9% during the period 2015-18.3®
Using the model to break down
the causes of this rapid growth, we
see that the biggest contribution
to the increase came from

labor market improvements.

34 This section and chart assume that 100% of the growth in median rents can be explained through the model’s explanatory variables. This
is a simplifying assumption, and we are aware that our model’s variables do not explain the totality of the change.

35 As the house price model contains some lagged variables, the focus of this contribution analysis will be limited to the period 2015-18. The
inclusion of lagged STR in the model implies that STR growth between 2014 and 2015 (the first available year-on-year growth rate) only starts
affecting house prices in 2015-16. For this reason, the contribution analysis presented here only covers the period 2015-18 and not 2014-18.
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More specifically, the drop in
unemployment rate is estimated to
have contributed 6.8 percentage
points to US house price growth by
the end of 2018 (Fig. 16).

Fig. 16. Drivers of the growth
in house prices between 2015
and 20183

[ Tourism GDP per household
B Unemployment rate

B Housing units per household
B User cost of capital

B Mean income

[ STR density

B Permits per household

Percentage-point
contribution to growth

14.9%

0.4%

-0.7%

Breakdown of increase in US
house prices (2015-2018)

Source: Oxford Economics

The second-largest contributor
to the house price growth was
the increase in average incomes.
Over the whole period, higher
real incomes are estimated to
have boosted house prices
growth by 5.6 percentage points.

The drop in housing stock-per-
household has also contributed
to house price growth. This
reduction contributed to an
increase in house price growth
over the period of around 1.6
percentage points. The ratio

of STR listings to housing units
has grown by a factor of 3
during 2015-18. This increase
contributed 1.0 percentage point
to the house price increase based
on our econometric model. The
number of building permits per
household has grown over this
period, which offset some of the
increase driven by other factors.
Lastly, tourism GDP growth and
the drop in user cost of capital
contributed around 0.4 and

0.2 percentage points to price
growth, respectively.

5.3.3. Discussion

Summing up the findings
presented in Fig. 15 and Fig. 16,

we estimate the growth in STR
density only contributed to 0.2
percentage point of the 4.3%
increase in rents (or 6%) and 1.0
percentage point of the 14.9%
increase in house prices (or 5%)
over our study period.¥’

This result is more modest

than than the conclusions drawn
by Barron et al., who found that
the growth in Airbnb listings
contributed to about one-fifth of
the average annual increase in
US rents and about one-seventh
of the average annual increase
in US housing prices. Our model
includes a number of explanatory
variables not considered by
Barron et al., suggesting their
results are likely to suffer from
omitted variable bias.

5.3.4. What does this tell us
about affordability?

When interpreting the house price
model, it is important to note that,
while house prices are interesting
per se, housing affordability is a
more relevant metric for policy
makers. In this work, we measure
affordability as the median

house price divided by the mean
household income.

36 This section and chart assume that 100% of the growth in median house prices is explained through the model’'s explanatory variables.
This is a simplifying assumption, and we are aware that our model’s variables do not explain the totality of the change.

37 Adding up all the individual explanatory variables’ contributions (measured in percentage points) results in the total growth rate in the
dependent variable (measured as a percent increase).
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In this study, we found that house
prices have increased by 14.9%
during the period 2015-18, and
that only 1.0 percentage point of
this growth can be attributed to
increased STRs. We are therefore
able to estimate the 2018 median
price of a property in the US in

a counterfactual scenario where
STR numbers did not grow. We
do so by subtracting from the
current house price value the
amount that was due to STR
growth. By dividing this estimated
counterfactual house price by the
average household income in

2018, we obtained

the price-to-income ratio for
the scenario where STR did
not grow.3®

We find that the price-to-income
ratio would have increased to
2.39in 2018 (from 2.23in 2015)
in a scenario with no STR growth
(Fig. 17). In the current baseline
scenario (with STR growth), the
price-to-income ratio was at 2.41
in 2018. This suggests that

STRs are estimated to be
responsible for a 0.02-point fall
in affordability (or increase in the
price-to-income ratio).

Fig. 17. Price-to-income ratio
in 2018, with and without
STR growth

Price-to-income, 2018
3.0

25

2.0 -

1.5 -

No STR growth
scenario

with STR
growth

Source: Oxford Economics

38 The underlying assumption here is that the lack of STR growth would have no impact on average incomes.
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MODEL EXTENSION 1: THE IMPACT OF STRS IN VACATION DESTINATIONS

Is the impact of STRs on prices and rents different
in traditional vacation markets? In both the house
prices and the rental model, we find that, in the
long run, the effect of STRs on the dependent
variable is weaker in these highly seasonal areas.

This result is in line with expectations. As far

as the rental market is concerned, in vacation
markets, homes are less likely to be rented on a
long-term basis. That means that STRs have an
even smaller effect on rents in these markets.
For example, Tillamook County, OR, popular for
its scenic coastline and rivers, has seen its STR
density grow by a factor of 10 between 2014 and
2018, but its median rents have actually fallen in
real terms. Some 88% of its vacant housing is for
seasonal use in the area.

In the homeowners’ market, by their very
definition, vacation-destination housing markets

have higher vacancy rates that reflect more
volatile seasonal housing demand. The impact of
STRs on house prices is found to be weaker in
these areas, as home owners have been renting
out their properties long before the advent

of internet platforms offering STRs (through
agencies and brokers) and therefore the value
from such rental revenue has long been priced
in the value of homes in these localities. An
example of this is Barnstable County, MA, home
to popular New England beach destination Cape
Cod. In this county, over 91% of vacant properties
are for seasonal use, and STR density has
increased by a factor of four between 2015 and
2018, which was faster than the national average.
Real house prices, however, have increased by
11.2% over the same period, a slower pace than
the US as a whole.

MODEL EXTENSION 2: THE IMPACT OF STRS IN URBAN AREAS

Does the impact of STRs on prices and rents vary
across urban and rural counties? In both the house
prices and the rental model, we find that the effect
of STRs on the dependent variable does not de-
pend on the level of urbanization. In other words,
we do not see a significant difference in the long-
run impact of STRs on prices and rents between
urbanized and rural areas.

San Diego is an example of how the US-wide
results apply to highly urbanized areas. Its
house prices have grown by an estimated 15.0%
between 2015 and 2018, and its STR density has
grown by a factor of 3 within the same period.
This compares to a very similar US-wide house
price growth of 14.9% and an STR density growth
of a factor of 3.
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6. CONCLUSION

The aim of this study was to
assess the contribution of STR
growth on the growth in house
price, rental price, and affordability.
We have found that the rapid US
house price and rent increases of
the past few years have not been
substantially driven by STRs. We
estimate the growth in STR density
only contributed to 0.2 percentage
point of the 4.3% increase in

rents and 1.0 percentage point

of the 14.9% increase in house
prices over our study period. This
compares to a 3.9 percentage
points impact of median incomes
to rental growth and a 6.8
percentage points effect on house
price growth stemming from the
drop in US unemployment over
the study period.

This has important implications for
a policy debate that has focused
heavily on short-term rentals as
both the cause of the problem of
high house prices and its solution.
It suggests instead that the major
sources of volatility in rental and

house prices lie in economic and
labor market outcomes.

Second, this study has found that
additional housing supply and
more abundant building permits
are likely to have a meaningful
impact on house prices. It is
estimated that in the long run, a
10% increase in the housing units-
to-household ratio is associated
with approximately a 18.9% fall in
the house price index, and a one-
unit increase in the number of
building permits per household is
associated with a 6.9% fall in the
house price index.

Finally, our analysis has pointed
to the fact that adopting

strict regulations on STRs is
unlikely to solve the housing
affordability crisis faced by
many US households. During the
period 2014-18, in the absence of
STR growth, real rent would have
grown by 4.1%, rather than 4.3%. In
other words, monthly rents would
have been $2 lower in 2018 if
STRs had not increased from their
2014 levels.

Similarly, in the homeowners’
market, prices would have been
only $1,800 lower in 2018 if STR
density had not gone up from
its 2014 level. Considering that
most households do not pay
the full price of a house upfront,
but rather apply for long-term
mortgages, the expected annual
impact attributable to the STR
sector is $105.3°

Interestingly, a model extension
suggests that the effect of STRs
on both house prices and rents is
weaker in vacation destinations.
Possible explanations for this are
that, in vacation markets, homes
are less likely to be rented on a
long-term basis and home owners
in these destinations have been
renting out their properties long
before the advent of internet
platforms offering STRs. On the
other hand, the effect of STRs

on both variables does not
appear to depend on the level of
urbanization.

3 Mortgage maturity and effective interest rate are assumed to be as reported in the latest Federal Housing Finance Agency’s Monthly

Interest Rate Survey.
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STR LITERATURE FINDINGS

Fig. 18 summarizes the main findings of the studies presented in Chapter 3.2, and their main limitations.

Fig. 18. Summary of existing STR literature

m .Clty of Main findings Main limitation
interest

Barron et
al. (2017)

Horn and
Merante
(2017)

Sheppard
and Udell
(2018)

Koster et
al. (2019)

US-wide

Boston

New York

Los Angeles

A 10% increase in Airbnb
listings leads to a 0.39%
increase in rents and a
0.65% increase in home
values.

0.4% increase in asking
rents associated with a one-
standard-deviation increase
in Airbnb listings

6.46% increase in NYC
property values associated
with a doubling in the
number of total Airbnb
accommodations

3% fall in house prices as
a result of Home Sharing
Ordinances in Los Angeles

The authors construct an instrument based on Google Trends
searches for Airbnb. Unfortunately, these are not accurately
available at the zip code level, so to obtain an instrument that
varies at the zip code level they interact these searches with a
measure based on the number of hospitality establishments in the
zip code area. The validity of this instruments can therefore be
disputed.

The authors rely on weekly rent data from September 2015
through January 2016 and Airbnb data from September 2014
to January 2016. Thus their time dimension is fairly limited.
We believe this hinders their ability to establish meaningful
relationships between the various variables.

The authors do not convincingly account for the fact that
neighborhoods tend to become more attractive to residents and
tourists at the same time.

The authors use Airbnb listings as a proxy for tourism demand,
which means that they do not control for other tourism variables.
That runs the risk of overestimating the impact of Airbnb and
attributing the entire “touristic location” effect to the fact that
STRs are present. In contrast, this work controls for tourism GDP
unrelated to STR activity.
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METHODOLOGICAL APPENDIX

INTRODUCTION TO DYNAMIC
PANEL MODELS

House prices (or rents) in the
current period might be affected
by past trends in house prices (or
rents), as well as housing supply
and general economic conditions.
In such cases, dynamic panel
methods, such as the Arellano
Bond estimator (also known as
Difference GMM) and Blundell
Bond estimator (System GMM),
would allow us to account for

the presence of such “dynamic
effects.” Difference GMM
estimation starts by transforming
all regressors, usually by
differencing, and uses the
generalized method of moments
(GMM). This work employs
Difference GMM.

Dynamic panel models have
become increasingly popular in

many areas of economic research,

and their use has provided new
insights. Using dynamic panel
models allows us to find overall
(long-run) coefficients for the
explanatory variables as well as
the contemporaneous (or short-
run) ones.

The advantages of dynamic
models include:

- controlling for the impact of
past values of house prices (or
rents) on current values;

. estimation of overall (long-run)
and contemporaneous (short-
run) effects; and

. use of past values of
explanatory variables as
instrumental variables to
mitigate the bias due to:
two-way causality between
economic conditions

and the housing market,
omitted variable bias and
measurement error.

The need for a dynamic model:
Wooldridge test for serial
correlation

The Wooldridge test allows us to
test whether the errors are serially
correlated,; if these are found to
be autocorrelated, we may infer
that there is a need for a dynamic
model.*® The disadvantage of a
dynamic panel model, however,
is that it can add considerable
complexity to the modeling
process. A simpler static model
might therefore be a preferable
approach if the Wooldridge test
does not suggest a dynamic
panel is necessary.

40 Strictly speaking, the Wooldridge test is a test for autocorrelation and not a definitive test to choose between static and dynamic panel

methods. However, it is commonly applied to inform choices between static and dynamic panels.
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Use of instruments

Instruments are used to control
for potential endogeneity in

a regression. We have found
median incomes (rent model),
permits per household, housing
supply per household and STR
density (house prices model)
to be endogenous variables,
and therefore the instrumental
variable method was used to
estimate their impact.

MODEL RESULTS

As explained, our model
specification is known as
Difference GMM; such approach,
by virtue of being a dynamic
model, has both a short- and
long-run impact. The short-run
results from the rent and house
price models are given in Fig. 19.
To obtain the long-run impact,
we used the Delta method and
discounted the short-run impact
by one minus the coefficient on
the lagged dependent variable.

Contribution analysis

The modeling results shown

in Fig. 19 tell us about the
sensitivity of rents and prices to
changes in their macroeconomic
determinants. But these results
can also be used to find out
which of the determinants were
responsible for past changes

in the dependent variables.

For instance, Fig. 19 shows that
the user cost of capital has a
significant negative effect on
house prices. But while house
prices may be sensitive to
changes in the user cost of
capital, if there was no (or

little) change in the user cost
over the study period, then this
variable will not have influenced
house prices during that period.

The “contribution” of a given
variable in explaining changes in
house prices or rents is therefore
a combination of both the
estimated sensitivities and the
change in that variable over the
period under analysis.

Fig. 19. Models results

Rental price model

Short-run
Dep var: Log real .
: coefficients
median rents
Lagged log real 0.706**
median rents
STR density 0.0002*
Log median income 0.259**
Log housing units per  -0.144*
household
Log household size 0.076*

(rental)

House price model Short-run

coefficients

Dep var: Log real
median house prices

Lagged log real 0.719***
median house prices

Lagged STR density 0.0004*
Lagged log mean 0.091*
income

Lagged user cost of -0.1671+*
capital

Log housing units per  -0.531"*
household

Lagged -0.663***
unemployment rate

Lagged tourism GDP 6.345*
per household

Permits per household =~ -1.929***

legend: *p <01, ™ p<0.05;** p<0.01
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Models with interactions

Is the impact of STRs on prices and rents different in
traditional vacation markets? The model coefficients
described so far measure the average impact of
STRs on the dependent variables (prices and rents).
Our baseline model looks as follows (in the example
of prices):

house prices, =
ax STR, +[BX, +yhouse prices,

However, in order to isolate vacation markets, we
added an interaction term to our models, using the
percentage of seasonal housing as a proxy to define
these areas.* The model is now specified as follows:

house prices, =
al x STR, + a2 x STR, x vacation, + BX, + yhouse
prices,

Without the interaction term, a would be interpreted
as the total effect of STRs on prices. But the
interaction means that the effect of STRs on prices

is different for vacation markets and less touristic
areas. The effect of STRs on prices in non-touristic
counties is equal to al. However, in vacation markets
the effect is equal to al + a2.

In both the house prices and the rental model, the
interaction term for vacation markets is negative and
statistically significant, suggesting that the effect of
STRs on the dependent variable is weaker in these
highly seasonal areas.

We run a similar model replacing the vacation
dummy variable with an urban dummy variable.*2 In
this case, however, the interaction term for urban
centers is not statistically significant, suggesting
that the long run effect of STRs on the dependent
variable (either house prices or rents) does not
depend on the level of urbanization.

# The vacation variable is a dummy taking value 1if the county’s % of seasonal housing is above average, and O otherwise.
42 The urban variable is a dummy taking value 1if the county’s % of urban population is above average, and O otherwise.
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»» Disclaimer

For over 40 years, ECONorthwest has helped its clients make
sound decisions based on rigorous economic, planning, and
financial analysis. For more information about ECONorthwest:
WWW.ECONw.Com.

ECONorthwest staff members Mike Wilkerson, Lorelei
Juntunen, Emily Picha, and Tina Morgan prepared this report
for Airbnb in September 2016. ECONorthwest is responsible
for the content of this report.

The staff at ECONorthwest prepared this report based on their
general knowledge of economics and on information derived
from government agencies, private statistical services, the
reports of others, interviews of individuals, or other sources
believed to be reliable. ECONorthwest has not independently
verified the accuracy of all such information, and makes no
representation regarding its accuracy or completeness.

Any statements nonfactual in nature constitute the authors’
current opinions, which may change as more information
becomes available. Two of the authors of this report have legal
short-term rentals in the City of Portland within their primary
residences.

For more information about this report:

Lorelei Juntunen
juntunen@econw.com

KOIN Center

222 SW Columbia Street Suite 1600
Portland, OR 97201

503.222.6060

»» Acronyms and Definitions

Acronyms

HUD: United States Department of Housing and Urban
Development

MFI: Median Family Income
ADU: Accessory Dwelling Unit
STR: Short-term Rental

SDC: Systems Development Charge

Definitions

Affordable Housing: Housing that is affordable to households
making less than 80% of a region’s Median Family Income.

Workforce Housing: Definitions vary, from rents that are affordable
to households making 50% to 120% of MFI. In the Portland area,

workforce housing is generally affordable to households making
80% to 120% of MFI.

Full-time Listing: Other analyses have used thresholds of 180
nights (49% occupancy) and 270 nights (74% occupancy) to define
a threshold for when a unit is considered a full-time short-term
rental listing.

Entire Home Listing: Airbnb hosts can select this option for their
listing if the guest will have the entire space to themselves. This
usually means that guests have a private entrance and bathroom, at
a minimum.

Portland MSA: The Metropolitan Statistical Area comprised
of Clackamas, Columbia, Multnomah, Washington, and Yambhill
Counties in Oregon, and Clark and Skamania Counties in
Washington.





»» Summary

The interaction between short-term rentals and the availability

of affordable housing units has been a focus of housing policy
discussions across the United States. The fundamental question
asked in these discussions is: “If short-term rental platforms like
Airbnb did not exist, would the owners of those units instead rent
those units to long-term renters at affordable rates? If so, how many
units are actually lost to short-term rentals?” In Portland, several
studies have explored this relationship. To add its data to the
discussion, Airbnb asked ECONorthwest to analyze the most current
Airbnb entire home listings to provide data and interpretation of the
interaction between these listings and housing affordability in the City.

Much of the debate in the media (and in Portland) has centered

on estimating the number of entire housing units that are currently
rented on Airbnb that would otherwise be available as long-term
rental units. The loss of these units would reduce the supply of
housing in the City. As economists, we recognize that any reduction
in the supply of actual housing units must have an impact on
housing prices in the market, yet we also recognize that the primary
drivers of the housing market and pricing in the Portland region are
demand for housing (which is outpacing the growth of the housing
supply), zoned capacity for new development, the availability of
land, and rising costs of construction. Any lost housing supply must
be evaluated in that larger context.

Adding to the complexity of this debate is the fact that no data
source, including Airbnb’s own data, allows us to precisely quantify
the number of “lost” units. Airbnb data do help us to identify those
hosts who rent their units on Airbnb infrequently, and infer that they
are therefore not likely to rent their homes as full-time rental units if
short-term rental platforms such as Airbnb were not available. This
is the central focus of the calculations in this report (and most other
similar reports as well).

The results of our analysis on the following pages show that Airbnb’s
activities in Portland have minimal, if any, impact on the current
affordability crisis. If all of Airbnb’s entire home unit hosts were to
suddenly decide to stop renting on Airbnb, it would do very little, if
anything, to affect the trends that are driving rising rents. We found
that of the nearly 3,000 entire home listings on the Airbnb platform
between August 2015 and July 2016, somewhere between 83 and
377 units (or, 0.03% of total housing stock in Portland) would be
considered full-time Airbnb rentals, based on common thresholds
of over 270 nights rented and over 180 nights rented, respectively.’
Airbnb finds that 60% of hosts use the supplemental income they
earn from hosting to pay their mortgage or rent. Future analysis
could explore the net impacts to the Portland market based on
increased income security as a result of income generation from
short-term rentals.

Even if all of those units were to be available for long-term rental,
many of them would not rent at rates that are affordable to those
making 60-80% of the region’s 2016 MFI for a family of two
($35,220-$46,950 per year).” Further, we find that but for City policy
to waive Systems Development Charges and short-term rental
income, many ADUS may not have been constructed. It is likely that
units created for initial short-term rental use will convert to long-
term use in the future, adding to total housing stock.

Airbnb’s previous analyses have pointed out the many ancillary
benefits of their units for hosts and neighborhoods. These include
creating extra income for hosts, supporting neighborhood vitality,
and stimulating housing unit creation (in the form of ADUs).
Policymakers should consider trade-offs between these benefits
and a relatively small impact on overall affordability.
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»» Summary of Key Findings

Based on Airbnb’s data, entire home listings within the City of Portland make up a small portion of the City’s total supply of housing units.

We estimate that there are 83 to 377 full-time entire home listings in m 2,976 entire home listings exist within the City of Portland. If all
Portland. Many units are not rented full-time, are in an owner-occupied entire home listings were counted as housing units, they would
space, are not a traditional housing unit, or all three, suggesting they would comprise 1.1% of all housing units in the City.?

not be available on the market as full-time rental units. Airbnb booked m Nearly half (42%) of entire home listings were rented fewer than 30
"entire home" listings comprise a small fraction (1.1%) of Portland housing nights in one year.

stock. Frequently-booked entire home listings represent at most 0.14% m 377 units (or 12.7% of entire home listings and 0.14% of Portland's
of Portland'’s housing units, meaning that these units have minimal, if any, housing stock) were rented for more than 180 nights.

impact on housing affordability in Portland. In addition, Airbnb finds that m 83 units (2.8% of entire home listings and 0.03% of Portland'’s
short-term rentals can have a stabilizing effect on households. Airbnb's housing stock) were rented for more than 270 nights.

survey data shows that 60% of hosts depend on supplemental income from
Airbnb to make ends meet.

‘ Market rents near most Airbnb listings indicate that they would not otherwise rent at affordable price points.

If these units were available to long-term renters, they would likely be rented m 70% of listings are located in neighborhoods with average one-
at price points above traditional affordability thresholds. In addition, Airbnb bedroom rents of $1,000 or more, which are unaffordable to
provides an extra stream of income in these neighborhoods that increases households making 80% of MFI or less.*

housing security for hosts.

‘ The ability to generate income through short-term rental can incent long-term housing unit creation.

The ability to recoup revenue on Airbnb appears to have incented the m 257 active Airbnb entire home listings are permitted ADUs.”
construction of ADUs, especially combined with city policies to reduce
SDCs. Airbnb’s analysis found that 20% of ADUs are rented over 180 nights
per year. Many units created for initial short-term rental use will convert to
long-term use, adding to total housing stock.

B 90% of Airbnb entire home units that are permitted ADUs were
constructed since 2008, when Airbnb entered the Portland market,
and were likely never continuously part of the long-term rental
supply.

m 57 of those units (20%) were rented more than 180 nights per year.

Short-term rental units primarily function as part of the hospitality market, rather than the housing market.

Short-term rental units provide a diverse stock of lodging that meets unmet B 59% of Airbnb listings had no hotels within a half-mile.
demand throughout the city, bringing new visitors into communities and
supporting neighborhood business districts. The flexibility of this stock
means that most hosts rent only sporadically during peak periods to provide
"overflow” lodging capacity or alternate between short-term and monthly
rentals. There are limits to the growth of the hospitality market.

B 53% of listings active as of Jan 2015 were deactivated by
September 2016, showing very high churn.
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»» Notes on Data and Previous Studies

Data limitations presented several challenges to quantifying the
impacts of short-term rentals on the housing market:

m There is no existing data source available to determine which
short-term rental units would be counted as housing units in
traditional data sources, or what the owner of the unit would
do with the unit without Airbnb or similar short-term rental
platforms. Airbnb conducts annual surveys of its hosts that
include questions on these topics, but response rates are too low
for analysis.

m The data presented in this report are for Airbnb’s listings alone.
Many Portland hosts may “cross-list,” or list their homes across
several platforms. Without comprehensive data across the most
popular short-term rental platforms (including Homeaway), it is
impossible to determine how often individual units are rented.
However, according to Airbnb survey data, hosts report that over
90% of short-tem rental income comes through the Airbnb platform.

m To protect user privacy, Airbnb could not legally provide
geographically specific listing-level data to determine the
revenue and hosting behavior in specific neighborhoods. Airbnb
therefore ran queries of their dataset to allow ECONorthwest to
complete some portions of the analysis, as noted in the text.

Related Studies

There are several studies that provide additional context on
the economic implications of Airbnb in Portland that were not
conducted in full by ECONorthwest.

The Impacts of Homesharing in Portland

Released in 2016, this report examines the impacts of Airbnb
and its host community in Portland.’ It includes findings related
to the economy, tourism, neighborhoods, and residents.
ECONorthwest provided economic impact analysis for this
report, and found a $128.5 million total economic impact related
to Airbnb that supports 1,900 jobs as a result of Airbnb guest
spending.

Airbnb Host Survey

Airbnb conducts annual surveys of its Portland hosts to explore
behavior patterns and trends. The surveys have found Airbnb to
be a powerful tool to boost incomes and provide supplemental
income that allows hosts to afford their existing housing. Key
findings from the 2016 survey include:

m 64% of hosts said that being able to rent out their home on
Airbnb helped them to stay in their unit.

m 47% of hosts earn low to moderate income (having a
household income of $75,000 or less).

m 55% of hosts rely on Airbnb as supplementary income to make
ends meet.

m Hosts spend an average of 32% of their income on housing
costs, above the HUD guidelines.
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»» Airbnb’s entire home listings within the City of Portland make up a small fraction of

overall housing units.

As of August 2016, Airbnb has 2,976 “entire home listings” within
the City of Portland. Airbnb defines “entire home listings” as a
space where the guests will have the whole space to themselves. In
other words, these listings are not all “housing units” that could be
rented as long-term rental units. They include, for example, suites
with a bathroom but no kitchen and remodeled basements with

no separate entrances. Third-party analysis, using data scraped
from the Airbnb site, tends to overestimate the number of entire
home listings in the Portland market, using assumptions and
methodologies that don't account for the nuances of host behavior
and the types of listings.

We looked at the units that have been available on Airbnb'’s
platform for at least one year (between August 2015 and July 2016).
We found a total of 83-377 entire home listings that were
rented full-time, including basement suites and ADUs.

“Full-time"” may be defined as:

m 33 listings rented for more than 270 nights from August 2015-July
2016 on Airbnb (2.8% of all listings), 0.03% of Portland’s housing; or

m 377 listings rented for more than 180 nights from August 2015-
July 2016 on Airbnb (12.7% of all listings), 0.14% of Portland’s
housing stock.

Many listings are not permanently on the short-term rental
market. Of the active listings in January 2015, only 53% were
still active in September 2016. This high churn rate suggests that
Airbnb is a temporary option for many hosts, who later use their
space in other ways.

Of these units, just
83-377 units (or 0.03%
of the housing stock)
are "home” listings that
might otherwise be on
the market.

Total Housing Units in the City of Portland

Source: Airbnb data on entire home listings active between August 2015 and July 2016 and rented for at least 180 or
at least 270 nights, American Community Survey, 2015 one-year estimate, Table B25001.
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»» Airbnb’s entire home listings are not necessarily housing units.

Because Airbnb hosts self-categorize their listings, the definition
of “entire home” does not always correspond with how traditional
data sources categorize housing units. There are instances where
units identified as an entire home on Airbnb are not equivalent to
a home that could otherwise be available to long-term tenants.
This is particularly likely for units rented in single-family homes.
These include private suites and converted basements and attics
in single-family homes that would not be available on the long-
term rental market, with or without Airbnb. Some portion of the
83-377 units fall into this category.

The charts at right show that about half of entire home units on Airbnb are
located within single-family homes, which can include basement units or
detached ADUs, and that more than half have one bedroom or fewer. While
the data do not allow us to measure all unit characteristics, some of them are
almost certainly not traditional housing units.

Unit Types

units in
multifamily
buildings

(46%)

iy

units within

single-family
homes
(50%)

Source: Airbnb data on entire home listings active between August 2015 and July 2016.

Percent of Entire Home Listings by Bedroom Count

0 bedroom 1 bedroom 2+ bedrooms

Source: Airbnb data on entire home listings active between August 2015 and July 2016.
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»» Most hosts rent out units infrequently.

Portland’s Airbnb hosts’ rental behavior patterns vary widely. Hosts
make trade-offs between flexibility to use their space and income
generated on the Airbnb platform. There are a number of reasons
why these units may not be rented frequently or included as a unit
on the long-term rental market:

m The unit is the host’s primary residence that they rent out when
they are on vacation, working away from home, or staying with
a significant other. Many of these hosts deactivate their listing
except for a few nights of the year. Half of all listings that were
active at some point during the last year initiated at least one
deactivation. On average, listings are active about 70% of the
time, and deactivated for about 30% of the time. Airbnb’s survey
data shows that 89% of entire home listings are either a host's
primary residence or space within a primary residence*

m The host wants the flexibility to be able to use the space for
visiting friends and family.

m The unit is not permitted for permanent occupancy, such as
a basement suite that is permitted as additional living space
instead of a separate ADU. Forty-two percent of units that were
on Airbnb from August 2015 to July 2016 were rented fewer
than 30 nights. About 87% of homes were listed for fewer than
180 nights.

m The majority of entire home Airbnb hosts earn less from renting
their units as short-term rentals than they would from long-term
rentals. This pattern indicates those entire home listings are likely
primary homes being rented while the residents are traveling
and/or while hosts are not otherwise using the space.

*2016 Airbnb Host Survey Data, N=152.

Nights Hosted: Hosts on Airbnb, August 2015-July 2016

1,500
. . About 87% of
1,200 €42% of Un'tj homes were
}Nere rehnte rented for fewer
ewer than 30 than 180 nights.
nights.
&
£ 900
k]
v
5]
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g 600
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300

>30 60 90 120 150 180 210 240 270 300 330 331+

nights hosted by listing

Source: Airbnb data on entire home listings active between August 2015 and July 2016.
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»» Short-term rental units play an important role in the hospitality industry.

Short-term rentals are a critical component of the local hospitality
industry and have existed for longer than Web-based platforms
like Airbnb through executive rental services, Craigslist, and
other services. Short-term rentals fill a niche for people looking
for specialty housing, including business travelers, families, gap
housing between long-term rentals, and relatives visiting family
members and looking for nearby (neighborhood-based) lodging.

Key market segments include:

m Peak period visitors: The shortage of hotel rooms in Portland
during peak periods means that short-term rentals help to
accommodate visitors and fuel the local economy.

m Business travelers: Professionals who need to be close to their
place of work.

m People who need alternative arrangements. Short-term rentals
fill a niche for visitors needing special accommodations, such
as hosting a large family, allowing pets, or providing a kitchen
space. Airbnb hosts also initiate rentals of at least 30 nights via
the site. These month or multimonth rentals are an important
part of the housing market (in addition to short-term rentals and
lease agreements).

Many visitors to Portland want to stay outside of the Central City,
where the market fundamentals are often not strong enough to
support the development of a hotel. Short-term rentals offer a
geographically dispersed option for visitors. Were these units not
available, there would be increased demand for hotel rooms, and
fewer travelers staying and shopping in neighborhood centers.
There is even some anecdotal evidence that the availability of
these units induces travel demand: some guests might not travel to
Portland at all without diverse rental opportunities.

Percent of Listings by Number of Hotel Rooms Within a Half Mile

59% percent of
units are more than
a half mile from the
nearest hotel.

11%
0 110 50 51-100 100-499 500+

number of hotel rooms

Source: Airbnb data on entire home listings active between August 2015 and July 2016 and Smith Travel

Research from August 2016.

Short-term rentals offer a geographically dispersed option for visitors. Were
these units not available, there would be increased demand for hotel rooms, and
fewer travelers staying and shopping in neighborhood centers.

Hotel developments compete for the same scarce urban land as
multifamily housing. As such, overregulating short-term rentals
would not address unaccommodated travel demand and could
adversely impact future housing stock.
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»» The majority of Airbnb listings would not otherwise be affordable housing units.

Many Airbnb listings are located where rents are relatively high,
including many inner-ring neighborhoods like inner Southeast
Portland and inner Northeast Portland. This implies that if some
portion of these units were offered as long-term units, they would
still be at the higher end of the rent spectrum.

Citywide, 70% of units are located in areas where average rents*
are above $1,000 per unit." At this rental rate, only families making
at least 80% of the MFI would be able to afford a one-bedroom
apartment. These units provide workforce housing, rather than
affordable housing. In these areas, Airbnb increases density and
brings visitors to these high-demand neighborhoods.

Approximately 30% of entire home listings are located in
neighborhoods where rents might be affordable to people making
less than 80% MFI. It is unclear what portion of these units are
actually rentable as long-term units, and are owned by hosts who
would instead put them on the long-term market.

Airbnb listings are generally concentrated within five miles of downtown

Portland. The map at right shows the density of Airbnb listings within quarter-
mile hexagonal geographies.

*CoStar data for average 1-Bedroom Asking Rents, August 2016.

Density of Airbnb Listings in the City of Portland

Airbnb
number of
listings, by
hex

1-2
3-5
@/ 620
@ 2160
. 61+

Source: Airbnb data on entire home listings active between August 2015 and July 2016.
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»» The majority of Airbnb listings would not otherwise be affordable housing units.

Average Apartment Rents (all units) and Density of Airbnb Listings, All Units

\

Airbnb listings

$725 or less
$726-$1,000
$1,001-%$1,275
$1,276-%$1,500
Greater than $1,500

I )

Source: ECONorthwest using Airbnb listing data and CoStar data from August 2016 for all units within aggregated hexagonal
geographies across Portland. CoStar was selected as a data source because it provides data regarding the greatest number of
buildings to allow for a city-wide analysis. CoStar does not capture rent from units in single-family homes.

Percent of Airbnb Listings by Average Long-Term Rents

(One-Bedroom Units) by Neighborhood

5%y
70% of Airbnb units are
located in areas where

median rents are above
$1,100 per unit.

30%

25%

20% 22%
15%

10%

8%
5%

less than 60% MFI 61-80% MFI 81-100% MFI 101-120% MFI 121% MFI+
MFI less than $725  $726-$1,000 $1001-$1,275 $1,276-%$1,550 $1,550+

share of listings by neighborhood income

Source: ECONorthwest, using Airbnb listing data and CoStar asking rents for one-bedroom apartments in
buildings with ten units or more from August 2016 for all units within aggregated hexagonal geographies
across Portland. CoStar was selected as a data source because it provides data regarding the greatest
number of buildings to allow for a city-wide analysis. CoStar does not capture rent from units in single-

family homes.

How affordable rents are calculated:

$73,300: 2016 MFI for a family of four
X
30%: Share of income a family at 100% MFI can pay for rent
X
75%: HUD allowance for a one-bedroom apartment, with utilities

$100 utility allowance

12 months

Affordable one-bedroom
apartment at 100% MFI: $1,274

Other affordability thresholds
for a one-bedroom apartment:

= At 120% MFI: $1,549
= At 80% MFI: $1,000
= At 60% MFI: $825

Source: https://www.portlandoregon.gov/phb/article/522288
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»» Short-term rental income can incent long-term housing creation.

Portland has seen a rapid growth in the construction of ADUs since
2010 when the City of Portland waived SDCs in a policy decision to
promote infill development. Some hosts on the Airbnb platform may
have created units with the intent to recoup their initial investment

in building the unit by renting it on short-term rental platforms like
Airbnb. Airbnb completed a comparison of entire home listing
addresses with building permit locations for new legally-permitted
ADUs in Portland. Airbnb found that there are currently 257 active
Airbnb entire home listings that are permitted ADUs. Fifty-one of
those units (20%) were rented more than 180 nights per year.’

Airbnb found that 90% of entire home units that are permitted ADUs
were constructed since 2008. Some of these units were likely never
continuously part of the long-term rental supply.

While we do not know for certain what motivated those property
owners to invest in creating a new ADU, given the timing of the
investment and their choice to rent them on Airbnb, it seems
reasonable to assume that some combination of reduced SDC fees
and potential income from Airbnb incented their development.

A 2014 Oregon Department of Environmental Quality survey found

that 80% of ADUs are used as long-term housing.” Given overall trends

for Airbnb, it is likely that many units created for the initial use on the
site will likely convert to long-term units in the future, and that but for
revenue recoupment on Airbnb, many of these units may not have
been constructed. This flexibility is one of the most attractive reasons
for homeowners to invest in an ADU and to add to the City’s eventual
long-term housing stock.

ADU Permits by Status, 1995-2016, City of Portland

permits

350 From 2010-
. under inspection 2016, 1,341
. ADUs were
issued
300 . permitted in
final Portland.
250 expired
200
- I
150 —
100
50
— | --
— = - —
0
1995 1998 2001 2004 2007 2010 2013 2016

Source: City of Portland Open GIS. Permits that are issued, under inspection, and finaled are included. Permits
that are still under review are not. This explains fewer permits shown for 2015. SDCs have been waived for new
ADUS since 2010.
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»» Drivers of the Regional Housing Market

The primary drivers of the housing market and pricing in the Portland region are demand for housing (which is outpacing the growth of the
housing supply), zoned capacity for new development, the availability of land, and rising costs of construction. Given these larger dynamics
and the scale of Airbnb’s impact on available supply, we see little evidence that Airbnb is a meaningful driver of Portland’s affordable housing
problem. We summarize the factors that drive the housing market below.

m The Portland MSA population has grown by 7% since 2010, m The Portland region did not build enough units during the

faster than the U.S. growth rate of 4%. Since 2010, 164,000
people have moved to the Portland MSA. Of those, 30%
(48,500) moved to the City of Portland *

m Many new residents are high-wage earners (mainly in high
tech). Of the new jobs created in Portland between 2010
and 2014, 30,000 jobs had a salary of $100,000 or more.”
While many new residents rented some of the newer luxury
apartments in the Central City, they also displaced long-term
residents who were unable to keep up with rents.

m Rents have increased quickly as a result of this population
increase. The average monthly rent for a one-bedroom
apartment in the City of Portland as of September 2016 was
$1,250 (an increase of 58% since 2010).” To afford that, a renter
household would need to earn 92% percent of regional MFI.

m Overall household sizes have increased, as a result of
increased housing prices and a lack of supply. Since 2010,
the Portland MSA's average household size increased from
2.57 to 2.65.

recession to account for population growth. The Oregon Office
of Economic Analysis reported in 2015 that the Portland MSA
underbuilt by 23,000 units from 2006 to 2015.” Undersupply is a
major driver of price increases.

Construction costs and fees have made development more
expensive. Construction costs for apartment building types have
risen since 2010. This is due to increased labor prices, materials
costs, and permit costs.

Regulations (Permits and Fees) also impact development costs.
Increased development standards, systems development charges,
and fees all increase the cost of development and can hinder the
development of new housing in some cases.

*U.S. Census 2010 and American Community Survey 2015 1-year estimates for the Portland MSA and the City of Portland.
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»» Implications for Affordability

The results of our analysis show that Airbnb’s activities in Portland
do little to worsen our current affordability crisis. If all of Airbnb'’s
entire home unit hosts were to suddenly decide to stop renting on
Airbnb, it would do very little, if anything, to affect the trends that
are driving rising rents. This analysis, together with other analyses
conducted by Airbnb, does point to ways in which Airbnb relates to
long-term affordability goals:

Lodging tax revenues can help to fund affordable housing. In
November 2015, the City Council approved shifting the short-term
rental portion of transient lodging tax resources from the General
Fund to the Housing Investment Fund. This transfer will receive

an annual cost of living adjustment, and is limited to 0-60% MFI
housing purposes. The FY 2016-17 budget reflects the securitization
of this revenue stream (approximately $14 million) for the purpose of
acquiring property for use in building affordable housing at 0-60%
MFI levels, primarily outside of urban renewal areas."

Short-term rentals provide income and housing security to many
hosts. In some cases, the ability to rent on Airbnb can provide

the economic stability for people to stay in their homes. Based on
Airbnb survey data, 55% of Airbnb hosts indicated that they relied
on Airbnb income to make ends meet while 7% of hosts earned
money through Airbnb as their primary income.”

Portland’s neighborhood business districts benefit from the
spending from short-term rental guests. Airbnb’s research has
found that guests in Portland tend to spend more and stay longer
than hotel guests.”

Housing market dynamics are more complex than Airbnb.
Airbnb has only minimal impact on the housing market, given its
complexity and scale. Policies with the biggest impact will include
tenant protections, land banking, the proposed housing bond, and
inclusionary zoning.

Short-term rental units can help to spur the creation of infill
development. Initial Airbnb analysis shows a tangible investment
effect due to homeowners' ability to rent ADUs as short-term
rentals. This can translate into long-term housing unit creation as
homeowners make back their initial investment and transition the
unit to other uses.

This analysis was completed at a point in time. If Airbnb’s activities
were to grow significantly, the supply-side impacts could become
more substantial. It is worth watching these trends. However,

there are natural limits to the size of the hospitality market that

will probably always keep short-term rental units a relatively small
portion of the overall housing supply. Policymakers should consider
trade-offs between the benefits of short-term rentals and a relatively
small impact on overall affordability.

12 | ECONorthwest





»» Endnotes

1. A commonly used threshold assumption for determining whether a unit as a full-time short-term rental unit. This is explored in more

detail in the main body of this report.
2. "2016 HUD Median Family Income and Rent,” City of Portland, https://www.portlandoregon.gov/phb/article/572034.

3. The City of Portland had 274,917 housing units in 2015, according to the Census American Community Survey 2015 one-year estimates,

which was the most recent housing unit estimate available as of August 2016.

4. This is based on the maximum rent and utilities amount affordable to a household making 80% of the MFI for a one-bedroom unit, per
HUD's 2016 guidelines for the City of Portland.

5. This includes current active entire home listings. For the Accessory Dwelling Unit data, Airbnb used City of Portland Open GIS data for
permits that have created one or more new residential units from January 1995 to May 2016. These data are derived from the Bureau
of Development Services permitting database (TRACS). Geocoded to taxlot centroids or street address when taxlot information is not

accurate or available. The data can be found at http://gis.pdx.opendata.arcgis.com/.

6. "Airbnb Community Gives a Boost to the Portland Economy,” Airbnb.com, September 6, 2016, https://www.airbnbaction.com/airbnb-
community-gives-a-boost-to-the-portland-economy/.

7. Palmeri, Jordan, “"Accessory Dwelling Units in Portland, Oregon,” (2014) Oregon Department of Environmental Quality, http://www.deq.
state.or.us/lg/sw/docs/SpaceEfficient/adusurveyinterpret.pdf.

8. Baker, Dean, “Economist sees positive Portland job growth, not so much for nearby areas,” Portland Tribute, January 19, 2016, http://
portlandtribune.com/pt/9-news/289434-166077-economist-sees-positive-portland-job-growth-not-so-much-for-nearby-areas.

9. CoStar data for apartments within the City of Portland, December 2010 to December 2015. Buildings with 10 units or more.

