COUNTY OF HUMBOLDT

For the meeting of: 10/26/2023

File #: 23-1445

To: Planning Commission
From: Planning and Building Department
Agenda Section:  Public Hearing

SUBJECT:

Draft Short-term Rental Ordinance

Record No.: LRP-2022-17963 & LRP-2023-18254
All unincorporated areas of Humboldt County

Inland and coastal zone ordinances to allow the use of residences for short-term rentals within the
unincorporated areas of Humboldt County. The ordinance does the following:

a) Creates two tiers of rentals consisting of units partially rented by the occupants of the
residence and rental of the whole unit;

b) Establishes performance criteria for the operation of short term rentals;

c) Creates an Administrative Permit to authorize rentals which comply with the ordinance
and allows approval of a discretionary permit when deviations from standards are
requested.

d) Creates a cap for the number of units allowed around the Humboldt Bay Area
The new ordinance would affect the following code sections:

1. Inland: Adds section 314-60.05, amends the tables in section 314-6 and 314-9, amends
sections 314-37, 314-44, 314-55, 314-138, 314-141, 314-143, 314-153, 314-154, 314-
157, 314-158, 314-163, 314-174 and 314-177 in Chapter 4 of Division 1 of Title III of
the County Code for the inland areas of the County.

2. Coastal: Adds section 313-61.05, amends the tables in section 313-6, and amends
sections 313-44, 313-50, 313-55, 313-141, 313-143, 313-154, 313-157, 313-163, 313-
172, and 313-177 in Chapter 3 of Division 1 of Title III of the County Code for the
coastal areas of the County.
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RECOMMENDATION(S):
That the Planning Commission:

1. Request staff provide introduction to the changes made to the draft Short-term Rental
Ordinance in response to comments at the October 5, 2023, Workshop.

2. Allow for public comment on the proposed draft ordinance.
3. Deliberate and comment on the draft Short-term Rental Ordinance.

4. Provide guidance to Planning & Building Staff on any desired amendment selections to the
draft ordinance and provide a recommendation to the Board of Supervisors.

DISCUSSION:
Project Location: All of the unincorporated areas of Humboldt County.

Present Plan Designations: All land use designations where residences are allowed as a principal use.
Present Zoning: All zoning districts where residences are allowed as a principal use.

Environmental Review: The ordinance is exempt from environmental review under §15301 (Existing
Facilities) and §15061(b)(3) of the State CEQA Guidelines.

State Appeal Status: The Short-term Rental Ordinance for the coastal unincorporated areas of
Humboldt County must be approved by the California Coastal Commission prior to taking effect.:

EXECUTIVE SUMMARY:

During the Planning Commission Workshop held on October 5, 2023, the Short-term Rental (STR)
ordinance was presented. Staff presented the ordinance to the commission by section allowing the
commission to provide comment on each section of the ordinance. The Planning Commission made
recommendations to address public comments received and to address ideas raised by the Commission.
These recommendations have been included in the draft ordinance. There were some areas where the
Commission did not have consensus, and these have been included in text boxed for the Commissions
consideration.

POLICY DISCUSSION:

The policy objective of this ordinance is to allow an activity that has benefits to the County in such a
way as to minimize the impact on housing stock and impacts to neighborhood character. Public
comment has run the spectrum between not regulating short-term rentals to concern to how short-term
rentals remove housing stock for people who live and work in Humboldt County and cause
neighborhood impacts.

Protecting Housing Stock

The primary provision for protecting housing stock is by setting a cap on the number of short-term
rentals allowed in the County. A cap of 2% of the housing stock within the area around Humboldt Bay
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has been used. The Planning Commission seemed to have consensus that 2% of housing stock allotted
to STRs is an appropriate amount and that no more than 2% should be allowed given the current
housing stock available in Humboldt County for permanent residency. STRs currently occupy roughly
1.66% of housing stock according to the research Planning and Building has conducted on the
unregulated market. The Commission did mention looking into the option of having this provision
specifically applied by Community Planning Area, as opposed to the entire area around Humboldt Bay,
because some planning areas may have a larger percent of STRs than others, making their planning
area disproportionately STR dominant. The Commission brought this up to consider neighborhood
integrity. This alternative will be available for the Commission to select (Alternative 4), should they
find it suitable to the public’s best interest.

Permit issuance timeline:

The commission identified that it would be better to accept applications for two months and then
provide time for review and issuance. The ordinance has been modified to accept permits for existing
operations for the first two months after the ordinance becomes effective and the issue permits within 3
months of adoption.

Evidence of existing operations and establishing a date:

Determining requirements for proof of pre-existing operations was a robust discussion topic. Thought
was given to the idea of establishing pre-existing operations based on transient occupancy tax receipts
and business licenses. This would reward those operators who have been paying their Transient
Occupancy Tax. There was concern this is not a regulated activity and having such requirements could
be considered. It was pointed out that a date needs to be identified within the record as a date current or
a date forward to establish the concept of pre-existing, though the ordinance currently reads that the
date for establishing pre-existing is anything prior to the effective date of the ordinance (when the
Board of Supervisors approves the draft). The date for this alternative is October 26th, 2023, and can
be seen in (Alternative 2).

Violations and consideration of approval:

The Commission had consensus that no STR should be approved if there are unresolved violations on
the property. Violations which have been remedied will be allowed the same pathway forward as other
operators. Properties where violations exist will not be considered for STRs. This change is highlighted
below in key changes.

Allowance of STRs in AOB (Alternative Owner Builder):

There was continued discussion of allowance of AOB for use for STR. This provision can be removed
from the STR ordinance, but it will not change the AOB provisions. So that the Commission is
familiar with some of the AOB provisions the following are excerpts from Section 331.5 of the
Humboldt County Code:
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331.5-3. Application. The provisions of this chapter shall apply to the construction,
enlargement, conversion, alteration, repair, use, maintenance, and occupancy of limited density
owner-built, owner-occupied dwellings, owner-built accessory dwelling units, and appurtenant
structures in rural areas in Humboldt County.

331.5-5. Definitions.
(d) Owner-occupied rural dwelling. Any structure consisting of one or more habitable
rooms intended or designed for single-family occupancy with all basic facilities for
living and sleeping which is situated or is to be situated in a rural area to which the
provisions of this chapter are applicable and which is owned by one or more members of
the family occupying the structure.

331.5-17. Changes in Occupancy. The occupancy of a structure constructed in accordance with
a permit issued pursuant to this chapter by anyone other than the owner-builder of that structure
constitutes a change in occupancy.

Upon a change in occupancy, no new occupancy of the structure shall occur until either:

(a) Each new adult occupant files with the Chief Building Official a statement under penalty of
perjury stating that he/she is occupying the structure with the knowledge and understanding that
the structure was not built pursuant to Uniform Building Codes and that this may create risks of
injury or damage which the occupant freely assumes and from which the occupant holds the
County, its officers, employees and agents harmless. The occupant shall also agree, as a
condition of the new occupancy permit, to abide by all applicable conditions of the building
permit under which the structure was constructed; or

(b) The building is brought into compliance with the provisions of Title 25, Article 10, of the
California Administrative Code or the appropriate Uniform Building Code standard.

The intended purpose of the AOB is for an owner builder to build a home for themselves using
materials that are not structural building materials. The provision above in 331.5-17 about change in
occupancy was thought to refer to when a property changes hands, but a reasonable mind such as one
of the commenters could consider this to be for a tenant. Interpretation could allow a tenant to file a
release of liability with the Chief Building Official. This would create an enormous paperwork
requirement for a Short-term Rental. The bigger issue is should the County be permitting a STR in a
structure that has not been structurally reviewed or inspected?

It is important to note that the Coastal Commission removed allowances for AOB in the Coastal ADU
Ordinance, so this would likely be the case for the Coastal STR Ordinance as well, relative to
occupancy other than an owner. An alternative (Alternative 3) has been added removing AOB
restrictions entirely.

Per Parcel Cap and Per Person Cap:
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A recommendation was made to allow for more than one STR per parcel when there is an onsite
owner/manager on the parcel. No alternative number was provided per parcel and so there is the option
for the Commission to deliberate on an appropriate cap per parcel ownership for STRs as listed in
Alternative 8. Additionally, it was recommended that no per person cap be included. This was included
as Alternative 7. These will be an alternatives discussed by the Commission.

Transferability and Ownership:

There was in-depth conversation about how to prevent the STR permit from becoming a commodity.
The public, operators in particular, are worried about transferability, particularly to next of kin.
Commissioners wrestled with the idea of regulating who can inherit or pass on these permits to, or
whether the subject was even relative to land use. An alternative has been added to allow for the
passing of a permit to children or next of kin if something happens to the permit holder (Alternative 5)
and to allow transferability in general (Alternative 6). There was also the issue of how to regulate
owner partnerships like LL.Cs and corporations. Particularly, how regulating ownership impacts
housing stock and preserves neighborhood character. The requirement of an “ownership roster” has
been added for LLCs and corporations who wish to apply for STR permits. This roster would allow
staff to maintain an appropriate count of the per person/entity ownership cap. This has been added as
an alternative for the commission to deliberate on (Alternative 1).

Private Parties and Gatherings:

Private parties and gatherings are the main source of complaints for STRs. In an effort to find a more
equitable cap for parties and gatherings Alternative 9 has been added for deliberation of the
commission, allowing no more than twice the maximum occupancy of the short-term rental so long as
this information is included in the application package and there are appropriate provisions for parking.

ATTACHMENTS:

1. Inland Draft Short-term Rental Ordinance
Coastal Draft Short-term Rental Ordinance
Draft STR PC Resolutions (Inland & Coastal)
Public Comment
10/5/23 PC Workshop

Nk

Please contact Cade McNamara, Planner, at cmcnamara@co.humboldt.ca.us or 707-268-3777 if you
have questions about this item.
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Draft Short-term Rental Ordinance Inland
10.26.23

Proposed additions, propesed-deletions

314-60.05 SHORT-TERM RENTALS

60.05.1 Purpose. The purpose and intent of this Section (the “Short-term Rental Ordinance”) is to protect
and promote the public health, safety and welfare, support tourism and economic development, protect
housing stock, preserve the quality of neighborhoods, and balance the needs of property owners, tenants,

and neighbors.

60.05.2 Applicability. These provisions apply when dwelling units are used as Short-term Rentals.

60.05.3 Allowed Zones. Short-term Rentals may be permitted in zoning districts where residential use is
a permitted use subject to these regulations.

60.05.4 Application. In addition to all materials required for a permit pursuant to 312-5.2, a complete
application for a Short-term Rental Permit shall include the following:

A. Current grant deed for the subject parcel.

B. Affidavit sighed by the permit holder confirming delivery of the Good Neighbor Guide to all
neighbors in the closest 10 dwellings and within 300 feet up and down the street, if applicable.

C. Evidence of property-owner consent if the permit-holder is someone other than the property
owner. If the property owner withdraws consent at any time when the permit is active, the
permit is immediately revoked.

Alternative 1

i Where the owner is a LLC or other corporation, the ownership of the
corporation(s) shall include the people who own the corporation or controlling
corporation via an ownership roster or operating agreement identifying all
parties involved within the LLC or other corporation(s) for said owner or

operator.