10. Lehner, Josh, “Portland housing update — Are things okay?” Oregon Economic Analysis Blog, March 23, 2015, https://
oregoneconomicanalysis.com/2015/03/23/portland-housing-update-are-things-ok/.

11. "City of Portland Adopted FY 2016-2017 Budget,” City of Portland, Page 369, https://www.portlandoregon.gov/cbo/article/583311
12. Airbnb host survey data of 142 Portland hosts from 2016.

13. "Airbnb Community Gives a Boost to the Portland Economy,” Airbnb.com, September 6, 2016, https://www.airbnbaction.com/airbnb-

community-gives-a-boost-to-the-portland-economy/.
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About the Vacation Rental
Management Association

Founded in 1985, the Vacation Rental Management Association (VRMA)
is a professional trade association of the vacation rental property
management and hospitality industries. Headquartered in the U.S.,

membership includes professional vacation rental manager and vendor/

supplier members in more than two dozen countries.

VRMA advances the vacation rental industry by providing invaluable
educational and networking opportunities, promoting the value of the
vacation rental experience, and speaking as the authoritative voice to

foster professionalism and growth in the industry.
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Dear Policymakers:

Worldwide, the vacation rental industry is facing

regulatory challenges at every level of government.

You can attribute the increasing attention to
several factors, including the strong sustained
growth of the travel and tourism industry,
increasing demand by consumers for short-
term rentals as a form of accommodation, and
innovations in the online travel marketplace.

The vacation rental industry has grown to be over
$160 billion globally and an estimated $41 billion in
the U.S. The industry is driving economic growth in

communities both large and small across the world.

There are an estimated 10 properties per employee
involved in the management of a professionally
managed property. In addition, there are many
external industries affected, including real estate,
maintenance, cleaning, construction, and many
other services. Even in a small local market, this

can have a significant impact on the local economy.

However, this is threatened by a growth in
unenforceable and often overreaching regulations.

VRMA urges policymakers to acknowledge

that there is not a one-size-fits-all regulatory
framework for vacation rentals. We agree with
the U.S. Conference of Mayors’ that “onerous
regulations of short-term rentals can drive

the industry underground, thus evading local
regulations and local hotel taxes”. VRMA supports
regulatory efforts that protect property rights of
all homeowners and are fair to all accommodation
markets. Clear and concise rules, combined with
the fair application of those rules, will create the
greatest compliance among operators.

Vacation rentals are contributing to job creation
across the world and contribute to strong and
stable real estate and job markets. VRMA is
committed to creating strong professional

standards for our growing industry to ensure
that vacation rentals are safe and reliable
accommodation options for consumers. In 2018,
VRMA unveiled a professional certificate program
to educate individuals in professional vacation
rental property management. In 2019, VRMA
created its company accreditation program,
which holds companies to the highest standards
of professionalism within the industry. Our
efforts to educate and hold industry members
accountable is to help safeguard communities by
assuring that vacation rentals are a contributing
asset to their community.

In our 35 years as an association, we have grown
to over 1,000 corporate memberships in over

20 countries. Worldwide, professional property
management companies and their supplier
network work hard to protect consumers’

health and safety while providing first class
hospitality. We look forward to continue working
with policymakers to develop policies that
assure consumers’ accommodation choices,
provides tax revenues, and respects the rights of
property owners.

The following document outlines VRMA’s positions
toward a host of various policies related to short-
term rentals and the travel industry. Please feel
free to connect with our organization in the future
to learn more about professional vacation rental
property management and how the policies you
discuss affect the industry.

Sincerely,
Toby Babich
President,

Vacation Rental Management Association

' Skift, The State of the Global Vacation Rental Market 2017
2 Hostfully, The State of the U.S. Vacation Rental Industry in 2019

¥ Transparent/VRMA - North American Vacation Rental Survey, 2019 Report.

4U.S. Conference of Mayors’, 80th Annual Meeting, Resolution: Promotion of Economic Development Through the Visitors Industry





VRMA believes that
government policies must
promote and preserve the

value of professionally
managed vacation rentals.
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Short-Term Rentals

Vacation rentals are residential properties
purchased for a variety of reasons ranging from
future permanent retirement homes to seasonal
vacation properties. These homes can revert from
a vacation rental property to a full-term rental or
owner-occupied home at any time.

The vacation rental market accounts for more than
$40 billion in bookings annually in the U.S., and this
figure continues to grow!

The Vacation Rental Management Association
(VRMA) believes that government policies must
continue to promote and preserve the value of
professionally managed vacation rentals. As the
leading organization in the industry, VRMA supports
efforts to regulate and standardize rules within

the lodging market. VRMA will continue to work
with policymakers to support responsible vacation
rental policies that promote and preserve the value
of rentals. VRMA will work with communities to
develop rules that are uniform, easily understood,
and are enforceable by regulators.

» VRMA supports the use of fair, justified,
proportional and enforceable rules for
property owners and managers to follow that
are enforceable by the community and ensure
the greatest compliance.

» VRMA supports open and transparent
permitting processes and fee structures
that are equitable and comparable to
that of all other residential properties and
does not discriminate against or show
bias for residency requirements, use,
advertising methods, booking platforms,
or business models.

Preservation of Property Rights

VRMA understands the capacity communities have
to reasonably control the development of property
and to ensure the health and safety of its residents
and consumers. Communities must balance their
powers to regulate with that of the rights of
property owners to buy, sell, and rent properties.

Communities also have a statutory obligation to
defend property rights through the protection of
usability and value. To this end, communities must
be cautious of downzoning property, depressing
real estate values, and diminishing the economic
use of the property.

» VRMA supports and encourages
communities to recognize the rights of
property owners to rent their primary and
secondary homes.

» VRMA believes that legislation that places
limitations on the frequency or duration
of stay should be done as a last resort and
only in cases where it is proven justified
and necessary.

Government Fees and Lodging Taxation

Professional vacation rental properties are valuable
assets to the communities in which they reside.
Vacation rental properties contribute considerable
property and lodging taxes. These properties
generate significant sales tax and lodging figures
due to the longer lengths of stays and higher
expenditures in local economies.’

VRMA member companies collect and remit taxes
to states and localities where those taxes are
required. In addition, VRMA member companies
are supportive of the communities in which they
reside, and working cooperatively with local
governments to ensure that all professionally
managed properties comply with permitting and
licensing structures.

» VRMA believes that, where required,
vacation rental property owners, are legally
responsible for the collection and remittance
of clear and concise transient occupancy
or lodging taxes, whether they use a
professional property manager or not.

» VRMA supports the application of simple
license, or registration programs on short-
term vacation property rentals.

» Supports and encourages voluntary efforts by
professional property managers, online travel
agencies (OTA) and other online platforms to
assist in occupancy/lodging tax compliance.

12016 PhocusWright's A Market Transformed: Private Accommodation in the U.S.





Short-Term Rentals continued)

Land Use and Zoning

Vacation rental managers respect the duty and
obligation for communities to manage land use

and development within their boundaries through
zoning and other regulatory mechanisms. Managers
desire that properties they represent to be
protected by these same means. VRMA maintains
that vacation rental properties are residential in use
and be regulated uniformly with other residential
structures within the community.

VRMA stands by the need to maintain the
residential zoning of a second home property to
ensure that the adaptive reuse of the property is
maintained. VRMA will work with communities,
non-profits and other relevant bodies to provide
feedback on land use and zoning that impact
vacation rental properties. It is important that code
and policy changes provide meaningful benefits and
reflect industry best practices.

» VRMA believes that all uses of rental
properties are a residential use and the
application of rules on vacation rentals
should be uniform, simple to follow, justified,
proportionate, and enforceable.

» VRMA opposes classifying vacation
rental properties as a commercial use by
comparing them to hotels.

Limitation to Occupancy

Vacation rental managers strive to protect

the properties they manage by restricting
overcrowding to ensure the safety of their guests
and the integrity of the structure.

VRMA opposes excessive limitations on the
number of occupants that may stay in a vacation
rental property. Limitations on residential
occupancy have historically been discriminatory
in nature. There should be a uniform application
of occupation limits to similar residential
structures. These limitations should be equal to
long-term rentals and owner-occupied structures
based on the number and size of rooms.

» VRMA supports regulations that place
limitations on the number of occupants per
unit that are uniform to current rules for
other existing residential structures.

» VRMA endorses adopting reasonable
standards of occupancy based on recognized
uniform building and zoning codes.

8 2020 VRMA Public Policy Agenda

Quality of Life

Vacation rental managers strive to internally
regulate their rentals to ensure that properties
are held to the highest standards of the
neighborhoods they reside in. VRMA works to
communicate with the public that vacation rentals
are a positive attribute for the community and
stresses the importance of a pristine property and
good guests. Vacation rental managers ensure
that renters must adhere to codes of conduct

and have access to local government officials for
any issue that may arise. VRMA is supportive of
reasonable quality-of-life ordinances to protect
the character of neighborhoods.

» VRMA supports rules that require the
posting of local and state quality-of-life
laws, including, but not limited to, noise
ordinances, trash pickup rules and time,
parking restrictions, and other community
rules by which all residents must abide.

» VRMA supports the enforcement of noise
ordinances that:

» Maintain uniformity to all residential
structures in the community.

» Do not specifically and unfairly target
one particular use of a property.

» Encourage self-governing rules on
parties and other loud situations, such
as requirements that notify managers
and property owners of incidents on
the property.

» VRMA opposes the placement of
unenforceable time restrictions on property
guests that are not uniform with other
residential property uses and hotels, motels
and bed and breakfasts.

» VRMA opposes parking regulations that
specifically target vacation rental properties
and encourages communities to maintain
the same parking regulations that are in
place for other similar zoned properties.

Health and Safety

VRMA and the vacation rental industry
understands and values the need to reasonably
ensure the safety and health of our guests and
homeowners. VRMA seeks to promote best
practices to help vacation rental managers adhere
to strict health and safety standards to protect
consumers. VRMA will work with the legislators,
when needed, to reduce the compliance burden
on the industry.

» VRMA supports rules that require the
posting of local and state safety laws,
including, but not limited to, emergency
contact information, health notifications, and
directions to local emergency and public
safety facilities.

» VRMA supports the adherence to reasonable
health and safety standards and inspections.

» VRMA opposes health and safety
regulations that specifically target vacation
rentals properties and create a burden of
compliance beyond regulations in place for
other similarly zoned properties.

Economic Impact

The vacation rental management industry is
composed of many small and family-owned
businesses that are deeply invested in their
communities. Property managers and owners

are deeply invested in their community and
support community initiatives and local charitable
organizations. The industry also supports numerous
jobs across different sectors of the economy and is
a driver of local business development. Due to the
positive economic impact vacation rentals have on
a community, VRMA is a strong supporter of the
local travel and tourism industry.

» VRMA encourages communities to support
the thousands of small businesses that
operate and maintain vacation rentals and
acknowledge their economic impact.

» VRMA recognizes the positive impacts
that short-term vacation rentals have on
local communities through taxes, increased
economic activity, and promoting the local
travel and tourism industry.

» VRMA posits that over-regulation will
have a detrimental impact to local and
state economies.

Other Policy Issues

There are many policy concerns that affect
the vacation rental marketplace. These issues
can be impactful not only to the operations

of a management company and the vacation
home, but also to the greater travel and
tourism industry. VRMA advocates for sensible
regulatory action that ensures a competitive
sustainable marketplace.

Anti-Discrimination

All individuals should expect fair and equal
treatment. VRMA supports local, state, and federal
policies that protect individuals based on race,
color, religion, sex, sexual orientation, gender
identity or expression, age, disability, marital
status, familial status, national origin, or any other
characteristic protected by law.

» VRMA strongly supports local, state, and
federal laws to protect individuals’ equal
access to housing and employment.

» VRMA supports public and private efforts
to reduce discrimination including efforts
that limit barriers for individuals to obtain
economic security.

Competitiveness

The vacation rental management industry is
supportive of competition in the travel industry to
provide consumers with multiple options. VRMA
supports competition in the marketplace and

seeks to create diversity in transportation, lodging,
entertainment, and other aspects of the travel
industry. VRMA believes it is in the best interest of
all participants of the travel and tourism industry to
support local economies through fair competition.

» VRMA supports transparent and robust
competition in the travel and tourism industry
to provide consumers with options that suit
their preferences and ensure fair pricing.

» VRMA believes in and supports the adoption
of transparent fee structures in the travel
industry to level the playing field and
encourage competition.





Consumer Protection

Professionally managed vacation rentals are
safe and reliable travel accommodations. VRMA
works to educate vacation rental managers on
industry best practices to protect consumers.
Efforts include working with industry partners
to safeguard consumers from fraudulent travel
website and property listings.

» VRMA supports consumer protection
efforts to curb fraudulent travel sites
and property listings.

» VRMA encourages communities to
embrace the professional vacation rental
manager in developing localized consumer
protections measures.

» VRMA professionalizes the vacation rental
industry with first-class education to ensure
accurate listings, clean and safe homes, and
clear refund and cancellation policies, among
many other best practices.

Through the VRMA Vacation

Rental Management

Certificate Program, VRMA VRMA »
offers a mark of distinction éEtDR'Fi'IEIMCR'?é
that serves to differentiate

vacation rental managers who

have acquired the requisite

knowledge to professionally
operate and manage vacation
rental properties.

Environment

Professionally managed vacation rental homes are
often located in our most beautiful natural places
and urban environments. Travelers utilize vacation
rental properties to access outdoor activities and
explore the culture of a region.

» VRMA supports efforts to keep our natural
spaces clean and protected for generations
through rules to protect and preserve the
natural environment..

» VRMA supports environmental protection
rules that mitigate the risk of natural disasters.

» VRMA supports efforts to curb noise, light
and other pollution that can negatively affect
a community.
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State and Federal Taxation

Vacation rentals are supportive of many industries
that benefit varied aspects of the economy. The
industry supports a balanced approach to taxation
that encourages the growth of the secondary
home ownership and home rental markets.

VRMA supports the protection of the travel and
tourism industry by limiting federal, state, and
local efforts to place tax burdens on the backs of
visitors to close funding gaps. Taxation policies
that do not support the travel and tourism industry
will hurt different sectors of the economy and
many professions.

» VRMA supports state and federal laws
that preserve the secondary home tax
deductions.

» VRMA opposes additional targeted taxation
on the travel and tourism industry that
discourages consumer spending on leisure
and vacation industries and negatively
impacts state and local economic activity.

» VRMA discerns that vacation rental
properties are residential in nature and the
property taxes applied to those properties
should reflect that designation.

School Calendars

The travel and tourism industries recognize the need
for consistency of school start dates and the school
calendar. This consistency is important to students,
families, and local businesses that rely on the travel
and tourism industry. Widespread inconsistencies in
start dates can create confusion and detract from
families’ abilities to plan summer vacations.

» VRMA recognizes and supports states’
abilities to set start and end dates for the
school year.

» VRMA further supports efforts to reduce
volatility from local school boards in setting
academic calendars.

» VRMA urges policymakers to work with the
local travel and tourism industries in their
state before significantly altering school
calendar policy.
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SkyRun Vacation Rentals

If you have any concerns regarding my level of service, please reach out to
my manager:
barry@skyrun.com

Create your own WiseStamp email signature
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From: Lodrd Tsomo

To: Wiseman, Christy

Subject: forgot to address this on the survey

Date: Wednesday, October 30, 2019 2:53:57 PM
Hello Christy,

Just realized that | forgot to address the matter of STR effect on
long term rental availability in Allenspark in my survey answers.

Please add my 2 centsin about this issue somewhere in your survey process.

| believe that it is mistaken to think that ending STR will effect

long term availability. Here are two cases that demonstrate this. My

folks did have a company manage their property for STR use, but NEVER
would have rented it out as along term rental because they enjoyed
coming for 3 months a year when their health allowed. Another example
is the property across the road. It sits empty the WHOLE year except

for two weeks. Again, thislong time property owner (who has been

asked if he would rent long term several times) is not going to forego

the possibility of enjoying their cabin because of along term renter.

Asyou can see, | don't think the long term rental argument holds water.

Sincerely,
K Winkel
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From: Bruce Drogsvold

To: Rodenburg, Jasmine; Ott, Jean; Hippely, Hannah

Subject: FW: Draft Language for Short-Term Dwelling Rental and Bed & Breakfast Code Update
Date: Monday, August 31, 2020 9:54:01 AM

Attachments: DC-19-0005 Referral Packet.pdf

Good morning Jasmine,

| have a hard time getting a clear sense of what these changes mean for my family?
| think I may fall under a “vacation rental” type category.
If so, that’ll work.

| sent you a letter from a couple months ago that describes our family circumstances with our
mountain cabin.
| hope we will not be prevented doing things the way we have been doing them.

Please let me know if we'll qualify for the vacation rental category?

Thank you,
Bruce Drogsvold
303-579-1627

From: Bruce Drogsvold <bruced@wkre.com>

Sent: Monday, August 31, 2020 9:33 AM

To: Bruce Drogsvold <bruced@wkre.com>

Subject: FW: Draft Language for Short-Term Dwelling Rental and Bed & Breakfast Code Update

From: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>

Sent: Monday, August 31, 2020 8:04 AM

To: Ott, Jean <jott@bouldercounty.org>

Cc: Hippely, Hannah <hhippely@bouldercounty.org>

Subject: Draft Language for Short-Term Dwelling Rental and Bed & Breakfast Code Update

Good Morning, All —

Thank you for participating in the public process thus far. We have spent the last week preparing and
sending out the first draft of the Boulder County Short-Term Dwelling Rental and Bed & Breakfast
Code update to internal and external referral agencies for input. Some of you might have received
the drafts from the referral, or being part of the Land Use Code Update email list. If that is the case, |
apologize for the duplicate copies! | just wanted to send it to everybody who has participated in the
virtual coffees and virtual open house to make sure you all continue to be involved.

| encourage everyone to sign up for the virtual open house. At that open house we will discuss the
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Community Planning & Permitting (CPP)

Courthouse Annex ¢ 2045 13th Street ¢ Boulder, Colorado 80302 ¢ Tel: 303.441.3930
Mailing Address: P.O. Box 471 « Boulder, Colorado 80306 ¢ www.bouldercounty.org

MEMO TO: Referral Agencies, Stakeholders, and Interested Parties

FROM: Jasmine Rodenburg, Senior Planner and
Jean (Raini) Ott, Planner Il
DATE: August 26, 2020
RE: Docket DC-19-0005
Docket DC-19-0005: Short-Term Dwelling Rental and Bed and Breakfast Update
Request: Text amendments to the Boulder County Land Use Code related to
the Short-Term Dwelling Rental and Bed and Breakfast Lodging
Uses.

Dear Referral Agency/Stakeholder/Interested Party,

On July 2, 2019, the Board of County Commissioners (BOCC) authorized Community Planning &
Permitting staff to pursue text amendments to the Short-Term Dwelling Rental and Bed and
Breakfast provisions in Article 4-507 of the of the Boulder County Land Use Code (“the Code™).

The existing use provisions for Short-Term Dwelling Rentals (STRs) were created in 2008 as part of
DC-07-002. These existing provisions need an update considering current development, housing
availability, and economic conditions in the county and with an eye towards evolving best planning
and land use regulation practices regarding STRs. In addition, staff has heard consistent input from
county residents that the existing regulations do not adequately address the impacts of STRs. As a
result, Staff proposes the attached Text Amendments for the Bed and Breakfast and Short-Term
Dwelling Rental uses. Staff is simultaneously working on licensing regulations for STRs that will
work in concert with the proposed text amendments.

Summary of Proposed Changes:
o Clarify the distinction in the Land Use Code among Bed and Breakfast, Short-Term Rental,
and Vacation Rental uses:

0 Bed and Breakfast: A principal lodging use where a facility is rented to one or more
guest parties at a time, the owner or manager resides on-site during rental periods,
and at least one meal per day is served to guests.

0 Vacation Rental: A principal lodging use where a single-family dwelling is not
owner-occupied and is rented to one guest party at a time more than 60 nights per
year.

0 Short-Term Rental: An accessory residential use where a single-family dwelling is
owner-occupied or is rented to one guest party at a time 60 nights or fewer per year.

¢ Introduce a Short-Term Rental and Vacation Rental licensing program through the adoption
of a Licensing Ordinance that coordinates with the proposed Land Use Code text
amendments.

Attachments:
e Attachment A: Flow Chart Summary of Article 4 Text Amendments
e Attachment B: Draft Text Amendments to Article 4 of the Land Use Code (excerpts of
existing Code language included)
e Attachment C: Draft Short-Term Rental and Vacation Rental Licensing Ordinance

Deb Gardner County Commissioner Elise Jones County Commissioner Matt Jones County Commissioner





The draft Text Amendments and associated Licensing Ordinance are being referred to agencies and
members of the public to garner feedback. Staff will make necessary changes to the drafts before
they are recommended for adoption through the public hearing process.

You may also view the proposed draft text amendments and future revisions online at:
https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code-update/dc-19-
0005/

The docket review process for the proposed Text Amendments to Article 4 of the Land Use Code
will include a public hearing before the Boulder County Planning Commission and the Boulder
County Board of County Commissioners. Public comment will be taken at both hearings.
Confirmation of hearing dates and times will be published online at the link above and in local
newspapers.

The review process for the proposed Licensing Ordinance will include a first reading at a public
meeting before the Boulder County Board of County Commissioners and a second reading at a
public hearing before the Boulder County Board of County Commissioners. Public comment will be
taken at the second reading. Confirmation of the public meeting and public hearing dates and times
will be published online at the link above and in local newspapers.

The Community Planning & Permitting staff, Planning Commission, and County Commissioners
value comments from individuals and referral agencies. Please check the appropriate response
below or send a letter to the Community Planning & Permitting Department at P.O. Box 471,
Boulder, Colorado 80306 or via email to planner@bouldercounty.org. All comments will be made
part of the public record. Only a portion of the submitted documents may have been enclosed; you
are welcome to call the Community Planning & Permitting Department at 303-441-3930 or email
planner@bouldercounty.org to request more information. If you have any questions regarding these
drafts, please contact me at 720-564-2271 or jott@bouldercounty.org.

Please return responses by September 30, 2020.

Please note that due to circumstances surrounding COVID-19, application timelines and deadlines
may need to be modified as explained in the CPP Notice of Emergency Actions issued March 23,
2020 (see https://boco.org/covid-19-cpp-notice-20200323).

We have reviewed the proposal and have no conflicts.
Letter is enclosed.

Signed PRINTED Name
Agency or Address

Please note that all Community Planning & Permitting Department property owner’s mailing lists and parcel maps
are generated from the records maintained by the County Assessor and Treasurer Office. We are required to use this
list to send notices to the “property owner™ of land in Boulder County. If you feel that you should not be considered
a “property owner,” or if the mailing address used is incorrect, please contact the County Assessor’s Office at (303)
441-3530.



https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code-update/dc-19-0005/

https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code-update/dc-19-0005/

mailto:planner@bouldercounty.org

mailto:planner@bouldercounty.org

mailto:jott@bouldercounty.org

https://boco.org/covid-19-cpp-notice-20200323
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Short-Term Rental
License

Vacation Rental License

Short-Term Rental
and Bed &

Breakfast Code
Update

Accessory Residential

Use

Primary Accessory
Short Term Rental

Single-Family Dwelling
Primary Residence
One Party

Max. 180 nights unless owner present
during all rental periods

By Right in all districts

Secondary Accessory
Short-Term Rental

Single-Family Dwelling
Not Primary Residence
One Party
Rented 60 days or fewer per year
Two-night minimum stay

Limited Impact Special Review or
Waiver: All districts

Limited Impact Special Review: Requires Board of County Commissioner
Public Hearing. See Criteria under Article 4-601 of the Boulder County
Land Use Code. See new Article 4-602 waiver provisions in draft Text
Amendments.

Special Review: Requires Public Hearing in front of Boulder County
Planning Commission and Board of County Commissioners. See Criteria
under Article 4-601 of the Boulder County Land Use Code.

By Right: No Community Planning & Permitting Approval Process
provided it meets the use definitions but may still require a License.

Lodging Use

Vacation Rental

Single-Family Dwelling
Not Primary Residence
One Party

Rented more than 60 days per year

Limited Impact Special Review
(Unsubdivided, >5acres): F, A, RR, Ml

Special Review (>1 acre): F, A, RR, Ml

Limited Impact Special Review:
T,B,C,Ll, Gl

Bed & Breakfast

*No License Required*

A facility
One meal provided

Manager/owner resides and present
during all rental periods.

One or more Parties

Limited Impact Special Review or
Waiver (for 6 guests and 3 guest
rooms): F, A, RR, SR, ER, MF, Ml

Special Review (for more than 6
guests or 3 guest rooms): F, A, RR, SR,
MF, Ml

By Right: T, B, C, LI, GI
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4-101 Forestry (F) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Bed and Breakfast (1) (S)
d. Shert-TFerm-Dweling Vacation Rental (1) (S)
C. Accessory Uses Permitted (see 4-516)
18. Primary Residence Accessory Short-Term Rental
19. Secondary Residence Accessory Short-Term Rental (1)

4-102 Agricultural (A) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Bed and Breakfast (1) (S)
d. Shert-Term-Dweling Vacation Rental (1) (S)
C. Accessory Uses Permitted (see 4-516)
22. Primary Residence Accessory Short-Term Rental
23. Secondary Residence Accessory Short-Term Rental (1)

4-103 Rural Residential (RR) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Bed and Breakfast (1) (S)
b. Shert-Ferm-DBwelling Vacation Rental (l) (S)
C. Accessory Uses Permitted (see 4-516)
21. Primary Residence Accessory Short-Term Rental
22. Secondary Residence Accessory Short-Term Rental (1)

4-104 Estate Residential (ER) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a—Shert-Term-Bwelling-Rental-{}
a. Bed and Breakfast (1) (S)
C. Accessory Uses Permitted (see 4-516)
19. Primary Residence Accessory Short-Term Rental
20. Secondary Residence Accessory Short-Term Rental (1)

4-105 Suburban Residential (SR) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Bed and Breakfast (1) (S)
b—Shert-TFerm-Bwelling-RentaHh

C. Accessory Uses Permitted (see 4-516)
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17. Primary Residence Accessory Short-Term Rental
18. Secondary Residence Accessory Short-Term Rental (l)

4-106 Multifamily (MF) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a—Short-Term Dwelling RentalH{}
b. Bed and Breakfast (1) (S)
C. Accessory Uses Permitted (see 4-516)
15. Primary Residence Accessory Short-Term Rental
16. Secondary Residence Accessory Short-Term Rental (1)

4-107 Manufactured Home Park (MH) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Short-Term DwellingRentalH{h)
C. Accessory Uses Permitted (see 4-516)
14. Primary Residence Accessory Short-Term Rental

4-108 Transitional (T) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
c. Short-Term-Bwelling Vacation Rental (1)
d. Bed and Breakfast
C. Accessory Uses Permitted (see 4-516)
16. Primary Residence Accessory Short-Term Rental
17. Secondary Residence Accessory Short-Term Rental (1)

4-109 Business (B) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
c. SheortTerm-Bwelling Vacation Rental (1)
d. Bed and Breakfast
C. Accessory Uses Permitted (see 4-516)
16. Primary Residence Accessory Short-Term Rental
17. Secondary Residence Accessory Short-Term Rental (1)

4-110 Commercial (C) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
c. ShortTerm-Bwelling Vacation Rental (1)
d. Bed and Breakfast
C. Accessory Uses Permitted (see 4-516)
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16. Primary Residence Accessory Short-Term Rental
17. Secondary Residence Accessory Short-Term Rental (1)

4-111 Light Industrial (LI) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
c. Short-Term-Bwelling Vacation Rental (1)
d. Bed and Breakfast
C. Accessory Uses Permitted (see 4-516)
20. Primary Residence Accessory Short-Term Rental
21. Secondary Residence Accessory Short-Term Rental (1)

4-112 General Industrial (Gl) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
c. Shert-Term-Bwelling Vacation Rental (1)
d. Bed and Breakfast
C. Accessory Uses Permitted (see 4-516)
20. Primary Residence Accessory Short-Term Rental
21. Secondary Residence Accessory Short-Term Rental (1)

4-117 Mountain Institutional (MI) District
B. Principal Uses Permitted
7. Lodging Uses (see 4-507)
a. Bed and Breakfast (1) (S)
d. Shert-Term-Dwelling Vacation Rental (1) (S)
C. Accessory Uses Permitted (see 4-516)
18. Primary Residence Accessory Short-Term Rental
19. Secondary Residence Accessory Short-Term Rental (1)

Use Tables ¢ 4-507 Lodging Uses [TO BE UPDATED]
Use Tables ¢ 4-516 Accessory Use [TO BE UPDATED]

4-507 Lodging Uses
A. Bed and Breakfast
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1. Definition: A Facility offering transient lodging accommodations to one or more booking parties at
a time for a rental duration fewer than 30 days where:
a. Atleast one meal per day is provided; and
b. A manager or owner resides on the premises; and
c. That manager or owner is present during all rental periods.
2. Districts Permitted:

a. By [Limited Impact Special Review \in F, A, RR, SR, ER, MF, and Ml provided there are no /[ Commented [0J1]: See 4-602.G below

more than three guest rooms or no more than six guests served per night.
b. By Special Review in F, A, RR, SR, MF, and Ml if there are more than three guest rooms or
more than six guests served per night.
c. ByrightinT,B,C, LI, and Gl
3. Parking Requirements: One space per guest room in addition to one space for the residing

manager or owner. All parking must be on-site.
4. Loading Requirements: None
5. Additional Provisions:
a. ABed and Breakfast may not be marketed or used for weddings, receptions, or similar
private or public events.
b. Historic Accessory Dwelling Units are eligible for this use.
c. This use is required to be located on a Building Lot.

E. Short-Term Dwelling Rentals
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E. Vacation Rental

1.

Definition: A single-family dwelling unit offering transient lodging accommodations to a single
booking party at a time within that dwelling unit for a rental duration of fewer than 30 days

where:
a. The dwelling unit is not the primary residence of the owner; and
b. The dwelling unit is rented more than 60 days per year.
Districts Permitted:
a. By Special Review in F, A, RR, and M, provided the property is greater than 1 acre in size.
b. By Limited Impact Special Use Review in F, A, RR, and M|, provided the property is
greater than 5 acres in size and on unsubdivided land.
c. By Limited Impact Special Use Review in T, B, C, LI, and GI.
Parking Requirements: One space per bedroom in addition to one space for the local manager. All
parking must be on-site.
Loading Requirements: None
Additional Provisions:
a. All Vacation Rentals must maintain a valid Boulder County [Vacation Rental License\.
b. A Vacation Rental may not be marketed or used for weddings, receptions, or similar

private or public events.
c. Accessory Dwellings are not eligible for this use.
This use is required to be located on a Building Lot.

4-516 Accessory Uses
W. Primary Residence Accessory Short-Term Rental

Commented [0J2]: See Short-Term Dwelling Rental and
Vacation rental Ordinance Draft for additional requirements
and restrictions on licenses
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Definition: A single-family dwelling unit offering transient lodging accommodations to a single
booking party at a time within that dwelling unit for a rental duration of fewer than 30 days
where the dwelling unit is the primary residence of the owner.

Districts Permitted: By right in all districts

Parking Requirements: Three spaces, or one space per designated guest room in addition to one
space for the owner or local manager, whichever is greater. All parking must be on-site.

Loading Requirements: None

Additional Provisions:

a. All Primary Residence Accessory Short-Term Rentals must maintain a valid Boulder
County Short-Term Rental License.

b. A Primary Residence Accessory Short-Term Rental may be rented for no more than 180
nights per calendar year, unless the owner is present during all rental periods.

c. A Primary Residence Accessory Short-Term Rental may not be marketed or used for
weddings, receptions, or similar private or public events, with the exception of those by-
right events hosted by one or more of the individuals who reside on the property.
Historic Accessory Dwelling Units are eligible for this use.

This use is required to be located on a Building Lot.

X. Secondary Residence Accessory Short-Term Rental

1.

Definition: A single-family dwelling unit offering transient lodging accommodations to a single
booking party at a time within that dwelling unit for a rental duration of fewer than 30 days
where:

a. The dwelling unit is not the primary residence of the owner;

b. The dwelling unit is rented 60 days or fewer per year; and

c. The dwelling unit is rented with a two-night stay minimum.
Districts Permitted: By [Limited Impact Special Review |in all districts

Parking Requirements: Three spaces, or one space per designated guest room in addition to one
space for the owner or local manager, whichever is greater. All parking must be on-site.

Loading Requirements: None

Additional Provisions:

a. All Secondary Residence Accessory Short-Term Rentals must maintain a valid Boulder
County Short-Term Rental License.

b. A Secondary Residence Accessory Short-Term Rental may not be marketed or used for
weddings, receptions, or similar private or public events, with the exception of those by-
right events hosted by one or more of the individuals who reside on the property.

c. Accessory Dwellings are not eligible for this use.

This use is required to be located on a Building Lot.

4-602 Special Provisions

G. Limited Impact Special Review Waiver for Bed and Breakfast and Secondary Residence Accessory Short-

Term Rental

1.

The requirement for Limited Impact Special Review may be waived if the Director determines
that the Bed and Breakfast or Secondary Residence Accessory Short-Term Rental will not have
any significant conflict with the criteria listed in Article 4-601 of this Code.

/[Commented [0J3]: See 4-602.G below
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The Director may impose written terms and conditions on these uses that may be reasonably
necessary to avoid conflict with the review criteria in Article 4-601 of this Code.

The Bed and Breakfast must comply with the Additional Provisions outlined in Article 4-507.A of
this Code. The Secondary Residence Accessory Short-Term Rental must comply with the
Additional Provisions outlined in Article 4-516.X of this Code.

Notice of the waiver application being reviewed shall be sent to referral agencies and adjacent
property owners in accordance with Article 3-204 of this Code.

The Director shall not issue the determination for 15 days following such notification and shall
consider any comments received by the public.
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ORDINANCE NO. 2021-X

AN ORDINANCE BY THE BOARD OF COUNTY COMMISSIONERS FOR THE COUNTY OF BOULDER FOR THE
LICENSING OF SHORT-TERM RENTALS AND VACATION RENTALS WITHIN THE UNINCORPORATED AREA

OF BOULDER COUNTY

RECITALS

A

Boards of County Commissioners are empowered by C.R.S. § 30-15-401(1)(s) to license and
regulate an owner or owner’s agent who rents or advertises the owner’s lodging unit for a short-
term stay, and to fix the fees, terms, and manner for issuing and revoking licenses; and

Studies and reports have concluded that short-term rental of residential property creates
adverse impacts to the health, safety, and welfare of communities, including increase in housing
costs and depletion of residential housing opportunities for persons seeking full-

time accommodations; and

Boulder County has received numerous comments expressing the desire to preserve the
residential character of neighborhoods and concern over how short-term rental of residential
property may diminish neighborhood character and housing stock; and

Boulder County “prioritizes preserving housing units for Boulder County residents and workers
and their families and limits visitor- and tourism serving uses such as short-term rentals. The
county evaluates applications for tourism serving uses based on safety for visitors and county
residents in addition to compatibility with neighborhood character” as outlined in the Boulder
County Comprehensive Plan Section 3.06; and

This Ordinance intends to: (1) facilitate safe short-term rental of residential property in a way
that protects the integrity of neighborhood character; (2) preserve existing housing stock; (3)
track, manage, and enforce violations of this Ordinance; and (4) protect the health, safety, and
welfare of the public; and

Cities and towns within the county may consent to have this ordinance apply within their
boundaries, as provided in C.R.S §30-15-401(8).

BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS FOR THE COUNTY OF BOULDER AS
FOLLOWS:

Section 1: Definitions
A. The definitions found in the Boulder County Land Use Code will apply to this Ordinance,

except the following words, terms, and phrases will have the following meanings:

1. Director: The Director of the Boulder County Community Planning &
Permitting Department, or the Director’s designee.

2. License: A Short-Term Rental License or Vacation Rental License issued pursuant to this
Ordinance.

3. Licensed Premises: The parcel or lot on which the Short-Term Rental or Vacation Rental
is located.

4. Major Offense: Any violations of this Ordinance that actively, or have the potential
to endanger, the health, safety, or welfare of the public.

5. Minor Offense: Any violations of this Ordinance that are procedural or do not actively,
or have the potential to endanger the health, safety, or welfare of the public.

6. On-Site: Contiguous parcels or lots under the same ownership and control as the
Licensed Premises.
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7. Primary Residence: The dwelling unit in which a person resides for more than six (6)
months out of each calendar year. However, it is presumed that the dwelling unit is
not a primary residence if (1) the entire unit is offered and available for rent for more
than twenty days in any month; (2) the person's spouse or domestic partner has a
different primary residence; or (3) the person's driver's license, voter registration or any
dependent's school registration shows a different residence address. These
presumptions are rebuttable, but each must be rebutted by credible evidence from the
party claiming that the dwelling is a primary residence.

8. Short-Term Rental: Includes Primary Residential Accessory Short-Term Rentals and
Secondary Accessory Short-Term Rentals, as defined in the Boulder County Land Use
Code.

Section 2: License Required

A. Local License Required. It is a violation of this Ordinance to operate a Short-Term Rental or

Vacation Rental within the unincorporated area of Boulder County, Colorado, or any
municipality which consents to the application of this ordinance within its jurisdiction, without a
current Short-Term Rental License or Vacation Rental License.

A property which is deed-restricted as affordable housing is not eligible for a Short-Term Rental
License or a Vacation Rental license.

Only one license of any type (Short-Term Rental License or Vacation Rental License) may be
issued to each person and any legal entities associated with that person, including trusts,
corporations, estates, or associations.

Section 3: Licenses

A. Short-Term Rental License and Vacation Rental License: The Director is authorized to issue a

Short-Term Rental License or a Vacation Rental License under the terms and conditions of this
Ordinance. Licensees remain subject to all other federal, state, or local law requirements
including the Boulder County Land Use Code.

Section 4: Licensing Procedure

A. An application for a Short-Term Rental License or Vacation Rental License must include:

1. Application Form. The applicant must designate all agents, exhibit all property owner
signatures, and have all necessary information completed.

2. Proof of Insurance. The applicant must demonstrate that the property
owner has procured appropriate insurance in the form of a property owner (HO-3)
policy, dwelling fire (HO-5), or unit owner’s policy (HO-6), which covers a rental
exposure, with adequate liability and property insurance limits that must at a minimum
insure liability at $500,000.

3. Proof of Primary Residence, if applicable. The applicant must demonstrate that the
dwelling unit is the property owner’s primary residence by presenting a Colorado state-
issued driver’s license or Colorado state-issued identification card and at least one of
the following documents:

a. Voter Registration;

b. Motor Vehicle Registration;

c. Income Tax Return with address listed; or

d. Any other legal documentation deemed sufficient by the Director which is
pertinent to establishing the property owner’s Primary Residence.
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4. Proof of Ownership. Applicant must demonstrate ownership of the Licensed
Premises by including a copy of the current deed.

5. Parking Plan. Applicant must demonstrate compliance with the applicable Boulder
County Land Use Code and Boulder County Multimodal Transportation Standards for on-
site guest parking.

6. Floor Plan. The floor plan must show locations within the dwelling unit of all smoke
detectors, fire extinguishers, and carbon monoxide detectors, as well as
locations of guest rooms and egress, as required under the Boulder County Land Use
Code and applicable Building Code.

7. Proof of Land Use Approvals. For Secondary Accessory Short-Term Rentals and Vacation
Rentals, documentation demonstrating that the applicant has obtained the required
approvals under the Boulder County Land Use Code.

8. List of Adjacent Owners. Names, physical addresses, mailing addresses, and additional
contact information (if known) for owners of all immediately adjacent parcels.

9. Payment. Payment of all applicable license fees.

B. The Applicant’s failure to provide any requested information by requested deadlines may be

grounds for denial of the application.

The Director may refer the application to additional agencies or departments.

D. For Short-Term Rental Licenses for Primary Residence Short-Term Rentals, Boulder County will
provide notification by U.S. Mail, first-class postage or email to all owners of immediately
adjacent parcels a minimum of 14 days prior to the license being issued by the Director.

0

Section 5: Licensing Requirements
A. Before issuing a License, the Director must determine that the applicant has met following
requirements:

1. Land Use Approval. The applicant has complied with all Boulder County Land
Use Code requirements, as applicable.

2. Building Inspection. The Chief Building Official or the Chief Building Official’s
designee has determined the following:

a. Forall Licensed Premises:
i. The dwelling unit to be rented must contain:

(1) Operable fire extinguishers in each guest room and in the
kitchen;

(2) Operable smoke detectors:

a. Ineach guest room;

b. Outside each guest sleeping area in the immediate
vicinity of the guest rooms; and

c. On each additional story of the dwelling unit including
basements and habitable attics.

(3) A UL 2075 compliant carbon monoxide detector installed
outside of each separate guest sleeping area in the immediate
vicinity of the guest rooms in the dwelling unit.

ii. The dwelling unit is served by an adequate potable water supply.
b. For Short-Term Rental Licenses:
i. The dwelling unit has no observable structural defects; and
ii. Any plumbing, electrical, and heating and cooling systems are in a good
state of repair; and
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iii. Nothing on the Licensed Premises or in the dwelling unit pose a
significant risk to health, safety, or welfare of the occupants or
surrounding properties.

c. For Vacation Rental Licenses:
i. The dwelling unit to be rented must be legally existing or have been
constructed under a valid building permit; and

ii. Received a Certificate of Occupancy or final inspection approval; and

iii. Must meet the applicable Building Code as required when the dwelling
unit was constructed or when upgrades to the structure subject to
a Building Permit were made; and

iv. No unapproved uses, unpermitted uses, or unpermitted work exist on
the Licensed Premises. All previously unpermitted work must be
permitted; and

v. Nothing on the Licensed Premises or in the dwelling unit pose a
significant risk to health, safety, or welfare of the occupants or
surrounding properties

3. Wildfire Mitigation within Wildfire Zone 1. The Wildfire Mitigation Team or the Wildfire
Mitigation Team’s designee has verified the following:

a. For Short-Term Rental Licenses:
i. A Wildfire Partners Assessment for the Licensed Premises has been
completed; and

ii. Any mitigation efforts the assessment deemed necessary for the health,
safety, and welfare of the occupants or surrounding properties have
been completed; and

iii. Upon the first renewal, the property is Wildfire Partners Certified.

b. For Vacation Rental Licenses:
i. The Licensed Premises is Wildfire Partners Certified.

4. Parking and Access. The County Engineer or the County Engineer’s designee has
determined that the proposed Licensed Premises has satisfactory vehicular access and
on-site parking facilities pursuant to the Boulder County Multimodal Transportation
Standards and the Boulder County Land Use Code. The County Engineer or the County
Engineer’s designee has further determined that the applicant has suitably mitigated
any traffic hazards associated with the proposed use.

5. Sewage Disposal. The Public Health Director or the Public Health Director’s designee
have determined that the proposed Licensed Premises has all required on-site
wastewater treatment system permits or is otherwise adequately served by public
sewer. Existing systems do not need to be repaired or replaced unless required by
Boulder County Public Health.

6. Property Taxes. For Vacation Rentals and Secondary Accessory Short-Term Rentals, the
property taxes have been paid.

7. Sales Tax License. The property owner or manager must provide a current sales tax
license for the short-term rental issued by the Colorado Department of Revenue.

8. Building Lot. Verification that the Licensed Premises is a legal building lot under the
Boulder County Land Use Code.

Section 6: Licensee Operating Standards and Requirements
A. All Licenses:
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Occupancy Limit. Two adults per legal conforming guest room with a maximum of
eight individuals, unless otherwise allowed through the applicable Land Use Code
approval process.

a. For Licensed Premises with an on-site wastewater treatment system, the
occupancy limit may be reduced based on the size of the permitted and
approved system.

Guest Information. In the rented dwelling unit, the licensee must provide the following
documents to all guests:

a. Septic Safety information sheet provided by the county, if applicable;

Wildlife Safety information sheet provided by the county, if applicable;

Wildfire Safety information sheet provided by the county, if applicable;

Fire restrictions and evacuation routes in the event of a fire or emergency;

Good Neighbor Guidelines provided by the county;

A map clearly delineating guest parking and property boundaries;

Contact information for the Local Manager and Licensee; and

Trash and recycling schedule and information.

Local Manager. Every Licensed Premise must have an emergency contact available to
manage the property during any period when the property is occupied as a Short-Term
Rental or Vacation Rental. The contact must be able to respond to a renter or
complainant within one (1) hour in person. The contact may be the owner if the owner
meets the above criteria. The name and contact information must be on file with the
Director. The licensee must report any change in the emergency contact must be
reported to the Director as soon as practicable.

Signs. The Licensed Premises must comply with the signage requirements in Article 13 of
the Boulder County Land Use Code.

Posting of License. The licensee must provide a copy of the Short-Term Rental License or
Vacation Rental License to immediately adjacent neighbors and post the license in a
prominent location on the rental for both guests and neighbors to see.

Advertisement. All advertisements and listings of the Licensed Premises must include:

a. The local license number;

b. The approved occupancy limit; and

c. The minimum night stay, if applicable.

Compliance with anti-discrimination laws. No licensee may discriminate against any
guest or potential guest, because of race, color, sex, gender identity, age, religion,
disability, national origin, ancestry, sexual orientation, marital status, parental status,
military discharge status, or source of income.

Sm oo T

Section 7: Inspection
A. By signing and submitting a license application, the owner of the Short-Term Rental or Vacation

Rental certifies that the Applicant has received permission from the property owner to allow
inspections as may be required under this Ordinance. The owners authorize the Director to
enter upon and inspect the Licensed Premises. This section will not limit any inspection
authorized under other provision of law or regulation. The Director will inspect the Short-Term
Rental or Vacation Rental for compliance with the requirements of this Ordinance, the

Land Use Code, and any applicable conditions of approval prior to the initial license and at each
renewal. The owner further authorizes inspections in response to complaints of violations as
further specified in Section 12.
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Section 8: Decision and Appeal

A. Decision. Once the Director has completed a review of the application, the Director must either
issue a License or issue a denial letter that specifies the reasons for denial.

B. Appeal. Within ten days of any decision by the Director, the Licensee may provide a written
response by submitting a letter to the Director clearly stating its position. In response, the
Director may make a final decision, request additional information or conduct additional
investigation prior to issuing a final decision, or withdraw License. A final decision is appealable
under Colorado Rule of Civil Procedure 106(a)(4). A Licensee may continue to operate during the
pendency of an appeal. The Director may grant extensions of deadlines under this Article for
good cause shown.

Section 9: Changes to an Issued License
A. Alicensee must submit any proposal to change an issued license under this Ordinance to
the Director. The proposal may be subject to the requirements under Section 4, up to
and including re-Application.

Section 10: Term of License or Permit; Renewal
A. Term of License. Short-Term Rental Licenses and Vacation Rental Licenses will be valid for a
period of two (2) years (the License Period). A License will expire on the expiration date if the
licensee fails to submit a renewal Application prior to the expiration date of a License.
B. Renewal of License. Before renewing a License, the Director must determine that all of the
following requirements have been met:
1. The Applicant has submitted an Application with all the requirements as outlined in
Section 4 above, at least 45 days before the expiration of the License. If the applicant
has not met all of the requirements 45 days before the expiration of the License, the
application will be subject to the application fees for a new license.
2. No violations of this Ordinance exist on the Licensed Premises. Renewal of any License is
subject to the laws and regulations effective at the time of renewal, which may be
different than the regulations in place when the Director issued the prior License.

Section 11: License Non-Transferrable
A. No License granted pursuant to this Ordinance is transferable from one (1) person to another or
from one (1) location to another. Any change of ownership of the Licensed Premises must be
reported to the Director within 30 days of the transfer of ownership.

Section 12: Violations
A. Each actin violation of this Ordinance is considered a separate offense. Each calendar day that a
violation exists may also be considered a separate offense of this Ordinance.
B. The Director is authorized to suspend or revoke a License and assess administrative penalties for
any violation of this Ordinance.
C. Determination of a Violation:
1. The Director may investigate any complaints of violations of this Ordinance.
2. If the Director discovers a violation of this Ordinance, the Director may charge the
violator for the actual cost to the County of any follow-up inspections and testing to
determine if the violation has been remedied.
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3. When the Director has reasonable cause to believe that a violation of this Ordinance is
likely to exist on a premises, and that entry onto the premises is necessary to verify the
violation, the Director shall first make a reasonable effort to contact the property
owner or local manager, and request consent to enter and inspect the premises. If the
property owner or local manager cannot be contacted or if entry is refused, the Director
may impose penalties or revoke the License.

E. Issuance of Notice of Violation:

1. If the Director determines that one or more violations of this Ordinance exists, notice
of all applicable violations must be given to the property owner by U.S. Mail, first-class
postage or via email a minimum of 30 days prior to the Director taking further action to
impose penalties or to revoke the License.

2. |If violations of this Ordinance have not been resolved, or satisfactory progress towards
resolution has not been made within 30 days, the Director may impose an
administrative fine, task law enforcement personnel with using the Penalty Assessment
Procedure described in C.R.S. § 16-2-201 for violations of this Ordinance, or seek
injunctive relief.

3. No enforcement action for a violation of this Ordinance will be taken more than one (1)
calendar year after the date on which said violation occurred.

F. Penalties for Violations:
1. Minor Offenses:
a. First Offense during License Period: $150 fine
b. Second Offense during License Period: $500 fine
c. Third Offense during License Period: $1,000 fine and one (1) year suspension of
the License.
2. Major Offenses:
a. First Offense during License Period: $750 fine
b. Second Offense during License Period: $1,000 fine and one (1) year suspension
of the License.

Section 12: Fee Structure:
A. Application Fee:
a. For Short-Term Rental Licenses: $200
b. For Vacation Rental Licenses: $800
B. Renewal Fee:
a. For Short-Term Rental Licenses: $150
b. For Vacation Rental Licenses: $600

Section 13: Severability/Savings Clause
A. If any provision of this Ordinance is found to be invalid by a court of competent jurisdiction, only
the provision subject to the court decision must be repealed or amended. All other
provisions must remain in full force and effect.

Section 14: Effective Date
A. This Ordinance will be effective 30 days after publication following adoption on the second
reading.
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draft language, input received from the public and referral agencies (to the extent we receive it
before the open house), and address frequently asked questions we receive.

Please feel free to email me with questions, comments, or concerns. Below you will find what |
believe was sent out to the Land Use Code update email. It has information on signing up for the
virtual open house, along with the draft language. For good measure, | have also attached the draft
language from the referral. | encourage people to look at the attached document as it includes a
flowchart that helps give an overview to the draft regulations and licensing ordinance.

Kindly,

Jasmine

Jasmine Rodenburg

Senior Planner — Oil/Gas and Environmental Policy

Boulder County Community Planning & Permitting Department (formerly Land Use and
Transportation) — We've become a new department!

Direct: 303-441-1735

Main: 303-441-3930

www.bouldercounty.org

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community
Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further
notice. We will continue to operate remotely, including the online acceptance of building permits
and planning applications. Please visit our webpage at www.boco.org/cpp for more detailed
information and contact emails for groups in our department. You may also leave a message on our
main line at 303-441-3930 and the appropriate team member will return your call. Thank you for
your adaptability and understanding in this extraordinary time!

September 17 Virtual Open House: DC-19-0005
Short-term Dwelling Rental and Bed & Breakfast

Attend a Virtual Open House starting at 6 p.m. on Thursday,
September 17, 2020

Boulder County, CO - The Boulder County Community Planning & Permitting Department is
continuing work on Land Use Code updates to Short-term Dwelling Rental and Bed & Breakfast
regulations in docket DC-19-0005.

After receiving input from the public, reviewing neighboring jurisdictions’ regulations and additional

research, staff has drafted proposed Text Amendments to Article 4 of the Boulder County Land

Use Code along with a proposed Licensing Ordinance to regulate Short-Term Rentals and Bed &
Breakfast uses.
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The public is invited to attend a virtual open house starting at 6 p.m. on Thursday, September 17,
2020.

Virtual Open House - Thursday, September 17 at 6 p.m.

e What: Virtual Open House to review and discuss the draft proposals.

e When: 6 p.m. Thursday, Sept. 17., 2020

e Where: Regqister for a Virtual Open House, Thursday September 17 2020 from 6-8 p.m to
participate in this virtual open house to learn more about the proposed changes and drafts,
and provide input to staff.

The proposed changes are for the unincorporated areas of Boulder County, not in cities like
Boulder or Longmont. Boulder County’s unincorporated areas comprise the rural, mountainous
and plains communities that are not a part of any incorporated municipality.

The timeline for this update is to provide proposed draft regulations to the Boulder County
Planning Commission in the fall. Written comments may be submitted online.

For more information, contact Jasmine Rodenburg at jrodenburg@bouldercounty.org or 303-441-
1735, or visit the project webpage.
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From: llona Dotterrer

To: Rodenburg, Jasmine
Subject: Re: Short-Term Dwelling Rental Virtual Coffee with a Planner
Date: Friday, July 10, 2020 12:22:45 PM

Thank you so much for your quick response! | must say that’s afirst in al of my
communications with Boulder County on various issues.

| also appreciate your legal background, which brings elements of professionalism and
objectivity to sometimes emotional situations. )I’m aretired lawyer.)

| am hopeful both the interests of Boulder County and concerned residents can be
accommodated in these new regulations.

Based on the “Ideas’ document, | do have afew simple suggestions, if you would like to chat
sometime.

Thanks for your help and | look forward to the discussion.

llona Dotterrer

On Jul 10, 2020, at 11:57 AM, Rodenburg, Jasmine <jrodenburg@bouldercounty.org> wrote:

Good Morning, llona —

Thank you for signing up to participate in the short-term dwelling rental regulation
update Virtual Coffee with a Planner sessions! We are looking forward to chatting with
you about the upcoming changes to the Land Use Code. Based on your availability
indicated in the online sign-up form, your 30-minute time-slot for this individual session
is scheduled for July 17 from 10:00am-10:30am with Molly Marcucilli, cc’d on this
email. You will find attached to this email a very generalized overview of the proposed
regulations along with the sign-up form you filled out, for reference.

Below is the link to your virtual session, which has also been sent to you as an Outlook
Calendar invitation. Although you can use Microsoft Teams in a web browser, many
people find it easier if they download the desktop application ahead of time.

Join Microsoft Teams Meeting
+1720-400-7859 United States, Denver (Toll)

Conference ID: 198 355 677#

Local numbers | Reset PIN | Learn more about Teams | Meeting options

Mark your calendar! Following these Virtual Coffee with a Planner sessions, we will be

hosting a Virtual Open House on Thursday, July 30™ at 6:00PM. Please visit our website
https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code-
update/dc-19-0005/ for more information and updates.

Please let us know if you have any questions or concerns in advance of your session
and we look forward to hearing from you.

Kindly,
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Jasmine

Jasmine Rodenburg

Senior Planner — Qil/Gas and Environmental Policy

Boulder County Community Planning & Permitting Department (formerly Land Use and
Transportation) — We've become a new department!

Direct: 303-441-1735

Main: 303-441-3930

www.bouldercounty.org

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County
Community Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED
to the public until further notice. We will continue to operate remotely, including the
online acceptance of building permits and planning applications. Please visit our
webpage at www.boco.org/cpp for more detailed information and contact emails for
groups in our department. You may also leave a message on our main line at 303-441-
3930 and the appropriate team member will return your call. Thank you for your
adaptability and understanding in this extraordinary time!

<mime-attachment>

<Regulation Ideas for Public.docx>
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From: ILONA DOTTERRER

To: Ott, Jean

Cc: Rodenburg, Jasmine

Subject: Short Term Rental Proposals - Suggestions

Date: Wednesday, July 29, 2020 3:16:30 PM

Hello Rainie,

You and | and Molly spoke on July 17 about the County's proposed short-term rental
regulations.

| suggested the County create a third category to provide for vacation rentals of
cabins whose owners also use the properties. This type of ownership/use did not
seem to fall within either the Accessory Residential Use or the Principal Lodging Use.
| indicated | would research the parameters of this third category.

| suggest the following:

e The Accessory Residential Use and Principal Lodging Use do not provide for
short-term vacation rentals of second homes that owners occupy on a part-time
basis. The County may wish to create a third category, Second Home Use.

e A Second Home could be defined as a property that the principal owner or
family members use or occupy at least 120 days per year on either a continuous

or non-continuous basis.
e Second Home Use would be subject to an administrative review process and be

subject to all County STR requirements.

On another note, the County may wish to consider that STR licenses issued to
owners of any of the three Use categories during the first year of the program will be
valid for 2 or 3 years, absent any violations. This may result in more initial
compliance.

Please contact me with any questions.
| look forward to chatting with you at the meeting tomorrow.

llona Dotterrer
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From: Joseph Roth

To: Rodenburg, Jasmine

Subject: Short Term Rental Questions

Date: Monday, June 29, 2020 10:29:49 AM
Jasmine,

We're considering purchasing a second home in the mountains for our family to use, but
would like to rent it for ~100 days/year to offset some of the cost of ownership. Without some
rental income, it doesn't make financial sense for us to purchase.

It looks like the current rules allow for 45 days (forestry zoned) without aformal review, and
potentially an administrative review or full special use planning review for 100 days, but that
these rules are undergoing changes.

The proposed rulesindicate that if the property is used principally as asingle family dweling,
then an administrative review might be sufficient. | was wondering if there was any insight
into what would constitute owner-occupancy? If we used the home for the majority of
weekends, would that be considered occupancy. Otherwise, it looks like we may need to go
through a public hearing. I'm curious what the timetable, cost, and chance that might fail.

If it helps, we're looking at properties similar to 1001 Ski Rd, Allenspark, CO 80510.
Something on >1 acre and away from residential style living.

Feel free to respond viaemail or | can do avirtual coffee with a planner if that is more
convenient.

Thanks,
Joseph
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From: Kathryn Stanford

To: Rodenburg, Jasmine

Subject: Fire Mitigation Requirements STR rentals.
Date: Wednesday, August 12, 2020 7:54:42 PM
Hi Jasmine.

Hope you' re having a great week so far.

| wanted to check in and see If you have been in contact with the Wildfire Protection
Program?

We, and many others who wish to short term rent are very nervous about the mitigation
requirements, and have gotten mixed feedback from neighbors who have dealt with this
program in the past.

Several of us have heard that there are afew really awesome individuals to work with that

think outside the box, but there are al'so afew who have made it very difficult to obtain
certification and are quick to go “by the book” of a30’ radius even in narrow mountain
canyons with no support or second thought.

Thiswould literally wipe out every single tree on our property.

Short term renting has been alifeline for many of us, and we will do whatever it takesto
qualify, I just hope this matter isVERY carefully considered.

Not being able to qualify by dealing with the wrong person could be extremely detrimental to
many.

Thank you for your time & consideration.
Thisisavery delicate and important matter.

We, and many others we know in the mountain communities are trying to be ahead of the
game.

-Kathryn Stanford
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From: Kathryn Stanford

To: Rodenburg, Jasmine
Subject: Questions on the draft for STR/VACATION land use code
Date: Friday, August 28, 2020 7:54:14 AM

Good morning, Jasmine.
| have read through the draft several times, and am trying to understand everything.

First off, why is a sales tax license required for lodging use? Airbnb and VRBO have always
collected and remitted those taxes on owners behalf as far as my knowledge. | believein the
entire state of Colorado thisistrue.

Also, isthere amap or website where we can see what district we arein? | have had a hard
time finding anything like that. | assume being in the mountains that we are either in Ml OR F,
but it would greatly help to know.

Also, to my understanding, if your property is greater than one acre yet less than 5, you will
have a special review as opposed to alimited impact SR?
Having a hard time understanding the difference.

Thirdly, if we choose to apply for the lodging VS. accessory residential, | see that the WPP
certification/mitigation must be done prior to the license. What about everything else? Will

there be a grace period if anything comes up after a building inspection? Or will the license
not be granted until everything is complete?

| feel like there needs to be something in the draft about a grace period for things like the
insurance and other qualifications. There Is ahuge punch list at hand, and | feel people
deserve a grace period and some time while still being able to run their business and being
approved.

It feelslike this new draft istrying to make it hard for people to obtain alicense even though
there are

So many residents who have lived here their entire lives able to stay in Boulder county
because of renting their homes while staying with afriend, traveling, working out of state,
etc!

| am disappointed to see the max 180 days (with no more than 20 nightsmonth rule
especially) for accessory residential. People travel for extended periods and come back to what
they consider home. Being ableto rent it allows that freedom. If it isto be 180 days, what is
the point of the no more than 20 nights/month? There should be no restrictions on how those
180 days are used at the VERY LEAST. Please consider.

This draft is going to cause alot of stresson certain individuals. Many of us don’t feel we
were heard at all on this matter, and it is really disheartening.

I’ m sure there were many angles, and in certain areas such a subdivisions, | completely
understand, but what happened to the varying levels of oversight?
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Thisis ahuge blow to people with rural properties and mountain properties. Especially the
neighbors having to be notified by mail. What’ s the point when you have a completely
separate property away from everyone because the parcels are large? Mountain neighbors keep
to themselves already and this could raise a stink for no reason because let’ s be real, people
have opinions no matter what.

What about people who are already booked in advance into the new year? There absolutely
should be a grace period while people get their ducks in arow to qualify with all these new
rules. The good hosts who have Poured their heart and soul into this business would be heavily
penalized having to cancel bookings. This would be detrimental and completely unnecessary
in homes that are safe, and well maintained by responsible and attentive owners/hosts.

| really hope to see Boulder County taking care of its residents with this new code. | don’t feel
like it adequately addresses taking care of those who use their home as a vacation rental dueto
varying circumstances. Not all of us are big money investors coming in. Some of us truly
enjoy hospitality, are able to give back more (we certainly do), and enjoy meeting new people.
| feel like the balance between residents renting their homes full time, and vacation renting is
fairly balanced.

| understand the need to keep big money coming in and buying up the housing stock. All for
this!

Also, people who have hosted responsibly and have the reviews, notes, and touches to prove it
should be recognized through this as well.

This platform brings so much to our economy and that should not be overlooked! During
COVID, many short term renters hosted people needing to be close to afamily in anursing or
assisted living situation. It was awin/win in so many cases.

Thank you for taking the time to read.

Sincerely hoping there are afew key changes made to this draft. Being able to rent even for
45-50 nights a year when we have has been huge!!

Bedt,

Kathryn
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Land Use

Courthouse Annex « 2045 13th Street « Boulder, Colorado 80302 ¢ Tel: 303.441.3930
Mailing Address: P.O. Box 471 « Boulder, Colorado 80306 ¢ www.bouldercounty.org

October 31, 2019

Susan Merrill

CSN LLC

PO Box 1465
Nederland, CO 80466

RE: DC-19-0005: Proposed Boulder County Land Use Code Text Amendments related to
Lodging Uses - Short Term Rentals and Bed and Breakfast & Property-Specific
Information for 825 Eaton Place

Dear Susan Merrill:

Thank you for calling the Land Use Department. | received your voicemail inquiring about the
Land Use Code update related to short-term rentals. In your voicemail, you requested a hard copy
version of the online short-term rental survey. I have included the following materials related to
the Land Use Code update:

e A copy of the email notice that went out about the survey on October 30.

o A hard copy version of the online short-term rental survey. Please complete the survey
and mail it back to the Land Use Department at PO Box 471, Boulder, CO 80306 by
November 22, 2019.

e The existing Short-term Dwelling Rentals use regulations (Article 4-507.E of the Land
Use Code).

e A print out of the Land Use Code update project webpage.

In your voicemail, you also mentioned property-specific issues and noted concerns about septic
systems in your neighborhood. I have included the following materials for your information:
e The parcel report for your property at 825 Eaton Place.
o An excerpt of the Land Use Code detailing provisions for the Forestry (F) zoning district
(Article 4-101).
e A handout on septic permitting; septic systems are regulated and permitted through
Boulder County Public Health, not the Land Use Department. If you have questions
about septic regulations, please call Public Health at 303-441-1564.

If you have any property-specific questions about your property, feel free to call 303-441-3930
and an on-call planner will promptly assist you. Please let me know if you have further questions
or comments about the Land Use Code update.

Sincerely,

Christy Wiseman | Planner |

Boulder County Land Use Department

720-564-2623

cwiseman@bouldercounty.org

Mailing address: PO Box 471, Boulder, CO 80306
https://www.bouldercounty.org/departments/land-use/

Deb Gardner County Commissioner Elise Jones County Commissioner Matt Jones County Commissioner
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e A copy of the email notice that went out about the survey on October 30.
¢ A hard copy version of the online short-term rental survey. Please complete the survey
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e A print out of the Land Use Code update project webpage.
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systems in your neighborhood. I have included the following materials for your information:
e The parcel report for your property at 825 Eaton Place.
o An excerpt of the Land Use Code detailing provisions for the Forestry (F) zoning district
(Article 4-101).
e A handout on septic permitting; septic systems are regulated and permitted through
Boulder County Public Health, not the Land Use Department. If you have questions
about septic regulations, please call Public Health at 303-441-1564.

If you have any property-specific questions about your property, feel free to call 303-441-3930
and an on-call planner will promptly assist you. Please let me know if you have further questions
or comments about the Land Use Code update.

Sincerely,

Christy Wiseman | Planner |

Boulder County Land Use Department
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cwiseman@bouldercounty.org

Mailing address: PO Box 471, Boulder, CO 80306
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Deb Gardner County Commissioner Elise Jones County Commissioner Matt Jones County Commissioner
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From: Maura Christoph

To: Rodenburg, Jasmine

Cc: Marcucilli, Molly

Subject: Re: Short-Term Dwelling Rental Virtual Coffee with a Planner
Date: Friday, July 10, 2020 4:15:47 PM

Hi again,

And athought on “ local management” of short term dwellings and what exactly does that
mean...? Asmany of the properties up here managed by companies and managers
elsewhere....Estes? Longmont?

TheBoulder County Sheriff just issue a stage 2 fire ban up from a stage 1 fire ban.

Because | am signed up to get those alerts and live across the creek from my rental | was able
to cover up the outdoor metal fire pit, tell current guests about the ban, etc.

| have no idea what kind of communication and outdoor grills many of the other properties
nearby have... something to think about for you all as you are planning.

Maura

Sent from my iPad

On Jul 10, 2020, at 3:17 PM, Maura Christoph <mautoph@aol.com> wrote:

Hi Jasmine and Mally,

| don’t have Microsoft.

| have an apple computer.

| really look forward to talking to a planner directly on this short term dwelling
issue.

| spent March -August 2019 going through the LISU process, spending around
$1000 to Boulder County for the approval from the Boulder county planner.
Dwelling addressis 103 Peaceful Valey Rd. 80540

| live up herein forestry unincorporated Boulder County. Directly across the
creek from the rental dwelling.

| would like to give real feedback to a planner from me.

| know of many properties renting illegally up in this same area.

| would like to to assist you assist those properties to become legal short term
rentals.

And | find that incredibly frustrating.

| would like to provide you with honest feedback as | am not afraid since | did
everything completely by the code last summer.

So... if | don’t have Microsoft how can we talk.

Thank you very much

Maura Christoph.

303-638-4441

Sent from my iPad

On Jul 10, 2020, at 11:40 AM, Rodenburg, Jasmine
<jrodenburg@boul dercounty.org> wrote:
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Good Morning, Maura —

Thank you for signing up to participate in the short-term dwelling rental
regulation update Virtual Coffee with a Planner sessions! We are looking
forward to chatting with you about the upcoming changes to the Land
Use Code. Based on your availability indicated in the online sign-up form,
your 30-minute time-slot for this individual session is scheduled for July
16 from 9:00am-9:30am with Molly Marcucilli, cc’d on this email. You will
find attached to this email a very generalized overview of the proposed
regulations along with the sign-up form you filled out, for reference.

Below is the link to your virtual session, which has also been sent to you
as an Outlook Calendar invitation. Although you can use Microsoft Teams
in a web browser, many people find it easier if they download the desktop
application ahead of time.

Join Microsoft Teams Meeting
+1720-400-7859 United States, Denver (Toll)
Conference ID: 547 343 050+#

Local numbers | Reset PIN | Learn more about Teams | Meeting options

Mark your calendar! Following these Virtual Coffee with a Planner

sessions, we will be hosting a Virtual Open House on Thursday, July 30 at
6:00PM. Please visit our website
https://www.bouldercounty.org/property-and-land/land-
use/planning/land-use-code-update/dc-19-0005/ for more information
and updates.

Please let us know if you have any questions or concerns in advance of
your session and we look forward to hearing from you.

Kindly,

Jasmine

Jasmine Rodenburg

Senior Planner — Qil/Gas and Environmental Policy

Boulder County Community Planning & Permitting Department (formerly
Land Use and Transportation) — We've become a new department!
Direct: 303-441-1735

Main: 303-441-3930

www.bouldercounty.org
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https://teams.microsoft.com/l/meetup-join/19%3ameeting_ZTEzNGUyOTItNjc0OS00MGZlLWI0MzItZGJjM2M4M2E5N2Qx%40thread.v2/0?context=%7b%22Tid%22%3a%2237b2947c-8e0a-47a0-a213-43cbd12bf137%22%2c%22Oid%22%3a%221784b5f0-39d2-404e-beb5-4f868f1c12c6%22%7d
tel:+1%20720-400-7859,,547343050#
https://dialin.teams.microsoft.com/089ed632-ce16-491b-b87f-f48346555c7a?id=547343050
https://mysettings.lync.com/pstnconferencing
https://aka.ms/JoinTeamsMeeting
https://teams.microsoft.com/meetingOptions/?organizerId=1784b5f0-39d2-404e-beb5-4f868f1c12c6&tenantId=37b2947c-8e0a-47a0-a213-43cbd12bf137&threadId=19_meeting_ZTEzNGUyOTItNjc0OS00MGZlLWI0MzItZGJjM2M4M2E5N2Qx@thread.v2&messageId=0&language=en-US
https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code-update/dc-19-0005/
https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code-update/dc-19-0005/
https://www.bouldercounty.org/news/boulder-county-commissioners-deliver-2020-state-of-the-county-address/
http://www.bouldercounty.org/lu

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the
Boulder County Community Planning & Permitting physical office at 2045
13th St. in Boulder is CLOSED to the public until further notice. We will
continue to operate remotely, including the online acceptance of building
permits and planning applications. Please visit our webpage at
www.boco.org/cpp for more detailed information and contact emails for
groups in our department. You may also leave a message on our main line
at 303-441-3930 and the appropriate team member will return your call.
Thank you for your adaptability and understanding in this
extraordinary time!

<mime-attachment>
<Regulation Ideas for Public.docx>
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From: Maura Christoph

To: Rodenburg, Jasmine; Ott, Jean; Weeks, Scott; Marcucilli, Molly
Subject: A few more thoughts from Maura Christoph on DC-19-0005
Date: Tuesday, September 8, 2020 5:28:10 PM

1. VRBO and Air Bnb collect and remitt the Lodging taxes and other taxes from guests
Directly to the State of Colorado on behalf on the property owners so it doesn’t make
Sense for property owner to get a sales tax license from the Colorado Department of Revenue.

2. Under the“ Lodging Use”

Vacation Rental “ if rented more than 60 “ nights ayear one must get alicense, but not if rented less than 60 days (
nights), ayear.

| can Guarantee you that numerous property owners ( not me)..

Will take advantage of the“ 60" day rule and they will not be truthful.

These cabins will be rented much more than 60 days but the owners will deny they are renting that much.

| guarantee thiswill be uninforceable .

| guarantee this 60 day ruleisinviting misuse and abuse of all your hard work trying to update the short term rental
code.

And the same folks illegally short term renting cabins will continue to do so.

I’'m* the messenger “ . | seewhat really goeson .

| believe there are cabins that have “ rental accounts’. at the recycle/ trash transfer stationsin Allenspark and
Nederland. Y ou might gain some information by talking to the Boulder County employees that run those recycle/
trash stations.

Hope thisis helpful to you all.
Maura Christoph

Sent from my iPad
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From: Pieter Strauss

To: Rodenburg, Jasmine
Subject: Online short term rental meeting
Date: Thursday, July 30, 2020 7:51:42 PM

Many thanks, this was a helpful event. | didn’t get to go to the end — the breakouts were being set
up, and the software kicked me out.

My main concern, as | have indicated, is enforcement. Like one other attendee, | and my neighbors
on the other side of the problem property have been trying to get existing regulations enforced
since early July 2019, to no effect.

This is an unpermitted Airbnb in the Lakeshore Park plat. The Land Use Office has been in contact
with them, but they persist in refusing to get a permit, and in obeying existing regulations. The
wake-up call was a multi-day bachelor party last year, ten guys from Texas who specialized in getting
up early, staying up late, drinking to excess and shouting profanities at the top of their lungs. These
are 1 acre residential properties, so you can imagine how pleasant it was to live next door. | could
go on, but it would bore you. To the best of my knowledge, none of the existing regulations are
being honored.

So, while | appreciate better regulations, the fact that current regulations are not being enforced
makes it seem idle to me to work on new ones.

Any help your office can be would be greatly appreciated. BTW the neighbors on the other side
have sold up and are leaving. | have owned my house and lived here since 1988. I'm a little too old
to make another move.

Regards,
Pieter Strauss
275 Lakeshore Park Rd.
Boulder, CO 80302
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From: Maura Christoph

To: Rodenburg. Jasmine; Ott, Jean; Weeks. Scott

Subject: Please review STR FEES in Summit CTY. Same type of tourist population. Fees more reasonable than Boulder
County proposals

Date: Saturday, August 29, 2020 11:54:57 AM

https://www.summitcountyco.gov/1250/Permit-Application
Shared via the Google app

Sent from my iPad
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From: Sandy Brown

To: Wiseman, Christy

Subject: Question re: Short Term Rentals vs. Long Term Rentals ADU"s in unicorporated BC
Date: Sunday, November 10, 2019 6:56:30 PM

Attachments: Growing Greener Report.pdf

Hi Christy,

| just completed your Survey Monkey on short term rentals. My wife and | own ahomeon 7
acres in unincorporated Boulder County on east Vamont, between 75th and 95th. We have
owned this same home property for 27 years.

| was happy to see some consideration of changing short-term rental policy, however | am
more interested in seeing change in long-term rental policy. Hereis my thinking about the
situation on long-term rentals:

First of al, | am sure you are familiar with the Growing Greener report that CoPIRG
completed along with other environmental groups regarding housing policy in the City of
Boulder. If you haven't, | attach a copy of that report in this email.

| have lived in Boulder County for 32 years. We have lived and raised our children in the
same home that we have owned for 27 of those years. During that time | have seen traffic on
east Valmont go from very little, to today's circumstance where during rush hour, it takes me
about 10 minutes waiting for an opening to get out of my driveway. The traffic goes slowly in
long lines and the amount of greenhouse gasses and other pollution created by commutersin
todays climate crisis, issimply irresponsible. Meanwhile, the cost of housing has become
astronomical. All 3 of my grown children do not believe they will ever be able to afford live
in Boulder County. Though they spent all of their childhood here.

Why we are not alowing "mother in-law" type accessory dwelling units hereis beyond me. |
can not understand a single benefit, and have asked dozens of peopleif they knew why this
policy exists. Not one has offered an explanation. | wrote the County Commissioners about
this question, and never received aresponse. On our property, we cannot have an accessory
dwelling unit. | have no interest in putting up an apartment building, but if the County
allowed asingle ADU for long-term rental on all the many rural properties like ours, we
would see areduction in traffic, pollution, and both the cost of buying homes (that rental
income can be considered in applying for a mortgage) and in the high cost of rent. Itisawin
for the environment, awin for the local economy, and awin for making housing more
affordable. 1 would love an explanation for the County's long-term ADU housing policy. |
really would, as it seems to be counter-productive to any community benefit that | can
imagine. | am lessinterested in short-term rentals. | don't see anything particularly wrong
with them, and understand they can help people appreciate our wonderful County, help
provide some income for local homeowners, and help improve the local economy. But they
do not address the pollution and climate change issues, or affordable housing issues that are so
critical to the well-being of our County. Changing policy on long-term local rentals would
help address these problems. Can you explain the existing policy to me? | am sincerely both
concerned and puzzled by it.

And | am not alone. Our next door neighbors' (Aaron and Jenifer Kennedy - Aaron isthe
Founder of Noodles and Company and worked for Governor Hickenlooper to "Brand"
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[EXECUTIVE SUMMARY

BOULDER IS KNOWN FOR BEING AN
environmentally conscious city. Boulder is
surrounded by a ring of parks, open spaces
and preserved land in the mountains. The
city strives to promote water conservation
and reduce personal vehicle travel and has
ambitious climate goals.'

However, Boulder’s positive contributions to
the environment are undermined by housing
policies that contribute to regional sprawl
and increase global warming pollution.

Boulder has many policies in place that have
caused housing to be scarce and expensive.
For example, Boulder reserves most of its
residentially zoned land for single-family
homes, the least efficient type of housing.?

By combining policies that encourage com-
pact development, sustainable transporta-
tion and green building practices, Boulder
can help to address global warming, im-
prove the quality of our air and water, and
protect Colorado’s undeveloped areas from
sprawling development.

The inability of people who work in Boul-
der to find or afford housing in the city en-
courages long commutes that contribute to
regional air pollution and global warming,.
Three out of five jobs in Boulder are held
by people who live outside the city.’

e Inbound commuters drive about 29
miles roundtrip into Boulder each day

on average and 77 percent are alone in
their vehicles.*

e Nonresident commuters alone in their
cars make up most of the vehicle traffic
entering Boulder during the morning
rush hour?

e Boulder’s inbound commuters collectively
drive up to 245 million more miles each
year than they would if they were Boul-
der residents.® This results in over 99,000
metric tons of additional carbon dioxide
emissions each year — equivalent to put-
ting over 21,000 more cars on the road.”

e Vehicle travel emits 31 percent of Boul-
der County’s nitrogen oxide (NO)
emissions and 24 percent of the county’s
volatile organic compound (VOC) emis-
sions, which react with one another to
form ozone, which is at unsafe levels in
Boulder County.?

Enabling more people who work in Boul-
der to live in the city would allow them to
drive less and walk, bike and take transit
more, reducing air pollution and green-
house gas emissions.

e If one-third of Boulder’s nonresident
employees moved into the city and
drove as much as current residents, there
would be up to 6,392 fewer vehicles on
Boulder’s streets during commute times
carrying only one passenger.’
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e This would also prevent up to 81 million
miles of driving each year, which would
reduce greenhouse gas emissions by
over 33,000 metric tons of carbon diox-
ide — equivalent to taking over 7,000 cars
off the road."” Those reductions would
get Boulder over 10 percent of the way
to its 2050 transportation climate goal."

Enabling more compact development,
particularly along transit corridors like
Broadway and near commercial centers,
could further reduce driving and associ-
ated emissions within Boulder.

e People drive less and walk, bike and use
transit more in compact neighborhoods
than in sprawling developments. For
example, Boulder residents who live in
detached single-family homes are nearly
twice as likely to drive alone to work
as those living in attached multi-family
dwelling units, who are more likely to
walk, bike or take transit.'?

* Increasing the number of total housing
units in Boulder’s most populous neigh-
borhoods in North Boulder, South Boul-
der, Southeast Boulder and Gunbarrel
by 15 to 30 percent, focusing this growth
around existing transit corridors, and pair-
ing it with mixed-use development, could
trigger a large community-wide modal
shift away from car-travel and toward the
clean and efficient transportation alterna-
tives the city already provides."

e Boulder has many initiatives to minimize
vehicle emissions by encouraging walk-
ing, biking, transit and electric vehicles,
such as extensive networks of bike
paths.** Increasing infill development —
the redevelopment of already developed
land — would allow more Boulder resi-
dents to live close enough to jobs and rec-
reation opportunities to walk or bike and
take transit, helping to support infrastruc-
ture expansions and improvements."

Increasing compact development within
Boulder would not only reduce driving
and associated emissions, but also envi-
ronmentally damaging sprawling devel-
opment across the region. A wealth of evi-
dence from dozens of studies by academics,
government agencies and nonprofit orga-
nizations shows that compact development
has less overall environmental impact than
low-density development.

Compact development in Boulder would
benefit the environment in many ways,
including:

* Reduced emissions: A 2011 U.S. En-
vironmental Protection Agency (EPA)
study found that shifting from conven-
tional suburban development to com-
pact, transit-oriented development is
just as important as shifting to the most
energy efficient building designs and fu-
el-efficient vehicles for reducing house-
hold energy use and emissions.*®

* Land preservation: Housing more people
within the already developed areas of
Boulder can help reduce the development
of regional open space, farmland and
wildlands treasured by Boulder residents.

* Healthier air: A study published in the
Journal of Environmental Management in
2008 found that compact cities experience
up to 62 percent fewer high ozone days
than sprawling cities."” This is crucial for
Boulder County, which is in violation of
tederal air quality standards for ozone
pollution.’® In 2018, there were 52 ozone
action days in the Front Range region
when residents were warned that exercis-
ing outdoors could harm their health.”

* Improved water quality: Compact
residential development minimizes the
amount of impervious surface cover,
such as roads and buildings, in a water-
shed, resulting in less runoff pollution in





the region. A 2009 study published in the
Journal of the American Water Resources As-
sociation concludes that compact develop-
ment may be “the single most important
practice any city can undertake to im-
prove the surrounding environment.”?

* Reduced flood risk: A multidisciplinary
review of scientific literature published in
the Journal of Urbanism in 2008 concluded
that compact development patterns can
mitigate the enhanced flood risk that
comes with urban development.?

* Lower water consumption: In Boulder,
residents who live in single-family homes
use more than twice as much water as
those who live in multi-family homes.?

Increasing compact development can help
Boulder to meet its goals to reduce green-
house gas emissions, increase affordable
housing availability and much more.

In 2015, Boulder drafted A Toolkit of Housing
Options that could increase housing in the
city, but has not implemented most of those
suggestions.” To create a more connected
community with less environmental im-
pact, Boulder should:

* Re-zone areas to allow for more compact,
mixed-use development — which incor-
porates homes, jobs and recreational
opportunities — particularly along transit
corridors and near commercial centers.

* Encourage accessory dwelling units
(ADUs), which are additional housing
units within existing homes or on the
same property, such as basement, attic,
above-garage and detached, guest house
apartments. Rented ADUs can provide
a source of income for households — as
well as assistance for aging households.

* Increase home occupancy limits for
unrelated people, which are currently

three people in low-density residential
areas and four people in medium- to
high-density areas.?*

* Consider parking maximums instead
of parking minimums for homes and
businesses and implement the parking
principles from the city’s Access Man-
agement and Parking Strategy (AMPS).

* Raise height limits for buildings in
key locations, particularly along transit
corridors and near commercial zones
to the east of Folsom Street, and allow
buildings above 35 feet in height but
below 55 feet by right.

To enable new growth without additional
traffic, Boulder should also:

* Expand Boulder’s transportation de-
mand management (TDM) programs
like the EcoPass, parking cash-outs, car-
share, and bikeshare programs, which
encourage residents and employees to
get around by means other than driving.

By increasing compact commercial and
residential development, such as duplexes
and low-rise apartment buildings, Boulder
can create neighborhoods where homes,
jobs and recreational opportunities coexist,
connected by a transportation system that
enables and encourages walking, biking,
transit, shared modes of transportation

and electric vehicles. By prioritizing infill
development and maximizing the housing
potential of existing buildings, Boulder can
create a more compact community while
preserving open spaces. These changes
would reduce overall energy use and green-
house gas emissions, land consumption, air
and water pollution, flood risk and water
consumption in the region.

Increasing compact development is a criti-
cal step for Boulder to take to tackle climate
change and protect the environment.
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| Introduction

BOULDER IS A BEAUTIFUL CITY that
strives for harmony with nature. Above the
sandstone and terracotta buildings of the
University of Colorado Boulder, the majes-
tic Flatirons rise up out of the mountains,
forming one of the most distinctive skylines
you'll find anywhere.

Boulder has preserved more than 45,000
acres of open space, including a buffer of
meadows and fields surrounding the city.
The city is crisscrossed with bike paths
and greenways. And at the center of town,
locals and tourists mingle on the pedes-
trian-only Pearl Street Mall, visited by 2
million people each year.?

Boulder’s present-day beauty and high
quality of life is the result of decades of vi-
sionary leadership. In 1959, voters approved
a “blue line” on the mountainside, above
which city water would not be supplied,

View of the Flatirons beyond Boulder. credit: Paul Haberstroh via
Wikimedia Commons, CC-BY-SA-4.0.
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helping to keep development down on the
plains. In 1967, Boulder voters approved the
nation’s first city sales tax increase specifi-
cally focused on open space preservation, a
tax that voters have extended and increased
multiple times. Over the years, the city has
attracted people who share many similar
values — protecting the environment, min-
imizing human impacts, and creating a com-
munity with a high quality of life.

However, when it comes to managing
growth and minimizing climate change
impacts, Boulder has adopted policies that
have led to unintended consequences. In
1976, Boulder voters approved a plan to
limit growth in the city, followed by addi-
tional policies intended to preserve neigh-
borhood character, minimize traffic, and
protect mountain views. Unfortunately,
these policies are now making it harder for
Boulder to address climate change by fu-
eling driving and traffic, challenging Boul-
der’s status as a beacon of sustainability.