D. Access routeHaulroute, if seeking a Special Permit and the site is accessed via a shared
private road system.

60.05.5 Existing Operations. No permits for whole dwelling unit Short-term Rentals shall be issued during
the first two (2) months following the effective date of this section but applications from individuals
operating existing short-term rentals will be received. Fwe-Three months after the effective date of this
ordinance the department will issue permits for gualifying locations with existing Short-term Rentals. An
existing Short-term Rental shall be determined based on evidence of operation prior to the effective date
of this ordinance. If the number of permits issued for existing Short-term Rentals exceeds the cap
identified in §60.05.10.2.1, then no permits will be issued for new Short-term Rentals until the number of
permitted Short-term Rentals in the County falls below the cap. A permit shall not be issued on a parcel
1
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with active violations.

Alternative 2

65.05.5 Existing Operations. No permits for whole dwelling unit Short-term Rentals shall be issued
during the first two (2) months following the effective date of this section but applications from
individuals operating existing short-term rentals will be received. Fwe Three months after the effective
date of this ordinance the department will issue permits for qualifying locations with existing Short-
term Rentals. An existing Short-term Rental shall be determined based on evidence of operation prior
to October 26, 2023theeffective dateof thisordinance. If the number of permits issued for existing
Short-term Rentals exceeds the cap identified in §60.05.10.2.1, then no permits will be issued for new
Short-term Rentals until the number of permitted Short-term Rentals in the County falls below the cap.
A permit shall not be issued on a parcel with active violations.

60.05.6 Permit Requirements.

60.05.6.1 Administrative Permit Required. A Short-term Rental meeting the requirements herein
shall be permitted with an Administrative Permit.

60.05.6.2 Special Permit Required. A Short-term Rental seeking exception from standards
identified in §60.05.9.1 and §60.05.10.3 may only be allowed upon issuance of a Special Permit.

60.05.6.2.1 Required findings. A Special Permit for a Short-term Rental may be approved
only if the following findings are made:

A. The Short-term Rental would not result in significant adverse effects on the
health, safety, and welfare of the community; and

B. The Short-term Rental would not result in significant adverse effects on the
quality of the neighborhood.

60.05.6.2.2 Special Noticing Requirements. In addition to following the procedures
identified in §312-8.1 Notice of Application Submittal, notice shall be sent to all owners
and occupants of property accessed through shared private road system.

60.05.7 Permit Term for Short-term Rentals. All Short-term Rental Permits (including non-conforming
approvals) shall lapse two years after the effective date of the permit unless the following requirements
are met:

A. The permit holder shall submit a Statement of Continued Operation as provided by the
Planning & Building Department; and

B. There are no outstanding violations associated with the permit.

60.05.8 Violations. Continuous use of a Short-term Rental without resolution of the violation(s) of this
section may result in Code Enforcement action, Permit Suspension or Permit Revocation.

60.05.8.1 Suspension or Revocation. Consistent with the procedures in Section 312-14 of the
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Zoning Ordinance a Short-term Rental permit may be suspended or revoked for violations of the
Short-term Rental Ordinance and/or violations of permit terms or conditions.

60.05.9 Home-share Rental. This section applies to Home-share Rentals which are a short-term rental of
a portion of a dwelling unit where the caretaker remains in residence.

60.05.9.1 Standards for Home-share Rentals.

60.05.9.1.1 Health and Safety Standards. Exception to Standards C and D may be sought
with a Special Permit.

A. Building, Fire and Health.

i. Dwellings shall be permitted or legal nonconforming.

ii. Fire extinguishers, smoke detectors and carbon monoxide detectors shall
be maintained in working order, and information related to all emergency
exits shall be provided inside the Dwelling Unit.

B. Solid Waste, Recycling and Compost. Trash, recycled materials, and organic
compost shall be appropriately disposed of at least weekly.

C. Access. The access road shall be built to a Category 3 standard.

D. Maximum overnight occupancy. Overnight occupancy shall not exceed two per
bedroom plus one, excluding children under 12.

60.05.9.1.2 Neighborhood Quality and Public Nuisance Standards. Exception to Standard
C may be sought with a Special Permit.

A. Resident Caretaker. The caretaker shall reside within the dwelling unit and be
present when rooms are occupied by guests.

B. Noise. The maximum noise levels allowed in all outdoor areas and indoor
common areas of the property are as follows: 65 dB during the hours of 86 a.m. to
10 p.m. and 60 dB from 10 p.m. to 86 a.m.

C. Parking. Each Home-share Rental shall provide one off-street parking space per
rented bedroom. Where legal on-street parking is available, one on-street parking
space may count toward the minimum number of parking spaces required.

60.05.10 Short-term Rental. This section applies to short-term rental of whole dwelling units. Short-term
rentals may be rented for the whole or a portion of the year. A residence which is rented on a
short-term basis for less than 3 months out of the year does not count against the Cap provided
that it is occupied as long-term housing for the remainder of the year.

60.05.10.1 Short-term Rentals Prohibited. Short-term Rentals are not allowed in dwellings with
any of the following limitations:




60.05.10.1.1 Recorded Limitation. Dwellings subject to a recorded covenant, agreement,
deed restriction or other recorded document to which the county is a party that limits the
use of the dwelling to affordable housing, or otherwise prohibits use as a Short-term
Rental.

60.05.10.1.2 SB9 California H.O.M.E. Act. Dwellings on lots approved pursuant to Section
66411.7 of Chapter 1 of Division 2 of Title 7 of the California Government Code (SB 9 —
“The California H.O.M.E. Act”) shall not be permitted as Short-term Rentals.

60.05.10.1.3 Accessory Dwelling Unit. ADUs permitted after January 1, 2020, shall not be
permitted as Short-term Rentals.

60.05.10.1.4 Alternative Owner Builder. Dwellings permitted pursuant to the Alternative
Owner Builder (AOB) provisions of Section 331.5-4 of Division 3 of Title Il of Humboldt
County Code shall not be permitted as Short-term Rentals.

60.05.10.1.4.1 AOB dwellings may be permitted after-the-fact, pursuant to
the building code in effect at the time of permit issuance.

Alternative 3

Note: This would require a modification to the AOB ordinance to allow the unit to be used by
more than the owner.

60.05.10.2 Short-term Rental Permit Limitations.

60.05.10.2.1 Short-term Rental Cap. The total humber of Short-term Rentals shall be
limited.

60.05.10.2.1.1 Not more than 2% of the housing stock may be permitted as Short- term
Rentals in the Greater Humboldt Bay Area Short-term Rental Cap Area which is
comprised of the following Community Plan Areas: Trinidad-Westhaven Community
Plan Area [CPA], McKinleyville CPA, Fieldbrook-Glendale CPA, Blue Lake CPA, Arcata
CPA, Jacoby Creek CPA, Freshwater CPA, Eureka CPA, Fortuna CPA, Hydesville-
Carlotta CPA and the Rio Dell-Scotia CPA.




Alternative 4

60.05.10.2.1.1 No more than 2% of the housing stock may be permitted as Short-
term Rentals within each of the following Community Planning Areas (per
planning area): Trinidad-Westhaven Community Plan Area [CPA], McKinleyville
CPA, Fieldbrook-Glendale CPA, Blue Lake CPA, Arcata CPA, Jacoby Creek CPA,
Freshwater CPA, Eureka CPA, Fortuna CPA, Hydesville-Carlotta CPA and the Rio

Dell-Scotia CPA.

60.05.10.2.2 Non-Transferable. Short-term Rental Permits shall not be transferred

between property owners.

Alternative 5

60.05.10.2.2 Transferability. Short-term rental permits may only be transferred to
children or next of kin.

Alternative 6
60.05.10.2.2 Transferability. Short-term rentals may be transferred, so long as the
recipient, if identified as an LLC or other corporation(s), provides an ownership

roster or operating agreement identifying all parties involved within the LLC or
other corporation(s).

60.05.10.2.3 Per Person Limit. An individual or business shall not own more than five (5)

parcels with Short-term Rental permits.

Alternative 7

Alternative 8
60.05.10.2.3 Per Person Limit. An individual or business shall not own more than
___ () parcels with Short-term Rental permits.

60.05.10.2.4 Resource Zone Districts. Short-term Rentals in Agriculture Exclusive Zone,

Agriculture General Zone, Forestry Recreation Zone, and Timberland Production Zone

may only be permitted as farm stays.

60.05.10.2.5 No Violations. A permit shall not be issued on a parcel with active violations.

60.05.10.3 Standards for Short-term Rentals.

60.05.10.3.1 Health and Safety. Exception to Standards C and D may be sought with a

Special Permit.

A. Building and Fire.

i. Dwellings shall be permitted or legal nonconforming.




ii. Fire extinguishers, smoke detectors and carbon monoxide detectors shall
be maintained in working order, and information related to all emergency
exits shall be provided inside the Short-term Rental.

B. Solid Waste, Recycling and Compost. Trash, recycled materials, and organic
compost shall be appropriately disposed of at least weekly.

C. Access. The access road shall be built to a Category 3 standard.

i. Road Maintenance Association (RMA). If a private access road has an
established RMA, the permit-holder shall be a member in good standing.

D. Maximum overnight occupancy. Overnight occupancy shall not exceed two per
bedroom plus one, excluding children under 12.

60.05.10.3.2 Neighborhood Quality and Public Nuisance. These provisions apply to
parcels that are within a Community Plan Area, parcels that are 10 acres or fewer, and
parcels where the Short-term Rental is located within 1,000 of the nearest neighboring
residence. Exception to Standards C - G may be sought with a Special Permit.

A. Good Neighbor Guide. Prior to the operation of the Short-term Rental, the
permit holder shall submit to the Planning and Building Department a signed
affidavit certifying the delivery of a Good Neighbor Guide to all neighbors with
dwellings within 300 feet of the Short-term Rental as the crow flies, and to the
nearest five (5) neighbors up and down the access road. The Good Neighbor
Guide must contain, at a minimum, the following:

i. Name and telephone number for a caretaker who shall:

a. Respond to all guestions or concerns timely.

b. Remedy complaints related to health and safety (e.g., gas leak
or power outage), as well as any violations of Humboldt County

Code timely.

ii. Location of the approved parking spaces.

iii. Permit standards.

B. Lighting. No direct light shall spill onto adjacent properties or create glare
above the property.

C. PerParcel Limit. One Short-term Rental may be permitted per legal parcel.

D. Neighborhood Concentration. Each Short-term Rental may not exceed the
following neighborhood concentration limitations, except within the Shelter
Cove Community Plan Area where this standard does not apply.

i Parcels with a General Plan density of one (1) or fewer acres per
dwelling unit:




a. Short-term Rentals shall not exceed 10% of the dwellings on
the access road; and

b. As the crow flies, the nearest ten (10) dwellings shall not be
Short-term Rentals.

ii. Parcels with a General Plan density of more than one (1) acre per
dwelling unit:

a. Short-term Rentals shall not exceed 20% of the dwellings on
the access road.

E. Private Gatherings and Parties. Gatherings and parties shall have no more than
20 attendees.

Alternative 9

Private Gatherings and Parties. Gatherings and parties shall have no more
than twice the maximum occupancy of the short-term rental. If gatherings
are intended they must be included in the application for the short-term
rental and the application must include provisions for parking which can be
on street where allowed.

F. Noise. The maximum noise levels allowed in all outdoor areas and indoor
common areas of the property are as follows: 65 dB during the hours of 86 a.m.
to 10 p.m. and 60 dB from 10 p.m. to 86 a.m.

i Following one or more noise complaint(s) for a Short-term Rental, the
permit holder shall install noise sensor and provide recorded data to
the Planning & Building Department upon request.