Growth is a fact of life across Colorado.
New people are coming to the state, at-
tracted by our high quality of life, moun-
tains and recreational opportunities.

Boulder’s well-intentioned attempt to man-
age growth has not worked to the benefit
of Colorado’s environment. By limiting
new housing opportunities in Boulder, city
policies have driven up the cost of housing,
forcing new growth to happen in nearby
towns and counties, many of them with less
environmentally sound policies than Boul-
der. People are coming to Boulder to work.
When they cannot live here, they drive in
from out of town — fueling sprawl, increas-
ing driving and traffic, and pollution.





It is time to reconsider Boulder’s growth
management policies. As this report shows,
by enabling compact development in key
locations — such as near transit corridors,
near jobs and opportunities, and near com-
mercial centers — Boulder can direct growth
in productive ways. Smart growth deci-
sions can help people live more sustainable
lives and get Boulder closer to its overall
sustainability goals.

In 2018, Boulder’s City Council identified
housing growth as a planning priority:

“The city’s residential neighborhoods are
experiencing a dramatic demographic
and economic shift with the replacement
of modest more-affordable homes with
larger more-expensive homes. These
large homes are often inconsistent with
the existing character of the neighbor-
hoods, and are an inefficient use of land
that has exacerbated the city’s housing
/ jobs imbalance and the high-cost of
housing. In addition, large homes do
not align with the city’s energy conser-
vation goals and policies as they con-
sume greater amounts of energy, both
in operation and construction, than do
modest-sized homes. To address these
shortcomings, smaller home sizes and
creative infill solutions that consider
the potential for multiple smaller-homes
in large lot areas (where appropriate),
should be encouraged to foster a more
efficient use of land, energy and re-
sources, and to support a broader hous-
ing and economic diversity in the city's
residential neighborhoods."?

It is time for the city to implement policies
and programs to make sustainable, compact
development a reality.

Most of Boulder’s residents support in-
creasing compact residential development.
In 2016, Boulder residents were surveyed
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The Pearl Street Mall is a pedestrian-only commercial
center in Boulder. Credit: Lee Coursey via Flickr, CC BY 2.0.

on their opinions of the Boulder Valley
Comprehensive Plan — the city’s guide to
long-term planning — and 62 to 79 percent
of respondents supported allowing “more
housing in locations like BVRC [the Boul-
der Valley Regional Center], Neighborhood
Centers, Light Industrial areas, and residen-
tial infill.”?” Almost two-thirds specifically
supported residential infill such as acces-
sory dwelling units and small detached
homes in single-family neighborhoods.*

By increasing compact residential and com-
mercial development, Boulder can create
neighborhoods where homes, jobs and rec-
reational opportunities coexist, connected
by a transportation system that enables and
encourages walking, biking, transit, shared
modes of transportation and electric vehi-
cles. By prioritizing infill development — the
redevelopment of already developed land

— and maximizing the housing potential

of existing buildings, Boulder can increase
density while continuing its wise tradition
of open-space preservation and livable
neighborhood design. In the consulting firm
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Mercer’s 2019 Quality of Living Ranking,
all of the top 50 global cities have compact
settlement patterns, good transit and princi-
pally walkable neighborhoods.?

Evidence from dozens of studies, conducted
around the United States and beyond,
shows that enabling smart growth can
reduce regional energy use and greenhouse
gas emissions, slow land consumption,
prevent air and water pollution, mitigate
flood risk and reduce water consumption.
Encouraging compact development can
make Boulder an even greater leader in
sustainability.

To truly be green, Boulder needs to wel-
come new neighbors. Increasing compact
residential development is the next step for
Boulder to take to protect the environment.

WHAT IS COMPACT DEVELOPMENT?

Compact development is a land-use
pattern that seeks to minimize the loss
of undeveloped land, such as parks
and farmland, while enabling popu-
lation and job growth. To do so, com-
pact development concentrates people
and jobs in mixed-use neighborhoods.
Compact development can feature
housing of many types — from de-
tached single-family homes on small
lots and townhomes to duplexes and
low-rise apartment buildings. Success-
ful compact development also yields

a high quality of life, creating walk-
able neighborhoods with open spaces,
affordable housing, public transit and
pedestrian- and bicycle-friendly street
design. To minimize the impact of
development on the natural environ-
ment, compact growth should focus
on redeveloping previously developed
property, and limit the conversion of
undeveloped land on the metropoli-
tan edge. Compact development does
not require towering skyscrapers and
can result in tight-knit communities
that Boulder already has in some of its
neighborhoods, such as Boulder Junc-
tion, the Holiday Neighborhood and
Red Oak Park (see page 13).





Boulder's Lack of Housing Contributes
to Sprawl and Environmental Damage

Boulder does not have enough housing to
meet demand. The resulting high cost of
housing and low availability force many
who would choose to live in the city to move
to outlying communities and make long
commutes into Boulder every day. Boulder’s
lack of housing also contributes to regional
sprawl, which uses more energy and gen-
erates more greenhouse gas emissions than
compact development in Boulder would,
consumes more undeveloped land, increases
regional flood risk, uses more water, and
worsens regional air and water quality.

For reference throughout the report, Figure
2 on page 8 is a map of the land uses and
maximum housing densities allowed in
Boulder neighborhoods based on current
zoning, as well as bus routes and neighbor-
hood and regional centers identified in the
Boulder Valley Comprehensive Plan.

Boulder Does Not Have Enough
Housing to Meet Demand

There is not enough housing — particularly
affordable housing — in Boulder to meet
demand and adequate housing is not being
added to accommodate the city’s growing
workforce

Vacancy rates in the city are low and hous-
ing costs are high. From 2007 to 2017, rental
vacancy rates in Boulder were consistently
lower than statewide and national averages,
as shown in Figure 1.*

Partly due to the lack of availability, housing
is more expensive in Boulder than in sur-
rounding areas. As of June 2019, the median
listed price of homes on the real estate data-
base Zillow was $849,450 in Boulder, com-
pared with surrounding communities Lou-
isville ($611,950), Lafayette ($537,000), Erie

FIGURE 1. RENTAL VACANCY RATES IN BOULDER, THE U.S. AND COLORADO FROM
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FIGURE 2. MAXIMUM RESIDENTIAL DENSITIES AND LAND USES ALLOWED BY
CURRENT ZONING IN BOULDER NEIGHBORHOODS®
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FIGURE 3. COMMUNITIES WITH THE GREATEST INCREASE IN RESIDENTS WHO WORK

IN BOULDER, 2005 TO 2015%
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($549,600) and Brighton ($387,990). Median
rent prices are also the highest in Boulder at
$2,400.% From 2014 to 2017, the median price
of detached homes increased by 25 percent
and the median price of attached homes
increased by 38 percent in Boulder.**

In part because of the lack of housing and
high housing costs in Boulder, the number
of people who work in Boulder is increas-
ing in some surrounding communities as
shown in Figure 3.

Between 2017 and 2018, Boulder’s popula-
tion dropped by 0.5 percent, but population
increased in Broomfield, Erie, Longmont,
Lafayette, Frederick, Firestone and Dacono
between 1.5 and 6.3 percent.*

Boulder has not been adding enough hous-
ing to accommodate its growing workforce
and this trend is projected to continue.
From 2010 to 2017, Boulder added 4.2 new
jobs for each new housing unit.*” The gap
between employment and housing will
continue to widen with current zoning.
Based on the city’s current zoning, Boulder
has the capacity to add 54,760 new jobs,

but only 19,270 new residents in the city. At
this rate, the city’s employment to housing
ratio will grow from 2.2 in 2015 to 2.9 in the
coming decades, adding tens of thousands
of inbound commuters to the region’s trans-
portation system.?

Boulder's Lack of Housing

Fuels Vehicle Travel

Boulder’s lack of housing is one of the fac-
tors contributing to regional vehicle traffic,
air pollution and greenhouse gas emissions.
Three out of five jobs in Boulder are held by
people living in surrounding communities.
Many of those communities lack policies,
programs and services that encourage sus-
tainable transportation habits, exacerbating
the environmental impacts of sprawl.

More than 63,900 jobs in Boulder are held
by nonresidents and 77 percent of those em-
ployees commute into the city alone in their
vehicles each day.* These solo inbound
commuters contribute significantly to local
traffic, making up most of the vehicles
entering Boulder during the morning rush
hour, and contribute to global warming and
regional air pollution.*
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Transportation is America’s number one
source of carbon dioxide emissions, the
leading global warming pollutant.** Boul-
der has done a lot to encourage transit and
other sustainable transportation methods,
but in spite of Boulder County’s inter-city
Regional Transportation District (RTD) net-
work annual ridership increasing 67 percent
between 2006 and 2016, inbound commuter
vehicle miles travelled (VMT) continues to
increase.*” Commuting — especially long-
distance commuting — accounts for a large
share of Boulder’s contribution to global
warming. Boulder residents drive an av-
erage of 12.8 miles per day in total, while
nonresident employees drive about 29 miles
roundtrip on average in commuting dis-
tance alone.” Boulder’s inbound commut-
ers collectively drive up to 245 million more
miles each year than they would if they
were Boulder residents.* This results in
over 99,000 metric tons of additional carbon
dioxide emissions each year — equivalent to
putting over 21,000 more cars on the road.*

Driving fueled by long commutes also con-
tributes to dangerous air pollution in the
Boulder region. The counties in the Front
Range, including Boulder County, are in
violation of federal air quality standards for
ozone pollution.*® Ground-level ozone can
cause respiratory problems, such as chronic
obstructive pulmonary disease (COPD) and
lung damage and aggravate lung diseases
such as asthma.?” Vehicle travel in Boulder
County emits 31 percent of the county’s
nitrogen oxide (NO ) emissions and 24 per-
cent of the county’s volatile organic com-
pound (VOC) emissions, which react with
one another to form ozone.*

Boulder has done a lot to reduce vehicle
travel within the city, including through

its Community Transit Network, programs
like EcoPass — a yearly, unlimited pass for
all local and regional buses that can be pur-
chased by a company and its employees or

by a neighborhood, and the city’s extensive
walking and biking networks. However, the
lack of compact development in Boulder
has pushed many people to live in areas
too far from transit stops and without the
ability to walk or bike to work or other des-
tinations. Only 26 percent of Boulder resi-
dents live in “15-minute walking neighbor-
hoods” - close enough to parks, restaurants
and other destinations to walk — versus the
city’s goal of 80 percent.*” Boulder residents
who live in detached single-family homes
are nearly twice as likely to drive alone to
work than those living in attached multi-
family dwellings units, who are more likely
to walk, bike or take transit.>

MEASURING CLIMATE IMPACTS

The way greenhouse gas emissions are
measured impacts decisions regard-
ing how to reduce them. For example,
setting a goal to reduce a community’s
overall emissions instead of its per ca-
pita emissions may encourage steps to
cap or reduce population. But global
warming is not a local problem — it is
a global problem. All of the emissions
caused by a city’s actions matter — not
just those that occur within city lim-
its. In the case of Boulder, the city has
made great progress in reducing pol-
lution from community residents, but
by limiting housing, the city is also
causing inbound commuting from far-
away communities, which has a large
global warming impact.

Fortunately, Boulder has recognized
this and incorporated reducing per
capita VMT, including for nonresident
commuters into its 2014 Transportation
Master Plan.>* While VMT per capita for
Boulder residents is generally declin-
ing, VMT for inbound commuters has
increased by about five percent since
2008 as regional sprawl continues to
push more nonresident commuters fur-
ther away from their jobs in Boulder.®





Boulder's Lack of Housing
Contributes to Sprawling
Development Elsewhere

Boulder’s lack of housing not only contrib-
utes to vehicle travel but also to regional
sprawl which degrades water quality, con-
tributes to the urban heat island effect and
results in the loss of natural lands. Boulder
has limited land consumption within its
jurisdiction by preserving a ring of unde-
veloped land around the city, but Boul-
der’s lack of housing has contributed to
the loss of undeveloped land in the greater
region. Of jobs in Boulder held by nonres-
idents, 45 percent are held by people who
live elsewhere in Boulder County and 55
percent live in Denver, Broomfield, Ad-
ams, Jefferson, Arapahoe, Larimer, Weld,
Douglas and El Paso counties.”® Undevel-
oped land is being lost in these counties at
a faster rate than in Colorado as a whole
and the American West on average, as
shown in Figure 4. Undeveloped land is
being lost fastest in Broomfield County and
Broomfield is the community which had by
far the greatest increase in the number of
residents who work in Boulder from 2005
to 2015 (see Figure 3 on page 9).

How Boulder Limits Housing
Boulder has many policies that limit hous-
ing development, including the following.*

Single-family home zoning: Over 56 percent
of Boulder’s residential area is reserved for de-
tached single-family homes at low densities.
Some estimate that about 80 percent of Boul-
der’s residential area is effectively limited to
single-family homes due to additional policies
and practices.” This limits the potential for
multi-family housing that is more affordable,
more energy efficient and can contribute to the
development of walkable, mixed-use neigh-
borhoods, which include both housing, jobs
and recreational opportunities.”’

Accessory dwelling unit (ADU) limits:
ADUs are additional housing units within
existing homes or on the same property,
such as basement, attic, above-garage or
detached guest house apartments. Boulder
limits the creation of ADUs in several ways:

1. No more than 20 percent of the hous-
ing lots or parcels in a given neighbor-
hood can have ADUs in RL-1 and RL-2
(low-density residential) zoning districts.

FIGURE 4. PERCENT OF UNDEVELOPED LAND LOST FROM 2001 TO 2011 IN COUNTIES
WHERE BOULDER WORKERS LIVE VERSUS COLORADO AND AMERICAN WEST AVERAGES®®
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2. There must be an additional off-street
parking spot for each ADU.

3. The lot must be 5,000 square feet or
more to have an ADU.

4. Detached ADUs can’t exceed 550 square
feet in area or 25 feet in height.

5. Attached ADUs can’t be more than 1,000
square feet or one-third the area of the
principal home, whichever is less.

These requirements are less restrictive

for affordable housing and in designated
historic properties.*® In contrast, many
communities and even some states permit
ADUs by right.®

Occupancy limits: Boulder limits the num-
ber of unrelated people who can live to-
gether in one household to three people in
low-density residential areas and four peo-
ple in medium- to high-density areas.®® This
limits how many people can be housed in
the city’s existing housing units. Occupancy
limits are much higher in other cities, such
as Portland and Seattle, and multiple state
supreme courts have ruled that such limits
are unconstitutional .

Parking requirements: Boulder requires
housing units to have a certain number of
off-street parking spaces, which varies by
zoning district and the number of bedrooms
or occupants in multi-unit homes. The city
also requires businesses and other institu-
tions to provide a certain amount of park-
ing, except in the downtown area.® These
parking requirements can drive up the cost
of new construction, especially in redevel-
opment areas where land costs are high, and
can make it more difficult to build multi-unit
buildings.®® Under current requirements,

it would be impossible to develop car-free
housing, which other communities have
demonstrated can attract residents with

very low levels of car ownership, essentially
eliminating impacts of population growth
on local traffic. Because parking encourages
vehicle ownership and use, one of the city’s
goals in its Transportation Master Plan is to
reduce the number of parking spaces per
housing unit.* The city has already begun to
implement this policy by reducing parking
requirements for the Boulder Junction de-
velopment, which has helped to successfully
limit vehicle travel in the development.

Residential growth cap: Boulder’s Residen-
tial Growth Management System (RGMS)
limits residential growth to 1 percent per
year. This limit has never been reached
because exemptions have been added for
certain types of housing, such as mixed-use
and affordable housing and because other
policies have limited growth.®

Building height limits: In 1971, Boulder
adopted a 55-foot height limit for all build-
ings and structures in the city.*®® In the last
few years, the city council has adopted a
moratorium on buildings over 35 to 40 feet
in most of the city.®” This limits how many
housing units can be constructed per acre.

Lengthy permitting process: According to
home builders, Boulder’s lengthy and expen-
sive review processes are barriers to develop-
ment.®® The City of Boulder’s website esti-
mates that permits to construct new homes
and businesses take 40 to 60 business days,
but wait times could be longer.® Other com-
munities in the U.S. have taken steps to re-
duce permitting times to one or two weeks.”

Incentives for large, expensive homes: Boul-
der requires each housing unit to be built on
a lot of a certain size with a certain amount
of open space. Because these requirements
apply to each housing unit, rather than the
floor area of the building, multi-unit build-
ings require larger lot sizes and more open
space than single-family homes of the same





MINNEAPOLIS IS INCREASING COMPACT DEVELOPMENT TO EXPAND
AFFORDABLE HOUSING AND TACKLE CLIMATE CHANGE

In December 2018, the Minneapolis city
council approved Minneapolis 2040 — the
city’s comprehensive, long-term plan,
which includes ambitious goals for com-
pact development across Minneapolis.
With 14 goals and nearly 100 individual
policies, the plan aims to use land-use pol-
icy oriented toward compact development
to combat the city’s affordable housing
shortage and help the city reach its carbon
emissions goals, among other objectives.”

There has already been a significant in-
crease in compact development in Min-
neapolis in recent years, particularly on
the edge of the downtown area and in the
University and Uptown districts. Between
2010 and 2016, an uptick in urban infill
development led to the construction of
apartments and townhomes significantly
outpacing that of single-family homes.”

size. This encourages developers to build
large, expensive single-family homes rather
than multi-unit buildings.”

These policies all effectively limit housing
development in Boulder, contributing to in-
creased vehicle travel and regional sprawl,
which increase greenhouse gas emissions
and exacerbate air pollution in the region,
among other impacts.

Boulder has started to take steps to increase
housing availability. For example, in Janu-
ary 2017 Boulder approved a cooperative
housing ordinance, which allows 10 new
co-op projects to be licensed each year and
raises the caps on the number of residents
to 12 per household in low-density neigh-
borhoods and 15 per household in medium
and high-density neighborhoods.” Coop-
erative housing offers Boulder residents a

The 2040 plan includes a radical overhaul
of zoning guidelines to allow taller build-
ings with more units to be constructed in

areas that previously only allowed single-
family residences, allowing triplexes to be
built across much of the city and enabling
more compact zoning along transit lines.”

The plan acknowledges that a 37 percent
reduction in car trips will be necessary
for Minneapolis to meet its goal to reduce
greenhouse gas emissions by 80 percent
below 2006 levels by 2050.7° So, the plan
emphasizes the development of multi-
family housing in areas close to transit,
retail services and employment hubs to
give people the opportunity to live with-
out a car, or with fewer cars per house-
hold. The plan also pairs compact devel-
opment with improvements to pedestrian
and cycling infrastructure.”

more affordable and efficient alternative to
single-family homes and adds modest den-
sity to Boulder’s walkable neighborhoods.
These housing types are a small fraction of
the total housing supply in Boulder, but in
the year since the ordinance was passed, the
number of co-ops in Boulder has increased
from three to 11. Boulder can take similar
steps to remove the barriers to housing de-
velopment discussed above.

Examples of Compact, Mixed-Use
Communities in Boulder

Boulder already has some compact, mixed-
use developments that demonstrate the
benefits that Boulder could gain by en-
abling compact growth throughout the city.

Boulder Junction is a 160-acre area on the
east side of Boulder that is being trans-
formed into one of the city’s flagship
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mixed-use, pedestrian- and transit-oriented
neighborhoods.” Boulder Junction has more
than 900 residential units, of which 175 are
permanently affordable, in addition to retail
and office space. Boulder Junction also in-
corporates a range of sustainability features,
including LED street lighting, permeable
pavement, trees and other green stormwater
infrastructure that combat the urban heat is-
land effect and mitigate stormwater runoff.”

Akey goal of Boulder Junction is to reduce
single occupancy vehicle travel by making
the development walkable and by expand-
ing alternative transportation options. The
area’s zoning stipulates that no more than

45 percent of trips be in single occupancy
vehicles. An early evaluation in 2017 found
that roughly 58 percent of afternoon peak-
time trips were in single occupancy vehicles,
meaning the neighborhood is already outper-
forming almost every other area of the city,
though still short of the goal.* This figure is
expected to fall as transit service increases
and new transportation demand manage-
ment (TDM) programs are put in place,
which encourage residents and employees to
get around by means other than driving.

Boulder Junction incorporates many TDM
strategies. All residents and employees are

The Red Oak Park neighborhood in North Boulder is
an example of a compact community. Credit: Dennis Schroeder,
National Renewable Energy Laboratory via Flickr, CC BY-NC-ND 2.0.
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given an RTD EcoPass, subsidized bikeshare
membership and application fee waiver

for membership to carshare services.® The
neighborhood puts into practice Boulder’s
Access Management and Parking Strategy
(AMPS), which uses SUMP (shared, unbun-
dled, managed and paid) parking principles
to maximize the use of the infrastructure
while decreasing the need for new facilities.

®  Shared: Parking spaces are shared be-
tween commercial, residential and visi-
tor uses at different times of the day.

e Unbundled: Spaces are leased separately
from the unit and priced at market rates.

* Managed: All parking is managed by
time and /or cost and regularly enforced.

® Paid: No free parking is provided.

The Holiday Neighborhood project is an-
other example of a compact, mixed-use com-
munity in Boulder. Developed on the vacant
27-acre site of the former Holiday Drive-in
Theater in North Boulder, the neighborhood
consists of 333 residential units, as well as
parks and community gardens, designed
around the principles of walkability and
community integration. The homes are built
with environmentally friendly materials and
the community is connected by bike, transit
and pedestrian routes, with shopping and
jobs within walking distance.®

Red Oak Park in North Boulder is another
example. The development consists of

59 duplexes, triplexes and single-family
homes, plus a green space, playground and
community center. Opened in 2011, the
neighborhood is pedestrian-oriented, close
to downtown, and has easy access to bike
lanes, bus routes, schools and shopping. Its
homes are designed to be sustainable and
energy-efficient, featuring solar panels and
energy-efficient heating and cooling sys-
tems.®





Compact Development Delivers
Environmental Benefits

BY PROMOTING COMPACT, MIXED-USE
development, Boulder can allow more of its
workforce to live within the city and enable
residents to commute by taking transit,
walking, biking or using shared modes

of transportation. Compact development
reduces energy use and global warming
pollution — both from transportation and
from the construction and use of buildings.
It also slows land consumption, improves
regional air and water quality, reduces
flood risk, and lowers water consumption.

Extensive research across a variety of disci-
plines suggests that compact development
is the environmentally sound choice for
Boulder’s future.

Compact Development

Reduces Energy Use and

Global Warming Pollution

Planning compact cities can cut urban
energy use and greenhouse gas emissions
from transportation, as well as from the
construction and use of buildings. Creating
compact, mixed-use neighborhoods will be
key for Boulder and Colorado to meet com-
mitments to cut energy use and greenhouse
gas emissions.

People in Compact Urban Neighborhoods
Drive Less

Boulder residents drive less and walk, bike
and take transit more for their commutes
than nonresidents who work in Boulder,

as shown in Figure 5. If just one-third of
Boulder’s inbound commuters lived in the
city and drove as much as current residents,
there would be up to 6,392 fewer single-oc-
cupant vehicles on Boulder’s streets during
commute times.* This would prevent up

FIGURE 5. COMMUTE MODE SPLIT FOR
BOULDER EMPLOYEES¥
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to 81 million miles of driving each year,
reducing greenhouse gas emissions by
over 33,000 metric tons of carbon dioxide —
equivalent to taking over 7,000 cars off the
road.® Those reductions would get Boulder
over 10 percent of the way to its goal to re-
duce greenhouse gas emissions from trans-
portation by 305,000 metric tons of carbon
dioxide equivalent by 2050.%

Enabling more people who work in Boulder
to live in the city would not only cut down
on their commutes, but would also reduce
the rest of their vehicle travel and emissions
as Boulderites drive less than residents

of surrounding communities. The Center
for Neighborhood Technology’s Housing
and Transportation Index tool measures the
relationship between density, transit ac-
cess, proximity to jobs, and walkability to
calculate the average vehicle-related GHG
emissions per household for communities
across the U.S. Vehicle-related emissions
per household are lower in Boulder than in
any other community in the region except
for Denver, thanks to Boulder’s density and
efforts to reduce vehicle travel. The other
cities and towns within Boulder County are

Southbound traffic on Foothills Parkway in Boulder, Colorado.
Credit: Xnatedawgx via Wikimedia Commons, CC BY-SA 4.0.
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more car-centric and produce about 20 per-
cent more carbon pollution per household
than Boulder, just from vehicle use. Of the
jobs in Boulder held by nonresidents, more
than half — or over 35,000 jobs — are held by
people who live in communities outside of
Boulder County, such as Broomfield and
Thornton, where household GHG emis-
sions from car travel are about 30 percent
higher than among Boulder households.®
These statistics are based on local transpor-
tation and land-use characteristics and do
not take into account the long daily com-
mutes to Boulder for work.

By increasing compact development, Boul-
der can also allow current residents to live
closer to transit and the places they need
to go, enabling them to walk, bike and

use shared modes of transportation more,
reducing energy use and greenhouse gas
emissions. According to Boulder’s 2018
Transportation Report on Progress, the city
has not succeeded in its goal to house 80
percent of its residents in complete, walk-
able neighborhoods because, though the
city has extensive routes for walking and
biking, residents do not live close enough
to commercial destinations to walk. Cre-
ating compact, mixed-use neighborhoods
could help address this challenge.* The
city is also not on track to reduce VMT

or greenhouse gas emissions from trans-
portation. The report cites creating more
compact, mixed-use, walkable neighbor-
hoods that integrate transit, like Boulder
Junction, as a promising strategy to reduce
VMT. The report also notes that decreasing
trips in single-occupant vehicles will be
much harder for nonresident employees, so
allowing these employees to live within the
city could help the city meet that goal, too.
90

Extensive research from the United States
and beyond shows that people drive less in
more compact communities.





In the April 2017 issue of the Journal

of American Planning Association, de-
voted to the question of land form and
driving, researcher Mark R. Stevens
analyzed 46 studies of compact develop-
ment and driving.®' His analysis found
that when housing density doubles —
for example from single-family homes
to duplexes, people drive 22 percent
less.* He also found that if a household
moved 50 percent closer to downtown,
for example from 10 miles away to 5
miles away, they would drive 32 percent
fewer miles.*

A national-level 2013 study from the
University of California Transportation
Center determined that a household in
an urban area (approximately six dwell-
ing units per acre) drives 21 percent less
and consumes approximately 20 percent
less fuel than a household living in a sub-
urban area (approximately two to three
dwelling units per acre). The study also
found that a 50 percent increase in hous-
ing density leads to about a 7 percent de-
crease in mileage and fuel consumption.*
(See page 8 for a map of the maximum
residential densities allowed in Boulder
by current zoning.)

A 2019 study of neighborhoods in San
Francisco found a dramatic decrease in
auto dependence with neighborhood
density. People who live in neighbor-
hoods with 50 residents or more per acre
were found to walk, bike, take transit or
travel by other means other than driving
more than 60 percent of the time.*

A 2010 historical analysis of sprawl by
the Lincoln Institute of Land Policy

found that higher levels of density are
associated with lower car ownership.”

The 2007 study Growing Cooler from the
Urban Land Institute found that people

living in compact neighborhoods drive
20 to 40 percent less than those living in
sprawling neighborhoods.”

People are more likely to walk, bike, take
transit and use shared-transportation op-
tions if they live in compact communities
where they are close to their destination.”
Boulder residents are much more likely
to walk or bike if they are one mile or less
from their destination than if they are fur-
ther than a mile, as shown in Figure 6.

e A2016 study published in the Journal of
Physical Activity and Health found that
residents of dense neighborhoods (more
than 10,000 people per square mile, or
approximately 16 people per acre) were
almost three times more likely to bike
for transportation than those living in
low-density neighborhoods (fewer than
500 people per square mile, or fewer
than one person per acre).'”

e A white paper prepared for the 2007 Con-
ference on Transit-Oriented Development
in Connecticut concludes that people be-
gin to shift from using single-occupancy
vehicles to public transit and walking
when certain density thresholds are
reached. When housing densities reach
12 dwelling units per acre, dependence
on cars begins to decline and people
begin to walk, cycle or take public transit.
Increasing employment density to 25-50
jobs per acre also leads to a shift from sin-
gle-occupancy vehicles to walking and
transit for work trips.'*

e A 2006 study in the Journal of Physical
Activity and Health affirmed that distance
to destination and route directness con-
sistently affected the likelihood of walk-
ing for transportation.'®

e Multiple studies show that increasing
the density of jobs and residents near
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FIGURE 6. TRAVEL MODE OF BOULDER RESIDENTS BY LENGTH OF TRIP, 2018 (CHART:
CITY OF BOULDER TRANSPORTATION DIVISION)®*
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transit stops increases transit demand, is a prerequisite for successful strategies to
and makes the expansion of transit ser- reduce transportation-related energy use
vice more cost-effective.!® and emissions.

e A 2005 report published by the Transit e A2011 U.S. Environmental Protection

Cooperative Research Project identified Agency (EPA) study found that shifting
high-density, mixed land uses and lim- from conventional suburban develop-
ited availability of parking as factors in ment to compact, transit-oriented devel-
the early success of roundtrip carsharing opment is just as important as shifting
programs.'® Carsharing can reduce both to the most energy efficient building
VMT and overall vehicle ownership; for designs and fuel-efficient vehicles for
example, in a San Francisco car-sharing reducing household energy use and
program, members saw their daily VMT emissions.'”’

decrease from 2.80 to 1.49 miles, and
nearly a quarter of participants gave up e The 2009 update of Urban Land Insti-

a primary or secondary vehicle.!® tute’s study Moving Cooler concluded
that if 60 to 90 percent of new devel-
Boulder cites reducing nonresident com- opment in the U.S. were shifted from
muter trips alone in personal vehicles as continued urban sprawl to compact
one of the greatest challenges to meeting development, U.S. carbon dioxide emis-
its greenhouse gas emission reduction sions from transportation would be 7 to
goals.'” Compact, mixed-use development 10 percent lower by 2050.'%





e Astudy published in the Journal of Ur-
ban Economics in 2010 found that subur-
ban households in the Austin metro area
emit 4,106 pounds more carbon dioxide
per year from driving than households
in the city center, or the equivalent of
filling up a 15-gallon tank with gasoline
14 more times.*®

e Since 2008, the state of California has
required metropolitan planning organi-
zations to demonstrate how integrated
land-use, housing and transportation
planning will meet regional greenhouse
gas emissions reduction goals.'® Under
this law, the San Diego Regional Plan-
ning Agency (SANDAG) has worked
closely with local municipalities to
reform land-use policies and develop-
ment patterns, and focus future jobs
and housing growth in urbanized areas
around existing or planned transit corri-
dors. The agency’s 2015 Regional Growth
Forecast compared the greenhouse gas
emissions projections under the 1999
growth plan against the 2013 plan, and
found that smart growth policies devel-
oped in the last 10 years will account
for an estimated 30 percent reduction
in regional greenhouse gas emissions.
These reductions are largely a result
of compact development —in 2050, 80
percent of new housing will be attached
multifamily, 87 percent of all housing

and 79 percent of all jobs will be within
a half-mile of public transit, and the
percentage of households within a
half-mile of frequent public transit will
increase from 35.3 percent in 2012 to
62.3 percent.''*

It would not require a large increase in
density for Boulder to shift residents from
vehicle travel to more sustainable transpor-
tation methods, reducing air pollution and
greenhouse gas emissions.

e Astudy of residents’ travel habits in 28
California communities varying widely
in residential density found that the
biggest shift from driving to sustainable
transportation methods occurred be-
tween large-lot, sprawling communities
and those with densities of 10 to 20 units
per acre — neighborhoods consisting of
apartments, row houses and some sin-
gle-family homes.'?

e The Puget Sound Regional Council
incorporated transit-supportive den-
sity goals into its growth plan, citing
that, “[e]xtensive national research has
shown that residential densities exceed-
ing 7 or 8 homes per gross acre support
efficient and reliable local transit service.
Household densities should reach, at
minimum, 10 to 20 dwelling units per
gross acre close to transit stations.”

TABLE 1. RESIDENTIAL DENSITY FOR THE FIVE MOST POPULATED NEIGHBORHOODS
IN BOULDER (WHICH ACCOUNT FOR 80 PERCENT OF THE TOTAL POPULATION)™S

Central South Southeast North

Boulder Boulder Boulder Boulder Gunbarrel
Population 29,335 15,381 22,739 12,297 10,731
Total Dwelling Units (DU) 13,312 7,312 9,385 5,847 5110
Density (DU/Res Acre) 8.87 6.52 6.93 5.96 0.46
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Increasing the number of housing units in
Boulder’s most populous neighborhoods
in North Boulder, South Boulder, Southeast
Boulder, and Gunbarrel by 15 to 30 percent
could achieve 7 dwelling units per acre and
enable a large community-wide modal shift
away from car-travel and toward clean and
efficient transportation alternatives."* (See
page 8 for a map of the maximum residen-
tial densities allowed throughout Boulder
by current zoning.) By co-locating compact
residential and commercial growth in these
neighborhoods, Boulder can create the
necessary conditions for transit to thrive to
thrive including a critical mass of potential
transit patrons and all-day travel demand
with a mix of travel schedules to maximize
transit efficiency."”

Building more compactly enables residents to
switch from driving their cars to walking, bik-
ing, taking transit and using shared modes of
transportation, such as bikesharing and car-
sharing. This helps cities reduce energy use,
air pollution and greenhouse gas emissions.

Building More Compactly Reduces the
Life-Cycle Energy Use and Emissions of
Buildings

Compact development can also cut energy
use and greenhouse gas emissions from the
construction and use of buildings.

A study published in Energy Policy in 2014
examined how density in three Austin
neighborhoods and one suburb influenced
life-cycle energy use for buildings, trans-
portation and infrastructure — from resource
extraction and construction to everyday
use."® The study found that:

e In the Austin metro area, compact
neighborhoods composed of low-rise
multi-family homes consume up to 37
percent less energy in total than more
suburban neighborhoods dominated by
detached single-family homes."”

* Not including transportation, an aver-
age household in a compact neighbor-
hood consumes up to 26 percent less en-
ergy on a day-to-day basis than a similar
household in a sprawling neighborhood.

e An average home in a compact neighbor-
hood requires less than half the energy to
build than a similar home in a sprawling
neighborhood, including the energy ex-
pended in producing the raw materials.!®

Compact development has been demon-

strated to reduce building energy use in

several cities. For example:

* In New York, building more compactly
was found to decrease the amount of en-
ergy per person that was needed to heat,
light, cool and power buildings.'®

e 2011 figures from Statistics Canada
show that apartment dwellers con-
sumed 70 percent less energy than those
living in single detached homes.***

e Astudy of household energy use in
Sydney, Australia, found that multi-unit
buildings are 30 percent more energy
efficient for heating and cooling than
detached homes due to shared walls.*??

e A 2006 study published in the Journal of
Urban Planning and Development found
that in Toronto, annual energy use was
systematically lower in low-rise multi-
family buildings than in detached sin-
gle-family homes — 53 percent lower per
person and 12 percent lower per unit of
floor area.'”®

Compact communities can also use en-
ergy-saving technologies that might be
more difficult to apply in more spread-
out areas. For example, district energy
systems provide heating and cooling for
groups of buildings, which is more effi-





FIGURE 7. THE BUILDING AND INFRASTRUCTURE LIFE-CYCLE ENERGY IMPACTS OF
FOUR AUSTIN NEIGHBORHOODS VARY BY HOUSING TYPE™®
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* Embodied energy refers to the energy required to produce and deliver the materials used to construct the buildings,
operation energy refers to the enerqy used by the buildings.

cient than each home operating its own
energy system.

e The city of Saint Paul, Minnesota, ex-
tended its district heating and cooling
system during the construction of a
new light rail line. The Saint Paul sys-
tem is powered in part by a large solar
installation, and will be phasing out its
use of coal by 2021, cutting more than a
quarter of the system’s greenhouse gas
emissions.'*

e Austin’s electric utility operates a
17-megawatt district cooling system
that provides at least 32 buildings with
chilled water through a network of un-
derground pipes.'*

Compact neighborhoods use less energy

and emit fewer greenhouse gases than their
sprawling counterparts — both from transpor-
tation and from building construction and
use — particularly when placed near transit
corridors and near commercial centers.

Compact Development Slows

the Loss of Undeveloped Land
Across Colorado, sprawling development
has converted open space, agricultural
lands and ecologically important land-
scapes into roads, buildings and parking
lots. With rapid population growth in re-
cent decades, around 250,000 acres of rural
land in Colorado is being lost every year to
development.'*

In Boulder, various measures imple-
mented since the late 1950s have aimed
to create a clear boundary between urban
and rural development, controlling urban
sprawl and preserving rural land outside
the city, notably through 45,000 acres of
open space and parks in and around the
city.”” However, limitations on residential
expansion in Boulder itself have led to
three-fifths of the city’s jobs being held by
people living in surrounding communities
and counties, contributing to land devel-
opment there. Between 2001 and 2011,

the counties in which much of Boulder’s
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workforce lives lost undeveloped land
at much higher rates than Colorado as a
whole (see page 11.)!%

Increasing infill housing development in
Boulder can help reduce development
pressure on land in Boulder County and
surrounding areas, and help preserve open
space, farmland and wildlands.

Compact Development Improves
Regional Air Quality

There is less air pollution in compact cities
than in sprawling areas due to smaller ur-
ban heat islands and less transportation-re-
lated emissions.

Ozone pollution is a serious concern in
Colorado and in the Denver Metro /North
Front Range region specifically, with ozone
levels frequently exceeding the EPA ozone
standard.'®® In 2018, there were 52 ozone
action days in the Front Range region when
residents were warned that exercising out-
doors could harm their health.'* The Amer-
ican Lung Association’s 2019 State of the Air
report awarded Boulder County an ‘F” grade
for ground-level ozone, denoting “unhealthy
levels” of the pollutant.'® Air pollution is
associated with a higher mortality risk and

View of the Flatirons across the undeveloped ring of
land surrounding Boulder. credit: Scott McLeod via Flickr, CC BY 2.0.
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HEALTH EFFECTS OF AIR POLLUTION

Air pollution kills thousands of Amer-
icans each year. The higher the con-
centration of ozone or fine particulate
matter, the greater the risk of death.
Between 2013 and 2015, high levels of
air pollution directly led to an esti-
mated 73 premature deaths and 153
additional illnesses in Colorado.'”

Small particles of 10 micrometers or
less in diameter, approximately the
size of a single red blood cell, can af-
fect both the lungs and the heart. Nu-
merous studies have linked small par-
ticles to asthma, coughing, difficulty
breathing, irregular heartbeat and
nonfatal heart attacks. In Colorado, 9
percent of the adult population suffers
from asthma.'® Particle pollution is
also the main cause of haze, reducing
visibility in many parts of the U.S.%!

Ozone in the upper atmosphere pro-
tects us from ultraviolet rays, but it
can be dangerous on the ground. On
hot sunny days, air pollutants like
nitrogen oxides (NO ) and volatile
organic compounds (VOCs) react in
the presence of sunlight to produce
ozone, and the concentration of ozone
in the air can reach unhealthy levels.
Overexposure to ozone can cause

or contribute to shortness of breath,
inflammation, lung infections, and
lung diseases like asthma or chronic
bronchitis.'*

Children, older adults and people
with heart or lung diseases are more
likely to be affected by air pollution
like ozone or particulate matter. Long-
term exposure of children to ozone,
for example, can cause permanent
lung damage.





detrimental everyday health effects. Boul-
der’s 2018 Transportation Report on Progress
finds that the city is not on track to reduce air
pollution emissions from transportation.'

Residents living in compact cities are ex-
posed to lower levels of ozone than in
sprawling communities.

e Astudy published in the Journal of Envi-
ronmental Management in 2008 studied the
relationship between urban spatial struc-
ture and exceedances of national ozone
standards in 45 large metro areas across
the U.S. The study found that compact
cities experience up to 62 percent fewer
high ozone days than sprawling cities.'

e In 2008, researchers from the Univer-
sity of Texas at Austin and the Molina
Center for Energy and the Environment
found that compact development in
neighborhoods with mixed-used zoning
will produce less exposure to high levels
of ozone than sprawling development.'®

One reason that air pollution levels — in-
cluding ozone — are lower in compact cities
than in sprawling cities is that compact
urban forms lead to smaller urban heat is-
lands and fewer extreme heat events, which
increase air pollution.

The urban heat island is created when un-
developed land is converted to urban uses,
as impervious surfaces replace natural veg-
etation, which has cooling effects; and as
buildings, industry and cars give off waste
heat. These exchanges combine to raise the
average air temperature of large cities. Air
pollution, including ozone and particulate
matter, is sensitive to temperature. Higher
temperatures tend to:

¢ Increase emissions of volatile organic
compounds (VOCs) from vehicles and
other sources,***

* Increase emissions of ozone precursors
from power plants in response to greater
demand for air conditioning,**

* Intensify ground-level ozone formation.**

Denver’s heat island is the third most
intense in the country, with an average
temperature differential of 4.9° Fahrenheit
between the city’s center and outlying
rural areas.'? The relative abundance of
open space in the region has helped keep
Boulder from becoming a heat island, but
continued conversion of undeveloped
land in the suburbs could change that —
more so than infill development in Boul-
der would."

e A 2010 study published in Environ-
mental Health Perspectives analyzed the
frequency of extreme heat events in
major U.S. cities, and found that the
most sprawling cities experienced 14.8
more extreme heat events on average
each year in 2005 than they did in 1956,
whereas the most compact cities added
just 5.6 extreme heat events.!*

Urban form also indirectly influences regional
air quality by shaping transportation patterns.

e Compact urban forms, with high house-
hold and employment density, high
street connectivity and urban public
transportation systems, are associated
with lower vehicle travel and tailpipe
emissions, and with relatively lower
emissions of carbon monoxide, nitrogen
oxides and VOCs from vehicles.'*

e The Autumn 2007 issue of the Journal
of the American Planning Association
contained a study that found that a 3.5
percent reduction in household vehicle
travel and emissions may be expected
with a 10 percent increase in population
density in metropolitan areas.'*





e A 2010 study published in Transportation
Research Record indicates that combining
compact development with transporta-
tion policies such as congestion pricing on
freeways can cut approximately 15 percent
of predicted 2030 emissions of VOCs, NO_
and carbon monoxide relative to a busi-
ness-as-usual scenario of development.'

Building more compactly in Boulder can
help combat the development of an urban
heat island, cut transportation emissions,
and improve regional air quality, with real
health benefits.'*® Compact development is
key to fighting air pollution and safeguard-
ing public health in Boulder.