G. Parking. Each Short-term Rental shall provide one off-street parking space per
rented bedroom. Where legal on-street parking is available, one on-street
parking space may count toward the minimum number of parking spaces

required.




6.6 RA: RURAL RESIDENTIAL AGRICULTURE

Principal Permitted Uses. The following use types are permitted pursuant to the Development Permit
Procedures in Chapter 2 of this Division. (Former Section INL#314-20; Added by Ord. 2205, Sec. 1,

4/11/00)
314-6.6 RA: RURAL RESIDENTIAL AGRICULTURE
Use Type Principal Permitted Use

Residential Use Types

Single Family Residential

Accessory Dwelling Unit (Amended by Ord. 2167, Sec. 16, 4/7/98)

Civic Use Types

Minor Utilities

Agricultural Use Types

General Agriculture

Industrial Use Types

Cottage Industry; subject to the Cottage Industry Regulations

(Amended by Ord. 2167, Sec. 16, 4/7/98)

Use Type

Conditionally Permitted Use

Residential Use Types

Guest House

Civic Use Types

Essential Services

Community Assembly

Public Recreation and Open Space

Solid Waste Disposal; subject to the Solid Waste Disposal Regulations
Oil and Gas Pipelines; subject to the Qil and Gas Pipeline Regulations

Major Electrical Distribution Lines; subject to the Electrical Distribution
Lines Regulations

Minor Generation and Distribution Facilities

Commercial Use Types

Neighborhood Commercial
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314-6.6

RA: RURAL RESIDENTIAL AGRICULTURE

Private Recreation

Agricultural Use Types

Stables and Kennels

Intensive Agriculture

Commercial Timber Use
Type

Timber Production

Extractive Use Type

Surface Mining - 2; subject to the Surface Mining Regulations

Natural Resource Use Types

Fish and Wildlife Management
Watershed Management
Wetland Restoration

Coastal Access Facilities

Use Types Not Listed in This
Table

Any use not specifically enumerated in this division, if it is similar to
and compatible with the uses permitted in the RA zone.

314-6.6

RA: RURAL RESIDENTIAL AGRICULTURE

Development Standards

Minimum Lot Size and Minimum Lot Width

Zone Designation Minimum Lot Size Minimum Lot Width
RA-1 1.0 acre 150 feet
RA-2 2.0 acres 175 feet
RA-2.5 2.5 acres 175 feet
RA-5 5.0 acres 250 feet




314-6.6 RA: RURAL RESIDENTIAL AGRICULTURE

RA-10 10.0 acres 350 feet
RA-20 20.0 acres 475 feet
RA-40 40.0 acres 750 feet

Maximum Lot Depth

Four (4) times the lot width.

Maximum Density

second residential unit.

Either one dwelling unit per lawfully created lot or two dwelling
units per lawfully created lot if a Special Permit is secured for a

(Amended by Ord. 2167, Sec. 16, 4/7/98)

Minimum Yard Setbacks*

Minimum Lot Size Less Than 2.5
Acres

Minimum Lot Size 2.5 Acres or
Greater

Front Twenty (20) feet Twenty (20) feet; Thirty (30)
feet for flag lots

Rear Ten (10) feet Thirty (30) feet

Interior Side Five (5) feet Thirty (30) feet

Exterior Side

Twenty (20) feet

Thirty (30) feet

Flag Lots

The Director, in consultation
with the Public Works
Department, shall establish the
minimum yard that is required
for vehicular turn around on the
lot.

The Director, in consultation
with the Public Works
Department, shall establish the
minimum yard that is required
for vehicular turn around on the
lot.

Double Frontage Lots

Front and rear yards shall be
twenty (20) feet, except that
the rear yard setback may be
reduced to ten (10) feet where

Front and rear yards shall be
twenty (20) feet, except that
the rear yard setback may be
reduced to ten (10) feet where

10
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314-6.6

RA: RURAL RESIDENTIAL AGRICULTURE

such yard abuts an alley. such yard abuts an alley.

Maximum Ground Coverage

Thirty-five percent (35%)

Maximum Structure Height

Thirty-five (35) feet.

Permitted Main Building Types

Residential Single Detached
Limited Mixed Residential - Nonresidential

Nonresidential Detached or Multiple/Group

* Note: Setbacks may be modified by other provisions of this Code or State law. For example, see

Section 314-22.1, “Alquist-Priolo

Fault Hazard” and the “Fire Safe” Regulations at Title Ill, Division 11.

(From Sections CZ#A313-17(A)(1-4); CZ#A313-17(B)(1-7); CZ#A313-17(C)(1-6); Amended by Ord. 2167,
Sec. 16,4/7/98) (Ord. 2678, § 4, 7/13/2021; Ord. 2693, § 9, 6/7/2022)

314-9 Mixed Use Zone Districts

9.1 MU1: MIXED USE (URBAN)

The purpose of the Mixed Use (Urban) or MU1 Zone is to provide for pedestrian-oriented, mixed use
development (commercial, office, and higher density residential). The permitted uses and other
regulations may be modified through community specific planning by the application of the appropriate
Special Area Combining Zone, such as a D — Design Control or Q — Qualified Combining Zone.

314-9.1

MU1: MIXED USE (URBAN)

Use Type

Principal Permitted Use

Residential Use Types

Two (2) Family Dwellings and Multiple Dwellings and Dwelling Groups
Single-Family Residential

Accessory Dwelling Unit

Guest House

Emergency Shelter

Commercial Use Types

Neighborhood Commercial

Retail Sales and Retail Services

11
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314-9.1

MU1: MIXED USE (URBAN)

Transient Habitation

Office and Professional Service

Commercial and Private Recreation

Civic Use Types

Minor Utilities

Essential Services Conducted Entirely Within an Enclosed Building
Community Assembly

Public and Parochial Parks, Playgrounds and Playing Fields

Noncommercial Recreation

Industrial Use Types

Cottage Industry; Subject to the Cottage Industry Regulations

Use Type

Conditionally Permitted Use

Civic Use Types

Public Recreation and Open Space

Minor Generation and Distribution Facilities

Natural Resource Use Types

Fish and Wildlife Management
Watershed Management
Wetland Restoration

Coastal Access Facilities

Use Types Not Listed in This
Table

Any use not specifically enumerated in this division, if it is similar to
and compatible with the uses permitted in the MU zone.

Development Standards

Minimum Lot Area

Two thousand (2,000) square feet.

12




314-9.1

MU1: MIXED USE (URBAN)

Minimum Lot Width

Twenty-five feet (25').

Minimum Yard Setbacks*

Front None, except that where frontage is in a block which is partially in a
residential zone (RS, R-1, R-2, R-3, R-4) the front yard shall bethe same
as that required in such residential zone.

Rear Fifteen feet (15'), except that where a rear yard abuts on an alley,
such rear yard may be not less than five feet (5').

Side None, except that a side yard of an interior lot abutting on a

residential zone (RS, R-1, R-2, R-3, R-4) or agricultural zone (AE, AG)
shall be not less than the front yard required in such residential zone
or agricultural zone.

Maximum Ground Coverage

One hundred percent (100%).

Maximum Structure Height

Seventy-five feet (75').

* Note: Setbacks may be modified by other provisions of this Code or State law. For example, see
Section 314-22.1, “Alquist-Priolo Fault Hazard” and the “Fire Safe” Regulations at Title Ill, Division 11.

9.2 MU2: MIXED USE (RURAL)

The purpose of the Mixed Use (Rural) or MU2 Zone is to provide for small-scale mixed use development
(commercial, office, and residential) for smaller population bases. The permitted uses and other
regulations may be modified through community specific planning by the application of the appropriate
Special Area Combining Zone, such as a D — Design Control or Q — Qualified Combining Zone.

314-9.2

MU2: MIXED USE (RURAL)

Use Type

Principal Permitted Use

Residential Use Types

Two (2) Family Dwellings
Single-Family Residential

Accessory Dwelling Unit

13
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314-9.2

MU2: MIXED USE (RURAL)

Guest House

Emergency Shelter

Commercial Use Types

Neighborhood Commercial
Retail Sales and Retail Services

Office and Professional Service

Commercial and Private Recreation

Civic Use Types

Minor Utilities

Essential Services Conducted Entirely Within an Enclosed Building
Community Assembly

Public and Parochial Parks, Playgrounds and Playing Fields

Noncommercial Recreation

Industrial Use Types

Cottage Industry; Subject to the Cottage Industry Regulations

Agricultural Use Types

General Agriculture

Use Type

Conditionally Permitted Use

Residential Use Types

Multiple Dwellings Containing Four (4) or Fewer Units per Building

Manufactured Home Parks

Commercial Use Types

Heavy Commercial

Transient Habitation

Civic Use Types

Public Recreation and Open Space

Minor Generation and Distribution Facilities

14




314-9.2

MU2: MIXED USE (RURAL)

Natural Resource Use Types

Fish and Wildlife Management
Watershed Management
Wetland Restoration

Coastal Access Facilities

Use Types Not Listed in This
Table

Any use not specifically enumerated in this division, if it is similar to
and compatible with the uses permitted in the MU zone.

Development Standards

Minimum Lot Area

Five thousand (5,000) square feet.

Minimum Lot Width Fifty feet (50').
Minimum Yard Setbacks*

Front Fifteen feet (15').
Rear Ten feet (10').
Interior Side Five feet (5').

Exterior Side

Same as front or one-half (1/2) the front if all parts of the main
building are more than twenty-five feet (25') from the rear lot line,
and the exterior side yard does not abut a collector or higher order
street. (In questionable cases, the Public Works Director shall classify
the subject street.)

Maximum Ground Coverage

Fifty percent (50%).

Maximum Building Height

Fifty feet (50').

* Note: Setbacks may be modified by other provisions of this Code or State law. For example, see
Section 314-22.1, “Alquist-Priolo Fault Hazard” and the “Fire Safe” Regulations at Title Ill, Division 11.
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314-37 “V” Combining Zone Designations
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314-138 Definitions (C).

Cannabis Farm Stay. See, Farm Stay

314-141 DEFINITIONS (F).

Farm Stay. Farm stays are a form of Short-term Rental that provides activities and experiences that
educate guests about local agriculture and are located on parcels where the primary use of the land is

17
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agriculture.

314-143 Definitions (H)

Home-share Rental. Short-term Rental of a portion of a dwelling unit where the caretaker remains in
residence.

314-153 Definitions (R)
Recreation:

a. Recreation Commercial. Recreation facilities open to the general public for a fee, or, if restricted to
members when operated for profit as a business. (Former Section INL#312-60(a); Ord. 542, Sec. 2, 2/8/66;
Amended by Ord. 1741, Sec. 1, 7/8/86)

b. Recreation, Private, Noncommercial. Clubs or recreation facilities operated by a non-profit organization
and open only to bona fide members of such non-profit organization and their guests. (Former Section
INL#312-60(b); Ord. 542, Sec. 2, 2/8/66; Amended by Ord. 1741, Sec. 1, 7/8/86)

C. Recreational Accommodations. Transient and tourist-related habitation that support on-site recreation
activities such as dude ranches, ski lodges, health spas, bed-and-breakfastinns, transient habitation and
other similar accommodations that provide recreational related lodging to guests. (Former Section
INL#312-60(c); Ord. 542, Sec. 2, 2/8/66; Amended by Ord. 1741, Sec. 1, 7/8/86)

314-154 DEFINITIONS (S).