Compact Development Results in
Better Regional Water Quality
Compact residential development slows the
rate of land conversion from agricultural

or natural uses to impervious surfaces like
roads and buildings, resulting in less re-
gional runoff pollution.™

e A 2009 study by John S. Jacob of Texas
A&M University and Ricardo Lopez of

Diagonal Court is an example of affordable, compact housing in
Boulder with easy access to transit and commercial centers. Credit:

Dennis Schroeder, National Renewable Energy Laboratory via Flickr, CC BY-NC-ND 2.0.
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the Baylor College of Medicine found
that while compact development in-
creases runoff locally, it leads to “dra-
matically lower” levels of overall runoff
pollution in the larger area. The authors
conclude that compact development
may be “the single most important prac-
tice any city can undertake to improve
the surrounding environment.”**® Green
stormwater infrastructure can reduce
the impact of compact development on
local runoff as well. See page 31.

e A study published in Proceedings of the
National Academy of Sciences in 2016
found that losing natural land cover to
development in cities’ source water-
sheds can increase water treatment costs
up to 50 percent in impacted cities.'

Choosing to build more compactly miti-
gates the impact of urban growth on water
quality, and may be considered a stormwa-
ter best management practice (BMP) in its
own right.”> Consolidating urban growth
in already developed areas such as Boul-
der, instead of developing surrounding
undeveloped land, helps to protect urban
watersheds and results in cleaner water and
healthier aquatic environments.

Compact Development

Reduces Flood Risk

Urban floods are increasingly frequent,
costly and dangerous in Colorado. Fol-
lowing the devastation caused by the Big
Thompson Canyon flood in 1976, Boulder
invested heavily in flood mitigation strat-
egies. Rapid population growth along the
Front Range and urban and suburban de-
velopment have exacerbated the risks as-
sociated with urban flooding."® To address
this, Boulder has taken steps to prohibit new
development in highly hazardous zones.

When permeable soil is covered by imper-
vious surfaces, like roofs and roads, more





rainwater flows as runoff into ditches and
streams, potentially leading to downstream
flooding."™* Building more compactly would
not prevent large floods like the 2013 Colo-
rado Front Range Flood from causing dam-
age, but can help reduce flood risks during
smaller, more frequent events.'>

* A multidisciplinary review of scien-
tific literature published in the Journal
of Urbanism in 2008 concluded that
compact development patterns mini-
mize the area of impervious surfaces
at a regional level, which mitigates
the enhanced flood risk that comes
with urban development. Single-fam-
ily housing units tend to have larger
houses and longer driveways, which
translates to more impervious surface
per household. 1>

e A 2010 study published in the Journal
of Water Resources and Planning found
that low-density development re-
sulted in 72 percent more impervious
cover than high- and medium-density
development.’” The high- and medi-
um-density sites experienced approx-
imately 8 percent less total on-site
runoff and smaller peak flows than
the low-density sites.*

By increasing compact development and
minimizing impervious surface cover, Boul-
der can help minimize regional flood risk
from small, more frequent events.

Compact Development Results

in Lower Water Consumption
Colorado has experienced drought con-
ditions in at least one area of the state for
most of the last two decades. The state
continuously experienced drought condi-
tions for over seven years from October 30,
2001 to May 19, 2009; for over four years
from September 28, 2010 to June 9, 2015;
and most recently for 20 months from Sep-

tember 5, 2017 to May 14, 2019. During the
most recent period of drought, areas of the
state experienced “Exceptional Drought”
— the most severe designation — for about
10 months from April 17, 2018 to February
19, 2019." Due to global warming, these
trends are projected to continue as a result
of increasing temperatures and decreasing
winter snowpack.'®

Boulder has implemented many water
conservation efforts. For example, the city
budgets how much water customers can
use each month and charges them more or
less based on the percentage of the budget
they use.®! Thanks to these efforts, water
consumption has generally been decreasing
in Boulder since 2002.1%2

By increasing housing density, Boulder
could further reduce water consumption.
Boulder residents who live in single-family
homes use more than twice as much water
as those who live in multi-family homes

— 123 gallons of water per day on average
versus 58 gallons.'®®

Compact development can decrease water
consumption by maximizing building-to-lot
ratios, which lowers landscape irrigation
needs, particularly when combined with pro-
visions to capture rainwater for use within
buildings and for residential lawn watering
and commercial landscape irrigation.'**

e A2018 study by the Sonoran Institute and
the Babbitt Center for Land and Water
Policy finds that more compact develop-
ment results in less water consumption.'®

e A 2010 study published in the Journal of
the American Water Resources Association
estimating the effect of urban form on
residential water use in Hillsboro, Or-
egon, in the Portland metro area found
that compact development can result
in lower overall water demand than
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sprawling development.'® According

to the researchers’ analysis, new, large
homes with high property values used
the most water for external uses like lawn
watering, including during droughts.’®”

A study published in 2007 in the Jour-
nal of the American Planning Association
showed that in Phoenix, water use in
single-family units increased by 1.8 per-
cent for each 1,000-square foot increase
in average lot size.'®® The study also
found that water use in single-family
units increased 1.7 percent for every 1°F
rise in the average daily temperature

low due to the urban heat island effect,
which is stronger in sprawling cities
than in compact cities.’® Household wa-
ter demand and outdoor space are also
correlated in both arid and temperate
climates due to landscaping.'”

Compact development, associated with
smaller urban heat islands, smaller lots

and fewer landscaping needs, is associated
with lower household water demand.!”?
Building more compactly and reducing lot
sizes would help bolster the city’s efforts to
minimize water consumption in Boulder by
minimizing demand.





Smart Policies Can Address Housing
Needs While Keeping Boulder Green

While building more compactly benefits the
environment at the regional level, adding
more people, businesses, buildings and cars
in a neighborhood can create local environ-
mental impacts. Fortunately, Boulder has
many policies in place to mitigate these im-
pacts, enabling the city to gain the benefits
of compact development while preserving
the natural environment, public health and
quality of life in all of its neighborhoods.”

Reducing Transportation-
Related Emissions

Compact development leads to lower air pol-
lution emissions per capita, in large part due
to lower transportation needs, and increased
use of public transit and other alternatives to
single-occupancy vehicles. For local areas ex-
periencing increased development, however,
there may be increased vehicle traffic, with lo-
calized effects on air quality — especially if al-
ternatives to vehicle ownership and use such
as transit, shared mobility, and safe biking
and walking infrastructure are unavailable.

The city of Boulder has many initiatives to
limit vehicle-related emissions by support-
ing walking, biking, transit, shared trans-
portation mobility and electric vehicles.
For example, Boulder uses revenue from its
metered parking spots and garages to fund
transit, bikeshare, and other programs.'”®

Boulder should strengthen its clean trans-
portation requirements, programs and in-
frastructure to enable development without
increasing vehicle traffic, including:

Bicycle and pedestrian infrastructure im-
provements can ensure that bicycling and

walking are viable, safe and comfortable
modes of travel. Zero-carbon mobility is
important to substitute for short car trips to
local destinations, reducing congestion and
emissions. Boulder has invested heavily in
cycling infrastructure over the last 20 years,
and is consistently ranked among the most
bike-friendly cities in the country — includ-
ing being ranked the most bike friendly city
in the U.S. by PeopleForBikes in 2019.7#
Boulder’s current Transportation Master
Plan places a strong emphasis on further
enhancing the city’s cycling infrastructure,
with the addition of 92 miles of cycle lanes,
routes and shoulders, as well as improved
crossings, overpasses and underpasses.'”>
Enticing more residents to travel by bike
can reduce the congestion impact of new
compact development.

Bicycle infrastructure improvements include separations
between bike lanes, sidewalks and roads; corner refuge
islands and pedestrian- and bicycle-specific lighting
signals.m Credit: Massachusetts Department of Transportation, November 2015.

PAGE 27





PAGE 28

Consolidating growth around public transit
hubs can support transit expansion, which
can prevent growth from resulting in added
vehicle travel.'”” According to decades of
research, the minimum neighborhood den-
sity required to support “intermediate transit
service” with one-quarter to half-mile route
spacing — the distance most people will walk
to bus stops — and 40 buses per day, is 7
dwelling units per residential acre.'” Density
should intensify closer to transit stops. Puget
Sound Regional Council recommends densi-
ties of 10 to 20 dwelling units or 30 residents
and/or jobs per gross acre.”” This level of
density generates enough transit ridership
to justify frequent transit service, which can
reduce driving in the existing community
and prevent added residents and jobs from
adding more vehicle traffic. (See page 8 for

a map of the maximum residential densities
allowed in Boulder by current zoning.)

In 2015, Boulder spent $32 million on RTD’s
base system bus service, which includes a
Community Transit Network (CTN) of 13
local bus routes. Many of these bus routes,
like the SKIP along Broadway, operate on 10-
to 20-minute intervals with less than quar-
ter-mile spacing between bus stops. These
service levels are comparable with larger
urban transit systems and have the capac-
ity to accommodate much higher levels of
ridership. The local bus service has plenty of
capacity, but in many neighborhoods, rider-
ship is constrained by lack of density.!®

Smart transit technology optimizes public
transit to meet the needs of commuters and
minimize air quality impacts. For example,
bus rapid transit lines that have dedicated
lanes and /or can turn traffic lights green as
they approach idle less, use less energy and
generate fewer emissions.'!

Supporting expansion of the RTD to serve
more areas more frequently will also help
cut down on regional emissions.

Vehicle electrification will also be neces-
sary to cut exhaust and associated air pollu-
tion. Widespread adoption of plug-in elec-
tric vehicles running on clean power can
improve local air quality and help regions
meet national air quality standards.'®

Statewide, Colorado aims to get 940,000
electric vehicles on the road by 2040, and in
January 2019 Governor Jared Polis signed
an executive order calling for a program to
require auto manufacturers to hit certain ze-
ro-emission vehicle sales targets.'® The state
has adopted numerous policies designed to
support the EV market, including deregu-
lating the resale of electricity for EV charg-
ing (for example by operators of charging
stations), creating a tax credit of $5,000 per
EV, and creating an infrastructure fund to
support the installation of EV charging in
public locations, workplaces and multifam-
ily housing.'® Governor Polis also called for
$70 million from the Volkswagen emissions
settlement to go toward transportation elec-
trification — including the replacement of
old diesel buses with new electric ones.'®

Boulder has one of the highest per capita
percentages of hybrid and electric vehicle
(EV) ownership in the country, but also

one of the highest per capita percentages

of SUV ownership.' The city’s 2017 Cli-
mate Commitment includes a commitment
to support the adoption of EVs, including
expanding regional charging infrastructure,
promoting electrification of the RTD transit
fleet, and developing an employee EV com-
muting pilot project."” Boulder’s updated
building code requires new residential and
commercial buildings to include EV charg-
ing infrastructure for residents and commu-
nity members to charge their electric vehi-
cles.!®® Future developments can maximize
charging opportunities and explore other
creative clean transportation solutions such
as electric carshare subscriptions for ten-
ants. Southwest Energy Efficiency Project





(SWEEP) laid out many steps Boulder can
take to further encourage EV adoption in
its 2015 report, Boulder Electric Vehicle Infra-
structure and Adoption Assessment.'®

Transportation demand management
(TDM) measures focus on addressing

the factors that make us drive in the first
place to reduce travel demand from auto-
mobiles. These measures align incentives
to discourage unnecessary driving and to
change behavior over the long-term. Em-
ployers, for example, can set incentives to
encourage sustainable commuting prac-
tices. Boulder has multiple TDM measures
including EcoPass, and rebates and tax
benefits for employees who commute via
bike or transit.'*

Boulder laid out potential additional TDM
strategies in its Access Management &
Parking Strategy report, including the
following.'!

* EcoPass expansion: As of 2017, about
half of Boulder’s residents had an
EcoPass through a neighborhood,
business, or university program and
34,000 additional Boulder residents
are eligible to sign-up for an Ecopass.
Boulder’s TDM plan considers making
EcoPass universally available or avail-
able to more groups.*

* Parking cash outs: Employers often sub-
sidize the cost of parking for their em-
ployees. Parking cash outs give employ-
ees the option to receive cash directly
instead, which creates a financial incen-
tive to not drive to work. SolidFire, a
tech equipment company in downtown
Boulder implemented such a program
and it resulted in fewer employees com-
muting alone in their cars and reduced
parking demand. It also saved the com-

pany about $17,000 per month. Google
and Rocky Mountain Institute have also
instituted parking cash-out policies for
their Boulder employees.'*:

* Parking maximums: The Boulder
Junction project incorporated parking
maximums of one spot per housing unit,
which is different than Boulder’s cur-
rent, general policies, which set parking
minimums of 1.5 parking spaces per unit.
The Boulder Junction development un-
bundled the housing units from parking
spaces, giving tenants the choice to “opt-
in” and purchase a parking space for
$100 per month. The early results from
this arrangement suggest that Boulder
Junction tenants average 0.9 parking
spaces per unit, or about 40 percent less
than the City’s normal requirements for
new residential units.’**

* Implementing the TDM Plan Ordi-
nance: This would require new devel-
opments to meet targets to limit the
amount of peak-hour traffic they gen-
erate with assistance from city TDM
programs.

* Encouraging carsharing and bikeshar-
ing programs: This can be achieved
through subsidies, parking spots and
docking stations, advertising and other
means.' Installing EV charging stations
near these carshare locations can en-
courage EV adoption.

A combined land use and transportation
strategy can help Boulder reduce driving
and associated air pollution emissions.
Boulder has already incorporated a number
of these tools, including walking, biking,
transit and electric vehicle infrastructure
and programs, which can all be expanded
as Boulder grows.
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Fighting the Urban Heat Island Effect
Increasing development can increase the
urban heat island effect, but this can be
offset with multiple tools, including plant-
ing trees and using light colored roofs and
pavement.

Developed areas tend to have higher tem-
peratures than their surroundings — this is
known as the “urban heat island effect.”
Urban areas tend to be hotter because they
have a greater density of buildings and
sidewalks that absorb and radiate heat,

as well as cars, industrial equipment, air
conditioning and other sources that gen-
erate excess heat. Cities can use reflective
surfaces and plant urban vegetation to cool
down and help reduce air conditioning de-
mand by up to one-fifth, achieving energy
savings and improving urban air quality
from reduced power plant emissions.'

Use of light-colored materials and reflective
coatings on roofs and in pavements is a
powerful tool to combat the urban heat is-
land effect. For instance, a light-colored roof
reduces cooling energy use, both directly

Light-colored rooftops reflect sunlight, which cools
down the city and lowers cooling energy needs.

Credit: John Panella via Shutterstock.
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within the building, since it absorbs less
sunlight, as well as indirectly in neighbor-
ing buildings, since the roof also radiates
less heat.”” One study focused on develop-
ment in Houston found that placing shade
trees near buildings and using light-colored
roofing and paving materials that reflect
sunlight could save $82 million on energy,
decrease peak power demand by 730 mega-
watts and cut carbon emissions by 170,000
tons, an amount equivalent to taking more
than 36,000 cars off the road.”® This simple
shift, which can be incorporated into rou-
tine re-roofing and resurfacing schedules,
can lead to significant reductions in energy
use and emissions.

Integrating nature into cities is key to cool-
ing them down, with tangible health ben-
efits for residents. Shade trees cool the air,
block sunlight before it reaches buildings
or pavements, shield streets from wind,
and filter the air. A 2019 study published in
the journal Ecosystems estimates that urban
trees provide heat-reduction services, in the
form of reduced health impacts and energy
consumption, worth between $5.3 billion
and $12.1 billion annually across the U.S."”
The Texas Trees Foundation found in its
2017 Dallas Urban Heat Island Effect report
that planting trees in the hottest areas with
high-density residential buildings reduced
heat-related deaths by more than 20 percent
by lowering the temperature.” City trees
are also a form of green stormwater infra-
structure (see page 31), intercepting rain in
their leaves and branches, and contributing
to flood mitigation and runoff control.?

Every year, Boulder’s 650,000 urban trees
sequester 18,709 tons of carbon; absorb 139
tons of air pollutants, including carbon
monoxide, nitrogen dioxide, ozone, sulfur
dioxide and particulate matter; and reduce
stormwater runoff volume by approxi-
mately 422 million gallons.?” Tree shade
reduces annual average cooling costs by





22 percent per household. Citywide, this
equates to an annual savings of 27 million
kWh, or $1.65 million.?® By focusing on in-
fill development, Boulder can grow without
cutting into this valuable resource. The City
of Boulder’s work to support its urban for-
est will be crucial to fighting the urban heat
island effect, and could be strengthened
with other tools like reflective or light-col-
ored roofing and pavements.

Reducing Local Flood Risks

Boulder has historically been a leader in
addressing stormwater management is-
sues. Among the action items identified

in the City’s Comprehensive Flood and
Stormwater Utility Master Plan is the need
to address the problem of impervious
cover, preserve natural areas and minimize
stormwater pollution from development.?*
Focusing on compact urban forms and
deterring regional sprawl can help limit the
total amount of impervious cover and frag-
mentation in watersheds, and minimize the

vulnerability of the watershed to surface
runoff and flash floods.*®

Although higher-density development
generates less stormwater runoff per hous-
ing unit than low-density development,
higher densities result in more runoff per
acre in the areas that are the focus of de-
velopment.?® In other words, while new,
low-density, suburban development has

a far greater impact at the regional level,
compact development can increase runoff
within city centers.?”

Retrofitting stormwater drainage systems in
existing urban areas and using low-impact
design principles in new development can
help maximize local infiltration and min-
imize stormwater runoff to waterways.**
Green and gray stormwater infrastruc-

ture and impervious cover limits can help
counter urban flooding.

Green stormwater infrastructure (GSI) uses
plants, soil, and natural drainage to capture
and cleanse rain where it falls.*” Rain gar-
dens, green roofs and permeable pavement
can remove pollutants from rain water and
let the water soak into the soil, evaporate
into the air, or be held temporarily for flood
detention.?'’ Rain harvesting systems can
collect and store water so that it can be used
later for landscape irrigation and other on-
site uses.”!!

GSI features are the “Swiss Army knives”
of stormwater management, since they can
produce multiple benefits:

* Pollution reduction: These features can
be especially successful in improving
water quality, because they can capture
and cleanse the first inch of stormwater
runoff, which contains the highest con-
centration of pollutants that have accu-
mulated on surfaces between rains.*?

* Erosion mitigation: These features can
reduce both the volume and speed of
runoff, which reduces the scouring effect
of stormwater on stream banks.*?

* Beautification: Since most features use
plants, they double as landscape ameni-
ties. For example, green roofs and park-
ing lot bioswales can introduce greenery
where there otherwise would be none.?*

* Economic benefit: Developers can often
save money with GSI, since using these
features may allow them to reduce the
size (and cost) of other stormwater
infrastructure such as drainage pipes
and detention ponds. This in turn may
sometimes allow more of the property to
be developed.**

* Flood mitigation: While these features
generally cannot trap enough runoff
to prevent the worst flooding, such as
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100-year floods, they can usually retain
enough water to reduce more frequent
and smaller floods.”

By collecting rainwater and helping it per-
colate through the soil, GSI systems help
replenish groundwater, trap between 45
and 99 percent of solid pollutants, capture
carbon dioxide, and beautify the urban
landscape. When combined with open
space preservation in flood-prone areas, GSI
practices can help protect floodplains, min-
imize flood hazard, and reduce property
damage.?"” Finally, GSI features can mitigate
any negative health effects, like mosquito
breeding in ponds, through thoughtful de-
sign, maintenance, and public health pro-
motion and awareness.*'®

Gray stormwater infrastructure refers to
conventional piped drainage, pumps, de-
tention ponds and water treatment systems.
Combining green and gray infrastructure
can also help lower the risk of urban floods.
The Blake Transit Oriented Development
(TOD) site at 38t Street and Walnut Street
in Denver, for example, incorporates green
infrastructure in the form of planter boxes,
tree boxes, permeable pavement and green
roofs to reduce runoff volume, combined
with underground detention storage to
meet peak flow requirements.*’

GSI features are being used in urban ar-
eas across Colorado, including in Boulder
and Denver. Rain gardens can be found at
the Colorado Supreme Court Building in
Denver, as well as the city’s River North
Taxi redevelopment and Highland Bridge
Lofts on Central St. between 15" and 16t
streets.”’ Permeable pavement is used at
various locations on the University of Colo-
rado Boulder campus. The Denver Botanic
Gardens and the cardiology building of the

Boulder Community Hospital both have
green roofs. And the Denver Green School,
in partnership with the Urban Drainage
and Flood Control District and the Water
Environment Research Foundation, has
experimented with rainwater harvesting
systems.*!

Impervious cover limits establish caps on
the percentage of an area devoted to imper-
vious cover, which limits flood risk. Cities
have used various policy mechanisms to
limit impervious surface cover. To prevent
these limits from halting beneficial compact
development, cities can include allowances
for more compact development if it inte-
grates GSI features.

e Grand Rapids, Michigan, waives storm-
water detention requirements for com-
pact developments that reduce impervi-
ous surface cover by 80 percent relative
to less-compact developments with the
same number of housing units.???

e Some places, including Boulder County,
use transferable development rights
(TDR) programs to divert development
pressures away from areas that commu-
nities wish to preserve. Through these
programs, developers buy development
rights from the owners of rural land in
areas designated by county authorities
for preservation. A perpetual conserva-
tion easement is placed on the property,
and the developers can then use their
development rights to build in areas
where development is desired.??

The city of Boulder and state of Colorado
already have programs and infrastructure
in place to mitigate the localized flood risks
of increased development, which could be
expanded.





| Policy Recommendations

BOULDER HAS TAKEN MEASURES to
limit sprawl within city limits, but it also
has many policies that limit compact de-
velopment. Many of these policies are
intended to maintain the look and char-
acter of historic neighborhoods, but have
unintended consequences. These include
encouraging developers to create the largest
and most expensive single-family homes
possible, reducing housing availability and
increasing costs significantly, and isolating
residential areas from commercial areas,
which encourages driving.

Most importantly, a lack of housing has
contributed to 60 percent of Boulder jobs
being held by people who live in surround-
ing communities and make long commutes
into Boulder each day in their personal
cars. This contributes to traffic in Boulder,
regional air pollution and global warming
emissions. Additionally, the development of
surrounding undeveloped land consumes
more land, water and energy, and generates
more air, water and global warming pollu-
tion than allowing more people to live in
Boulder would.

The High Mar apartment community for residents 55 years and older is an example of compact
development in Boulder. credit: Dennis Schroeder, National Renewable Energy Laboratory via Flickr, CC BY-NC-ND 2.0.

PAGE 33





PAGE 34

Compact, connected cities with mixed-use
neighborhoods that incorporate homes,

jobs and recreation opportunities are more
environmentally friendly than sprawling,
auto-dependent communities. Compact
commercial and residential development

— such as duplexes and low-rise apartment
buildings — can reduce energy use, limit
greenhouse gas emissions from buildings
and transportation, reduce land consump-
tion, improve regional air and water quality,
reduce flood risk and lower water consump-
tion relative to lower-density development.

Strategies are available to mitigate many of
the potential local impacts of compact devel-
opment, many of which are already in use
in Boulder. These include green stormwater
infrastructure, shade trees and measures

to promote walking, biking, transit, shared
transportation modes and electric vehicles.

Through thoughtful policies — many of
which Boulder already has in place — com-
pact development can increase quality of life
in the city. Compact development can en-
able more people to live close to transit, jobs
and recreational opportunities, enabling
them to walk and bike more and drive less.
Compact development can be pursued in
ways that help increase affordable housing
availability, preserve open space, decrease
vehicle traffic and connect the community.

In 2015, Boulder drafted A Toolkit of Hous-
ing Options that could increase housing in
the city, but has not implemented most of
those recommendations.?* Boulder should
use the following suggestions, which in-
clude many tools from that report, to create
a more compact and connected community
with a smaller environmental impact.

Update zoning to enable more compact,
mixed-use development and establish
density minimums — particularly along
transit corridors and near commercial
centers.

Every parcel of land in Boulder is zoned for
the type of development that can occur there
and how compact that development can be.
Over 56 percent of Boulder’s residential area
is reserved reserved for detached single-fam-
ily homes at low densities.?® Some estimate
that about 80 percent of Boulder’s residential
area is effectively limited to single-family
homes due to additional policies and prac-
tices.?® Boulder should update its zoning
districts to encourage infill development,
particularly along transit corridors, as studies
show that most people will walk five to ten
minutes or a quarter of a mile to bus stops.”*
Boulder should also allow for more housing
and commercial development in commercial
and industrial-zoned areas to create mixed-
use neighborhoods where residents can
walk and bike to their destinations. Boulder
should increase the allowed housing density
in residential areas — for example by allowing
duplexes, triplexes and four-plexes by right
as the state of Oregon recently adopted.?”’
The city should also establish density min-
imums for new developments. All of these
changes will help focus new growth where
residents can live within walking distance of
local destinations and transit stops.

Boulder can change the zoning of the entire
city during the next Boulder Valley Compre-
hensive Plan (BVCP) Major Update, which
occurs every five years with the next sched-
uled for 2020. Alternatively, specific areas
can be re-zoned through an area planning
process, which can occur at any time.??





Encourage accessory dwelling units (ADUs).

ADU s are additional housing units within
existing homes or on the same property,
such as basement, attic, above-garage or
detached guest house apartments. ADUs are
a great option to increase housing density in
existing residential areas without the need
for much, if any, new construction. Rented
ADUs can also provide a source of income
for households — as well as assistance for
aging households, which is an important
opportunity in Boulder, which has a large
aging population. Boulder limits the cre-
ation of ADUs in several ways (see page

11). Boulder should eliminate all of these
barriers to creating ADUs. In 2019, Seattle
passed the most progressive ADU policy in
the U.S., which will allow the construction of
ADUs on three-quarters of Seattle’s single-
family zoned area. The new policy includes
an allowance for up to two ADUs on each
property and a resolution to remove parking
requirements for new ADUs. It also includes
a size limit on new single-family homes.?*

Increase or eliminate occupancy limits.

Boulder limits the number of unrelated peo-
ple who can live together in one household
to three people in low-density residential
areas and four people in medium-to-high
density areas.”® Boulder should increase or
eliminate these limits to add new housing
in currently unoccupied bedrooms without
building any new structures.

Lower or eliminate parking requirements
or institute parking maximums instead of
parking minimums, and implement re-
forms to better manage parking in Boulder.

Boulder requires housing units to have

a certain number of off-street parking
spaces, which varies by zoning district and
the number of bedrooms or occupants in

multi-unit homes. The city of Boulder also
requires businesses and other institutions

to provide a certain amount of parking.?*!
These parking requirements can drive up
the cost of new construction, especially in
redevelopment areas where land costs are
high, and can make it more difficult to build
multi-unit buildings.?? Boulder should
reduce or eliminate parking requirements,
consider instituting parking maximums and
use the freed-up parking lots for infill de-
velopment where feasible. Boulder should
also implement the parking principles from
its Access Management and Parking Strat-
egy (AMPS) (see page 14).2

Exempt compact housing developments
from the residential growth cap.

Boulder’s Residential Growth Management
System (RGMS) limits residential growth to
1 percent per year, but exempts certain types
of housing, including permanently afford-
able housing and mixed-use developments
that include both housing, stores and other
uses. Boulder should also exempt compact
housing development from the growth cap,
raise the cap or eliminate it entirely.

Raise building height limits.

In 1971, Boulder adopted a 55-foot height
limit for all buildings and structures in the
city. In the last few years the city council
has imposed a moratorium on buildings
over 35 to 40 feet in most of the city, effec-
tively lowering the height limit. Boulder
should lift this moratorium and consider
raising the 55-foot height limit for residen-
tial development in strategic locations, such
as nearby transit corridors and commercial
centers, particularly in the areas east of Fol-
som Street. The city should also revise the
zoning code to automatically approve resi-
dential buildings above 35 feet but below 55
feet in height.
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Streamline the building permitting process.

Boulder should reduce or waive fees and re-
vise the review process for building projects
that increase beneficial housing density — for
example, housing projects that are afford-
able and near transit or commercial centers.

Remove incentives to build large, expen-
sive homes.

Boulder requires each housing unit to be
built on a lot of a certain size with a cer-
tain amount of open space. Because these
requirements apply to each housing unit,
rather than the floor area of the building,
multi-unit buildings require larger lot sizes
and more open space than single-family
homes. This encourages developers to build
large, expensive single-family homes rather
than multi-unit buildings.?** Boulder should
reduce or eliminate the minimum lot size
and open space requirements and/or have
them apply to the floor area of residential
buildings rather than the number of units to
solve this issue.

To ensure that new development does not in-
crease local vehicle traffic, Boulder should also:

Increase Boulder’s TDM programs and
implement a TDM ordinance for new de-
velopments to reduce vehicle travel.

Boulder should expand its TDM programs
like the EcoPass, carshare, and bikeshare
programs, which encourage residents and
employees to get around by means other
than driving. The city should also establish
a TDM ordinance for new developments
that includes a target for how many vehicle
trips a new development can add during
peak-hour travel periods. The city should
also encourage developers to partner with
the city’s Transportation Division to im-
plement a full suite of TDM programs
designed to reduce car travel and promote
more sustainable modes of transportation.

Integrate land-use and transportation planning,

The city’s ability to reduce greenhouse gas
emissions from the transportation sector

is highly dependent on where and how it
decides to grow, so compact development
should be formally adopted as one of Boul-
der’s key climate strategies. Land-use and
transportation are inextricably linked and
therefore all major planning processes and de-
cisions should be developed collaboratively.

Support regional transit expansion.

To reduce inbound commuter vehicle travel
while Boulder increases housing availabil-
ity, and to accommodate those who choose
to continue to live outside of the city and
work in Boulder, the city should support
expansion of RTD to serve a larger area more
frequently. This will require collaboration be-
tween RTD, Colorado Department of Trans-
portation (CDOT), Denver Regional Council
of Governments (DRCOG) and others.

By taking the steps outlined above, Boul-
der can encourage the creation of compact
neighborhoods where homes, jobs and
recreational opportunities coexist, connected
by a transportation system that enables and
encourages walking, biking, transit, shared
modes of transportation and electric vehi-
cles. By prioritizing infill development and
maximizing the housing potential of exist-
ing buildings, Boulder can increase density
while preserving open spaces. These changes
can create a more vibrant and connected
community, with more affordable housing
options — allowing more of Boulder’s work-
force to live within the city. These changes
would reduce overall land consumption, air
and water pollution, flood risk, water con-
sumption, energy use and greenhouse gas
emissions — both from transportation and
building construction and use in the region.

Compact development is the right choice for
Boulder, the region and the environment.





| Notes

1 City of Boulder, Boulder’s Climate Commit-
ment, May 2017, archived at http:/ /web.archive.
org/web/20190626230810/ https:/ / www-static.
bouldercolorado.gov/docs/City_of_Boulder_Cli-
mate_Commitment_5.9.2017-1-201705091634.
pdf?_ga=2.2208432.1231615852.1561343994-
481371527.1557793878.

2 Land areas of zoning districts: City
of Boulder, Zoning, CSV file, downloaded 24
June 2019, archived at http:/ /web.archive.org/
web/20170514105335 / https: / /bouldercolorado.
gov/open-data/boulder-zoning /; Residential -
Rural 1, Residential - Rural 2, Residential - Estate,

and Residential - Low 1 zoning districts are reserved

for “Single-family detached residential dwelling
units at low to very low residential densities”: City
of Boulder, Municipal Code, Title 9 — Land Use Code,
Chapter 5 — Modular Zone System, Section 2 — Zoning
Districts, accessed 8 July 2019, archived at http:/ /
web.archive.org/web/20190708142710/ https:/ /
library.municode.com/co/boulder/codes / munici-
pal_code?nodeld=TIT9LAUSCO_CH5MOZOSY.

3  City of Boulder, Community Profile, 2019.

4  Nonresident employees commute 28.68
miles roundtrip to Boulder each day on average:
Data provided by Chris Hagelin, Senior Transpor-
tation Planner, City of Boulder, personal commu-
nication, June 2019; 77 percent: City of Boulder,
2017 Boulder Valley Employee Transportation Survey
Report of Results, May 2018, archived at http:/ /
web.archive.org/web/20190708162745 / https:/ /
www-static.bouldercolorado.gov/docs/BVES_Re-
port_2018-05-02_rkr_no_links-1-201901071058.pdf.

5  Up to 49,214 nonresidents commute
into Boulder in single-occupant vehicles - Boul-
der has 106,524 jobs and 60 percent are held by
nonresidents: See note 3; 77 percent of Boul-
der in-commuters are in single-occupant vehi-
cles: City of Boulder, 2017 Boulder Valley Em-
ployee Transportation Survey Report of Results,
May 2018, archived at http:/ / web.archive.org/
web /20190708162745 / https:/ / www-static.boul-
dercolorado.gov/docs/BVES_Report_2018-05-02_
rkr_no_links-1-201901071058.pdf; Approximately
49,000 vehicles enter Boulder between 6 and 10
AM: City of Boulder, Public Works Department
Division of Transportation, The 2018 Transporta-

tion Report on Progress, 2018, archived at http:/ /
web.archive.org/web/20190529201154 / https:/ /
www-static.bouldercolorado.gov/docs/2018_Re-
port_on_Progress_Draft_16-1-201802011349.
pdf?_ga=2.200716909.2116566227.1558638967-
481371527.1557793878.

6  Figures and Sources — Boulder has 106,524
jobs: U.S. Department of Labor, Bureau of Labor
Statistics, Quarterly Census Employment and
Wages, 2017; 60 percent of jobs in Boulder are held
by people who live outside of the city: See note 3;

47 percent of Boulder residents commute in single
occupant vehicles (SOV) driving 8.8 miles roundtrip
on average, and 5 percent commute in multiple oc-
cupant vehicles (MOV) driving 3.5 miles roundtrip
per person on average. 77 percent of nonresidents
commute to Boulder in SOVs, 35.8 miles roundtrip
on average, and 6 percent commute in MOVs, 12.52
miles roundtrip per person on average. All data:
Chris Hagelin, Senior Transportation Planner, City
of Boulder, personal communication, 4 June 2019.
We estimate that Boulder workers work 160 days
per year on average. This is based on the number of
weeks worked per year and hours worked per week
by Boulder residents, which may differ from nonres-
idents commuting to Boulder: U.S. Census Bureau,
American Community Survey, Table 52303: Work
Status in the Past 12 Months, Five-year Estimates,
2013-2017. Calculations — 106,524 jobs * 60 percent
held by nonresidents = 63,914 jobs held by nonresi-
dents. Because some people hold multiple jobs, the
number of inbound commuters may be smaller than
the number of jobs held by nonresidents. Calcula-
tions therefore represent the maximum possibilities.
Total nonresident vehicle miles travelled (VMT) per
year: (63,914 inbound commuters * 35.8 SOV miles *
77% SOV * 160 work days/year) + (63,914 inbound
commuters * 12.52 MOV miles * 6% MOV * 160 work
days/year) = 289,578,431 miles. Total VMT per year
if all nonresident workers lived in Boulder: (63,914
commuters * 8.8 SOV miles * 47% SOV * 160 work
days/year) + (63,914 commuters * 3.5 MOV miles *
5% MOV * 160 work days/year) = 44,085,321 miles.
Difference: 289,578,431 miles — 44,085,321 miles =
245,493,110 miles.
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7 Figures and Sources — Average passenger
vehicles emit 404 grams of carbon dioxide per mile:
U.S. Environmental Protection Agency, Green Vehi-
cle Guide, Greenhouse Gas Emissions from a Typical
Passenger Vehicle, accessed 1 June 2019, archived
at http:/ /web.archive.org/web/20190522000719/
https:/ /www.epa.gov/greenvehicles/ green-
house-gas-emissions-typical-passenger-vehicle;
21,000 cars: U.S. Environmental Protection Agency,
Greenhouse Gas Equivalencies Calculator, avail-
able at https:/ /www.epa.gov/energy / green-
house-gas-equivalencies-calculator. Calculation —
245,493,110 miles * 404 g CO2/mile = 99,179,216,440
g CO2 / 1,000,000 g CO2/metric ton = 99,179 metric
tons CO2.

8  Boulder County emissions: Gabriele Pfister
et al., National Center for Atmospheric Research
(NCAR) and Atmospheric Chemistry Observations
and Modeling Laboratory (ACOM), Process-Based
and Regional Source Impact Analysis for FRAPPE and
DISCOVER-AQ 2014, 31 July 2017, available at
https:/ /www.colorado.gov /airquality / tech_doc_re-
pository.aspx?action=openéefile=FRAPPE-NCAR_Fi-
nal_Report_July2017.pdf; Ozone formation: U.S. En-
vironmental Protection Agency, Ground-Level Ozone
Basics, accessed 5 June 2019, archived at http:/ / web.
archive.org/web/20190604153024 / https:/ / www.
epa.gov/ground-level-ozone-pollution/ ground-
level-ozone-basics.

9  Figures and Sources — 63,914 Boulder jobs
are held by nonresidents. Because some people hold
multiple jobs, the number of inbound commut-
ers may be smaller than the number of jobs held
by nonresidents. Calculations therefore represent
the maximum possibilities: See note 6; 77 percent
of Boulder inbound commuters and 47 percent of
resident commuters are in single occupant vehicles
(SOV): City of Boulder, 2017 Boulder Valley Em-
ployee Transportation Survey Report of Results,
May 2018, archived at http:/ /web.archive.org/
web /20190708162745 / https: / / www-static.boulder-
colorado.gov/docs/BVES_Report_2018-05-02_rkr_
no_links-1-201901071058.pdf. Calculations — One-
third of nonresident workers: 63,914 nonresident
workers / 3 = 21,305 nonresident workers. One-third
of nonresident commuters in SOV: 21,305 workers *
77% SOV = 16,405 workers in SOV. Number of SOV's
if those workers lived in Boulder: 21,305 workers
*47% SOV = 10,013 workers in SOV. Difference:
16,405 SOV - 10,013 SOV = 6,392 fewer SOV.

10  Figures and Sources — Nonresident com-
muters collectively drive 245,493,110 miles more per
year than if they were Boulder residents: See note
6; This results in 99,179 metric tons of additional
CO2 emissions, equivalent to the annual emissions
of over 21,000 cars: See note 7. Calculations — If
one-third of nonresident workers moved to Boul-
der: 245,493,110 miles / 3 = 81,831,037 miles. 99,179
metric tons CO2 / 3 = 33,060 metric tons CO2. 21,000
cars / 3 =7,000 cars.

11 Figure and Source — Boulder aims to reduce
greenhouse gas emissions from transportation by
305,000 metric tons of carbon dioxide equivalent by
2050: See note 1. Calculation — 33,060 metric tons
CO2 / 305,000 metric tons CO2 = 10.8%.

12 National Research Center Inc. for the
City of Boulder Transportation Division, Modal
Shift in the Boulder Valley 1990 to 2018, Fig-
ure 62, January 2019, archived at http:/ / web.
archive.org/web/20190705220438 / https:/ /
www-static.bouldercolorado.gov/docs/Boul-
der_Modal_Shift_1990-2018_Report-1-201907010932.
pdf?_ga=2.264382287.1385049506.1562186009-
481371527.1557793878.

13 Dwelling units per acre in Boulder
neighborhoods: City of Boulder, Boulder Val-
ley Comprehensive Plan, Existing Land Use Maps,
accessed 7 July 2019, archived at http:/ / web.
archive.org/web/20190707164550/ https:/ /
www-static.bouldercolorado.gov/docs/ draft-
existing-land-use-maps-bvcp-1-201506051603.
pdf?_ga=2.96977375.1160472323.1559584217-
481371527.1557793878; 7 dwelling units per acre sup-
port intermediate transit service: Victoria Transport
Policy Institute, Transit Oriented Development, Using
Public Transit to Create More Accessible and Livable
Neighborhoods, updated 21 March 2019, archived
at http:/ /web.archive.org/web/20190507213918 /
http:/ /www.vtpi.org/tdm /tdm45.htm.

14  City of Boulder, Public Works Department
Division of Transportation, The 2018 Transporta-
tion Report on Progress, 2018, archived at http:/ /
web.archive.org/web/20190529201154 / https:/ /
www-static.bouldercolorado.gov/docs/2018_Re-
port_on_Progress_Draft_16-1-201802011349.
pdf?_ga=2.200716909.2116566227.1558638967-
481371527.1557793878.

15 Puget Sound Regional Council, Tran-
sit-Supportive Densities and Land Uses, Febru-
ary 2015, archived at http:/ /web.archive.org/
web/20190520113917 / https: / / www.psrc.org/ sites /
default/files/ tsdluguidancepaper.pdf.
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Colorado) for many years, have had the same question, as do all of the 7 other nearest
neighborsto us. One of our neighbors, Bob Serafin, the former Director of NCAR, bought a
larger property with an older very small singlelevel homeright on Valmont. He built alarger
home behind that one, and Boulder County literally made him sledge hammer all the
plumbing and fixtures in the original home, so that he wouldn't have an ADU. To thisday, he
has no idea why the County required that. It seemed incredibly absurd to him, to destroy a
perfectly usable housing structure. Now it sits empty. Again, there was never an explanation
given.

Finally, I know of several homeowners, who will remain unnamed for fear of reprisal, that
violate County zoning restrictions and have secretly built ADU's and rent them out on the side.
The folks | know who do this, are respected and contributors to our community. One of these
isextremely well respected in certain circles. They seem to do this for various reasons like:

-Having housing for farm support (yes | know thereis existing code, but it is quite restrictive
and it isnot | who made this choice);

-Providing housing to a friend or family member in need who can't afford higher rent, but
needsto stay in the areg;

-And to bring in additional income to simply make ends meet.

What | see happening, isthat this policy is making good hearted community members, who
positively contribute to our County, choose, for various reasonable reasons, to break the law.
They are breaking the law, for good reasons; but they are still breaking the law. From my
perspective, it is the County government that should be ashamed for having this policy, not
these folks for violating it.

Can you explain to me the reasoning for the existing policy on ADU's and long-term rental s?
| understand concerns about rapid growth, but with like 30,000 people a month moving to
Colorado, but shutting down growth when our County has a surplus of jobs, is creating
enormous other problems. | do not think I, or other unincorporated homeowners should be
allowed to put up apartment buildings. But why not asingle ADU for long-term rental ?

Please help me understand this policy, and if you agree, tell me what | can do to help change
the policy. | would love to have my mind changed about this; discovering of my own
ignorance. But please remember, that in my experience, | am in the majority in terms of this
ignorance. | do not know asingle person that understands the purpose of the existing County
restrictions on ADU Long-Term Rentals

Thank you.
Very Sincerely,
Alexander "Sandy" Brown

7929 Vamont Rd.
Boulder
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From: Bruce Drogsvold

To: Wiseman, Christy
Subject: Re: Boulder County Short-Term Rental Survey
Date: Monday, November 4, 2019 1:42:35 PM

Thank you Christy,

I look forward to participating in the process.