Short-term Rental. Permitted or legal non-conforming dwelling units, rented to guests for 30 consecutive
days or fewer.

Short-term Rental Caretaker. The person or persons that lives in the subject dwelling unit attends to day-
to-day operations associated with the maintenance of the Short-term Rental and who is the point of
contact for neighborhood concerns.

Short-term Rental Permit Holder (“Permit Holder”). The person or persons that has control and
responsibility for the Short-term Rental of a dwelling unit and that is responsible for ensuring compliance
with all applicable laws and regulations.

314-157

Definitions (V)
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163.1.3 Commercial Use Types. Automotive Sales, Service and Repair (allowed in C-3)
Bed and Breakfast Ectablist (ol Lin RA)

Heavy Commercial (allowed in C-3)

Neighborhood Commercial (allowed in C-3, RA)
Office and Professional Service (allowed in C-3, MB)
Private Recreation (allowed in RA)

Retail Sales (allowed in C-3, MB)

Retail Service (allowed in C-3, MB)

Transient Habitation (allowed in MB)

Warehousing, Storage and Distribution (allowed in C-3, MB)

177.6 SINGLE FAMILY RESIDENTIAL

The Single Family Residential Use Type includes the residential occupancy of a single detached main
building by one family on a non-transient basis, exceptferrental-ofsinglefamily-dwelingsas-vacation

dwellings—{See-alsoVacation-HomeRental} and accessory uses necessarily and customarily associated
with residential use. (From Section CZ#A313-5(B); Added to INL by Ord. 2205, Sec. 1, 4/11/00)
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Draft Short-term Rental Ordinance Coastal
10.26.23

Proposed additions, propesed-deletions

313-61.05 SHORT-TERM RENTALS

61.05.1 Purpose. The purpose and intent of this Section (the “Short-term Rental Ordinance”) is to protect
and promote the public health, safety and welfare, protect and maintain the overall quality of the coastal
zone environment and its natural and human made resources, assure orderly, balanced utilization and
conservation of coastal zone resources, maximize public access to and along the coast, support tourism
and economic development, minimize the loss of housing stock available to long-term renters, preserve
the quality of neighborhoods, and balance the needs and rights of property owners, tenants, and

neighbors.

61.05.2 Applicability. These provisions apply when dwelling units are used as Short-term Rentals.

61.05.3 Allowed Zones. Short-term Rentals may be permitted in zoning districts where residential use is
a permitted use subject to these regulations.

61.05.4 Application. In addition to all materials required for a permit pursuant to 312-5.2, a complete
application for a Short-term Rental Permit shall include the following:

A. Current grant deed for the subject parcel.

B. Affidavit signed by the permit holder confirming delivery of the Good Neighbor Guide to all
neighbors in the closest 10 dwellings and within 300 feet up and down the street, if applicable.

C. Evidence of property-owner consent if the permit-holder is someone other than the property
owner.

Alternative 1

i Where the owner is a LLC or other corporation, the ownership of the
corporation(s) shall include the people who own the corporation or controlling
corporation via an ownership roster or operating agreement identifying all
parties involved within the LLC or other corporation(s) for said owner or

operator.

D. Access routeHaulroute, if seeking a Special Permit and the site is accessed via a shared
private road system.

61.05.5 Existing Operations. No permits for whole dwelling unit Short-term Rentals shall be issued during
the first two (2) months following the effective date of this section but applications from individuals
operating existing short-term rentals will be received. ThreeFwe months after the effective date of this
ordinance the department will issue permits for qualifying locations with existing Short-term Rentals. An
existing Short-term Rental shall be determined based on evidence of operation prior to the effective date
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of this ordinance. If the number of permits issued for existing Short-term Rentals exceeds the cap
identified in §61.05.10.2.1, then no permits will be issued for new Short-term Rentals until the number of
permitted Short-term Rentals in the County falls below the cap. A permit shall not be issued on a parcel
with active violations.

Alternative 2

65.05.5 Existing Operations. No permits for whole dwelling unit Short-term Rentals shall be issued
during the first two (2) months following the effective date of this section but applications from
individuals operating existing short-term rentals will be received. ¥we Three months after the
effective date of this ordinance the department will issue permits for qualifying locations with
existing Short-term Rentals. An existing Short-term Rental shall be determined based on evidence of
operation prior to October 26, 2023the—effective-date-of thisordinance. If the number of permits
issued for existing Short-term Rentals exceeds the cap identified in §60.05.10.2.1, then no permits
will be issued for new Short-term Rentals until the number of permitted Short-term Rentals in the
County falls below the cap. A permit shall not be issued on a parcel with active violations.

61.05.6. Permit Requirements.

61.05.6.1 Administrative Permit Required. A Short-term Rental meeting the requirements herein
shall be permitted with an Administrative Permit.

61.05.6.2 Special Permit Required. A Short-term Rental seeking exception from standards
identified in §61.05.9.1 and §61.05.10.3 may only be allowed upon issuance of a Special Permit.

61.05.6.2.1 Required findings. A Special Permit for a Short-term Rental may be approved
only if the following findings are made:

A. The Short-term Rental would not result in significant adverse effects on the
health, safety, and welfare of the community; and

B. The Short-term Rental would not result in significant adverse effects on the
quality of the neighborhood.

61.05.6.2.2 Special Noticing Requirements. In addition to following the procedures
identified in §312-8.1 Notice of Application Submittal, notice shall be sent to all owners
and occupants of property accessed through shared private road system.

6.05.6.3 Conditional Use Permit Required. Whole dwelling unit Short-term Rentals within the
Tsunami Hazard Zone of the Humboldt Bay Area Plan may only be allowed upon the issuance of a
Conditional Use Permit.

61.05.6.3.1 Required Findings. A Conditional Use Permit for Short-term Rental may be
approved only if the following findings are made:




A. The Short-term Rental would not adversely impact the health, safety, and welfare
of the community; and

B. The Short-term Rental would not adversely affect the quality of the
neighborhood.

60.05.7 Permit Term for Short-term Rentals. All Short-term Rental Permits (including non-conforming
approvals) shall lapse two years after the effective date of the permit unless the following requirements
are met:

A. The permit holder shall submit a Statement of Continued Operation as provided by the
Planning & Building Department; and

B. There are no outstanding violations associated with the permit.

60.05.8 Violations. Continuous use of a Short-term Rental without resolution of violation(s) of this section
may result in Code Enforcement action, Permit Suspension or Permit Revocation.

60.05.8.1 Suspension or Revocation. Consistent with the procedures in Section 312-14 of the
Zoning Ordinance a Short-term Rental permit may be suspended or revoked for violations of the
Short-term Rental Ordinance and/or violations of permit terms or conditions.

61.05.9 Home-share Rental. This section applies to Home-share Rentals which are a short-term rental of
a portion of a dwelling unit where the caretaker remains in residence.

61.05.9.1 Standards for Home-share Rentals.

61.05.9.1.1 Health and Safety Standards. Exception to Standards C and D may be sought
with a Special Permit.

A. Building, Fire and Health.

i Dwellings shall be permitted or legal nonconforming.

ii. Fire extinguishers, smoke detectors and carbon monoxide detectors shall
be maintained in working order, and information related to all emergency
exits shall be provided inside the Dwelling Unit.

B. Solid Waste, Recycling and Compost. Trash, recycled materials, and organic
compost shall be appropriately disposed of at least weekly.

C. Access. The access road shall be built to a Category 3 standard.

D. Maximum overnight occupancy. Overnight occupancy shall not exceed two per
bedroom plus one, excluding children under 12.

61.05.9.1.2 Neighborhood Quality and Public Nuisance Standards. Exception to Standard
C may be sought with a Special Permit.




A. Resident Caretaker. The caretaker shall reside within the dwelling unit and be
present when rooms are occupied by guests.

B. Noise. The maximum noise levels allowed in all outdoor areas and indoor
common areas of the property are as follows: 65 dB during the hours of 86 a.m. to
10 p.m. and 60 dB from 10 p.m. to 86-a.m.

C. Parking. Each Home-share Short-term Rental shall provide one off-street parking
space per rented bedroom. Where legal on-street parking is available, one on-
street parking space may count toward the minimum number of parking spaces

required.

61.05.10 Short-term Rental. This section applies to short-term rental of whole dwelling units. Short-term
rentals may be rented for the whole or a portion of the year. A residence which is rented on a
short-term basis for less than 3 months out of the year does not count against the Cap provided
that it is occupied as long-term housing for the remainder of the year.

61.05.10.1 Short-term Rentals Prohibited. Short-term Rentals are not allowed in dwellings with
any of the following limitations:

61.05.10.1.1 Recorded Limitation. Dwellings subject to a recorded covenant, agreement,
deed restriction or other recorded document to which the county is a party that limits the
use of the dwelling to affordable housing, or otherwise prohibits use as a Short-term
Rental.

61.05.10.1.2 SB9 California H.O.M.E. Act. Dwellings on lots approved pursuant to Section
66411.7 of Chapter 1 of Division 2 of Title 7 of the California Government Code (SB 9 —
“The California H.O.M.E. Act”) shall not be permitted as Short-term Rentals.

61.05.10.1.3 Accessory Dwelling Unit. ADUs permitted after January 1, 2020, shall not be
permitted as Short-term Rentals.

61.05.10.1.4 Alternative Owner Builder. Dwellings permitted pursuant to the Alternative
Owner Builder (AOB) provisions of Section 331.5-4 of Division 3 of Title lll of Humboldt
County Code shall not be permitted as Short-term Rentals.

61.05.10.1.4.1 AOB dwellings may be permitted after-the-fact, pursuant to
the building code in effect at the time of permit issuance.




Alternative 3

61.05.10.2 Short-term Rental Permit Limitations.

61.05.10.2.1 Short-term Rental Cap. The total number of Short-term Rentals shall be
limited.

61.05.10.2.1.1 Not more than 2% of the housing stock may be permitted as Short-
term Rentals in the Coastal Greater Humboldt Bay Area Short-term Rental Cap Area
which is comprised of the following Community Plan Areas: Trinidad Area Plan [AP],
McKinleyville AP, Humboldt Bay AP and the Eel River AP.

Alternative 4

60.05.10.2.1.1 No more than 2% of the housing stock may be permitted as Short-
term Rentals within each of the following Community Planning Areas (per planning
area): Trinidad-Westhaven Community Plan Area [CPA], McKinleyville CPA,
Fieldbrook-Glendale CPA, Blue Lake CPA, Arcata CPA, Jacoby Creek CPA, Freshwater
CPA, Eureka CPA, Fortuna CPA, Hydesville-Carlotta CPA and the Rio Dell-Scotia CPA.

61.05.10.2.2 Non-Transferable. Short-term Rental Permits shall not be transferred
between property owners.

Alternative 5

60.05.10.2.2 Transferability. Short-term rental permits may only be transferred to
children or next of kin.

Alternative 6
60.05.10.2.2 Transferability. Short-term rentals may be transferred, so long as the
recipient, if identified as an LLC or other corporation(s), provides an ownership roster

or operating agreement identifying all parties involved within the LLC or other
corporation(s).

61.05.10.2.3 Per Person Limit. An individual or business shall not own more than five (5)
parcels with Short-term Rental permits.




Alternative 7

Alternative 8
60.05.10.2.3 Per Person Limit. An individual or business shall not own more than __ ()
parcels with Short-term Rental permits.

61.05.10.2.4 Resource Zone Districts. Short-term Rentals in Agriculture Exclusive Zone,
Commercial Timberland Zone, and Timberland Production Zone may only be permitted as

farm stays.

61.05.10.2.5 No Violations. A permit shall not be issued on a parcel with active violations.

61.05.10.3 Standards for Short-term Rentals.

61.05.10.3.1 Health and Safety. Exception to Standards C and D may be sought with a
Special Permit.

A. Building and Fire.

i. Dwellings shall be permitted or legal nonconforming.

ii. Fire extinguishers, smoke detectors and carbon monoxide detectors shall
be maintained in working order, and information related to all emergency
exits shall be provided inside the Short-term Rental.

B. Solid Waste, Recycling and Compost. Trash, recycled materials, and organic
compost shall be appropriately disposed of at least weekly.

C. Access. The access road shall be built to a Category 3 standard.

i. Road Maintenance Association (RMA). If a private access road has an
established RMA, the permit-holder shall be a member in good standing.

D. Maximum overnight occupancy. Overnight occupancy shall not exceed two per
bedroom plus one, excluding children under 12.

61.05.10.3.2 Neighborhood Quality and Public Nuisance. These provisions apply to
parcels that are within the Trinidad AP, McKinleyville AP, Humboldt Bay AP and the Eel
River AP, parcels that are 10 acres or fewer, and parcels where the Short-term Rental is
located within 1,000 of the nearest neighboring residence. Exception to Standards C - G
may be sought with a Special Permit.

A. Good Neighbor Guide. Prior to the operation of the Short-term Rental, the
permit holder shall submit to the Planning and Building Department a signed
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affidavit certifying the delivery of a Good Neighbor Guide to all neighbors with
dwellings within 300 feet of the Short-term Rental as the crow flies, and to the
nearest five (5) neighbors up and down the access road. The Good Neighbor
Guide must contain, at a minimum, the following:

i Name and telephone number for a caretaker who shall:

a. Respond to all guestions or concerns timely.

b. Remedy complaints related to health and safety (e.g., gas leak
or power outage), as well as any violations of Humboldt County

Code timely.

ii. Location of the approved parking spaces.

iii. Permit standards.

Lighting. No direct light shall spill onto adjacent properties or create glare
above the property.

Per Parcel Limit. One Short-term Rental may be permitted per legal parcel.

Neighborhood Concentration. Each Short-term Rental may not exceed the
following neighborhood concentration limitations, except within the Shelter
Cove Community Plan Area where this standard does not apply.

i. Parcels with a Coastal Area Plan density of one (1) or fewer acres per
dwelling unit:

a. Short-term Rentals shall not exceed 10% of the dwellings on
the access road; and

b. As the crow flies, the nearest ten (10) dwellings shall not be
Short-term Rentals.

ii. Parcels with a Coastal Area Plan density of more than one (1) acre per
dwelling unit:

a. Short-term Rentals shall not exceed 20% of the dwellings on
the access road.

Private Gatherings and Parties. Gatherings and parties shall have no more than
20 attendees.




Alternative 9

Private Gatherings and Parties. Gatherings and parties shall have no more
than twice the maximum occupancy of the short-term rental. If gatherings
are intended they must be included in the application for the short-term
rental and the application must include provisions for parking which can be
on street where allowed.

Noise. The maximum noise levels allowed in all outdoor areas and indoor
common areas of the property are as follows: 65 dB during the hours of 86 a.m.
to 10 p.m. and 60 dB from 10 p.m. to 86 a.m.

i. Following one or more noise complaint(s) for a Short-term Rental, the
permit holder shall install noise sensor and provide recorded data to
the Planning & Building Department upon request.

Parking. Each Short-term Rental shall provide one off-street parking space per
rented bedroom. Where legal on-street parking is available, one on-street
parking space may count toward the minimum number of parking spaces
required.




313-6 Residential Zone Districts

313-6.1 RS: Residential Single Family
Principal Permitted Use
Residential Single Family Principal Permitted Use
(See Section 313-163.1.9 for description)

Use Type Conditionally Permitted Use

Residential Use Types

Manufactured Home Park; subject to the
Manufactured Home Park Regulations

Guest House

Civic Use Types

Essential Services
Community Assembly
Public Recreation and Open Space

Oil and Gas Pipelines; subject to the Oil and Gas
Pipelines Regulations

Major Electrical Distribution Lines; subject to the
Electrical Distribution Lines Regulations

Minor Generation and Distribution Facilities

Commercial Use Types

Bed and Breakfast Establic) - subi |
Bed and Breakfast Establic! Reaulati

Neighborhood Commercial
Private Institution

Private Recreation

Commercial Timber Use Type

Timber Production



https://humboldt.county.codes/Code/313-163.1.9

RS: Residential Single Family

Industrial Use Types*

Cottage Industry; subject to the Cottage Industry
Regulations

Extractive Use Type

Surface Mining - 2; subject to the Surface Mining
Regulations

Natural Resource Use Type

Fish and Wildlife Management
Watershed Management
Wetland Restoration

Coastal Access Facilities

Use Types Not Listed in This Table**

Any use not specifically enumerated in this Division,
if it is similar to and compatible with the uses
permitted in the RS zone.

* See, Industrial Performance Standards, Section 313-103.1.

** See, “Classifying Uses Not Specifically Mentioned in Use Type Descriptions,” Section 313-165.

(Former Section CZ#A313-16(A-C); amended by Ord. 1853, 12/20/88; amended by Ord. 2167, Sec. 13,

4/7/98; amended by Ord. 2367A, 7/25/06)

RM: Residential Multi-Family

Principal Permitted Use

Residential Multi Family Principal Permitted Use
(See Section 313-163.1.9 for description)
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RM: Residential Multi-Family

Use Type

Conditionally Permitted Use

Residential Use Types

Single Family Residential where it can be shown that
the property could be developed in the future with
multifamily dwellings. The Hearing Officer may
require submittal of a development plan which
shows how the multifamily dwelling units could be
sited on the property in conformance with County
requirements.

Manufactured Home Parks; subject to the
Manufactured Home Park Regulations

Civic Use Types

Essential Services

Community Assembly
Non-Assembly Cultural

Public Recreation and Open Space

Oil and Gas Pipelines; subject to the Oil and Gas
Pipelines Regulations

Major Electrical Distribution Lines; subject to the
Electrical Distribution Lines Regulations

Commercial Use Types

Bod_and_Breakfast Establist cubi I
Bod and Breakfact Establish Reeulati

Transient Habitation

Private Recreation
Neighborhood Commercial
Office and Professional Service

Private Institution
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RM: Residential Multi-Family

Commercial Timber Use Type

Timber Production

Natural Resource Use Type

Fish and Wildlife Management
Watershed Management
Wetland Restoration

Coastal Access Facilities

Use Types Not Listed in This Table**

Any use not specifically enumerated in this Division,
if it is similar to and compatible with the uses
permitted in the RM zone.

Development Standards

Minimum Lot Size

5,000 square feet.

Minimum Lot Width

Fifty feet (50').

Maximum Lot Depth

Three (3) times the lot width.

Maximum Density

The maximum density as specified on the adopted
zoning maps. A minimum of one dwelling unit (1du)
per lawfully created lot is permitted, even if the
specified maximum dwelling unit density is
exceeded, if it meets all other development
standards. The maximum density shall be calculated
as the total number of dwelling units divided by the
total area within the lot and within one-half of any
adjacent street.

** See, “Classifying Uses Not Specifically Mentioned in Use Type Descriptions,” Section 313-165.

(Former Section CZ#A313-14(A-C); amended by Ord. 2167, Sec. 13, 4/7/98 ; amended by Ord. 2367A,

7/25/06)
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313-6.3 R2: Mixed Residential
Principal Permitted Use
Mixed Residential Principal Permitted Use (See
Section 313-163.1.9 for description)

Use Type Conditionally Permitted Use

Residential Use Types

Manufactured Home Park; subject to the
Manufactured Home Park Regulations

Guest House

Civic Use Types

Essential Services
Community Assembly
Public Recreation and Open Space

Oil and Gas Pipelines; subject to the Oil and Gas
Pipelines Regulations

Major Electrical Distribution Lines; subject to the
Electrical Distribution Lines Regulations

Minor Generation and Distribution Facilities

Commercial Use Types

Bed and Breakfast Establic) - subi |
Bed and Breakfast Establic! Reaulati

Neighborhood Commercial
Private Institution

Private Recreation

13
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R2: Mixed Residential

Commercial Timber Use Type

Timber Production

Industrial Use Types*

Cottage Industry; subject to the Cottage Industry
Regulations

Extractive Use Type

Surface Mining - 2; subject to the Surface Mining
Regulations

Natural Resource Use Type

Fish and Wildlife Management
Watershed Management
Wetland Restoration

Coastal Access Facilities

Use Types Not Listed in This Table**

Any use not specifically enumerated in this Division,
if it is similar to and compatible with the uses
permitted in the R2 zone.

* See, Industrial Performance Standards, Section 313-103.1.

** See, “Classifying Uses Not Specifically Mentioned in Use Type Descriptions,” Section 313-165.

(Former Section CZ#A313-15(A)(1-2); amended by Ord. 1853, 12/20/88; amended by Ord. 1875, Sec. 2,
9/26/89 amended by Ord. 2167, Sec. 16, 4/7/98, amended by Ord. 2367A, 7/25/06)

RA: Rural Residential Agriculture

Principal Permitted Use

Rural Residential Agriculture Principal Permitted
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313-6.4 RA: Rural Residential Agriculture
Use (See Section 313-163.1.9 for description)
Use Type Conditionally Permitted Use

Residential Use Types

Guest House

Civic Use Types

Essential Services
Community Assembly
Public Recreation and Open Space

Solid Waste Disposal; subject to the Solid Waste
Disposal Regulations

Oil and Gas Pipelines; subject to the Oil and Gas
Pipeline Regulations

Major Electrical Distribution Lines; subject to the
Electrical Distribution Lines Regulations

Minor Generation and Distribution Facilities

Commercial Use Types

Neighborhood Commercial

Bed and Breakfast Ectablis! - subi het
| Broakfact Ectablich Reculati

Private Recreation

Industrial Use Types*

Cottage Industry; subject to the Cottage Industry
Regulations

Agricultural Use Types

Stables and Kennels

Intensive Agriculture

15
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RA: Rural Residential Agriculture

Commercial Timber Use Type

Timber Production

Extractive Use Type

Surface Mining - 2; subject to the Surface Mining
Regulations

Natural Resource Use Types

Fish and Wildlife Management
Watershed Management
Wetland Restoration

Coastal Access Facilities

Use Types Not Listed in This Table**

Any use not specifically enumerated in this Division,
if it is similar to and compatible with the uses
permitted in the RA zone.

* See, Industrial Performance Standards, Section 313-103.1.