There are many examples of STR regulations around the US,

Some god, others not good.

City of Bouldrr did a pretty good job.

Hopefully Boulder County will come up with fair and reasonable rules too.
Bruce

Bruce Drogsvold
303-579-1627

From: Wiseman, Christy <cwiseman@bouldercounty.org>
Sent: Monday, November 4, 2019 12:56:53 PM

To: Bruce Drogsvold <bruced@wkre.com>

Subject: Boulder County Short-Term Rental Survey

Hello Bruce,

Thank you for calling the Land Use Department today. Here is the webpage for the short-term rental
Land Use Code update: https://www.bouldercounty.org/property-and-land/land-use/planning/land-
use-code-update/dc-19-0005/ I've attached the county’s existing short-term rental regulations as
well as the full survey PDF.

The survey will remain open until November 22, 2019. After that, staff will begin analyzing the
survey results and begin drafting various regulatory options. With every Land Use Code update, we
aim to integrate public comment and involvement at every step of the process: during initial
outreach (with the survey), through public meetings, with an external referral of the draft language,
at the Planning Commission public hearing, and at the eventual Board of County Commissioners
public hearing.

Please let me know if you have further questions or comments about this Land Use Code update.
Have a great day,

Christy Wiseman | Long Range Planner |
Pronouns: she/her/hers

Boulder County Land Use Department
720-564-2623

cwiseman@bouldercounty.org

https://www.bouldercounty.org/departments/land-use

D43


mailto:bruced@wkre.com
mailto:cwiseman@bouldercounty.org
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.bouldercounty.org_property-2Dand-2Dland_land-2Duse_planning_land-2Duse-2Dcode-2Dupdate_dc-2D19-2D0005_&d=DwMF-g&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=5vfAo7f9k-IeA_hCJiIC5A&m=FYYt-rrSuDMaI6XE9wCc353_uHI4zkKxj8IwCBqWEw8&s=eH9ZZjgLwIRKeIP124UH-Q-h_64-z79GaG5J832Zw0Y&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.bouldercounty.org_property-2Dand-2Dland_land-2Duse_planning_land-2Duse-2Dcode-2Dupdate_dc-2D19-2D0005_&d=DwQF-g&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=5vfAo7f9k-IeA_hCJiIC5A&m=FYYt-rrSuDMaI6XE9wCc353_uHI4zkKxj8IwCBqWEw8&s=eH9ZZjgLwIRKeIP124UH-Q-h_64-z79GaG5J832Zw0Y&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.bouldercounty.org_property-2Dand-2Dland_land-2Duse_planning_land-2Duse-2Dcode-2Dupdate_dc-2D19-2D0005_&d=DwQF-g&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=5vfAo7f9k-IeA_hCJiIC5A&m=FYYt-rrSuDMaI6XE9wCc353_uHI4zkKxj8IwCBqWEw8&s=eH9ZZjgLwIRKeIP124UH-Q-h_64-z79GaG5J832Zw0Y&e=
mailto:cwiseman@bouldercounty.org
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.bouldercounty.org_departments_land-2Duse_&d=DwQF-g&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=5vfAo7f9k-IeA_hCJiIC5A&m=FYYt-rrSuDMaI6XE9wCc353_uHI4zkKxj8IwCBqWEw8&s=bGUuz_yzPkwMjuny4OEzhZF5PwkGdZeB5pGbUulF8Js&e=

From: Wiseman, Christy

To: Bruce Drogsvold

Subject: RE: Boulder County Short-Term Rental Survey
Date: Thursday, December 12, 2019 10:54:00 AM

Good Morning Bruce,

To answer your questions:

1.

| didn’t hear of any other issues with the online survey glitching or stopping people after a
certain question. That’s not to say it couldn’t have occurred for someone else, but no one
reached out to our office about it.

Though the online short-term rental survey was originally planned to be open through
November 22, we decided to keep it open longer due to a high volume of responses late in
that week and various days of county office closure for weather. The survey was closed on the
morning of December 2 and we are just now diving into the results. We received over 1,500
responses, so it’s quite a lot of data. It will take us a few weeks to get through everything; |
anticipate we will post survey results in January.

There isn’t a rigid timeline for this Land Use Code update. After we process the survey results
we will conduct various public outreach efforts to share the survey results and to present
potential regulatory options. | anticipate that this Code update will go before Planning
Commission at a public hearing in the spring or early summer of 2020, but it’s difficult to say
exactly when. We work on multiple updates to our Land Use Code and Comprehensive Plan
simultaneously so they tend to be several-months-long to year-long processes.

Please let me know if you have any further questions. Though the survey is closed, you (or anyone) is
welcome to submit comments about the Code update over email as the process continues. You can
also sign up to receive emails about Land Use Code updates, including notices of public meetings
and hearings by clicking on the orange “Subscribe” button on the project webpage:
https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code-update/dc-19-

0005/

Best,

Christy Wiseman | Long Range Planner |
Pronouns: she/her/hers

Boulder County Land Use Department
720-564-2623

cwiseman@bouldercounty.org

https:

www.bouldercounty.org/departments/land-use

From: Bruce Drogsvold <bruced@wkre.com>

Sent: Thursday, December 12, 2019 10:22 AM

To: Wiseman, Christy <cwiseman@bouldercounty.org>
Subject: RE: Boulder County Short-Term Rental Survey

Good morning Christy,
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| am following up from Nov. 4" when you sent me this link to the survey questions. | was busy filling
out the link to the survey and it stopped me at question 13...it wouldn’t let me answer the question
and when | tried to continue it wouldn’t let me send the survey back to you with, at least, my
answers to the first 12 questions. | finally gave up so my voice was not heard.
| am wondering a couple things:
1. Did you have any other respondents that got stuck on question 13 or were unable to finish
the survey?
2. Where is the process at this time? | hope to be a part of the process and | want to understand
the timelines, when the public will be asked for their input, and all that stuff.
3. Please send me any sort of itinerary that you have...I'd greatly appreciate it.
Thank you,

Bruce Drogsvold
303-579-1627

From: Wiseman, Christy <cwiseman@bouldercounty.org>
Sent: Monday, November 4, 2019 12:57 PM

To: Bruce Drogsvold <bruced@wkre.com>
Subject: Boulder County Short-Term Rental Survey

Hello Bruce,

Thank you for calling the Land Use Department today. Here is the webpage for the short-term rental
Land Use Code update: https://www.bouldercounty.org/property-and-land/land-use/planning/land-
use-code-update/dc-19-0005/ I've attached the county’s existing short-term rental regulations as
well as the full survey PDF.

The survey will remain open until November 22, 2019. After that, staff will begin analyzing the
survey results and begin drafting various regulatory options. With every Land Use Code update, we
aim to integrate public comment and involvement at every step of the process: during initial
outreach (with the survey), through public meetings, with an external referral of the draft language,
at the Planning Commission public hearing, and at the eventual Board of County Commissioners
public hearing.

Please let me know if you have further questions or comments about this Land Use Code update.
Have a great day,

Christy Wiseman | Long Range Planner |
Pronouns: she/her/hers

Boulder County Land Use Department
720-564-2623

cwiseman@bouldercounty.org

https://www.bouldercounty.org/departments/land-use
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From: Maura Christoph

To: Rodenburg, Jasmine

Cc: Ott, Jean; Weeks. Scott

Subject: Re: Larimer County short term rental Fees. Please note more reasonable than what Boulder County is
considering. Same tourist population as Western Boulder County.

Date: Tuesday, September 1, 2020 2:10:47 PM

Hi Jasmine, Raini and Scott,

Thank you for the reply and | have another question.

After reading through all the PDF descriptions | did not see anything included that would state
if aproperty owner has aready gone through the whole LISU and LUW process

And that property , such as mine last summer ....L UW-19-0007

“ passed all the tests’ to be completely to code, Wildfire partnered certified, building inspector
inspected, in the positive interest of the neighborhood, plenty of parking, no event , etc etc
etc....that the Property does NOT have to go through the whole process again.

Onthe“ cal with aplanner” last July | believe, acall which

Jean, Jasmine, Molly and Scott were on with me | asked that question.

Scott in that call verbaly said “ no | don’'t believe you' d have to go through the LISU again
unless you planned to change something”

| have no intentions of changing anything for which | was prior approved yet | feel | need the
reassurance in writing from County planners.

And it would be helpful to have that covered in the full PDF document.

| hope this makes sense.

Thank you

Maura Christoph

Sent from my iPad

On Sep 1, 2020, at 9:22 AM, Rodenburg, Jasmine
<jrodenburg@boul dercounty.org> wrote:

Good Morning, Maura —

Thank you for submitting your thoughts on the draft Short-Term Rental and Bed &
Breakfast code language and Licensing Ordinance. | appreciate your continued
involvement in this process.

| will look through the links you have submitted in this email and your separate emails.
Kindly,

Jasmine

Jasmine Rodenburg

Senior Planner — Qil/Gas and Environmental Policy
Boulder County Community Planning & Permitting Department (formerly Land Use and
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Transportation) — We've become a new department!
Direct: 303-441-1735
Main: 303-441-3930

www.bouldercounty.org

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County
Community Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED
to the public until further notice. We will continue to operate remotely, including the
online acceptance of building permits and planning applications. Please visit our
webpage at www.boco.org/cpp for more detailed information and contact emails for

groups in our department. You may also leave a message on our main line at 303-441-
3930 and the appropriate team member will return your call. Thank you for your
adaptability and understanding in this extraordinary time!

From: Maura Christoph <mautoph@aol.com>

Sent: Saturday, August 29, 2020 11:59 AM

To: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>; Ott, Jean
<jott@bouldercounty.org>; Weeks, Scott <sweeks@bouldercounty.org>

Subject: Larimer County short term rental Fees. Please note more reasonable than
what Boulder County is considering. Same tourist population as Western Boulder
County.

https://www.coloradoan.com/story/news/2019/08/30/short-term-rental-owners-face-

new-300-fee-unincorporated-larimer-county/2131471001/

Shared via the Google app

Sent from my iPad
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From: JANET

To: Wiseman, Christy

Subject: Re: Online Survey for Short-Term Rentals in Unincorporated Boulder County - Please Complete Survey by
November 22, 2019

Date: Monday, October 28, 2019 8:46:56 PM

Hi,

| did the survey but the last few questions | could not add comments. Basically | am opposed to short term rentalsin
small towns such as Eldorado Springs, the impact istoo great. If a homeowner does not have close neighbors | can
see how they may be ok but not in the densely estate residential town of Eldorado Springs.

Thanks,

Janet

> On Oct 28, 2019, at 5:07 PM, Wiseman, Christy <cwiseman@bouldercounty.org> wrote:
>
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From: Deborah Denser

To: Rounds, Jesse; Wiseman, Christy; Case, Dale
Subject: RE: Questions regarding Lake Valley Estates
Date: Wednesday, October 30, 2019 9:53:58 AM

By the way, | noticed on your requirements/information nothing is mentioned regarding the new
Colorado State Tax Law requiring sales tax on all rentals unless written agreement for permanent
residence for at least 30 consecutive days.
Part 2: Taxable Sales

7 Revised June 2019

Rooms and accommodations
Colorado imposes sales tax on the entire amount charged for rooms and accommodations. The tax applies to any
charge paid for the use, possession, or the right to use or possess any roomin a hotel, apartment hotel, lodging
house, motor hotel, guesthouse, guest ranch, trailer coach, or mobile home and to any space in any camp ground,
auto camp, or trailer court and park, under any concession, permit, right of access, license to use, or other
agreement, or otherwise. Sales of rooms and accommodations may be exempt when made to a permanent resident
who entersinto a written agreement for occupancy for a period of at least 30 consecutive days

https://www.colorado.gov/pacific/sites/default/files/Colorado%20Sales%20Tax%20Guide. pdf

Thanks,
Deborah Bates-Denser

From: Deborah Denser [mailto:dbdenser@comcast.net]

Sent: Wednesday, October 30, 2019 9:01 AM

To: 'Rounds, Jesse' <jrounds@bouldercounty.org>; 'Wiseman, Christy"
<cwiseman@bouldercounty.org>; 'dcase@bouldercounty.org' <dcase@bouldercounty.org>
Subject: Questions regarding Lake Valley Estates

Good Morning,

I have some questions regarding the process of the permits/license/hearing for lodging houses in neighborhood. |
want to make sure | have the correct information.
S0 here goes:

If the hearing isin favor of 6366 Fairways owner Carolyn Eberle:

What would be the zoning on that property? What is the duration?

Snce our HOA is still voting on STRs (lodging houses) if we vote no what are our rightsif the property already has
the permit/license?

What happens with the extra cost to our common areas (tennis courts, lake and park) because of the high traffic
use?

What is the concern for fires, especially since we are surrounded by open space? This already happened to an STR
in New Orleans, LA.

Does this open the gateway for more STRs in the neighborhood?

What about investors buying properties just for this purpose, we have a destination spot (open space- trails, private
lake, tennis courts, parks), as per Airbnb we already have one property used just for that. 4066 Niblick Dr.

Will our neighborhood eventually be rezoned, since about 8-10 homes want to become STRs (lodging houses),
which the new Colorado Sate Tax Lax has stated that they are commercial/business and have to pay sales tax?
Will Boulder County use the verbiage Lodging Houses instead of Short Term Rentals to be consistent with Colorado
Sate Law, especially since Boulder County does not participate in Home Rule Tax? It may be confusing for the
average person.

If the hearing is not in favor of 6366 Fairways owner Carolyn Eberle:
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What actions, if any does Boulder County enforce?
What if they ignore the results?

What can our neighborhood do, if your ruling isignored and they have “ friends” coming and

going? (But are actual paying Guests) This property has been advertised on NextDoor neighbor and
other unregulated sites.

Sorry for all the questions, however I’ m getting conflicting information. Everyone has their own
inter pretation.

Thank you,

Deborah Bates-Denser
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From: Wiseman, Christy

To: Serene Karplus

Subject: RE: Short Term Rental Survey

Date: Monday, December 30, 2019 12:48:00 PM
Attachments: Boulder County Existina STR Requlations.pdf

Hello Serene,

Thank you for your comment about the short-term rental Land Use Code update. I've attached the
county’s existing short-term rental regulations for your information. Regarding the online survey, we
tried to distribute it as widely as possible; the survey was posted online, was emailed to the Land
Use Code update email list, and was featured in multiple local newspapers (e.g., Daily Camera,
Mountain-Ear, Left Hand Valley Courier). Unfortunately we do not have the resources to ensure
every unincorporated county resident received a notice about the survey.

The online short-term rental survey was originally planned to be open through November 22.
However, we decided to keep it open longer due to a high volume of responses late in that week and
various days of county office closure for weather. The survey was closed on the morning of
December 2 and we are in the process of analyzing the results. We received over 1,500 responses,
so it’s quite a lot of data. | anticipate we will post survey results in January.

Though the survey is closed, we encourage you to submit comments about the Code update over
email as the process continues. Survey data is just one component of public input that will help
inform updated regulations. With every Land Use Code update, we aim to integrate public comment
and involvement at every step of the process: during initial outreach (with the survey), through
public meetings (to be scheduled), with an external referral of draft language, at the Planning
Commission public hearing, and at the eventual Board of County Commissioners public hearing.
There isn’t a rigid timeline for this Land Use Code update. After we process the survey results we will
conduct various public outreach efforts to share the survey results and to present potential
regulatory options. | anticipate that this Code update will go before Planning Commission at a public
hearing in the spring or early summer of 2020, but it’s difficult to say exactly when.

You can also sign up to receive emails about Land Use Code updates, including notices of public
meetings and hearings by clicking on the orange “Subscribe” button on the project webpage:
https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code-update/dc-19-
0005/ Please let me know if you have further questions or comments about this Land Use Code
update.

Have a great day,

Christy Wiseman | Long Range Planner |
Pronouns: she/her/hers

Boulder County Land Use Department
720-564-2623

cwiseman@bouldercounty.org

https://www.bouldercounty.org/departments/land-use
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Article 4 - 4-507 Lodging Uses

E. Short-term Dwelling Rentals

1. Definition: A dwelling that is rented in durations of less than 30 days. This includes dwellings rented out
by individual owners and dwellings rented out on behalf of an owner by a property management group.
Dwellings rented on a month-to-month or longer basis shall not be considered as part of this use but rather
part of the otherwise applicable dwelling use.

2. Districts Permitted:

a. Byrightin all districts if rented between one and 14 nights per year, with no additional use restrictions
under this Article 4-507(E).

b. Byrightin A, F, H, MI, T, B, C, and ED if rented between 15 and 45 nights per year, provided the Additional
Provisions (Article 4-507(E)(6)) are met.

c. By Limited Impact Special Review in RR, ER, SR, MF, MH, LI, and Gl if rented 15 or more nights per year,
provided the Additional Provisions (Article 4-507(E)(6)) and the special use criteria in Article 4-601 of this
Code are met.

d. By Limited Impact Special Review in A, F, H, MI, T, B, and C if rented 46 or more nights per year, provided
the Additional Provisions (Article 4-507(E)(6)) and the special use criteria in Article 4-601 of this Code are
met.

3. Parking Requirements: One space per bedroom
4. Loading Requirements: None
5. Additional Provisions For All Short-Term Dwelling Rentals:

a. Historic accessory dwelling units are eligible for short-term dwelling rental use. Family care and agricultural
accessory dwelling units are not eligible for this use.

6. Additional Provisions For Rentals of 15 Nights or More Per Year:

a. Short-term dwelling rentals subject to these Additional Provisions as specified above, must meet the
following standards:

(i) Owners must complete a short-term dwelling rental registration form and submit it to the Land Use
Department where the registration form shall be available for public review. The registration form
will include the address of the rental unit, the number of bedrooms in the house, the owner’s name,
address, and phone number, and the name and phone number of a property manager, if applicable.

(i) Dwellings must have an on-site wastewater system recognized and approved by Boulder County
Public Health according to their applicable regulations. Existing systems do not need to be repaired
or replaced unless required by Boulder County Public Health.

(iii) Dwellings must have been constructed under a valid building permit and received final inspection
approval and meet applicable Building Code requirements as required when the dwelling was
constructed or when upgrades to the structure subject to a building permit were made. Structures
built before building permit requirements were imposed shall be structurally sound, with any
plumbing, electrical, and heating and cooling systems in a good state of repair.

(iv) The parcel on which the dwelling is located must be a legal building lot under this Code, and legal
access from a public road to the subject parcel must be demonstrated.

(v) Dwellings must contain operable fire extinguishers in each bedroom and in the kitchen.

(vi) Dwellings must contain operable smoke detectors in each bedroom and additional locations where
appropriate.

(vii) Dwellings must contain an operable carbon monoxide detector in the dwelling installed as per the
manufacturer’s instructions.

(viii) This use must comply with the adopted Boulder County noise ordinance as applicable.

(ix) A map clearly indicating the subject parcel boundaries and appropriate parking spaces must be
provided to renters.

(x) For dwellings rented out 45 nights or less per year, two adults per bedroom with a maximum of
eight people may occupy one dwelling, unless the Director approves a greater capacity, which can
be demonstrated based on parking, parcel size, the on-site wastewater system, or other relevant
circumstance.

(xi) For dwellings rented 46 nights per year or more, the maximum occupancy of the dwelling shall be
two adults per bedroom with a maximum of eight people or a lower number of people based on
the size of the permitted and approved on-site wastewater system, unless the Director approves a
greater capacity, which can be demonstrated based on parking, parcel size, the on-site wastewater
system, or other relevant circumstance.
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Article 4 « 4-507 Lodging Uses

b.

For rental intensities that require Limited Impact Special Review:

(i)

(ii)

(iii)

The requirement for Limited Impact Special Review may be waived if the Director determines the
short-term dwelling rental will not have the potential for significant conflict with the criteria listed in
Article 4-601 of this Code. The Director may impose written terms and conditions on the short-term
dwelling rental use as may be reasonably necessary to avoid conflict with the review criteria in Article
4-601. Any short-term dwelling unit for which the Director waives Limited Impact Special Review shall
still be subject to the Additional Provisions of Article 4-507(E)(6).

Notice of the waiver application being reviewed shall be sent to referral agencies and adjacent
property owners.

If the Director grants a waiver, the owner shall submit an annual report to the Department which
shall be made available for public review. The report shall indicate the number of nights the dwelling
was rented in the previous year, the number of bedrooms, contact information for the owner and
property manager (if applicable) of the dwelling, and additional items as required by the Director
related to the administration of this Article 4-507(E).

Compliance with these additional provisions shall be the responsibility of the owner. The County reserves
the right to enforce these provisions in accordance with applicable zoning and building enforcement
procedures.
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From: Serene Karplus <serenekarplus@gmail.com>
Sent: Saturday, December 28, 2019 10:16 AM

To: Wiseman, Christy <cwiseman@bouldercounty.org>
Subject: Short Term Rental Survey

As a resident of unincorporated Boulder County who attends various housing and Land Use
input meetings, | am concerned that a survey regarding short term rentals was not distributed
to such residents or announced in the local newspapers of such residents. | just learned of a
survey that closed 11/19/19 on this topic.

Serene Karplus
serenekarplus@gmail.com
303-545-2126 Home
303-618-7314 Cell/Text
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From: Deirdre Garvey

To: Boulder County Board of Commissioners
Subject: Boulder County short term rental regulations - enforcement challenges
Date: Monday, December 2, 2019 5:33:49 PM

Dear Boulder County Commissioners:

Limiting the number-of-nights for a property to be used asan STR
(Short Term Rental) is being touted in various regulations (e.g.,
Boulder County) as away to limit the impact of STR's. However,
it appears that enforcement of number-of-nights used by a property
asan STR (or even whether a property isbeing used as an STR)

is challenging! Just doing a search on AirBNB.com (or VRBO or
various other sites) can be misleading - property owners find

ways to hide listings. For example, there isnow afeaturein
AirBNB.com to hide listings from locals:

https://community.withairbnb.com/t5/Host-V oice/Feature-request-Hide-listing-from-guests-who-reside-in-the-
same/idi-p/638912

The current model of investigation only after acomplaint isfiled

(and "proved") leaves much of the reporting burden to neighbors; note
that the impacts of STR's are broader than just a neighborhood. What
constitutes "proof” of a property being used as an STR? What would
be "proof* of usage for more-than-the-permitted number of nights

or over-occupancy?

Could sales/lodging tax records be used as a possible record

for usage of an STR? These taxes are supposed to be collected for
STR stays. Thetax records could provide information on whether a
property is being used as an STR and for how many nights. See the
following article on tax collection by AirBNB in Colorado:

https://www.airbnb.com/hel p/article/2298/occupancy-tax-coll ection-and-remittance-by-airbnb-in-colorado
Since the Land Use department appears to be redoing some of the STR

regulations for Boulder County, is there anything that could be added to

the new regulations to make enforcement less obtuse and simpler for the

department?

Thanks for reading,

Deirdre Garvey, Boulder County resident
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From: Bruce Drogsvold

To: Rodenburg, Jasmine

Subject: Regarding short term rentals in Boulder County unincorporated
Date: Tuesday, July 7, 2020 12:34:06 PM

Hi Jasmine,

When people ask me where | live | tell them | live in a two story house.

One story is in Boulder

The other story is in the mountains.

It’s funny, but also completely true.

We have owned our little cabin outside of Ward for 30 years.

We love it up there.

We’re always up there, at least four to five days per week and we have been going there that often
since the day we bought the place.

I’'m 70 years old.

My wife is retiring this year.

Our kids, now 32 years old and 29 years old have spent there entire lives up there.
Our son stayed there for three months in April, May, and June 2020

I've lived in Boulder County since 1972

For the first 25 years we tried long term rentals.

There weren’t other option then.

It was horrible.

Tenants would come and go almost yearly.

They’d love our place in spring.

Then the winter would hit and the next spring they’d be gone.

It’s tough up there in wintertime.

These tenants would hardly be considered long term tenants.

And they typically didn’t take care of our property either.

After the snow melted, beer cans, cigarette butts, trash, dog poop, etc.

It was discouraging.

Long term rentals don’t work up there.

Then, the opportunity for short term rentals came along.

It was a Godsend.

Finally we could shut the place down to guests during the winter months and have it all to ourselves.
Then, we get guests only during late spring, summer, and early fall.

It's the perfect way to go for us. .

The guests love it and they get a genuine wilderness experience.

We make extra income, and we keep the place beautiful

Hopefully Boulder County will not make rules that shut us down.

We’re doing nothing wrong.

Government rules state that you only have one primary residence but that’s not really the case for
us.

We have our own housing lifestyle and we’d appreciate the freedom to live our way.
If new short term regulations require owner occupancy, that won’t work for us.

We don’t fit the “one size fits all” thing
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We will never go back to long term rentals.

They weren’t worth the trouble.

Short term rentals help us be financially self sufficient.

We need an option in your new regulations that will accommodate our needs.
It's not a lot to ask.

We're responsible homeowners

We did the Septicsmart.org certification process three years ago.
We test our water quality every two years.

We keep the house safe and comfortable.

We love where we live.

Please consider us as you proceed toward creating your new rules.

Thank you,
Bruce Drogsvold
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From: Richard Harris

To: Rodenburg, Jasmine; Ott, Jean
Subject: Meeting on short term rentals in mountains
Date: Friday, July 31, 2020 10:11:59 AM

Dear Jasmine and Jean,
Thanks for holding last night’s video meeting on zhort term rentals in the mountains.

While | was sitting at my computer and dtrying to take notes, | failed to get everythings.
Microsoft Teams is something | have not previously used. It seemsthat Microsoft may not
have exactly the same software for my Macintosh. | was somethings unable to find things
even though | got instructions verbally. If thereis any chance you can use Zoom for public
meetings like this one I, and most everybody is much more familiar with the system.

| thouight it was a good meeting last night. Thank you for that.
So the following ...

1. Will you that will help me
follow what you are doing? Thanks.

2. Christy Wiseman and Nicole Wobus were previously involved in this effort. Can we fairly
assume that any input that was given to them has been digested by you and the present team?
Arethey still involved?

3. You got ataste last night of the difficulties faced by neighbors based on the lack of clear
regulations. My neighbors the Leinweber’ s and | presented different perspectives of our
disagreement about their use of Airbnb that isfacilitated by their use of an easement through
my property and severa others.

4. The easement the Leinwebers useislimited to asingle family house. Theirswould be a
single family house if it were not rented through international advertising with Airbnb. In
future regulations | should have been notified in advance of approval of their short term rental
so that | could have presented an alternate perspective.

5. You said that in approving short term rentals you would look only at legal access.
Presumeably that means for the public and for the purpose of short term rentals. It should be
carefully defined and reviewed before approvals are given.

6. From the logins do you have contact information for Denise Donnelly? |1’d appreciate
getting it.

Thanks again for your hard work and your kind understanding of various points of view.

Dick Harris

2645 Briarwood Drive
Boulder, CO. 80305
(303) 499-1551

rharris@indra.com
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17663 Highway 7
Allenspark, CO. 80510 (not for mailing)
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From: Samuel Arieti

To: Rodenburg, Jasmine

Cc: Hippely. Hannah; Ott, Jean; Rosemary Donahue

Subject: Re: Thank You for Attending the Short-Term Rental Virtual Open House
Date: Thursday, August 20, 2020 2:37:40 PM

Hi Jasmine and team,

| appreciate having been invited to learn more in these sessions about your Department's plans
to draft new regulations impacting short term rental activity in Boulder County. | have copied
my friend and neighbor, Rosemary Donahue, who has lived in Boulder County much of her
life and isinterested in being included in future correspondence on this subject.

Rosemary and | know many people in the Northwestern part of the County who own or
manage vacation rental properties and have done so for decades or longer without memory of
any of the sort of wildfire or wildlife incidents that have been cited as arationale for arental
ban or restrictive regulation. The concerned residents we've discussed this with expect that
your Department will draft regulations that would facilitate compliance by imposing minimal
restrictions on licensure, would give rise to lapse of license (or interference by the County)
only in the event of grave incidents or mishaps, and would not impose solutions to problemsin
the City of Boulder on the residents of the entire County - particularly those who live in the
parts of the County that been vacation destinations since the first settling of the State of
Colorado. Further, while on the earlier calls your team noted that you had not yet coordinated
with other divisions of County government on the budgetary impact of proposed changes, we
believe it would be prudent for Planning & Permitting to do so. Restrictions on rental
activities around Rocky Mountain National Park would devastate the surrounding
communities and tax base, reduce current flow of occupancy and sales tax, and would
undercut our shared financial benefit of proximity to one of the State's greatest and most well-
known resources.

Again, thank you for including me to the extent you have as you work on these regulations. It
ismy sincere hope that your Department's new regulations will be easy to comply with and

will embrace, respect, protect and encourage the long history of vacation rental activity in the
area going back many generations.

Regards,
Sam

Samuel A. Arieti
(773) 531-7680

sarieti @gmail.com

On Mon, Aug 3, 2020 at 11:15 AM Rodenburg, Jasmine <jrodenburg@boul dercounty.org>
wrote:
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Good Morning and Happy Monday —

Thank you all for taking the time to attend the Short-Term Dwelling Rental Regulation
Virtual Open House. We appreciated the opportunity to both provide you all with more
information about the code update and to also hear avariety of perspectives and insights on
how we might best regulate short-term rentals.

We will continue to digest all we have gathered thus far as we prepare to draft the
regulations.

We did record the Virtual Open House and here is the link: https://youtu.be/Cf12Z Ga-k-w

We will continue to update the webpage for this code update, so go here for more
information: https://boco.org/DC-19-0005

Finally, hereis aform to submit thoughts and comments on the proposed update:
https://boco.org/DC-19-0005-comment.

Again, thank you all for taking the time to be engaged throughout this process. If anybody
has any suggestions on how best we can continue to reach out to the community for input,
please et us know. We are open to thoughts, suggestions, comments, concerns! Please send
them our way.

Kindly,

Jasmine and Raini

Jasmine Rodenburg
Senior Planner — Oil/Gas and Environmental Policy

Boulder County Community Planning & Permitting Department (formerly Land Use and
Transportation) — We' ve become a new department!

Direct: 303-441-1735
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Main: 303-441-3930

www.bouldercounty.org

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County
Community Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED
to the public until further notice. We will continue to operate remotely, including the online
acceptance of building permits and planning applications. Please visit our webpage at
www.boco.org/cpp for more detailed information and contact emails for groupsin our
department. Y ou may also leave a message on our main line at 303-441-3930 and the
appropriate team member will return your call. Thank you for your adaptability and
understanding in this extraordinary time!
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From: Ben Bayer

To: Wiseman, Christy

Subject: Short term rental advisory committee
Date: Friday, November 1, 2019 10:39:11 AM
Hi Christy,

| just completed the survey about short term rentals and saw that you're the person to contact
about this. | feel strongly that an economic solution would be far better than a regulatory one.

| wasn't sureif you had a steering or advisory committee to work on this but if so, I'd love to
be involved. For the record, other than occasionally renting out my guest room, | have no
horsein thisrace. | just want to avoid impulsive, emotional, and draconian regulation. Let me
know if there are opportunities to help out with this.

Thanks,
Ben Bayer
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From: Catherine Monahan

To: Wiseman, Christy

Subject: Short Term Rentals

Date: Thursday, October 31, 2019 9:10:37 AM
Dear Christy,

| live outside Nederland in unincorporated Boulder County. I’ ve watched the struggle over STRsin Ned while my
own little street goes through similar changes. | strongly feel STRs disintegrate acommunity. In my mountain area
neighbors rely on each other. As houses get sold to folks who don't live here and factor STRsinto their house
payments, the number of actual neighbors shrinks, prices go up, and the likelihood of someone moving here full
time dwindles. And the neighborhood suffers. I’ ve lived near an ADU for five years. | recognize my neighbors
desire to make additional income, however, | resent the huge influx of traffic on my quiet road, the visitors who
don’t watch out for my pet or children, and the additional wear and tear on a private road that goes uncompensated.
Thereis absolutely no recourse for neighbors who dislike the situation—and most of us do.

Thank you for pursuing STR regulations in unincorporated Boulder County. The cat is already out of the bag—I
hope it’s not too late to stuff it back in.

Sincerely,
Catherine Monahan

P.S. | took the STR survey. Please consider making it more accessible to people who may not receive the Boulder
County updates. Perhaps advertise it in the Mountain Ear newspaper?
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From: SANDI MISURA

To: Wiseman, Christy
Subject: Short term rentals
Date: Tuesday, October 29, 2019 11:38:46 AM

The Gunbarrel Green HOA does not allow short term rentals per our covenants.
Sandi Misura, Secretary
Gunbarrel Green HOA

Sent from my iPhone
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Richard E. Harris
2645 Briarwood Drive
Boulder, CO 80305
(303) 499-1551 rharris@indra.com

Christy Wiseman, Planner |
Boulder County

P. 0. Box 471

Boulder, CO 80306

October 2, 2019
Re:  Problems with short-term rentals in mountains
Dear Ms. Wiseman:

| write concerning problems caused by short-term rentals in the mountain regions of Boulder
County.

To introduce myself, | am the owner of a house on about 40 acres at 17663 Highway 7,
Allenspark. Note that even with this address on a mgjor highway, my house islocated on a
private road about one mile from the highway. Yesterday | sent you a separate letter explaining
the problems faced by those on privateroads. This letter deals with broader issues.

In our mountain regions it is apparent to residents and law enforcement authorities that increased
short-term rentals are causing major problems. Theincrease is due to the ease of
world-wide advertising for rentals using internet services such as Airbnb.com and vrbo.com.

Commonly thisissue is mostly publicized as an urban problem. Major American cities have
adopted restrictions on such rentals.  In Colorado, Denver, Boulder, Fort Collins and
Breckenridge have adopted regulations.  Golden, Lakewood, and Wheat Ridge are following
this leadership.

Many of these municipalities require owner occupancy if short-term rentals are allowed.

However, problems may be much more severe in more rural locations such as Allenspark, about
which | am writing.

As the two most serious problemsin Allenspark, | see a serious need for more (1) urban services

and (2) fire dangers presented by short-term visitors who do not understand our very seriousfire
hazards. Below | discuss these and other critical needs.
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Urban services:

For several decades Boulder County has effectively limited growth in its mountain areas to avoid
the need for urban services required for high population density areas.  Such services will be

police (now the sheriff),

rapid response professional County fire fighters (now excellent volunteers),
medical facilities (Estes Park and Lyons are about 30 minutes away),
increased road maintenance and plowing. and

numerous other services resulting from increased population.

The cost of these services will be very large and must be paid by all County taxpayers.
However the wise approach of previous County Commissioners has avoided taxing the large
number of our citizenswho livein our cities and towns for similar servicesin our low density
mountain areas where they can only be provided at much higher cost. The County has
accomplished this through great effort in examples such as limiting overnight stays at St. Malo
(since severely damaged by fire) and limiting the uses of the more recently created Old Gallery.

| do not have data on the impact of widespread use of Airbnb rentalsin Allenspark. To get an
idea, | estimate there are 1,000 dwelling unitsin Allenspark. | aso estimate that half of these
are not often used regularly. That leaves 500 unoccupied unitsin the summer. If these were
all occupied through world-wide advertising, it would require urban services adequate for a 500-
unit geographically distributed hotel. Thiswould not only be amajor financial burden for
Boulder County but a massive change in the character of our rural area. | encourage County
Plannersto use their likely better data to assess this problem accurately.

Fire

Perhaps the most serious issue with short-term rentals is an increased danger of human-caused
fires. | recall the seriousfire several years ago caused by two visitors to an unauthorized
campground near Nederland.

When | first learned of thisfire, there was an Allenspark Airbnb rental advertised world-wide for
ahomewith afirepit. (Thisrental isstill advertised but fortunately the mention of afire pit has
been removed.) While the ad cautioned prospective users about mountain fire danger and the
possibility of County-wide fire bans, it provided no information about what to do if afire
spreads. It did not even mention calling 911! More importantly it seems unlikely that visitors
for just afew dayswill spend much effort at learning safe procedures for fires.

If such rentals are allowed, | believe the County should prepare a manual on fire danager and
require it be prominently displayed in every rental unit.

If Airbnb rentals are allowed with the code changes you are making, | believe the County should
require that roads to the short-term rental properties, even when private, have adequate access for
emergency vehicles such asfire engines and ambulances. In an emergency there might be
several vehicles trying to gain access, along with fleeing occupants going the opposite direction,
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and requiring a wide enough road to pass each other. For rentalsin the winter regular
snowplowing should be required.

Non-Resident Owners:

It islikely that most short-term rentals will be during times when the owners are not present.
Indeed owners may not be nearby or even be out of state. Thus supervision of arental will be
minimal or non-existent. This offers the possibility of noise, drug use and dealing, poor control
of pets, trespassing, vandalism, and shooting among other problems. At present thereis no
requirement for owner presence or even owner use of the property. An ordinance now under
consideration in Golden requires the unit be owner-occupied at least ten months of theyear. (I
do not know the present status of regulations in Golden, but I'm sureyou do.) Allenspark
residents need the same protection.

Multi-Unit Owner ship:

A serious problem that has arisen in urban areas is multi-unit ownership. Essentially asingle
owner or acluster of individual homes provides arental service for them, leading to alarge
negative impact on the community while allowing efficient management. By allowing such
uses housing costs are likely to increase.  The present low cost housing available some placesin
Allenspark would be reduced, a serious problem for expensive Boulder County.

Municipalities are limiting rentals of thissort.  So should Boulder County.
Urgency:

The most urgent issueisfire. | suggest amoratorium on short-term rentals while County
officials finish holding appropriate hearings to decide what regulations are necessary.

If we don’'t deal with this soon, renters may begin to feel entitled, making even necessary
changes more controversial.

Recommended approach:

Short-term rentals should only allowed in owner-occupied units with owners required to be
present during rental.  Owner-occupied means 10 months per year as Golden has proposed.

There are numerous private roads in Boulder County’s mountains.  The easements permitting
access to adjacent properties were likely agreed to before the concept of world-side advertising
for short-term rentals even occurred to the neighbors who drafted them. These easements should
be cancelled for short-term rentals until affected property owners agree on the changes they wish
to make. In some cases, rentals will not be allowed unless agreement is achieved.

The present length of a short-term rental is15to 45 days. Since most mountain properties may

not be accessible in the winter months, rentals will mostly occur during the summer.  Thus
present regulations would allow 45 days of rental during the summer, or half the summer. The
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rentals should instead be distributed over the full year with only about one-quarter allowed
during the summer. For example, the limit might be pressed as 1 to 3 days in any month.

Regulation:

When the County does draft new short-term rental regulationsit isimportant that they be
enforced. Owners should be required to submit a detailed record of their rentals every year or
the short-term rental approval be cancelled. Data such as dates of owner occupancy and dates

of rental are essential. Otherwise regulation will be futile and a huge burden to County staff.
These data can be supplemented by neighbor reports or complaintsin case of serious abuse.

| am ready to participate in a public process to craft draft regulations to be presented for adoption
by the County Commissioners with a moratorium in place during that process.

Sincerely,

Richard E. Harris
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From: Marie Zuzack

To: Hackett, Richard; Wiseman, Christy
Subject: STR survey

Date: Friday, November 15, 2019 8:57:10 AM
Hello,

Your Short-Term Rental survey is a good thing, but | didn't see it posted on NextDoor for my
neighborhood. I'd suggest posting it on all NextDoor neighborhoods in the unincorporated
area (mountains and plains) so that more people become aware of the project and have the
opportunity to submit their opinion and ideas. Other County departments use NextDoor
regularly to communicate information like this.

Marie

----- Forwarded Message -----

From: Boulder County Information <bouldercounty@public.govdelivery.com>

To: "zuzackm@yahoo.com" <zuzackm@yahoo.com>

Sent: Wednesday, October 30, 2019, 02:06:58 PM EDT

Subject: Online survey open on Short-Term Rentals in unincorporated Boulder County

Having trouble viewing this email? View it as a Web page.

boulder county news and information banner
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For Immediate Release Media Contact

Oct. 30, 2019 Richard Hackett, 720-564-2605

Online survey open on Short-Term Rentals in
unincorporated Boulder County

Survey will be open through November 22, 2019

Boulder County, Colo. - The Boulder County Land Use Department is seeking input on
Land Use Code regulations related to short-term rentals in unincorporated Boulder
County (i.e., outside cities and towns) as part of Docket DC-19-0005. An online survey is
now available as part of a proposed Land Use Code update.

The Land Use Code defines a “short-term dwelling rental” as a dwelling that is rented in
durations of less than 30 days at a time. These properties, often rented through Airbnb
and VRBO, include dwellings rented out by individual owners or on behalf of an owner by
a property management group.

Please share your thoughts about short-term rentals in the unincorporated county and
how they should be regulated by taking the online survey. The informational survey will
take approximately 10 minutes to complete. Land Use staff will use survey results to
inform the Land Use Code update before proposing draft regulations to Planning
Commission and the Board of County Commissioners. The survey will remain open
through November 22, 2019.

Survey link: https://www.surveymonkey.com/r/BoulderCountySTR

Background

On July 2, 2019, the Board of County Commissioners authorized staff to pursue text

amendments to Article 4-507 of the Boulder County Land Use Code related to two
Lodging Uses: Short-term Dwelling Rentals, and Bed and Breakfast. The existing use

provisions for Short-term Dwelling Rentals (STRs) were created in 2008.

The use provisions need an update considering current development, housing availability,
and economic conditions in the county. Best planning and land use regulation practices
regarding STRs have evolved significantly since the existing use provisions were put in
place.

In addition, staff has heard input from county residents that the existing regulations do not
adequately address the impacts of STRs. Staff intends to explore updating use provisions
related to owner-occupancy, business registration, neighborhood compatibility, rental
frequency, and preventative safety. Staff also intends to update the definition and
provisions for the Bed and Breakfast use and clarify the distinction between the Short-term
Dwelling Rentals and Bed and Breakfast uses.

For more information, please contact Christy Wiseman

at cwiseman@bouldercounty.org or 720-564-2623
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard

Subject: Submit a Public Comment on DC-19-0005 [#4]

Date: Monday, August 3, 2020 12:21:55 PM
Name * Bruce Drogsvold
Email * bruced@wkre.com
Phone Number * (303) 579-1627
Address * 1527 5th St

Boulder, Co 80302
United States

Is your primary residence in Boulder Yes
County, Colorado? *

What are your thoughts and

comments on proposed updates to 1. It's good to see that a second home frequently used by

the the Boulder County Land Use Code the owner is being acknowledged as a possible short term

related to Short-term Dwelling Rentals rental. That should be the case, especially in the mountains.

and Bed and Breakfast uses? * 2. Over regulation was the biggest issue on the feedback
poll Please listen to that...

Please check box below * e | acknowledge receipt of the Open Records Notification
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard

Subject: Submit a Public Comment on DC-19-0005 [#5]

Date: Monday, August 3, 2020 12:57:17 PM
Name * phil stern
Email * phil.stern@colorado.edu
Phone Number * (303) 747-2986
Address * PO Box 56

allenspark, CO 80510
United States

Is your primary residence in Boulder Yes
County, Colorado? *

What are your thoughts and Long over needed. They need to be as stringent as possible.
comments on proposed updates to But that also needs to take into account the difficulties with
the the Boulder County Land Use Code enforcement. And in the mountains, this becomes even
related to Short-term Dwelling Rentals more critical what with concerns over fire and shooting. You
and Bed and Breakfast uses? * also need to consider the short season in the mountains and
not use the same residency, occupancy as used in the valley.

Please check box below * e | acknowledge receipt of the Open Records Notification
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard
Subject: Submit a Public Comment on DC-19-0005 [#6]
Date: Monday, August 3, 2020 6:04:03 PM

Name * Vicky L Foster

Email *
Phone Number *

Address *

Is your primary residence in Boulder
County, Colorado? *

What are your thoughts and
comments on proposed updates to
the the Boulder County Land Use Code
related to Short-term Dwelling Rentals
and Bed and Breakfast uses? *

Please check box below *

vifoster@aol.com
(303) 591-6299

885 Ski Road USPO 83
Allenspark, CO 80510
United States

Yes

Please continue to allow them. | would have lost my farm if
not for the income from the short term rentals. Not all of us
inherited our properties from rich parents. Most of us are
hard-working folks who are just trying to survive, especially
in these trying times. Bottom line, my rentals have saved my
farm.

e | acknowledge receipt of the Open Records Notification
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard
Subject: Submit a Public Comment on DC-19-0005 [#8]
Date: Saturday, August 29, 2020 9:26:47 AM
Name * Maura Christoph
Email * mautoph@aol.com
Phone Number * (303) 638-4441
Address * 103 Peaceful Valley Rd

Lyons, Co, Colorado 80540
United States

Is your primary residence in Boulder Yes
County, Colorado? *

What are your thoughts and comments on proposed updates to the the Boulder County Land Use
Code related to Short-term Dwelling Rentals and Bed and Breakfast uses? *

| find the license fees way too high and unjustified. And these high fees will even more discourage
people from being honest with Boulder County.

If you want owners to be honest and work with Boulder County

These high license fees are not the way to do it.

| already spent over $1000 dollars to Boulder County last year going through my 6 month LUW-19-
0007 process.

| believe the County is shooting themselves in the foot by having license fees so outrageously high

unless that is for a 10 year license.

And it makes no sense that there is ZERO code for long term rental and ZERO license for Long term
rental.in the County.

For example the City of Boulders Rental license is approximately

$125 For 3 years.

The County gets money from these short term rentals as Lodging taxes are collected and remitted
by VRBO and Air Bnb.

The County will lose that income if more owners decide to not rent because of the too high license
fee.

| do not understand why Boulder County Wants to make it so difficult. For property owners to be
honest.

Please check box below * e | acknowledge receipt of the Open Records Notification
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard
Subject: Submit a Public Comment on DC-19-0005 [#9]
Date: Saturday, August 29, 2020 12:13:41 PM

Name *
Email *
Phone Number *

Address *

Is your primary residence in Boulder
County, Colorado? *

What are your thoughts and
comments on proposed updates to
the the Boulder County Land Use Code
related to Short-term Dwelling Rentals
and Bed and Breakfast uses? *

Please check box below *

Maura Christoph

mautoph@aol.com

(303) 638-4441

103 peaceful Valley Rd
Lyons, Colorado 80540
United States

Yes

I would like to add further to my comments regarding the
enormous licensing fee Boulder County is suggesting.

Please look at comparable Counties with similar tourism
destinations.

Next door Larimer County is charging a one time $300 fee
for STR.

Summit County has a $150 initial fee and a $75 renewal
annual feel.

Gilpin County is still figuring out its fee and registration
rules.

Why can’t Boulder County be more consistent with similar
Counties?

What is the JUSTIFICATION. for Boulder County have gigantic
STR licensing fees. Compared to peer Counties?

e | acknowledge receipt of the Open Records Notification
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From: Ott, Jean

To: Suzanne Webel

Cc: Rodenburg, Jasmine

Subject: RE: Short term rentals & more
Date: Monday, August 3, 2020 3:54:58 PM
Hi Suzanne,

Thank you very much for your involvement in the code update and your thoughts on agritourism in the county.
Y ou're not the only one who asked about expanding the accessory dwelling use so that will be added to our list of
thingsto look into for future code updates.

Our website is a great place to keep up with new code updates that come about, but we will keep you in mind if
something along these lines gains traction. Thank you again!

Thanks!
Raini

Jean Lorraine Ott, AICP, CFM
Planner 11 | Development Review Team
720.564.2271 | jott@bouldercounty.org | she/her/hers

Boulder County Community Planning & Permitting

2045 13th Street | Boulder, CO | www.BoulderCounty.org

303.441.3930 | P.O. Box 471 | Boulder, CO 80306

Formerly Land Use and Transportation — We' ve become a new department!

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community Planning &
Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further notice. We will
continue to operate remotely, including the online acceptance of building permits and planning applications. Please
visit our webpage at www.boco.org/cpp for more detailed information and contact emails for groupsin our
department. Y ou may also leave a message on our main line at 303-441-3930 and the appropriate team member will
return your call. Thank you for your adaptability and understanding in this extraordinary time!

----- Original Message-----

From: Suzanne Webel <suzannewebel @gmail.com>
Sent: Monday, July 27, 2020 3:29 PM

To: Ott, Jean <jott@bouldercounty.org>

Subject: Short term rentals & more

Hi Raini

Thanks for the thoughtful "focus group of one" conversation we had last week about short term rentals, Air Bnb's/
VRBO's, agricultura accessory dwellings, and agritourism in general (the latter somewhat as a digression from your
priority, perhaps, but nevertheless of interest to some of us out here in the hinterland!).

Coincidentally just thisweek | picked up a piece on CPR about agritourism and how it's helping the agricultural
community bridge the gaps between traditional sources of revenue from crops and the people who want to get out of
the city to experience a different way of life, connect with the land and food sources, and more. If you didn't happen
to catch it, they had alink to the following article:

https://modernfarmer.com/2020/07/farms-are-becoming-popul ar-staycation-destinations/

Seems like every time this comes up at the county level we have open houses and opportunities for input and lots of
talk, but it never goes anywhere :( . I'd really like to get involved in helping Boulder County do more to support
agritourism (broadly

defined) so we can all have fewer uptight regulations and more fun. Whether it's AirBnBs, VRBOs, traditional
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B&B's, or country inns, or even (gasp!) agritainment, please keep me in the loop if there are any opportunities to
move the concept forward.

Thanks again

Suzanne Webel
303-485-2162
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From: Ryan McDannold

To: Wiseman, Christy

Subject: Thoughts on Short Term Rentals in Boulder County
Date: Monday, November 18, 2019 9:53:46 AM

Hi Christy,

| just completed the survey, but wanted to email you directly as well to share my
thoughts/experience with Short-Term Rentals in the Boulder area:

| have (legally, following the city of Boulder's policies) hosted short-term rentals (AirBnB) in
the past in my primary residence. | now live in unincorporated Boulder County and would like
to continue doing the same.

Hosting guests in your primary residence (whether it is a spare bedroom, basement, or
ADU/tiny house in the back yard) stays true to the original spirit of AirBnB and has been an
overwhelmingly positive experience for me. It allows me to supplement my incomein this
incredibly expensive housing market, which is abig factor in my being able to continue living
in the Boulder County community that | have called home for years.

| establish arelationship with my guests and teach them about the Boulder area, give them
tips, tell them where the good hikes and restaurants are, sometimes share meals or beers, and
enjoy hearing their travelling stories and background. I've met some very interesting people! 1t
isawin-win for the host and guest, and keeps money in our local community rather than going
to alarge hotel chain. The economic benefits for our local community members cannot be
overstated.

| aso use short-term rentals as a guest when | travel in order to get this same positive
experience.

| feel likethereisalot of misplaced fear around Short Term Rentals, so | hope you and others
at the county will strongly consider all the positive benefits as your are planning new policies.

Thanks!
-Ryan McDannold
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Richard E. Harris
2645 Briarwood Drive
Boulder, CO 80305
(303) 499-1551 rharris@indra.com

Christy Wiseman, Planner |
Boulder County Land Use
2045 13" Street

P.O. Box 471

Boulder, CO 80302

Re: Difficulties with present private road easements and Airbnb
Dear Ms. Wiseman:

I’ve spoken to you several times at various presentations you have made concerning short term
rentals. You are making changes to the Boulder County Comprehensive Plan and land use
regulations.

This letter is concerned specifically with the need for careful consideration of the hodgepodge of
little used roads in Allenspark and perhaps other mountain communities.

I use my own situation as an example. The attachment shows an aerial view of my property at
17663 Highway 7. It also shows neighboring properties all of which share a private road that is
one lane and about 1.5 miles long. The private road joins highway at the lower left corner of the
figure.

On July 31, 2017, Boulder County approved a short term rental (15 — 45 days per year) for the
single family dwelling owned by the Leinweber Trust, 17665 Highway 7, in Allenspark. No
notice was given to any neighbors including those like me who have granted ingress/egress
easements to the Leinweber property. | was appalled to find that use of the road through my
property 17663 Highway 7 was being allowed to be advertised worldwide. In fact for my
property and two others the road even bisects the properties.

This represents serious damage to the use of the properties as most owners intend — as a private,
quiet retreat.

After much investigation I discovered several errors in the approval including failure by the
County to correctly identify the current easements. After speaking with Dale Case, the errors
were corrected but the approval remained in force. | can provide more details if it is helpful.

Since many of the easements specify the use of the road as for ingress/egress to single family

houses, a major burden is placed on three of the properties closer to the public highway
compared with that of the Leinwebers with the unexpected heavier use.

D79



This is a widespread problem in Allenspark where there are numerous private roads in the that
take advantage of the mutually agreed up on easements. There was never an issue because all
parties had the expectation that the traffic on the road would be for seasonal and weekend homes
minimal. Now the number of difficulties with cars passing on a mostly one lane driveway were
acceptable. Moreover because of the unanticipated traffic none the easements specify plans for
maintenance of the road. It gets bumpier all the time.

The easements obviously were agreed to long before the disruptive technology of worldwide
advertising became widespread.

The regulations that you are drafting should therefore require access directly to a public road.
Thus all the traffic would be on the property of the renter.

There are many other issues with short term rentals. | will send another letter that details many
of them.

Thank you for ensuring that any changes you make do not allow disruption of the long-standing
rural character of Allenspark, one of the County’s still-preserved mountain gems.
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From: Cameron Tyler

To: Rodenburg, Jasmine
Subject: Re: Vacation rental proposed ordinance
Date: Wednesday, September 2, 2020 5:57:48 PM

Thanks and | will definitely get back to you. The problem isn’t small lots, it’s big houses
where people have parties. Based on experience as a neighbor with these scenarios, the
restriction should be based on number of occupants- not lot size. Also, the variety of placesin
the mountainsis so wide, I’m struggling to understand the ban and zero processto allow more
use for vacation homes across the board. The County charges for the application and staff time
- seems harsh to not allow anyone to prove up that renting more than 60 days would be fine
for aparticular place.

Appreciate you getting back to me so promptly!
Cam

Sent from my iPhone

On Sep 2, 2020, at 5:47 PM, Rodenburg, Jasmine
<jrodenburg@boul dercounty.org> wrote:

Hi Cam (sorry | called you Tyler at first) —

Our initial draft language separates properties in to three categories. The broad strokes
of these are:

1. Primary Residence Accessory Short-Term Rental (This is someone’s primary
residence as shown on driver’s license and tax forms)

2. Secondary Residence “ “ (This is not someone’s primary home, but is someone’s
second home or an investment property or a family cabin) = Rented 60 days or
fewer per year at a 2 night minimum (to try to reduce number of separate rental
parties, even if it is only in the summer)

3. Vacation Rental (This is not someone’s primary home but it is a second home or
investment property or family cabin) = Rented more than 60 days per year

So our regulations cover the range of short-term rentals, however, the 1 acre
discussion only applies to the Vacation Rental category.

As far as your second question below: | don’t think we are reducing any rental period.
We aren’t saying cabins have to be rented only during a 3 month span etc. So I’'m not
entirely sure what additional clarifications to provide on that front. We have
considered seasonality. As far as the 1 acre buffer. Properties that are larger than 1
acre are farther from neighbors (to minimize the negative externalities of short-term
rentals such as parties, noise, coming and going, etc. it creates a buffer), and have
more space for parking.
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We actually are doing all of our public meetings virtually! Please check out our
webpage for all updates on when the public meetings will be:
https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code-

update/dc-19-0005/

You can weigh in, in a variety of ways! Feel free to send a “redline” of the document,
send me an email of your thoughts, or submit a comment on the webpage. Regardless
of the avenue, the comments will get to me and help inform the update!

Kindly,
Jasmine

Jasmine Rodenburg

Senior Planner — Qil/Gas and Environmental Policy

Boulder County Community Planning & Permitting Department (formerly Land Use and
Transportation) — We've become a new department!

Direct: 303-441-1735

Main: 303-441-3930

www.bouldercounty.org

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County
Community Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED
to the public until further notice. We will continue to operate remotely, including the
online acceptance of building permits and planning applications. Please visit our
webpage at www.boco.org/cpp for more detailed information and contact emails for
groups in our department. You may also leave a message on our main line at 303-441-
3930 and the appropriate team member will return your call. Thank you for your
adaptability and understanding in this extraordinary time!

From: Cameron Tyler <camatthefarm@gmail.com>

Sent: Wednesday, September 2, 2020 5:30 PM

To: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>
Subject: Re: Vacation rental proposed ordinance

A couple of clarification questions -

1. You say vacation rentals "do not have the added
protection of being somebody's primary residence." |
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thought short-term rentals were second homes as
well under your proposed regulation?

2. What factors led to the 1-acre buffer idea? In the
Forestry zone, are you considering seasonality? 50%
of the properties west of the Peak-to-Peak are used
only a couple months in the summer. If you reduce
the rental period, then every property is going to be
rented all summer long, rather than allowing rentals
to occur more spread throughout the year, in winter. |
think that effect will be really not what the summer
residents/owners want.

What's the best way to "weigh in" on this, other than
coming to the public meetings. Dealing with cancer
and having to avoid people!

Thanks much

Cam

On Wed, Sep 2, 2020 at 5:11 PM Rodenburg, Jasmine
<jrodenburg@bouldercounty.org> wrote:

Good Afternoon, Tyler —

Here are our current thoughts on the 1-acre limitation:

Vacation Rentals are a more intensive use than other types of short-term rentals
because they can be rented to more parties (so more nights per year) and do not

have the added protection of being somebody’s primary residence. Properties that
are over 1 acre in size provide some buffer from any negative externalities that
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neighboring property owners might experience.

Vacation Rentals also are the group of rentals that Boulder County is most concerned
about removing housing stock from the area that could otherwise be used for long-
term rentals or a home for folks. Properties 1 acre in size and smaller would be the
more affordable rentals and homes and thus more appropriate for long-term
housing.

Hopefully that helps you understand where we came from and the goals we are
trying to accomplish!

Kindly,
Jasmine

Jasmine Rodenburg

Senior Planner — Qil/Gas and Environmental Policy

Boulder County Community Planning & Permitting Department (formerly Land Use
and Transportation) — We’ve become a new department!

Direct: 303-441-1735

Main: 303-441-3930

www.bouldercounty.org

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County
Community Planning & Permitting physical office at 2045 13th St. in Boulder is
CLOSED to the public until further notice. We will continue to operate remotely,
including the online acceptance of building permits and planning applications. Please
visit our webpage at www.boco.org/cpp for more detailed information and contact
emails for groups in our department. You may also leave a message on our main line
at 303-441-3930 and the appropriate team member will return your call. Thank you
for your adaptability and understanding in this extraordinary time!

From: Cameron Tyler <camatthefarm@gmail.com>

Sent: Tuesday, September 1, 2020 4:35 PM

To: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>
Subject: Re: Vacation rental proposed ordinance

Ms. Rosenberg. Appreciate the response. On #1, can you explain the reasoning for
the 1- acre limitation? I’'m not understanding where this came from and what it is

intended to accomplish.

Thanks
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Sent from my iPhone

On Sep 1, 2020, at 9:15 AM, Rodenburg, Jasmine
<jrodenburg@bouldercounty.org> wrote:

Good Morning, Tyler —

Thank you for your interest in the Short-Term Rental and Bed &
Breakfast Update in Boulder County!

To answer your questions:

1. You are correct. The draft Code Update does not allow Vacation
Rentals as a use in the F Zoning District for parcels less than 1
acre in size.

2. | do not think all the comments submitted on the online form are
easily available for all to read. | recommend reviewing the
complete survey responses that are posted on the website.
There are many write-in comments and thoughts from the public
on those documents. | will work on my end to see if there is a
meaningful way to consolidate all comments/emails received for
the public to review sooner than the PC hearing. Typically, public
comments are attached to the final staff recommendation that is
submitted to the Planning Commission prior to the public
hearing.

3. Thank you for your comments on the draft language. | agree that
we could use a bit of balance in the introductory language. | will
make a note of that. | will also review the document to make
sure it is clear what rentals must comply with the ordinance. As
drafted, Bed and Breakfasts will not need to get a license, so
they do not need to comply with the Licensing Ordinance. We
will also have a licensing webpage for these licenses and can
make sure there is clarity on that webpage.

Again, thank you for your comments.
Kindly,

Jasmine

Jasmine Rodenburg

Senior Planner — Oil/Gas and Environmental Policy
Boulder County Community Planning & Permitting Department
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(formerly Land Use and Transportation) —We've become a new
department!

Direct: 303-441-1735

Main: 303-441-3930

www.bouldercounty.org

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the
Boulder County Community Planning & Permitting physical office at
2045 13th St. in Boulder is CLOSED to the public until further notice.
We will continue to operate remotely, including the online acceptance
of building permits and planning applications. Please visit our webpage
at www.boco.org/cpp for more detailed information and contact emails
for groups in our department. You may also leave a message on our
main line at 303-441-3930 and the appropriate team member will
return your call. Thank you for your adaptability and understanding in
this extraordinary time!

From: Cameron Tyler <camatthefarm@gmail.com>

Sent: Saturday, August 29, 2020 10:12 AM

To: Rodenburg, Jasmine <jrodenburg@bouldercounty.org>
Subject: Vacation rental proposed ordinance

Ms. Rodenburg:

Just read the proposed land use code
amendments and licensing ordinance. Also
reviewed the previous open house
summaries from July 30, 2020.

For Vacation rentals, the ordinance appears
to simply exclude all in Forestry zoning (like
many mountain areas) that are less than 1
acre in size. There's no review process,
limited or special? Am | misreading that?
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Also, where can | access all the write-in
comments by people on this proposed
ordinance since the topic came up about a
year ago? Can't seem to find it on-line
anywhere.

A comment: In reviewing the License
Ordinance, the link and the body of the
ordinance often fail to mention Vacation
rental - and a person could easily assume it
applies only to the B&B, primary and second
home rental categories. Also, in the
"Whereas" part in the beginning - only the
negative comments on short-term rentals
are mentioned as the reason for the
Ordinance - no mention whatsoever is made
of the positives of short-term rentals (listed
in the Open House materials).

It would be very kind of you to provide a
response to this email soon so that | can
evaluate participation in the County reviews

of this.

Thanks
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From: Cameron Tyler

To: Rodenburg, Jasmine
Subject: Vacation rental proposed ordinance
Date: Saturday, August 29, 2020 10:11:57 AM

Ms. Rodenburg:

Just read the proposed land use code amendments and licensing ordinance. Also
reviewed the previous open house summaries from July 30, 2020.

For Vacation rentals, the ordinance appears to ssmply exclude all in Forestry zoning
(like many mountain areas) that are lessthan 1 acrein size. There's no review
process, limited or special? Am | misreading that?

Also, where can | access al the write-in comments by people on this proposed
ordinance since the topic came up about ayear ago? Can't seem to find it on-line
anywhere.

A comment: In reviewing the License Ordinance, the link and the body of the
ordinance often fail to mention Vacation rental - and a person could easily assume it
applies only to the B& B, primary and second home rental categories. Also, inthe
"Whereas' part in the beginning - only the negative comments on short-term rentals
are mentioned as the reason for the Ordinance - no mention whatsoever is made of
the positives of short-term rentals (listed in the Open House materials).

It would be very kind of you to provide aresponse to this email soon so that | can
evaluate participation in the County reviews of this.

Thanks
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From: Deborah Denser

To: Wiseman, Christy
Subject: what | found
Date: Friday, October 25, 2019 10:39:59 AM

I have done some research and wanted someone to see if my assessment was correct. | have already
called the Appeals Court and spoke to a legal clerk, who cannot give legal advice, however informed
me | would need to speak to a tax attorney. So here goes:

They are basing their opinions on a Colorado Court Appeal in 2015, which was HOA against a STR
the ST R won because the verbiage of commercial/residenti al

However, that was four years ago and it may not have validity for today, especially with the
Colorado Sate Tax Law, June 2019.
Which states. Part 2: Taxable Sales

7 Revised June 2019

Rooms and accommodations
Colorado imposes sales tax on the entire amount charged for rooms and accommodations. The tax applies to any
charge paid for the use, possession, or the right to use or possess any roomin a hotel, apartment hotel, lodging
house, motor hotel, guesthouse, guest ranch, trailer coach, or mobile home and to any space in any camp ground,
auto camp, or trailer court and park, under any concession, permit, right of access, license to use, or other
agreement, or otherwise. Sales of rooms and accommodations may be exempt when made to a permanent resident
who entersinto a written agreement for occupancy for a period of at least 30 consecutive days

https://www.colorado.gov/pacific/sites/default/files/Colorado%20Sales%20Tax%20Guide. pdf
Next with the verbiage:

Commercial definition

concerned with or engaged in commerce.

"a commercial agreement”

synonyms:

trade - trading - business - private enterprise - mercantile - merchant - sales - merchandising

Lodge definition:
stay or sleep in another person's house, paying money for one's accommodations.
"the man who lodged in the room next door™

synonyms:
reside - board - stay - have lodgings - have rooms - take a room - put up -
morel

Snce we reside in Boulder County, they do not participate in a Home Rule Tax, it falls to the Colorado State
Revenue.

https://www.bouldercounty.org/government/budget-and-finance/sales-and-use-tax/

Home Rule tax

Cities, counties, and special districtsin Colorado can also impose tax on sales made within their boundaries. The
Colorado Department of Revenue administers and collects sales taxes imposed by many cities, most counties, and a
number of special districts. However, the Department does not administer and collect sales taxes imposed by certain
home-rule cities, which instead administer their own sales taxes. Department publication Colorado Sales/Use Tax
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Rates (DR 1002) provides detailed information about local sales taxes and exemptions.

Participating Home-Rule Cities and Counties

Arvada, Aurora, Boulder, Brighton, Denver, Longmont, Northglenn, Siverthorne, Westminster, Wheat Ridge, and
Woodland Park have enacted ordinances that hold taxpayers harmlessif they rely on these certified databases. To

visit alocal government webpage, see the Colorado Department of Local Affairs, Active Colorado Municipalities
NOTE: Boulder County taxes ar e collected by the State of Colorado. All payments of sales tax

should be reported and remitted directly to the Colorado Department of Revenue on its form. There
isaspecific column on the form for County Sales Tax. Forms are available on the State of Colorado
web site, www.colorado.gov/revenue or contact the Colorado Sales Tax Office at 303-238-7378 for
handouts on rates charged in other Colorado localities.

https://assets.bouldercounty.org/wp-content/uploads/2019/02/sales-and-use-tax-brochure.pdf
Airbnb has acknowledged this as well since they have made an agreement with states to collect

occupancy/lodge/sales tax.

https:. //wwww.airbnb.convhel p/article/2298/occupancy-tax-collection-and-remittance-by-air bnb-in-
colorado

Occupancy tax collection and remittance by Airbnb in Colorado

State of Colorado

Guests who book Airbnb listings that are located in the State of Colorado will pay the following taxes as
part of their reservation:

e Colorado Sales Tax: 2.9% of the listing price including any cleaning fee for reservations 29 nights
and shorter. For detailed information, visit the Colorado Department of Revenue Sales Tax
Publication.

e County Lodging Tax: The county lodging tax rate varies by county. The rate is typically .9-2% of
the listing price including any cleaning fee for reservations 29 nights and shorter. For detailed
information, visit the Colorado Department of Revenue Sales Tax Publication.

e Local Marketing District Tax: The local marketing district tax rate varies by district. The rate is
typically 1.4-4% of the listing price including any cleaning fee for reservations 29 nights and
shorter. For detailed information, visit the Colorado Department of Revenue Sales Tax Publication.

e Local Sales Tax: The local sales tax rate varies by city and county. The rate is typically 1-5% of the
listing price including any cleaning fee for reservations 29 nights and shorter. For detailed
information, visit the Colorado Department of Revenue State-Collected L ocal Sales Tax Publication.

So with all thisresearch isn’t the government saying that a short termrental (which their wording is a lodge)
commercial and not residential ?

Regards,

Deborah Bates-Denser
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To: Gracia, Bonnie
ce: #LandUsePlanner; Ott, Jean; Rodenburg, Jasmine
Subject: Re: Short Term Dwelling Regulations

Date: Friday, July 10, 2020 12:16:38 PM

Many thanks for the call, Bonnie.
| now better understand the LU rule and intent, and most importantly | think | can now better explain them to my HOA board colleagues.
That said, many of us find the language very unclear, particularly since there are assumptions at work under the surface that, while perhaps clear to staff, are obscure to the lay person.

Accordingly, | hope that, as part of the DC review, the entire section and related aspects of the Lodging uses provisions will be overhauled and the anomalies resolved. Among other things the Code
needs to reconsider the differences between LTRs and STRs, perhaps even eliminating the distinction, and focus on the intent about turnovers.

Inthat light perhaps the confusing pattern of differential LU requirements and registration requirements might be reduced. The playbook needs to be both much clearer on the background concerns
and much simpler as to the specific requirements.

The Commission also needs to address the matter of having complex rules that it cannot actually enforce due to budget and staff limitations. It is difficult for HOAs to insist on member adherence to
County rules under the current conditions, and no public body wants to encourage citizen cynicism or “scoff-lawlessness” that occurs when rules are only partialy or differentially applied.

1 would be happy to discuss these matters further with your colleagues, if that would be helpful, and also perhaps review any revision drafts.

In any case, thanks for your patient guidance on the matter — it's been very good “customer service.”

Best regards,

Wick

On Jul 10, 2020, at 8:29 AM, Gracia, Bonnie <bgracia@bouldercounty.org> wrote:
Hi Wick,

Its still quite early so | thought you might appreciate an email rather than a call at this hour.
No, LUs do not apply in long term situations (30 days at a time or more) as the circumstances of the rental are different.

A short term rental is a situation where there is a constant turnaround of new tenants. A longer term rental of more than 30 days has a longer term tenant. This is a distinction you may wish to hash
out with our code updaters.

While it is true that we do our best to follow the code to the letter, it is also the intent of the code that is an important component to applying the code. By making code updates and iterating this
process, we continue to improve the specificity and clarity - at least we try.

I've included the staff making the updates so that we can work on elucidating the long term rental concept.

Let me know if you would like me to give you call this morning.

Best, Bonnie

Regards,

Bonnie Gracia
Planner On-call

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further notice. We will
continue to operate remotely, including the online acceptance of building permits and planning applications. Please visit our webpage at www.boco.org/cpp

For more detailed information and contact emails for groups in our department. You may also leave a message on our main line at 303-441-3930 and the appropriate team member will return your call. Thank you
for your adaptability and understanding in this extraordinary time!

Community Plannin Permi - Boulder Coun:

The Boulder County Land Use Department provides building permits and inspections, zoning enforcement, and
planning for unicorporated Boulder County.

www.boco.org

for more detailed information and contact emails for groups in our department. You may also leave a message on our main line at 303-441-3930 and the appropriate team member will return your call. Thank

you for your adaptability and in this y time!

From: Wick Rowland <wickr@earthlink.net>

Sent: Thursday, July 9, 2020 11:30 PM

To: Gracia, Bonnie <bgracia@bouldercounty.org>

Subject: Re: Short Term Dwelling Regulations

Thanks, Bonnie.

| appreciate your continuing effort to help us. And | apologize if | appear to be a bit thick in all this, but there still seems to be confusion on the LU matter for RR.

| do understand that there can be reasons for LUs to kick in differently in the two zone groupings. And | get it that after 45 nights that happens with the (d) group.

But, if that is so, then isn’t the Code saying that LUs do apply in some long-term rental situations because 45 nights is more than 29, whereas earlier today | thought you were
saying that they don’t apply “in any zoning district"?

And if so, then that takes us back to group (c) and the statement that “. . .in these zoning districts, LU is required for short term rentals if a property owner proposes to rent 15 or
more nights.” Fine, but in your first message this morning you said that "When the code reads 'if rented 15 nights or more per year' it does not apply to longer term rentals.” But
anything from 30 days up would be LTRs.

So, | have to return to the question in my last message:

o Does “15 or more” for the LU in (c) really mean 15-29?
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| hope you can see why we're still confused. The rule seems to be saying that anything from 15 nights on in RR requires a LU, but other statements seem to be saying that is not
true beyond 29 nights.

| do appreciate your effort, but somehow we're not reaching closure on the core question. Again, perhaps a quick phone call would help us resolve the apparent contradictions?

I'd be happy to call you tomorrow, or you could reach me at (303) 443-3662.

Thanks,

Wick

On Jul 9, 2020, at 3:49 PM, Gracia, Bonnie <bgracia@bouldercounty.org> wrote:
Hi Wick,

Frequency of short term rentals was found to be more impactful in some zoning districts compared to others. In the zone districts RR, ER, SR, MF, LI and Gl the Limited Impact Special Use Review (LU)
is triggered after the 14th night.

In other zone districts (A, F, H, MI, T, B, C, and ED) the impact on the surrounding area is not as substantial (due to larger property setbacks and ambient development) so in this case, a property
owner may rent the property as a short term rental up to 45 nights . If more than 45 nights are proposed, then the LU process kicks in.

| hope this helps to sort it out. We appreciate your input.
Let us know if we may assist you further.

Regards,

Bonnie Gracia
Planner On-call

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further notice. We will
continue to operate remotely, including the online acceptance of building permits and planning applications. Please visit our webpage at www.boco.org/cpp

For more detailed information and contact emails for groups in our department. You may also leave a message on our main line at 303-441-3930 and the appropriate team member will return your call. Thank you
for your adaptability and understanding in this extraordinary time!

Community Planning & Permitting - Boulder Count

The Boulder County Land Use Department provides building permits and inspections, zoning enforcement, and
planning for unicorporated Boulder County.

www.boco.org

for more detailed information and contact emails for groups in our department. You may also leave a message on our main line at 303-441-3930 and the appropriate team member will return your call. Thank

you for your ility and ding in this inary time!

From: Wick Rowland <wickr@earthlink.net>

Sent: Thursday, July 9, 2020 1:04 PM

To: Gracia, Bonnie <bgracia@bouldercounty.org>

Cc: #landUsePlanner <Planner@bouldercounty.org>

Subject: Re: Short Term Dwelling Regulations

Thanks, Bonnie,

In the short term can someone help me resolve the apparent contradictions between subsections (c) and (d) and the definition of STRs above?
Specifically:

¢ Does “15 or more” for the LU in (c) really mean 15-29?
o If so, then, what is meant by "46 or more" in (d)?

This is a practical need, because as we're rewriting our own Association leasing policies, I've got colleagues pressing me for clarification!

Thanks,
Wick
On Jul 9, 2020, at 12:52 PM, Gracia, Bonnie <bgracia@bouldercounty.org> wrote:

Thank you for your input, Wick.
I will send along these observations and suggestions to senior staff.
Best, Bonnie

Regards,

Bonnie Gracia
Planner On-call

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further notice. We will
continue to operate remotely, including the online acceptance of building permits and planning applications. Please visit our webpage at www.boco.org/cpp

For more detailed information and contact emails for groups in our department. You may also leave a message on our main line at 303-441-3930 and the appropriate team member will return your call. Thank you
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for your adaptability and understanding in this extraordinary time!

Community Planning & Permitting - Boulder County

The Boulder County Land Use Department provides building permits and inspections, zoning enforcement, and
planning for unicorporated Boulder County.

www.boco.org

for more detailed information and contact emails for groups in our department. You may also leave a message on our main line at 303-441-3930 and the appropriate team member will return your call. Thank
in this y time!

you for your adaptability and und dii dii

From: Wick Rowland <wickr@earthlink.net>

Sent: Thursday, July 9, 2020 12:47 PM

To: Gracia, Bonnie <bgracia@bouldercounty.org>

Cc: #LandUsePlanner <Planner@bouldercounty.org>

Subject: Re: Short Term Dwelling Regulations

Many thanks for your quick reply, Bonnie.

That is helpful, because many of my HOA board colleagues struggling with the STR matter have had real trouble interpreting the language and have understood it differently.
As you suggest the wording is confusing — but it's all throughout this section.

For instance, while the second sentence of the definition of STRs is clear enough, the third sentence isn't. | probably should have asked about that, namely, what is meant by
“month to month or longer”? And why the mouthful of “use” language in the second half of the sentence? Shouldn't it say something simple like “Dwellings rented for 30 days or
longer are not considered short-term rental properties as defined in this section, and the following subsections do not apply to them"? Or is that not the case (see question about (d)
below)?

As for (c), | fear it's more than the redundant “if.” The "15 nights or more per year” wording appears to plainly mean anything longer than 15. And that seems plausible given the
context set by the following section (d) for other zones where the wording is for “46 nights or more nights per year.”

In that latter instance, how does the earlier definition of STRs apply? 46 is more than 30; so one can reasonably infer that, as now written, LTRs actually are contemplated in these
subsections and the longer interpretation of “15 or more” would make sense.

Finally, then, if (c) really means only 15-29 nights per year, then shouldn't it be stated that way? The use of “or more” is problematic and most lay people who initially read it do not
understand it also to mean less than 30.

That, of course, then raises another question, which is why have the LU requirement for rental properties in just that brief window? If it's really necessary for that duration, why not
for longer? Or if it isn’t really necessary for longer periods, then why have it at all for just a 2-week period?

| hope these additional questions make sense and bio can help me resolve them. But | don’t want to tie you up in a long email discourse. Perhaps a phone conversation would
suffice?

In any case, the confusions I'm reflecting here are probably shared by others throughout the County and suggest the need for the thorough overhaul of the entire section that
apparently is contemplated in the DC-19-0005 proceeding.

In fact, please feel free to submit these comments to the planners.
In any case I'd enjoy talking further with you about the current confusions about (c) and (d), and again thanks,

Wick

On Jul 9, 2020, at 11:19 AM, Gracia, Bonnie <bgracia@bouldercounty.org> wrote:

Hi Wick,

Hopefully | may be of some assistance.

| see you have included the first sentence of the definition but not the entire definition, maybe that is a part of the confusion.
When the code reads "if rented 15 nights or more per year" it does not apply to longer term rentals.

Limited Impact Special Use Review (LU) is not required for rentals of more than 30 days at a time in any zoning district, including RR. A property rented between 30 and 365 nights per year would not
require an approved LU.

Perhaps the word "if" is redundant and it could say "rentals for 15 nights or more per year". We can have staff take a look at the language for a possible code update in the future.
Regards,

Bonnie Gracia
Planner On-call

PLEASE NOTE: In an effort to mitigate the spread of COVID-19, the Boulder County Community Planning & Permitting physical office at 2045 13th St. in Boulder is CLOSED to the public until further notice. We will
continue to operate remotely, including the online acceptance of building permits and planning applications. Please visit our webpage at www.boco.org/cpp

For more detailed information and contact emails for groups in our department. You may also leave a message on our main line at 303-441-3930 and the appropriate team member will return your call. Thank you
for your adaptability and understanding in this extraordinary time!

nity Planni; itting - B r n;
The Boulder County Land Use Department provides building permits and inspections, zoning enforcement, and
planning for unicorporated Boulder County.
www.boco.org

for more detailed information and contact emails for groups in our department. You may also leave a message on our main line at 303-441-3930 and the appropriate team member will return your call. Thank

you for your adaptability and in this linary time!
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From: John Winkel

To: Rodenburg, Jasmine

Subject: DC-19-0005 Open House follow-up
Date: Friday, September 18, 2020 9:16:45 AM
Jasmine,

Thanks for the professional way you facilitated the open house discussion last night.

In my career | have worked both private sector and government jobs, so you can forgive me for
thinking this Boulder County effort is largely an exercise with a foregone conclusion. | have seen too
many well-intentioned regulations that did not take into account unforeseen consequences. When
enforced to the letter by later bureaucrats these cause problems. One prime example is the
Depression-era Davis Bacon Act designed to give local contractors a fair shot at major federal
projects versus cheaper labor from out-of-state contractors. Unfortunately, the dollar amount
defining a major construction project has never been updated since the 1930’s, so now essentially all
federal construction projects (large and small) are burdened by this Act.

| also want to recognize that my assumptions may be unwarranted. So before | suggest text edits to
the Land Use or Licensing drafts, can you please send me:

1. The economic analysis Staff has done to support a change in the 2008 code/regs — | assume
most of the 700 current listings you mentioned are in the mountains (most likely near the
Peak-Peak highway), most are older building stock, and would guesstimate the average is
actually rented for ~30 days/year (or for 1/3 of Summer season) to at most a family’s worth of
visitors (consistent with your statistic that most rentals are single-family residences). These
statistics/assumptions suggest a direct economic impact to owners in mountain portions of
the County of approximately 700x30x$175 = $3.7 million. But as you pointed out there are
secondary management and cleaning jobs created. More significant would surely be the
purchasing impact of these short term destination renters on the economies of places like
Boulder, Lyons, etc. when they pass through. And if Boulder County reduces its short term
rental stock, or increases its price, by these code/reg changes, what is the price point
sensitivity that would cause these visitors to divert to Larimer County? | am sure you have
evaluated these direct and indirect economic impacts. Please forward me your analysis so |
can see if | am correctly assessing the situation.

2. Whatever survey or assessment of owners you have done — You stated a key driver was to
keep housing affordable in rural areas of the County. | suspect a survey of owners would
show that at a certain point (cost of improvements, degree of process hassle, etc.) a majority
would either:

a. be forced to sell out, in which case the County would likely have the same issues with new
owners that Brian and Rosemary flagged, since it is unlikely these older cabins will be
bought by someone willing to scrape them and build new; and, even if they did build new,
that would defeat the “keeping community character” goal, or

b. do like a neighbor of ours, who simply shuts their cabin up unlived in except for at most 1
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week/year, which neither helps the economy nor the affordable housing stock.

Please note we are not doing primary or secondary, or vacation, rentals at present. My interest is in
getting good, sensible, and reasonable code/reg changes that do not foreclose our future options.
Given my past work experience, where County staff blindly enforced Boulder County code at the
expense of fire safety of the residents in the development | mentioned, your present draft would
almost certainly cause us to opt for option 2b in the future. This would be the worst outcome, both

for us and for the County.

Best regards,
John Winkel
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DC-19-0005 Short-Term Dwelling Rental and Bed and Breakfast Update
Licensing Ordinance — Referred Draft
August 26, 2020

ORDINANCE NO. 2021-X

AN ORDINANCE BY THE BOARD OF COUNTY COMMISSIONERS FOR THE COUNTY OF BOULDER FOR THE
LICENSING OF SHORT-TERM RENTALS AND VACATION RENTALS WITHIN THE UNINCORPORATED AREA

OF BOULDER COUNTY

RECITALS

A.

Boards of County Commissioners are empowered by C.R.S. § 30-15-401(1)(s) to license and
regulate an owner or owner’s agent who rents or advertises the owner’s lodging unit for a short-
term stay, and to fix the fees, terms, and manner for issuing and revoking licenses; and
Studies and reports have concluded that short-term rental of residential property creates
adverse impacts to the health, safety, and welfare of communities, including increase in housing
costs and depletion of residential housing opportunities for persons seeking full-

time accommodations; and

Boulder County has received numerous comments expressing the desire to preserve the
residential character of neighborhoods and concern over how short-term rental of residential
property may diminish neighborhood character and housing stock; and

Boulder County “prioritizes preserving housing units for Boulder County residents and workers
and their families and limits visitor- and tourism serving uses such as short-term rentals. The
county evaluates applications for tourism serving uses based on safety for visitors and county
residents in addition to compatibility with neighborhood character” as outlined in the Boulder
County Comprehensive Plan Section 3.06; and

This Ordinance intends to: (1) facilitate safe short-term rental of residential property in a way
that protects the integrity of neighborhood character; (2) preserve existing housing stock; (3)
track, manage, and enforce violations of this Ordinance; and (4) protect the health, safety, and
welfare of the public; and

Cities and towns within the county may consent to have this ordinance apply within their
boundaries, as provided in C.R.S §30-15-401(8).

BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS FOR THE COUNTY OF BOULDER AS
FOLLOWS:

Section 1: Definitions

A.

The definitions found in the Boulder County Land Use Code will apply to this Ordinance,
except the following words, terms, and phrases will have the following meanings:
1. Director: The Director of the Boulder County Community Planning &
Permitting Department, or the Director’s designee.
2. License: A Short-Term Rental License or Vacation Rental License issued pursuant to this
Ordinance.
3. Licensed Premises: The parcel or lot on which the Short-Term Rental or Vacation Rental
is located.
4. Major Offense: Any violations of this Ordinance that actively, or have the potential
to endanger, the health, safety, or welfare of the [publicl.
5. Minor Offense: Any violations of this Ordinance that are procedural or do not actively,
or have the potential to endanger the health, safety, or welfare of the public.
6. On-Site: Contiguous parcels or lots under the same ownership and control as the
Licensed Premises.
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7. Primary Residence: The dwelling unit in which a person resides for more than six (6)
months out of each calendar year. However, it is presumed that the dwelling unit is
not a primary residence if (1) the entire unit is offered and available for rent for more
than twenty days in any month; (2) the person's spouse or domestic partner has a
different primary residence; or (3) the person's driver's license, voter registration or any
dependent's school registration shows a different residence address. These
presumptions are rebuttable, but each must be rebutted by credible evidence from the
party claiming that the dwelling is a primary residence.