** See, “Classifying Uses Not Specifically Mentioned in Use Type Descriptions,” Section 313-165.

(Former Section CZ#A313-17(A-C); amended by Ord. 1853, 12/20/88, amended by Ord. 2167, Sec. 16,

4/7/98, amended by Ord. 2367A, 7/25/06)
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313-50.1.4 Exclusions. The following activities shall not in any case qualify as a “home occupation:”
(Former Section CZ#A314-17(D)(13))

50.1.4.1 Teaching of organized classes totaling more than six (6) persons at one time. (The total number
is applicable to the aggregate of all home occupations in the dwelling if more than one (1) home
occupation exists); (Former Section CZ#A314-17(D)(1))

50.1.4.2 Bed-andBreakfasttnns{FormerSection CZHA314-1Z{DH2W-Short-term Rentals;

50.1.4.3 Care, treatment, boarding or breeding of animals for profit; (Former Section CZ#A314-17(D)(3))
50.1.4.4 Operation of a barbershop; (Former Section CZ#A314-17(D)(4))
50.1.4.5 Operation of food handling, processing or packing; (Former Section CZ#A314-17(D)(5))

50.1.4.6 Operation of an eating or drinking establishment or licensed premises; (Former Section CZ#A314-
17(D)(6))

50.1.4.7 Operation of an antique shop or similar retail use; (Former Section CZ#A314-17(D)(7))

50.1.4.8 Operation of hospitals or sanitariums; (Former Section CZ#A314-17(D)(8))

50.1.4.9 Auto or other motor vehicle repair shop, junk or secondhand merchandise yard storage. (Former
Section CZ#A314-17(D)(9))



https://humboldt.county.codes/Code/312-2.19

establishments—Cannabis Farm Stays. Cannabis farm stays may be permitted in conjunction with
cannabis cultivation permit on properties in conformance with the public accommodation performance
standards in Section 313-61.05 of the Zoning Ordinance (“Short-term Rentals”).

313-137 Definitions (B)

313-138 Definitions (C).

Cannabis Farm Stay. See, Farm Stay

313-141 DEFINITIONS (F).

Farm Stay. Farm stays are a form of Short-term Rental that provides activities and experiences that
educate guests about local agriculture and are located on parcels where the primary use of the land is

agriculture.

313-143 Definitions (H)

Home-share Rental. Short-term Rental of a portion of a dwelling unit where the caretaker remains in
residence.

313-154 DEFINITIONS (S).

Short-term Rental. Permitted or legal non-conforming dwelling units, rented to guests for 30 consecutive
days or fewer.

Short-term Rental Caretaker. The person or persons that lives in the subject dwelling unit attends to day-
to-day operations associated with the maintenance of the Short-term Rental and who is the point of
contact for neighborhood concerns.

Short-term Rental Permit Holder (“Permit Holder”). The person or persons that has control and
responsibility for the Short-term Rental of a dwelling unit and that is responsible for ensuring compliance
with all applicable laws and regulations.

18
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163.1.3 Commercial Use Types. Automotive Sales, Service and Repair
Bed-and-Breakfast Establishment
Coastal-Dependent Commercial Recreation
Commercial Recreation

Heavy Commercial

Neighborhood Commercial

Office and Professional Service

Private Institution

Private Recreation

Recreational Vehicle Park

Retail Sales

Retail Service

Transient Habitation

Visitor Serving Facilities

Warehousing, Storage and Distribution (Former Section CZ#A313-2(C))

172.18 VISITOR SERVING FACILITIES

19



The Visitor Serving Facilities Use Type includes public and private developments that provide
accommodations, food and services for tourists, including, for example, transient habitation facilities,
hotels;metels; tent camps, restaurants, vacation-homerentals, and commercial-recreation developments
such as art galleries, antique shops, curio shops, eating and amusement areas. (Former Section CZ#A313-
7(L); Amended by Ord. 2153, Sec. 2, 12/9/97; Amended by Ord. 2167, Sec. 7, 4/7/98)

177.10 MULTI FAMILY RESIDENTIAL

The Multi Family Residential Use Type includes the residential occupancy of a duplex, or multiple main
building or buildings by individuals or families on a non-transient basis_ and accessory uses necessarily and
customarily associated with residential use. The specific types of multi-family uses allowed on a lot are
specified in the Zoning Designations contained in this Chapter 3, Section A: Regulations for Zoning
Districts. (Former Section CZ#A313-5(C))

177.14 SINGLE FAMILY RESIDENTIAL

The Single Family Residential Use Type includes the residential occupancy of a single detached main

building by one famlly on a non-transient ba5|s e*eept—ﬁer—pent-akef—sn@e—ﬁaww—dwem-ngs—aﬁma{-m

dwengs—(éee—aLse—\#aeat—ren—H-eme—Ren%aJ—) and accessory uses necessarllv and customarllv assouated
with residential use. (Former Section CZ#A313-5(B))
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Resolutions of the Planning Commission of the County of Humboldt
Making Findings Pursuant to CEQA and Recommending that the
Draft Short-term Rental Ordinance(s) for both Inland and Coastal Jurisdictions be Adopted by the
Humboldt County Board of Supervisors



RESOLUTION OF THE PLANNING COMMISSION
OF THE COUNTY OF HUMBOLDT

Resolution Number 23-

Record Number PLLN-2023-18254

Recommending that the Board of Supervisors make the required findings to adopt the
Coastal version of the Short-term Rental Ordinance. The Coastal Short-term Rental
Ordinance is still subject to certification from the California Coastal Commission before
becoming an effective amendment.

WHEREAS, California Government Code Section 65850, et seq. authorizes counties to regulate
land use, and to adopt and amend general plans and zoning and building ordinances for such
purposes, and sets forth procedures governing the adoption and amendment of such ordinances; and

WHEREAS, the Humboldt County Planning Commission held a Public Workshop on September
21, 2023, deliberating and clarifying regulatory standards within the Short-term Rental Ordinance
draft, and continuing the Public Workshop to October 5, 2023, for further deliberations; and

WHEREAS, the Humboldt County Planning Commission held a Public Workshop on October 5,
2023, recommending that Staff incorporate alternatives and revisions within the draft ordinance on
a basis of deliberations of the Commission and public comment received, and make

recommendation to the Board of Supervisors at a Planning Commission hearing on October 26,
2023 ; and

WHEREAS, on Wednesday, October 11, 2023 the Planning Division caused to be published in the
Eureka Times-Standard, a newspaper of general circulation in Humboldt County, a Notice of Public
Hearing on the proposed zoning amendments regarding Short-term Rentals; and

WHEREAS, pursuant to Sections 21080.5 and 21080.9 of the Public Resources Code and Sections
15250, 15251(f) and 15265 of the CEQA Guidelines, CEQA does not apply to the activities of a
local government for the preparation and adoption of a Local Coastal Program. The certification of
a Local Coastal Program Amendment by the California Coastal Commission is exempt from the
requirement for preparation of EIRs, Negative Declarations, and Initial Studies because their
process for environmental review has been certified by the Secretary of Resources as being the
functional equivalent of the process required by CEQA; and

WHEREAS, the proposed LCP Amendment was developed to achieve consistency with the
requirements of Government Code Section 65852.2, to meet the needs of County residents as
determined through workshops and comments, and to incorporate recommendations of the
California Coastal Commission through the upcoming LCP Amendment application process; and

WHEREAS, the Humboldt County Planning Commission held a public hearing on the modified
Coastal Short-term Rental Ordinance on October 26, 2023, to receive a report and any supplements

to the report on the draft amendments, as well as evidence and testimony; and

WHEREAS, the Humboldt County Planning Commission held a public hearing on the modified



Coastal Short-term Rental Ordinance on October 26, 2023, and made a recommendation to the
Board of Supervisors to adopt the proposed draft Coastal Short-term Rental Ordinance; and

NOW, THEREFORE BE IT RESOLVED, that the Planning Commission makes all the
following findings:

REQUIRED FINDINGS OF APPROVAL

I.

Required Findings of Approval:

CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
(CEQA).

1.

FINDING:

The proposed zoning amendment is exempt from environmental
review.

EVIDENCE:

The ordinance is exempt from environmental review under §15301
(Existing Facilities) and §15061(b)(3) of the State CEQA Guidelines.

The ordinance will allow for the regulation of transient occupancy within
existing permitted residential structures for the operation of Short-term
Rentals. There is no development or ground disturbance associated with
the approval of this regulatory pathway.

Public Resources Code Section 21080.5 and 21080.9 and Sections
15250, 15251(f) and 15265 of the CEQA Guidelines identify that CEQA
does not apply to the activities of a local government for the preparation
and adoption of a Local Coastal Program, and therefore the County
adoption of the LCP Amendment is statutorily exempt from
environmental review. Approval of the LCP Amendment by the
California Coastal Commission is the functional equivalent of the
environmental review process required by CEQA and is still pending for
PLN-2023-18254.

PUBLIC INTEREST.

2.

FINDING:

Humboldt County Code Section 312-50.3.1, the Humboldt County
General Plan, and state General Plan Law stipulate that amendments to
the zoning code must be in the public interest. The proposed
amendment is in the public interest.

EVIDENCE:

The purpose and intent of this Short-term Rental Ordinance is to create
a pathway for the legal operation of Short-term Rentals while protecting
the public health, safety, and welfare of the residents of the
unincorporated areas of Humboldt County.

b)

The intent of the ordinance is to create regulation which protects
permanent housing stock, neighborhood quality, and provides
economic opportunity for residents; all of which is in the public’s
interest.

b)

Amendments to the Coastal Zoning regulations (1) update terminology;
(2) regulate Short-term Rentals as allowable uses within Humboldt
County; and (3) maintain integrity of residential zoning districts while




allowing a pathway forward for economic opportunity; therefore, this
amendment is in the public interest.

CONSISTENCY WI

TH THE GENERAL PLAN.

3.

FINDING:

Humboldt County Code Section 312-50.3.2 states that amendments to
the Zoning Code must be consistent with the General Plan. The
proposed Coastal Short-term Rental Ordinance is consistent with the
General Plan.

EVIDENCE:

The Coastal Short-term Rental Ordinance allows for transient
occupancy within residential General Plan designations and does not
change development standards, density, or design standards within any
of the designations where use is allowed, making the ordinance
consistent with the General Plan.

b)

The proposed amendments do not impact coastal resources because
there is no development associated with allowing the use of existing
permitted residences and is therefore consistent with the policies of the
General Plan.

CONSISTENCY WITH THE COASTAL ACT.

4.

FINDING:

If the proposed changes to the Zoning Ordinance include a Local
Coastal Plan Amendment, Section 312-50.3.3 requires that the
amendment is in conformity with the policies of Chapter 3
(commencing with Section 30200) of the Coastal Act. Chapter 3 of the
Coastal Act sets forth policies regarding the following issues:

a) Access (including provisions for access with new development
projects, public facilities, lower cost visitor facilities, and public
access)

b) Recreation (including protection of water-oriented activities, ocean-
front land protection for recreational uses, aquacultural uses, and
priority of development purposes)

¢) Marine Resources (including protecting biological productivity,
prevent hazardous waste spills, diking, filling and dredging, fishing,
revetments and breakwaters, and water supply and flood control)

d) Land Resources (including environmentally sensitive habitats,
agricultural lands, timberlands, and archaeological resources)

e) Development (including scenic resources, public works facilities,
safety, and priority of coastal dependent developments)

f) Industrial Development (including location and expansion, use of
tanker facilities, oil and gas development and transport (both
onshore and off), and power plants)

The proposed changes to the zoning code conform to the policies of

Chapter 3 (commencing with Section 30200) of the Coastal Act.




EVIDENCE:

Access (including provisions for access with new development
projects, public facilities, lower cost visitor facilities, and public
access).

The amendment allows transient occupancy within permitted
residences located within the Coastal Zone. There is no development
associated with the allowance of this use and will likely further
encourage use of and exploration of our local coastline because there
will be more options for people to lodge within our local coastal
jurisdiction. The proposed amendment will not impact coastal access.

b)

Recreation (including protection of water-oriented activities, ocean-
front land protection for recreational uses, aqua-cultural uses, and
priority of development purposes)

The amendment allows for the use of existing permitted residential
structures and will protect existing lower cost visitor-serving facilities
by providing alternate housing for visitors or seasonal workers in the
coastal zone. Short-term Rentals prevent conversion of potential
recreational properties to housing because the amendment does not
promote development for this use and enforces a cap limit for the
number of Short-term Rentals permissible within Humboldt County.
The current unregulated market of Short-term Rentals accounts for
roughly 1.66% of the current housing market in Humboldt County. The
cap will discourage new construction of residences for Short-term
Rentals because the cap is set at 2%, meaning that the existing market
will likely saturate Short-term Rental approvals, if adopted.

Diversifying transient occupancy will likely encourage further coastal
recreation by promoting additional lodging options for those passing
through, working, and visiting the Humboldt Bay area. This
amendment and its allowances will not impact water-oriented activities,
ocean- front land protection for recreational uses, aquacultural uses, or
priority of development. The proposed amendment will not negatively
impact coastal recreation.

Marine Resources (including protecting biological productivity,
prevent hazardous waste spills, diking, filling and dredging, fishing,
revetments and breakwaters, and water supply and flood control)

The amendment allows transient occupancy within permitted
residences located in residential zoning districts within the Coastal
Zone. There is no development associated with the allowance of this
use, therefore there will be no impacts to Marine Resources; including
biological productivity, hazardous waste spills, diking, filling and
dredging, fishing, revetments and breakwaters, and water supply and
flood control. The proposed amendment will not negatively impact
marine resources.




d)

Land Resources (including environmentally sensitive habitats,
agricultural lands, timberlands, and archaeological resources)

The amendment protects agricultural land and timberland because it
does not encourage additional residential development and requires
that Short-term Rental within natural resource lands such as
Agriculture Exclusive (AE), Agriculture general Zone (AG), Forestry
Recreation Zone (FR) and Timberland Production Zone (TPZ), where
agriculture is either principally allowed or conditionally allowed, be
permitted as Farm Stays.

Farm Stays are a form of Short-term Rental that provides activities
and experiences that educate guests about local agriculture and
are located on parcels where primary use of land is agriculture.

Impacts to cultural and tribal cultural resources and impacts to
environmentally sensitive habitat areas are not anticipated and are
protected because the permitting of a use within existing residential
structures does not constitute development or ground disturbance. The
proposed amendment will not negatively impact coastal land resources.

Development (including scenic resources, public works facilities,
safety, and priority of coastal dependent developments)

The amendment is consistent with development policies of the Coastal
Act and does not encourage development. The use of Short-term
Rentals would only by permissible within existing permitted structures
on residentially zoned property unless permitted through a Farm Stay.
Permitted residential structures have already been reviewed for
structural integrity by the Planning and Building Department. As a part
of this process, water and wastewater are analyzed and permitted
through the Department of Environmental Health. Water and
wastewater requirements are required ancillary to a residence for a
building permit to be issued from the Planning and Building
Department.

There are no impacts associated with public works facilities. Short-
term Rental are only permitted on roadways meeting a minimum of
Category 3 standard (sixteen feet in width) as determined by the
Planning Commission. Traffic as a result of the use of Short-term
Rentals is not anticipated to be anymore than that which public
roadways already support and have a capacity to serve.

Short-term Rentals are not permissible within coastal dependent zones
and therefore will not impact coastal dependent development.

The proposed amendment will not negatively impact coastal
development.




Industrial Development (including location and expansion, use of
tanker facilities, oil and gas development and transport (both onshore
and off), and power plants.

Short-term Rentals are not permissible within industrial coastal
dependent zones. By definition, this precludes areas with industrial
development including location and expansion, use of tanker facilities,
oil and gas development and transport (both onshore and off), and
power plants. Therefore, the proposed amendment will not negatively
impact coastal industrial development.

CONSISTENCY WITH STATE PLANNING LAW.

4.

FINDING:

Humboldt County Code Section 312-50.3.4 requires any proposed
amendment must not reduce the residential density for any parcel below
that utilized by the Department of Housing and Community Development
in determining compliance with housing element law, unless specific
findings are made. The proposed anendment does not limit the number
of housing units which may be constructed on an annual basis.

EVIDENCE:

The Short-term Rental Ordinance does not reduce residential density
for any parcel utilized by the Department of Housing and Community
Development in determining compliance with housing element law.

The allowance of this use will not alter residential density of parcels
within Humboldt County.

BE IT FURTHER RESOLVED that for the purposes of the proposed Coastal Short-term Rental
Regulations, minor changes that 1) do not substantially affect the goals, policies, standards or
implementation measures, 2) are reasonably based on credible information that is readily accessible
to the public, and 3) respond to comments from Responsible or Trustee public agencies, shall not
be considered substantial changes requiring further review by the Planning Commission.

BE IT FURTHER RESOLVED that the Planning Commission recommends that the Board of
Supervisors of the County of Humboldt:

1.

2.

Hold a public hearing in the manner prescribed by law.

Adopt the required findings prepared by Planning Staff.

Adopt the Planning Commission recommended Coastal Short-term Rental Regulations.

Find that the proposed amendments to the Coastal Zoning Regulations conform to the policies

contained in Chapter 3 of the Coastal Act, and further finds that the proposed Zoning
Regulations will be carried out in accordance with the Coastal Act.

The foregoing Resolution is hereby passed and adopted after review and consideration of all the

evidence on October 26, 2023.




The motion was made by and seconded by and the following
ROLL CALL vote:

AYES: Commissioners:
NOES: Commissioners:
ABSTAIN:  Commissioners:
ABSENT: Commissioners:
DECISION:

I, John Ford, Secretary to the Planning Commission of the County of Humboldt, do hereby certify
the foregoing to be a true and correct record of the action taken on the above-entitled matter by said
Commission at a meeting held on the date noted above.

John H. Ford
Director, Planning and Building Department



RESOLUTION OF THE PLANNING COMMISSION
OF THE COUNTY OF HUMBOLDT

Resolution Number 23-

Record Number PLN-2022-17963

Recommending that the Board of Supervisors make the required findings to adopt the Inland
version of the Short-term Rental Ordinance.

WHEREAS, California Government Code Section 65850, et seq. authorizes counties to regulate
land use, and to adopt and amend general plans and zoning and building ordinances for such
purposes, and sets forth procedures governing the adoption and amendment of such ordinances; and

WHEREAS, the Humboldt County Planning Commission held a Public Workshop on September
21, 2023, deliberating and clarifying regulatory standards within the Short-term Rental Ordinance
draft, and continuing the Public Workshop to October 5, 2023 for further deliberations; and

WHEREAS, the Humboldt County Planning Commission held a Public Workshop on October 5,
2023, recommending that Staff incorporate alternatives and revisions within the draft ordinance on
a basis of deliberations of the Commission and public comment received, and make

recommendation to the Board of Supervisors at a Planning Commission hearing on October 26,
2023 ; and

WHEREAS, on Wednesday, October 11, 2023 the Planning Division caused to be published in the
Eureka Times-Standard, a newspaper of general circulation in Humboldt County, a Notice of Public
Hearing on the proposed zoning amendments regarding Short-term Rentals; and

WHEREAS, the Humboldt County Planning Commission held a public hearing on the modified
Coastal Short-term Rental Ordinance on October 26, 2023, to receive a report and any supplements
to the report on the draft amendments, as well as evidence and testimony; and

WHEREAS, the Humboldt County Planning Commission held a public hearing on the modified
Coastal Short-term Rental Ordinance on October 26, 2023, and made a recommendation to the
Board of Supervisors to adopt the proposed draft Coastal Short-term Rental Ordinance; and

NOW, THEREFORE BE IT RESOLVED, that the Planning Commission makes all the
following findings:

REQUIRED FINDINGS OF APPROVAL

I. Required Findings of Approval:

CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
(CEQA).

1. | FINDING: The proposed zoning amendment is exempt from environmental
review.




EVIDENCE:

The ordinance is exempt from environmental review under §15301
(Existing Facilities) and §15061(b)(3) of the State CEQA Guidelines.

b)

The ordinance will allow for the regulation of transient occupancy
within existing permitted residential structures for the operation of
Short-term Rentals. There is no development or ground disturbance
associated with the approval of this regulatory pathway.

PUBLIC INTEREST.

2.

FINDING:

Humboldt County Code Section 312-50.3.1, the Humboldt County
General Plan, and state General Plan Law stipulate that amendments to
the zoning code must be in the public interest. The proposed
amendment is in the public interest.

EVIDENCE:

The purpose and intent of this Short-term Rental Ordinance is to create
a pathway for the legal operation of Short-term Rentals while protecting
the public health, safety, and welfare of the residents of the
unincorporated areas of Humboldt County.

b)

The intent of the ordinance is to create regulation which protects
permanent housing stock, neighborhood quality, and provides
economic opportunity for residents; all of which is in the public’s
interest.

b)

Amendments to the Zoning regulations (1) update terminology; (2)
regulate Short-term Rentals as allowable uses within Humboldt County;
and (3) maintain integrity of residential zoning districts while allowing
a pathway forward for economic opportunity; therefore, this
amendment is in the public interest.

CONSISTENCY WITH THE GENERAL PLAN.

3.

FINDING:

Humboldt County Code Section 312-50.3.2 states that amendments to
the Zoning Code must be consistent with the General Plan. The
proposed Inland Short-term Rental Ordinance is consistent with the
General Plan.

EVIDENCE:

The Short-term Rental Ordinance allows for transient occupancy within
residential General Plan designations and does not change development
standards, density, or design standards within any of the designations
where use is allowed, making the ordinance consistent with the General
Plan.

b)

The proposed amendments do not impact natural resources or sensitive
communities because there is no development associated with allowing
the use of existing residential structures and is therefore consistent with
the policies of the General Plan.




CONSISTENCY WITH STATE PLANNING LAW.

4. FINDING: Humboldt County Code Section 312-50.3.4 requires any proposed
amendment must not reduce the residential density for any parcel below
that utilized by the Department of Housing and Community Development
in determining compliance with housing element law, unless specific
findings are made. The proposed anendment does not limit the number
of housing units which may be constructed on an annual basis.

EVIDENCE: | a) | The Short-term Rental Ordinance does not reduce residential density
for any parcel utilized by the Department of Housing and Community
Development in determining compliance with housing element law.

The allowance of this use will not alter residential density of parcels

within Humboldt County.

BE IT FURTHER RESOLVED that for the purposes of the proposed Short-term Rental
Regulations, minor changes that 1) do not substantially affect the goals, policies, standards or
implementation measures, 2) are reasonably based on credible information that is readily accessible
to the public, and 3) respond to comments from Responsible or Trustee public agencies, shall not
be considered substantial changes requiring further review by the Planning Commission.

BE IT FURTHER RESOLVED that the Planning Commission recommends that the Board of
Supervisors of the County of Humboldt:

5. Hold a public hearing in the manner prescribed by law.
6.  Adopt the required findings prepared by Planning Staff.

7. Adopt the Planning Commission recommended Short-term Rental Regulations.

The foregoing Resolution is hereby passed and adopted after review and consideration of all the
evidence on October 26, 2023.