8. Short-Term Rental: Includes Primary Residential Accessory Short-Term Rentals and
Secondary Accessory Short-Term Rentals, as defined in the Boulder County Land Use
Code.

Section 2: License Required

A.

Local License Required. It is a violation of this Ordinance to operate a Short-Term Rental or
Vacation Rental within the unincorporated area of Boulder County, Colorado, or any
municipality which consents to the application of this ordinance within its jurisdiction, without a
current Short-Term Rental License or Vacation Rental License.

A property which is deed-restricted as affordable housing is not eligible for a Short-Term Rental
License or a Vacation Rental license.

Only one license of any type (Short-Term Rental License or Vacation Rental License) may be
issued to each person and any legal entities associated with that person, including trusts,
corporations, estates, or associations.

Section 3: Licenses

A.

Short-Term Rental License and Vacation Rental License: The Director is authorized to issue a
Short-Term Rental License or a Vacation Rental License under the terms and conditions of this
Ordinance. Licensees remain subject to all other federal, state, or local law requirements
including the Boulder County Land Use Kode].

Section 4: Licensing Procedure

A.

An application for a Short-Term Rental License or Vacation Rental License must include:
1. Application Form. The applicant must designate all agents, exhibit all property owner
signatures, and have all necessary information completed.
2. Proof of Insurance. The applicant must demonstrate that the property
owner has procured appropriate insurance in the form of a property owner (HO-3)
policy, dwelling fire (HO-5), or unit owner’s policy (HO-6), which covers a rental
exposure, with adequate liability and property insurance limits that must at a minimum
insure liability at $500,000
3. Proof of Primary Residence, if applicable. The applicant must demonstrate that the
dwelling unit is the property owner’s primary residence by presenting a Colorado state-
issued driver’s license or Colorado state-issued identification card and at least one of
the following hocuments]:
a. Voter Registration;
b. Motor Vehicle Registration;
c. Income Tax Return with address listed; or
d. Any other legal documentation deemed sufficient by the Director which is
pertinent to establishing the property owner’s Primary Residence.
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4. Proof of Ownership. Applicant must demonstrate ownership of the Licensed
Premises by including a copy of the current deed.

5. Parking Plan. Applicant must demonstrate compliance with the applicable Boulder
County Land Use Code and Boulder County Multimodal Transportation Standards for on-
site guest parking.

6. Floor Plan. The floor plan must show locations within the dwelling unit of all smoke
detectors, fire extinguishers, and carbon monoxide detectors, as well as
locations of guest rooms and egress, as required under the Boulder County Land Use
Code and applicable Building Code.

7. Proof of Land Use Approvals. For Secondary Accessory Short-Term Rentals and Vacation
Rentals, documentation demonstrating that the applicant has obtained the required
approvals under the Boulder County Land Use Code.

8. List of Adjacent Owners. Names, physical addresses, mailing addresses, and additional
contact information (if known) for owners of all immediately adjacent parcels.

9. Payment. Payment of all applicable license fees.

B. The Applicant’s failure to provide any requested information by requested deadlines may be
grounds for denial of the application.

C. The Director may refer the application to additional agencies or departments.

D. For Short-Term Rental Licenses for Primary Residence Short-Term Rentals, Boulder County will
provide notification by U.S. Mail, first-class postage or email to all owners of immediately
adjacent parcels a minimum of 14 days prior to the license being issued by the [Directod.

Section 5: Licensing Requirements
A. Before issuing a License, the Director must determine that the applicant has met following
requirements:

1. Land Use Approval. The applicant has complied with all Boulder County Land
Use Code requirements, as applicable.

2. Building Inspection. The Chief Building Official or the Chief Building Official’s
designee has determined the following:

a. Forall Licensed Premises:
i. The dwelling unit to be rented must contain:

(1) Operable fire extinguishers in each guest room and in the
kitchen;

(2) Operable smoke detectors:

a. Ineach guest room;

b. Outside each guest sleeping area in the immediate
vicinity of the guest rooms; and

c. On each additional story of the dwelling unit including
basements and habitable attics.

(3) A UL 2075 compliant carbon monoxide detector installed
outside of each separate guest sleeping area in the immediate
vicinity of the guest rooms in the dwelling unit.

ii. The dwelling unit is served by an adequate potable water supply.
b. For Short-Term Rental Licenses:
i. The dwelling unit has no observable structural defects; and
ii. Any plumbing, electrical, and heating and cooling systems are in a good
state of repair; and
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iii. Nothing on the Licensed Premises or in the dwelling unit pose a
significant risk to health, safety, or welfare of the occupants or
surrounding properties.

c. For Vacation Rental Licenses:
i. The dwelling unit to be rented must be legally existing or have been
constructed under a valid building permit; and

ii. Received a Certificate of Occupancy or final inspection approval; and

iii. Must meet the applicable Building Code as required when the dwelling
unit was constructed or when upgrades to the structure subject to
a Building Permit were made; and

iv. No unapproved uses, unpermitted uses, or unpermitted work exist on
the Licensed Premises. All previously unpermitted work must be
permitted; and

v. Nothing on the Licensed Premises or in the dwelling unit pose a
significant risk to health, safety, or welfare of the occupants or
surrounding properties

Wildfire Mitigation within Wildfire Zone 1. The Wildfire Mitigation Team or the Wildfire
Mitigation Team’s designee has verified the kfollowing]:
a. For Short-Term Rental Licenses:
i. A Wildfire Partners Assessment for the Licensed Premises has been
completed; and

ii. Any mitigation efforts the assessment deemed necessary for the health,
safety, and welfare of the occupants or surrounding properties have
been completed; and

iii. Upon the first renewal, the property is Wildfire Partners Certified.

b. For Vacation Rental Licenses:

i. The Licensed Premises is Wildfire Partners Certified.

Parking and Access. The County Engineer or the County Engineer’s designee has
determined that the proposed Licensed Premises has satisfactory vehicular access and
on-site parking facilities pursuant to the Boulder County Multimodal Transportation
Standards and the Boulder County Land Use Code. The County Engineer or the County
Engineer’s designee has further determined that the applicant has suitably mitigated
any traffic hazards associated with the proposed [use].
Sewage Disposal. The Public Health Director or the Public Health Director’s designee
have determined that the proposed Licensed Premises has all required on-site
wastewater treatment system permits or is otherwise adequately served by public
sewer. Existing systems do not need to be repaired or replaced unless required by
Boulder County Public Health.
Property Taxes. For Vacation Rentals and Secondary Accessory Short-Term Rentals, the
property taxes have been paid.
Sales Tax License. The property owner or manager must provide a current sales tax
license for the short-term rental issued by the Colorado Department of lRevenue‘.
Building Lot. Verification that the Licensed Premises is a legal building lot under the
Boulder County Land Use Code.

Section 6: Licensee Operating Standards and Requirements
A. All Licenses:
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9. Occupancy Limit. Two adults per legal conforming guest room with a maximum of
eight individuals, unless otherwise allowed through the applicable Land Use Code
approval process.

a. For Licensed Premises with an on-site wastewater treatment system, the
occupancy limit may be reduced based on the size of the permitted and
approved system.

10. Guest Information. In the rented dwelling unit, the licensee must provide the following
documents to all guests:

a. Septic Safety information sheet provided by the county, ifbpplicable;
Wildlife Safety information sheet provided by the county, if[applicable;
Mlildfire] Safety information sheet provided by the county, if applicable;

Fire restrictions and evacuation routes in the event of a fire or lemergencyf;

Good Neighbor Guidelines provided by the [count\d;

A map clearly delineating guest parking and property lboundariest

Contact information for the Local Manager and Licensee; and

Trash and recycling schedule and information.

11. Local Manager. Every Licensed Premise must have an emergency contact available to
manage the property during any period when the property is occupied as a Short-Term
Rental or Vacation Rental. The contact must be able to respond to a renter or
complainant within one (1) hour in person. The contact may be the owner if the owner
meets the above criteria. The name and contact information must be on file with the
Director. The licensee must report any change in the emergency contact must be
reported to the Director as soon as practicable.

12. Signs. The Licensed Premises must comply with the signage requirements in Article 13 of
the Boulder County Land Use Kode].

13. Posting of License. The licensee must provide a copy of the Short-Term Rental License or
Vacation Rental License to immediately adjacent neighbors and post the license in a
prominent location on the rental for both guests and neighbors to see.

14. Advertisement. All advertisements and listings of the Licensed Premises must include:

a. The local license number;

b. The approved occupancy limit; and

c.  The minimum night stay, if applicable.

15. Compliance with anti-discrimination laws. No licensee may discriminate against any
guest or potential guest, because of race, color, sex, gender identity, age, religion,
disability, national origin, ancestry, sexual orientation, marital status, parental status,
military discharge status, or source of income.

Smmooo0oT

Section 7: Inspection

A. By signing and submitting a license application, the owner of the Short-Term Rental or Vacation
Rental certifies that the Applicant has received permission from the property owner to allow
inspections as may be required under this Ordinance. The owners authorize the Director to
enter upon and inspect the Licensed Premises. This section will not limit any inspection
authorized under other provision of law or regulation. The Director will inspect the Short-Term
Rental or Vacation Rental for compliance with the requirements of this Ordinance, the
Land Use Code, and any applicable conditions of approval prior to the initial license and at each
renewal. The owner further authorizes inspections in response to complaints of violations as
further specified in Section l12|.
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Section 8: Decision and Appeal

A. Decision. Once the Director has completed a review of the application, the Director must either
issue a License or issue a denial letter that specifies the reasons for denial.

B. Appeal. Within ten days of any decision by the Director, the Licensee may provide a written
response by submitting a letter to the Director clearly stating its position. In response, the
Director may make a final decision, request additional information or conduct additional
investigation prior to issuing a final decision, or withdraw License. A final decision is appealable
under Colorado Rule of Civil Procedure 106(a)(4). A Licensee may continue to operate during the
pendency of an appeal. The Director may grant extensions of deadlines under this Article for
good cause [shown].

Section 9: Changes to an Issued License
A. A licensee must submit any proposal to change an issued license under this Ordinance to
the Director. The proposal may be subject to the requirements under Section 4, up to
and including re%pplication].

Section 10: Term of License or Permit; Renewal
A. Term of License. Short-Term Rental Licenses and Vacation Rental Licenses will be valid for a
period of two (2) years (the License Period). A License will expire on the expiration date if the
licensee fails to submit a renewal Application prior to the expiration date of a [License‘.
B. Renewal of License. Before renewing a License, the Director must determine that all of the
following requirements have been met:
1. The Applicant has submitted an Application with all the requirements as outlined in
Section 4 above, at least 45 days before the expiration of the License. If the applicant
has not met all of the requirements 45 days before the expiration of the License, the
application will be subject to the application fees for a new license.
2. No violations of this Ordinance exist on the Licensed Premises. Renewal of any License is
subject to the laws and regulations effective at the time of renewal, which may be
different than the regulations in place when the Director issued the prior License.

Section 11: License Non-Transferrable
A. No License granted pursuant to this Ordinance is transferable from one (1) person to another or
from one (1) location to another. Any change of ownership of the Licensed Premises must be
reported to the Director within 30 days of the transfer of ownership.

Section 12: Violations
A. Each actin violation of this Ordinance is considered a separate offense. Each calendar day that a
violation exists may also be considered a separate offense of this Ordinance.
B. The Director is authorized to suspend or revoke a License and assess administrative penalties for
any violation of this Ordinance.
C. Determination of a Violation:
1. The Director may investigate any complaints of violations of this Ordinance.
2. |If the Director discovers a violation of this Ordinance, the Director may charge the
violator for the actual cost to the County of any follow-up inspections and testing to
determine if the violation has been remedied.
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3. When the Director has reasonable cause to believe that a violation of this Ordinance is
likely to exist on a premises, and that entry onto the premises is necessary to verify the
violation, the Director shall first make a reasonable effort to contact the property
owner or local manager, and request consent to enter and inspect the premises. If the
property owner or local manager cannot be contacted or if entry is refused, the Director
may impose penalties or revoke the License.

E. Issuance of Notice of Violation:

1. If the Director determines that one or more violations of this Ordinance exists, notice
of all applicable violations must be given to the property owner by U.S. Mail, first-class
postage or via email a minimum of 30 days prior to the Director taking further action to
impose penalties or to revoke the License.

2. If violations of this Ordinance have not been resolved, or satisfactory progress towards
resolution has not been made within 30 days, the Director may impose an
administrative fine, task law enforcement personnel with using the Penalty Assessment
Procedure described in C.R.S. § 16-2-201 for violations of this Ordinance, or seek
injunctive relief.

3. No enforcement action for a violation of this Ordinance will be taken more than one (1)
calendar year after the date on which said violation [occurred].

F. Penalties for Niolations]:
1. Minor Offenses:
a. First Offense during License Period: $150 fine
b. Second Offense during License Period: $500 fine
c. Third Offense during License Period: $1,000 fine and one (1) year suspension of
the License.
2. Major Offenses:
a. First Offense during License Period: $750 fine
b. Second Offense during License Period: $1,000 fine and one (1) year suspension
of the License.

Section 12: Fee btructure]:
A. Application Fee:
a. For Short-Term Rental Licenses: $200
b. For Vacation Rental Licenses: $800
B. Renewal Fee:
a. For Short-Term Rental Licenses: $[150‘
b. For Vacation Rental Licenses: $600

Section 13: Severability/Savings Clause
A. If any provision of this Ordinance is found to be invalid by a court of competent jurisdiction, only
the provision subject to the court decision must be repealed or amended. All other
provisions must remain in full force and effect.

Section 14: Effective Date

A. This Ordinance will be effective 30 days after publication following adoption on the second
reading.
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From: Rosemary Donahue

To: Rodenburg, Jasmine
Cc: Grimm, Denise; Fasick, Jessica

Subject: September 10, 2020 meeting on Boulder County Proposal
Date: Sunday, September 13, 2020 11:09:30 AM

Jasmine

We are wanting to follow up with you and your team
from the September 10, 2020 virtual meeting on the
Proposal Docket DC-19-0005. We received several
phone calls and emails afterwards with basically
everyone commenting on the same.

We do not need more notes taken by your committee-
we need honest, straightforward, transparent answers.

1) When did this proposal process begin and by
whom? “I think July 2019”

2) What were the survey results from last fall? “go
to our webpage (webpage not given on the call)
When | reached out to Kristina to get on that email
list for the survey and apparently have been
removed as we heard nothing and did not know
about the virtual meetings since. This seems
discriminating.

3) Who and how are property owners being notified
of this proposal? “Let us know how you think
would be the best way to notify all interested
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parties?” | responded that the honest,
straightforward, and transparent way would be by
using the property owner tax record that Boulder
County collects property taxes from every year-
Rosemary .

4)Who is on this committee and how were they
chosen? How did you chose the 100 plus agencies
you have notified of the proposal ?

“as an invested property owner in this industry we
were not notified and want the names and
representatives of all parties Boulder County has
contacted to make decisions on our and others
personal private property.” Rosemary

5) What is the real long term purpose and goals for
these very restrictive, overreaching proposals?

6) Several property owners we have been in
communication with have asked “What is the need
for such a forced rushed process when there are so
many in Boulder County that you know and we
know will be so adversely affected —economically,
emotionally, and mentally?

7)We also have heard a number of times about the
layering of the different laws in the proposal that
are already laws in the county. Why add to thatin
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this proposal?

8) What is the reasoning and motivation to limit
ambitious and motivated people to one license
especially when they pay property taxes on more
than one property and are Seniors Citizens?

More feedback from the ones on the call are they
request hearings, equal representation, honest,
straightforward, transparent answers, and due
process including proper notification of all
unincorporated property owners in Boulder
County.

We appreciate the phone call and look forward to
your answers.

Brian and Rosemary Donahue, Boulder County
Property Owners
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September 24, 2020

Boulder County — Community Planning & Permitting
P.O. Box 471
Boulder, CO 80306

Cc: Concerned property owners of Boulder County

Re: Public Comments requested for Docket DC-19-0005: Short-Term Dwelling Rental and Bed and
Breakfast Update

To whom it may concern,

I am sending this letter of protest on behalf of myself and a likeminded group of other property owners in
the mountainous parts of unincorporated Boulder County. This letter responds to the request for public
comments by Boulder County’s Community Planning & Permitting staff (“CPP”) with respect to Docket
DC-19-0005, which contains CPP’s proposals for text amendments to Boulder County’s Land Use Code
and proposed licensure requirements for short-term rentals, vacation rentals, and other activity in
unincorporated Boulder County. These proposals are referred to in this letter as “DC-19-0005.”

The context for our opposition to DC-19-0005 is addressed at length below and is rooted in the following
key principles:

Use of Residential Property as Living Space Is the Intended Use of Such Property

The Special Review/Public Hearing Process Should Be Eliminated

“A One Size Fits All” Approach is Improper for Unincorporated Boulder County

Vacation Rental Is a Historic Use of Property in Boulder County

The Stated Rationale for DC-19-0005 Is Invalid

Many Provisions in DC-19-0005 Are Arbitrary and Susceptible to Legal Challenge

Concerns with Vacation Rentals Can Better Be Addressed Without DC-19-0005

NookrwdE

1. Use of Residential Property as Living Space Is the Intended Use of Such Property

Residential real estate is intended for use as living space by small groups of friends and family and for good
reasons the use of residences as a place to sleep, eat and socialize by such groups generally is not monitored
or regulated by government. The use of a residence as a residence, regardless of the individuals involved,
cannot, per se, result in misuse of residential property. In taking the contrary position via DC-19-0005, the
CPP believes that the County may interfere with the residential use of residential property on the basis of
which particular individuals carry on residential activities within residences or their relationship to the
landowner, or that certain residential activity within residences raises novel land use concerns that need to
be addressed via regulation. The CPP’s position cuts to very nature of the rights of property owners and
the fundamental use of real property for its intended use, and thus we respectfully request delay of DC-19-
0005 until the ramifications of the CPP’s position becomes better understood. The CPP’s erroneous
position that it should judge and regulate residential use of a residence is connected to many of the other
arguments against DC-19-0005 contained in this letter.

2. The Special Review/Public Hearing Process Should Be Eliminated

DC-19-0005 creates several categories of land use involving short-term and vacation rentals and requires,
as a step precedent to seeking a license, that the property owner undertake a “Special Review” process,
which generally means going through a 6-9 month public hearing process to obtain approvals from the
County, the CPP staff and neighbors. On phone calls regarding DC-19-0005, the CPP staff has pointed out
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that (a) the “Special Review” process currently is required for property owners seeking vacation rental
licenses, and (b) that the “Special Review” process allows the CPP staff the opportunity to control the
number of rental properties in the County subject to various standards that could not be articulated on the
phone call. In our view, the “Special Review” process represents the most objectionable part of DC-
19-0005. First, as outlined in Item 1 above, vacation rental activity represents residential use of residential
property — thus it is no departure in kind, degree, or magnitude from the intended and lawful use of
residences. Thus, the process of “Special Review” is altogether unnecessary when it comes to short-term
or vacation rental activity. Instead, that process appears designed for situations where there is a proposed
shift in the underlying nature of land use. If the “Special Review” process is currently codified as a vacation
licensure requirement then the current rules should be changed as part of the CPP’s mandate instead of
being relied upon by the CPP as an excuse to “double down” on a bizarre and objectionable policy. Second,
it appears to us to be deeply improper for the “Special Review” process to be misused by County authorities
or adjacent landowners as a way to restrict lawful use of property for its intended residential purposes. This
introduces a level of arbitrariness into the process that is altogether unjustifiable. The County and adjacent
landowners certainly should have a right to object if a residential property owner were to seek a variance
to convert his/her property into a gas station or strip mine operation; but, neither group should have any
right to interfere when a landowner invites guests onto the property to carry out its intended purpose of
serving as a place where people sleep, eat and socialize. In addition, we note that nearly every other
jurisdiction we are aware of that regulates vacation rentals has chosen to acknowledge this key principle
and has imposed mere licensure requirements without any need for property owners to seek a land use
variance or request permission from neighbors or government staff.

3. “A One Size Fits All” Approach is Improper for Unincorporated Boulder County

Through the phone calls organized by the CPP it has become clear that a driving force behind the drafting
of DC-19-0005 are subdivision homeowners outraged at perceived over-use of their neighbors’ properties
by short-term guests. A variety of smokescreen excuses have been proposed to lend validity to these
individuals’ concerns that somehow residential use of a neighbor’s residence results in misuse: increased
car traffic, a loud party, a parking hazard, etc.... As described elsewhere below, such concerns already are
solved by public nuisance laws and are unworthy of being doubly solved via regulation of rental activity.
Fundamentally, though, many or most concerns related to increased activity in subdivisions do not apply
to less densely populated parts of Boulder County. Still, in a rush to speedily craft one set of ill-conceived
rules for all of unincorporated Boulder County, the CPP is justifying its “one size fits all” approach on the
grounds that use of property in the mountains and plains creates other concerns related to wildfire and
wildlife, and that those concerns are similar enough to subdivision concerns to justify drafting one set of
rules for all unincorporated parts of the County. We believe that the concerns and problems created by use
of property in a subdivision are entirely different than any concerns and problems created by use of property
in a rural area and must, as a matter of prudent public policy dictate different approaches instead of the
single approach taken by the CPP in drafting DC-19-0005. Any attempt to differentiate between types of
property in the current draft proposal fall woefully short. We encourage the CPP to abandon its current
efforts to draft rules for all unincorporated parts of the County and instead to use a targeted approach to
solve problems where they actually exist.

4. Vacation Rental is a Historic Use of Property in Boulder County

The history of vacation rental activity in the mountains of Boulder County goes back many generations and
is tied intrinsically with proximity to Rocky Mountain National Park. Over four million tourists visit the
Park annually and many or most travel to arrive there and require lodging. No property owner alive today
in the mountainous parts of Boulder County, and particularly Allenspark, can claim that he or she acquired
their property while unaware that vacation rental activity was ongoing and was a major use of property in
the area. It is absolutely disingenuous for the CPP to take the position that new information has come to
light, or that the proliferation of Airbnb and VRBO has changed the nature of vacation rental activity in the
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mountains of Boulder County. Hundreds of landowners rent their property to hundreds of thousands of
annual guests, in a cycle of supply and demand that the CPP appears to have ignored entirely in its drafting
of DC-19-0005. Many property owners in the County have structured their property ownership or
organized their economic lives and retirement on the opportunities presented by vacation rental. The grave
concerns of personal bankruptcy, forced foreclosure, financial ruin and other hardship cause us to plead in
unison that the County reject DC-19-0005 as drafted until the full impact on the community can be
understood and better rules are drafted that promote and encourage flourishing historic vacation rental
activity. We strongly believe that the harms of DC-19-0005 surely outweigh its intended benefits.

5. The Stated Rationale for DC-19-0005 Is Invalid

Based from the participation on group calls organized by the CPP, a driving impetus for DC-19-0005
appears to come from inappropriate sources: disgruntled property owners involved in neighborhood
disputes. However, because the CPP has rationalized its proposals by citing several other concerns, we
present those below, along with our thoughts on their lack of persuasiveness:

a. Shortage of Affordable Housing. The CPP staff claim that they have drafted DC-19-0005 in
an effort to cause a decline in real estate prices and to make housing more affordable, citing
unidentified statistical studies of the impact of vacation rentals on home prices. However,
based on our analysis, there are no conclusive studies on this subject, and the better
understanding is that approximately 700 vacation rental properties in all of the unincorporated
areas could not possibly have any meaningful impact on the affordability of housing stock. In
addition to the futility of DC-19-0005 in addressing this concern, we also question (i) whether
the lack of affordable housing is an issue for all unincorporated Boulder County (i.e., is it an
issue only for places close to Boulder and Longmont?), (ii) whether it is acceptable for Boulder
County to address the issue by seeking to drive down property values indirectly as opposed to
directly solving the problem by constructing more low-income housing, and (iii) whether the
County truly wants to go on the record in terms of supporting property devaluation. In our
view, property values are high in Boulder County because it is a beautiful place to live and
vacation rentals are not a meaningful part of the equation.

b. Character of the Neighborhood. The CPP staff argue that rental activity should be curtailed
because it changes the character of neighborhoods where the activity takes place. This
argument ignores entirely the longstanding history of rental activity in Boulder County and the
critical fact that renters’ use of residences does not differ in any material way from the property-
owners’ use of those residences. The argument that government should attempt to use land use
codes to alter the “character of the neighborhood” should set alarm bells ringing as it clearly is
merely a construct used to conceal some ulterior motive and has often been used in the past to
provide cover for all types of discriminatory policy aims.

c. Proliferation of Airbnb and VRBO. Another claim by the CPP is that the rapid rise of Airbnb
and VRBO have changed the nature of land use in unincorporated Boulder County in a manner
that mandates government action. As noted above, this claim is absolutely disingenuous as it
relates to many mountainous parts of the county where vacation rental has been a primary
historic use of property. Moreover, we note that Airbnb and VRBO are merely platforms
whereby landowners can alter the identity of the individuals making residential use of
residential property — i.e., there is no change in the underlying use of homes as places where
people sleep, eat and socialize — and therefore there is no need for the community to be alarmed
by the rental of property on these websites. These companies are better viewed as partners of
Boulder County than as antagonists.

d. Risk to Vacationers. The CPP has justified many of the Licensure requirements in DC-19-
0005 as being necessary to protect guests who are staying in short-term rental or vacation rental
properties. While we interpret this concern as paternalistic and unnecessary in most instances,
we are prepared to accept that the County may choose to impose a license fee and some safety
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measures or recommended best practices for property owners that host short-term or vacation
rentals. A requirement for such property owners to carry a certain minimum insurance should
suffice to address this concern. We reject the use of this process as an apparatus to impose
stringent conditions or other policy goals, such as wildfire mitigation or construction upgrades.
In our view and based on our reading of the vacation rental ordinances in other municipalities,
the requirements in DC-19-0005 are overly restrictive and expensive and go far beyond the
purported goal of ensuring safety for guests. Instead, the cost and restrictiveness of the
licensure requirements seem to have the direct goal of preventing rental activity.

Wildfire and Wildlife. The CPP has also claimed that regulations in rural mountainous areas
are necessary because of the risk posed by out of town guests creating wildfires and disturbing
wildlife. We note that hundreds of thousands, if not millions, of people visit Boulder County
annually, and that many people move to the County for work or school each year. None of
these people undergo any sort of training with wildfire risks or wild animals. Yet, the CPP
points to approximately 700 rental properties in the County as a risk factor worthy of requiring
government action! In the absence of any proof linking wildfire and wildlife risks with vacation
rental activity, we respectfully submit that these are not valid concerns that should be addressed
as part of this process.

Over-Use of Property. The CPP staff claim that vacation rental is problematic because
residences become “over-used,” resulting in enhanced traffic issues, enhanced wildfire or
wildlife incidents, and enhanced partying. But the opposite is actually the case, and those
concerns would surely be magnified by converting seldom-used vacation rental properties into
full-time owner-occupied residences. A home that is owner-occupied is resided in nearly 365
days per year, with the septic used daily, parties hosted frequently, lots of daily traffic and all
sorts of other year-round activities and opportunities for wildfire risk and wildlife
confrontation. By contrast, a property that is typically rented for 60-100 days annually for
families vacationing in the mountains has far less usage. The CPP’s goal of mitigating wildfire
and wildlife risks in rural areas is therefore directly at odds with its other stated goal of
converting rental properties into owner-occupied residences. This underscores the absolute
failure of DC-19-0005 in achieving any articulable policy goals.

To summarize, because the supposed rationales for DC-19-0005 appear to have no logical footing, we urge
Boulder County to immediately suspend any further consideration of the proposal.

6. Many Provisions in DC-19-0005 Are Arbitrary and Susceptible to Legal Challenge

While many of the above concerns relate to the general unfairness and poor policy considerations behind
DC-19-0005, we also point out the following specific provisions of the proposal that reek of arbitrariness
and we suspect are constructed on shaky legal ground:

a.

Eight person maximum: The CPP staff’s rules would prevent more than 8 people from renting
a home in the County. As the owner of a large 5 bedroom home in Allenspark where on many
occasions | have gathered with 3 other adults and their 6 children, | shudder to consider that
the CPP staff regards those gatherings as offensive and has drafted DC-19-0005 to outlaw
similar gatherings. This provision appears to be low-hanging fruit susceptible to legal
challenge and throws into question whether Boulder County believes it has the authority to bar
property owners from hosting family reunions or even taking in foster children or relatives who
have fallen on hard times. If the County’s goal is to prevent obnoxious parties from occurring
in residences, then it has other authority at its means to address abusive situations.

One license per individual/affiliated entity: DC-19-0005 allows an individual (together with
any affiliates) to possess a vacation rental license for only a single property. This rule appears
to be a blatant and arbitrary restraint on free trade and property use, and could be challenged
on Constitutional or other legal grounds. As noted in Item 4 above, many property owners in
the County have arranged their economic affairs so as to operate multiple vacation rental
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properties and rather than allow them a path to validly license their businesses with the County,
DC-19-0005 forces them to consider either disregard of the rules or taking legal action. If the
State and County do not restrict individuals from owning more than one mining operation,
more than one oil refinery or more than one restaurant (or any other routine business) then how,
possibly, could Boulder County seek to justify restricting ownership to one single vacation
rental property — particularly in a County where vacation rental is a common historic land use
dating back generations?

c. Weddings: DC-19-0005 seeks to bar weddings from occurring on residential property. This
is a particularly shameful provision, and the CPP staff appear to be cherry-picking from an
arbitrary list of behaviors and events they deem acceptable. Simpler and sounder public policy
is the default common sense and legal concept that any lawful behavior is allowed on residential
property if it does not encroach on others’ rights. And again, if the County’s goal is to appeal
to landowners whose neighbors host loud parties, then there are ample existing methods of
dealing with such situations that fall short of proposing changes to the Land Use Code.

d. Cost of a License: DC-19-0005’s maximum fee for a vacation rental license is $800. This
amount grossly exceeds the cost of licensure in other jurisdictions whose rules we have
reviewed. Given the minimal impact of vacation rental activity on land use, smart public policy
would be to mandate few licensure requirements and a nominal cost for such licenses.

e. 60 Day Threshold: In drafting DC-19-0005, the CPP staff have attempted to thread a needle
by creating two separate categories of rental activity: “secondary accessory short-term rental”
and “vacation rental,” which are separated from each other primarily by which side of “60
Days” of annual rental activity they fall on. The first category will prove illusory for all
practical purposes. The rental season in the mountains of Boulder County lasts for 90-120 days
and few property owners engaging in the activity would seek to rent for fewer than 60 days per
year. The 60-day threshold is arbitrary and unsuitable for Boulder County and the separation
of rental activity into multiple categories also raises considerable questions of residency and
how the rules could be administered from year to year. This reflects broader concerns with
DC-19-0005 regarding poor drafting, over-complexity and over-regulation.

7. Concerns with Vacation Rentals Can Better Be Addressed Without DC-19-0005

Because vacation rental activity merely involves the use of residences by guests as a place to sleep, eat and
socialize (i.e., residential activity), there is very clearly no novel or revolutionary change in the land use
patterns in the County resulting from the activity that should give rise to calls for a restrictive regime like
DC-19-0005. Assuming there is no influence present from lobbying groups such as the hotel industry, the
likeliest actual concerns giving rise to a proposal like DC-19-0005 are (a) complaints from landowners
about inconveniences experienced because of neighbors’ use of adjoining residences, and (b) a desire by
the County to collect fee revenue that has become more easily identifiable now that rental activity is being
congregated into visible platforms like Airbnb and VRBO.

(a)

(b)

Complaints from landowners: As a preliminary matter, we point out that most of these complaints
are meritless: no law prevents residential property owners from having large families reside at a
residence, hosting events or inviting guests onto their property. Nevertheless, abusive situations
do arise with land use and can be addressed easily using existing statutes. All that is needed is for
County officials to cause public nuisance laws to be stringently enforced and to direct law
enforcement to ticket parking violations, road hazards and loud parties occurring in unincorporated
areas. Such enforcement will have the added benefit of targeting not only misuse of residential
property by renters, but also by the landowners themselves. Put simply, concerns about loud
parties is not sufficient grounds to create new rules that undermine the very nature of land use or
thwart the historic vacation rental activity ongoing in the Boulder County mountains.

A revenue source. The County is undoubtedly interested in sharing from the economic benefits
associated with vacation rental activity. In our view, the County should fall in line in this regard
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with the preponderance of other regulating jurisdictions that have settled on reasonable, easy-to-
follow licensure requirements. If the County were truly concerned about septic system updates,
building code violations, wildfire risk, etc., then it would be better placed to address those issues
broadly for the entire population via a separate effort. The County should license vacation rentals,
if at all, by asking property owners to show proof of insurance and pay a nominal fee.

*kk%k

As set forth above, DC-19-0005 represents bad public policy on a number of levels — particularly owing to
the deep threat it poses to land rights and land use, its detrimental effect on historic vacation rental activity
in the mountains of Boulder County, and the “Special Review” process that presumes that individuals’ use
of a residence for its intended purpose must somehow require government and community scrutiny.
Therefore, with the utmost sincerity and deepest concern | respectfully request that any further action on
DC-19-0005 be delayed indefinitely until a new proposal can be agreed upon by all impacted members of
the community who should also have a direct right to participate in the drafting process.

Best Regards,

Do A bk

Samuel A. Arieti, Allenspark
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From: Bruce Drogsvold

To: Rodenburg, Jasmine

Subject: FW: Docket DC-19--0005: Short Term Dwelling Rentals
Date: Wednesday, September 30, 2020 3:31:38 PM

Hi Jasmine,

I am returning my feedback for the public comment section.

There were two boxes one of which needed to be checked on your memo from August 26

1. We have reviewed the proposal and have no conflicts
2. letteris enclosed

| would like the second box checked stating that this letter is enclosed.

Please add this letter to the public comment section and tell me where | can find the public
comment section? (Specific to this short term rental issue)

That’s where | can read what the general public is saying...which is the most important place to
understand what the public would like to see happen.

| participated in the City of Boulder “short term rental” process and | watched the Nederland “short
term rental” process take place and | have googled a variety of other municipalities around the USA
that have created laws addressing “short term rentals”.

Apparently these proposed rules have been mostly copied from regulatory endeavors in other
places.

Rural Boulder County housing needs are different than housing needs in Boulder, or Breckenridge, or
Telluride.

Housing needs on Peak to Peak Highway and much of western Boulder County are very different
from these kinds of municipalities.

That’s said, it’s nice not to reinvent the wheel.

Some feedback :

The Recitals Section, B, C, and D ought to be changed/updated to reflect the pros as well as the cons
about short term rentals. They are too one-sided.
1. Short Term rentals enhance more of a “social fabric” experience to visitors.
Visitors get to stay in private homes.
Visitors are not limited to camping or staying in big resorts/hotels.
Short term rentals provide supplemental income to families.
There are many positive aspects to short term rentals...please add them.
Good rules are necessary

o Uk W

All'in all, your proposed rules are pretty good.
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About the Recitals Section -

Recital B states- “Studies and Reports have concluded that short- term rental of residential property
creates adverse impacts to health, safety, and welfare of communities, including housing costs and
depletion of residential housing opportunities for persons seeking fulltime accommodations.

This section was far more true for the City of Boulder than the mountains. 52% of Boulder housing is
rental property. Everybody wants to live there.

Recital C states that short term rentals diminish neighborhood character - not necessarily true —
especially when the neighborhood is wilderness
Recital D states that they preserve housing units for Boulder County residents by limiting visitor and
tourism serving uses such as short term rentals — not necessarily a strong correlation on Peak to
Peak highway and the mountains of Boulder County — Recital D is overstated in our case.

These housing issues are not so true for the mountains and rural areas of Boulder County.

It’s a different kind of housing demand in the mountains, a demand much more related to tourists,

vacationers, visitors.

| most appreciate that your proposed rules will allow property owners to do short term rentals
without being considered by the county to be a primary residence.

| own a co-primary residence in the mountains

It’s not a second home.

It’s a co-primary residence...yes, there is such a thing.

Co-primary homes are more than just second homes.

| use my home in town and my home in the mountains equally.

| do not want to be disallowed from doing short term rentals because my property could be mis-
labeled as a secondary residence.

That would be inaccurate and wrong.

Fire regulations are a good addition to your proposed rules.

Questions:

Section 6 : Licensee Operating Standards and Requirements —

6-12 — Signs. THE PROPOSED REQUIREMENTS INCLUDE #12 SIGNS.

6-12 says to go to ARTICLE 13 OF THE LAND USE CODE — | read Article 13- there is nothing about
signs for sort term rentals in it. Where is the required sign for vacation rentals?

Article 13 Doesn’t have anything.

6-13 — POSTING OF LICENSE — THIS REQUIREMENT ALSO REFERS TO ARTICLE 13 OF THE LAND USE
CODE. —.

Section 12: Fee Structure - S800 for Vacation Rental License’s seems very high and every two years it
must be paid again.
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Why not a reasonable occupancy tax like the City of Boulder uses instead? (Although City of Boulder
occupancy tax is pretty high)

Otherwise Boulder County will depend on fining short term rental citizens for the money.

I’m curious why don’t you have an occupancy tax. It’s simple and pays for gov't expenses.

Do you plan to make your money by fining people?

That’s not a positive approach.

Also exorbitant fees give the impression that Boulder County is circumvent the taxing restrictions
imposed by Tabor to get around having to do a vote.

Extremely high fees are disingenuous, unfair, and have been uses too much around the state.

Section 14: Effective Date — Please state an actual date instead of saying “30 DAYS AFTER
PUBLICATION FOLLOWING ADOPTION ON THE SECOND READING.”

When will that be?

| don’t think there will be a single homeowner that has any idea of when that date will occur.
Perhaps a ballpark idea.

| hope you can get these regulations right the first time around.

Remember we're in the middle of a pandemic.
Please go easy on us.

Thanks for your efforts,
Respectfully,

Bruce Drogsvold
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From: Daryl Galloway

To: #LandUsePlanner
Subject: Short-Term Dwelling rental & Bed & Breakfast Lodging
Date: Wednesday, October 7, 2020 1:49:13 PM

| strongly object to allowing and type rentals in the Pine View Estates area as past experience
indicates renters have no respect for our road which we have to maintain ourselves.
Pine View Estates consists of Pinion and Ponderosa Way off Lazy Z Road, off Magnolia Drive.
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard
Subject: Submit a Public Comment on DC-19-0005 [#11]
Date: Monday, October 12, 2020 5:33:37 PM
Name * Cristina Mejia-Lansing

Email *
Phone Number *

Address *

Is your primary residence in Boulder
County, Colorado? *

What are your thoughts and
comments on proposed updates to
the the Boulder County Land Use Code
related to Short-term Dwelling Rentals
and Bed and Breakfast uses? *

Please check box below *

makime40@hotmail.com
(303) 956-3480
623 Sugarloaf Mountain Rd
Boulder, CO us, 80302-9234
United States
No
United States...... my husband and | own a property near the

place, we don’t have any problems with bread and breakfast
use.... no objection.

e | acknowledge receipt of the Open Records Notification
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From: tyler_alpern@yahoo.com

To: #LandUsePlanner
Subject: Short term Dweeling rental
Date: Tuesday, October 6, 2020 10:08:32 AM

| received a postcard inviting me to comment on the L odging Amendments being considered.

Rural residential neighborhoods and not hotel zones. Olde stage Road has had many homes
turn themselves into hotels and those residential homes now have blaring headlights from cars
coming and going at night and horrible outside unshielded beacons on light destroying the
rural dark. The noise from additional cars at night on gravel drives and roadsis also an
unwelcome intrusion into the dark and quiet of night which brought us out here in the first
place.

Please do not allow homes to become hotelsin rural boulder county.

Thanks,
Tyler
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard
Subject: Submit a Public Comment on DC-19-0005 [#10]
Date: Tuesday, October 6, 2020 8:26:47 AM
Name * Kevin Criss
Email * kevin@casacriss.com
Phone Number * (303) 709-7916
Address * 7427 Park Cir

Boulder, CO 80301-3958
United States

Is your primary residence in Boulder Yes
County, Colorado? *

What are your thoughts and I am strongly against allowing short-term dwelling rentals in
comments on proposed updates to my neighborhood.

the the Boulder County Land Use Code

related to Short-term Dwelling Rentals

and Bed and Breakfast uses? *

Please check box below * e | acknowledge receipt of the Open Records Notification
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard

Subject: DC-19-0005 July 30 Virtual Open House [#3]

Date: Tuesday, June 30, 2020 8:53:09 AM
Name * Phillip Epstein
Email * Phillip@blackandred.io
Phone Number * (303) 842-5597
Address * 6940 N 63RD ST

Longmont, CO 80503
United States

What questions do you have on the - What would be the requirements of a "lodging use"?
proposed changes to Short Term

Rentals and Bed and Breakfast

Lodging Uses in unincorporated areas

of Boulder County? *

Please check box below * e | acknowledge receipt of the Open Records Notification
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard
Subject: DC-19-0005 July 30 Virtual Open House [#4]
Date: Tuesday, June 30, 2020 9:04:42 AM
Name * Richard Marchese
Email * Rmarch@Sitar.com
Phone Number * (973) 332-8374
Address * 16724 Indiana Gulch rd

Unincorporated , Colorado 80455
United States

What questions do you have on the Besides B&B, what if a resident decided to spend part of the
proposed changes to Short Term year away (3-6 months). Could they Rent out their home, or
Rentals and Bed and Breakfast hire an agency to handle it as a Rental while they are away?

Lodging Uses in unincorporated areas
of Boulder County? *
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard
Subject: DC-19-0005 July 30 Virtual Open House [#5]
Date: Tuesday, June 30, 2020 9:16:44 AM
Name * Samuel Arieti
Email * sarieti@gmail.com
Phone Number * (773) 531-7680
Address * 275 Wagener Rd

Allenspark, Colorado 80510
United States

What questions do you have on the Is it possible to have the County not regulate this business?
proposed changes to Short Term If regulation is imposed, can we make sure that it is
Rentals and Bed and Breakfast unintrusive, easy to comply with, and free?

Lodging Uses in unincorporated areas
of Boulder County? *
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From: Wufoo

To: Rodenburg, Jasmine; Ott, Jean; Hackett, Richard

Subject: DC-19-0005 July 30 Virtual Open House [#6]

Date: Wednesday, July 1, 2020 6:26:18 AM
Name * Ben Emerson
Email * ben_emerson@msn.com
Phone Number * (720) 406-7872
Address * 250 Valley Lane

Boulder, Colorado 80302
United States

What questions do you have on the Would like to hear the overall update and understand why
proposed changes to Short Term the current process is changing?