The motion was made by and seconded by and the following
ROLL CALL vote:

AYES: Commissioners:
NOES: Commissioners:
ABSTAIN:  Commissioners:
ABSENT: Commissioners:
DECISION:

I, John Ford, Secretary to the Planning Commission of the County of Humboldt, do hereby certify
the foregoing to be a true and correct record of the action taken on the above-entitled matter by said




Commission at a meeting held on the date noted above.

John H. Ford
Director, Planning and Building Department



From: Mary Freiberg

To: Planning Clerk
Subject: STR Ordinance Topics for Consideration
Date: Thursday, October 05, 2023 9:19:15 PM

Caution: This email was sent from an EXTERNAL source. Please take care when
clicking links or opening attachments.

Dear Commissioners,
Thank you for your time reviewing the proposed STR ordinance. I have included questions
and comments from the ordinance and the 10/5 meeting. Thank you.

One topics I have not heard discussed :

o Will there be a wait list for permits while the percentage remains above the cap so that if
the inventory drops below 2% the next on the list will be notified/issued?

e Are there any STR’s that are only seasonal or only rented so many nights per year? If
so, could those be culled into a separate category so that those who rent more than
seasonal or X number of nights per year could still qualify for a permit.

o The impact of revenue to the county and spent in the county by reducing the STR to 2%
vs vacant/long term rentals.

Comments:

Private Gatherings and Parties: On the 10/5 call someone brought up people renting nearby
STRs and gathering at one specific STR. This has happened to me with weddings in Shelter
Cove. Our house tends to be the gathering spot. We put wording into our rental agreement
that the count of persons at any point should never exceed the guest count on the rental
agreement. It’s very very hard to control. We have had a local fisherman rent our house and
then numerous local Shelter Cove residents gathered at our house to “see what he caught”
while drinking and hanging out. It cause my property manager a lot of grief from the local
residents.

Thank you Sara West for recognizing those of us who play by the rules and pay our TOT.

Regarding the STR Ordinance of Coastal Zone:

While listening to your 10/5/23 meeting, it does appear items discussed in the Inland version
are different than Coastal. My comments are based on the Coast version.

60.05.5 Existing Operations:

With the permitting process for existing operators, many of us take reservations 6 to 12
months in advance. From what I’ve seen and read, it appears we would be in violation of the
ordinance once it has passed if we have reservations arriving prior to the permit being issued.
I would ask that the commission please do not impose any hardship to not only ourselves but
our guests during the permitting process. If we have to cease and cancel all reservations while
awaiting permit approval, this will gravely impact our business and reputation. And most
likely force people to continue illegally if faced with canceling reservations.
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I would also request a future date for permit requirements so that all existing operators may
plan ahead for reservations after that date so we may obtain our permits and any required
inspections and community communications without interruption to our reservation calendar
and guests.

61.05.10.3.2; A Good Neighbor Guide:

e Does this notice go to the physical property or the mailing address listed on county
records- which could be in a different city/state?

e Does this include vacant lots?

o I[fthe property is owned by the county, BLM, RID, etc do I send a notice to these types
of entities?

¢ In what manner shall notice be given USPS mail, verbal, hand deliver, email?

o Do I need to show proof of delivery or mailing? Certified mail?

o Does the county have a service to assist with this requirement such as notices of intent

to build?

61.05.10.2.2 Non-Transferable:

Please consider a temporary transfer of permit upon ownership change. My home is a second
home, inherited from my Dad, that I (and he before me) also rented as a STR. The income
from the STR allowed/allows me to pay all taxes, incredibly high insurance costs, Maintence,
repairs and even some improvements. None of this I could afford without the income from the
STR. Especially in Shelter Cove where there seems to be a mark up on any kind of repair and
Maintence needed. Having an option to transfer the STR permit if [ were to sell the house,
would allow me to continue to earn income up to the sale of my home AND not cause
heartache on future guests who have existing reservations after the sale date, assuming the
new owner agrees to honor those reservations. For me, I’m caught in needing the income and
not wanting to ruin someone’s vacation by having to cancel their reservation. I wouldn’t want
it to happen to me out of the blue, especially if I’ve bought airfare, etc.

A temporary transfer of at least 3 months would allow income to the owner and not ruin
someones vacation.

I do support the family transfer option, even if transfer on sale of property is not permitted.

6.05.6.3 Conditional Use Permit Required:
Does this apply to Shelter Cove Tsunami Hazard Zone?

60.05.7 Permit Term for Short Term Rentals:

Please consider most recent TOT remittance along with the owners statement of continued
operation.

Is this something the owner will need to remember to submit within a timeframe of the permit
expiration, or will county send the form with the TOT form?

61.05.10.2 Short-term Rental Permit Limitations:
Does this not apply to Shelter Cove?



61.05.10.3.2; F Noise:

This is just a comment. Shelter Cove lots are so small that conversations carry across our
small lots easily. My next door neighbor likes to drink and talk loudly to his buddies. He’s 20’
away and we hear him inside with the doors closed tightly. My neighbor two doors down
regularly plays their music loud. It’s annoying, but when they’re only 40’ away, we suck it
up. When Supervisor Bushnell has a gathering at her families Shelter Cove home - about
5001t from us, we hear them when they gather. For those of us in Shelter Cove on postage
stamp lots, a loud laugh could trigger the noise decibel meeter to peg. I’m not suggesting it
shouldn’t be included, just commenting in some areas it’s very subjective of what is too noisy
and that it is hard to control.

With respect,

Mary Freiberg

Owner - Seadance on the Lost Coast
Seadance.net

775-690-3635
mfreiberg@seadance.net



From: Nicole Garoutte

To: Planning Clerk
Subject: STR
Date: Thursday, October 05, 2023 5:31:43 PM

Caution: This email was sent from an EXTERNAL source. Please take care when
clicking links or opening attachments.

Hello,
Please see my comments below in regards to the latest draft STR ordinance

STR Remove Housing Stock for the community. It is proven that short-term rentals take
away opportunities for community members to purchase starter homes and find affordable
rentals which has a rippling effect in the fabric of our community and our local economy. If
our workforce can't afford to live close by, it means more money and time is being spent
commuting, and our neighborhoods become devoid of community.

STR are not being regulated appropriately to prevent "mom-and-pop" hotel chains
from developing. The latest text includes

"61.05.10.2.3 Per Person Limit. An individual or business shall not own more than
five (5) parcels with Short-term Rental permits.”

This would allow property owners five individual homes to rent out as short term
rentals. | believe this is far too great of a number and should be reduced to 1 or 0.
The regulations make no designation on the limit when compared in family trusts,
organizations owned by the same entity or individual and leaves a loophole open
for larger STR owners to divide holdings between different companies to continue
to operate large numbers of STRs. Cumulatively, the number of STRs in our
county represent:

381 active listings in Eureka, average annual revenue of $43.3K per rental

317 active listings in Arcata, average annual revenue of $41.4K per rental

192 active listings in Trinidad, average annual revenue of $82.9K per rental

197 active listings in McKinleyville, average annual revenue of $54.5K per rental

(data from AirDNA.co)

This represents a total of 1087 homes that could re-enter the market as long
term rentals or homes for first time homebuyers.

| support an ordinance that only allows for "Home-share"” STR and would
eliminate 61.05.10 Short-term Rentals defined as entire homes without a
caretaker or resident. This would open hundreds if not thousands of homes up to
first time home buyers and long-term renters in our community who currently need
homes or are seeking upward home mobility.

If Short term rentals are continued to be regulated, | support additional STR
permit fees and additional taxes should be levied to support a housing trust fund
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to directly support community members including: rental assistance, first-time
home buyers and tax benefits for STR owners who voluntarily convert their STR
into long-term rentals or sell their STR properties.

61.05.5 Existing Operations. No permits for whole dwelling unit Short-term
Rentals shall be issued during the first two (2) months following the effective date
of this section but applications from individuals operating existing short-term
rentals will be received. Two months after the effective date of this ordinance the
department will issue permits prioritizing applications for locations with existing
Short-term Rentals. An existing Short-term Rental shall be determined based on
evidence of operation from January 2022 through May of 2023. If the number of
permits issued for existing Short-term Rentals exceeds the cap identified in
§60.05.10.2.1, then no permits will be issued for new Short-term Rentals until the
number of permitted Short-term Rentals in the County falls below the cap.

This text would cause a huge rush in new UNREGULATED STR to enter the
market in order for their application to be considered. This is because the
current cap set for STRs is below the current number of STRs in existence

>> Looking at other areas of the nation and world that have dealt with the issues
of STRs, it is in our best interest as a community to eliminate STRs entirely. Short
of that, no preferences should be made for existing short term rentals and we
should seek to limit the number of short term rentals as much as possible in order
to increase the amount of housing stock available to our community for first
time home buyers and for long term rentals to re-enter the market.

Thank you for your consideration.

Nicole Garoutte
Eureka Resident



To: Humboldt County Planning Commission
Date: Wednesday, October 4, 2023
From: Midori Fulk, P.O. Box 174, Trinidad, CA 95570

Re: Draft STR Ordinance - Planning Commission Workshop 10/05/2023

As a career short-term rental property manager in Humboldt County since 2013, I
understand the benefits and the impacts STR’s have in the community. As a service
worker, not an STR homeowner, I do want to share some understanding of how we
operate, as I do understand that the subject of STR vs LTR is not black and white.

STR’s in the unincorporated coastal zones serve several important purposes and
offer numerous benefits to the Humboldt county economy and community
Example of STR needs:

e Local displaced month to month (29 days or less) who want a furnished
rental who do not need LTR contract ie. Someone needing to vacate their
home during a remodel or medical care, or care of a family member.
Professors/Professionals
Construction workers, PG&E, Fire fighters, etc.

Traveling Nurses and Doctors
And many other combinations of needs outside of vacationers.

I do believe there is a segment of the local economy that STRs support, outside of
tourism, strengthening our local economy, that needs mention and recognition.

We are able to improve the economic lives of local residents pursuing affordable
housing. Maintaining STR’s at a premium standard of cleanliness, operability and
safety employs a wide range of people and services. Our management team
employs 36 local residents as employees at premium pay, with benefits.

The high standards of Short term rentals requires the utmost quality and safety on
a regular, routine basis. As a result, our homes continuously employ electricians,
plumbers, landscapers/groundskeepers, hot tub/pool service providers, routine
chimney services, routine appliance care, HVAC service, and many other
tradespersons on a regular basis. The expectation of STRs is so high that it can
improve the quality of a given neighborhood with its constant upkeep.



I participated directly in the City of Trinidad’s STR ordinance development, and
supported the City’s authority to develop regulations creating standards that
provide safe, responsive, and orderly operation of the industry in the community.

For the Unincorporated County zones, I support the following:

Creating a permitting pathway for STR's.

An effort to create balance and potentially freeing up housing stock.
Regulations help create clarity and consistency for everyone.

2% CAP, 98% Housing Stock ratio.

No ADU's built after January 1 2020 and no AOBs permitted to be used as
STR's.

No permit transferability between property owners.

e The good neighbor guide, occupancy, noise, parking and gathering rules.
These have worked well in our incorporated areas and I do fee are enough
to help safeguard neighborhoods against complaints. The stronger the
Agreement with guests in the community, the more positive the results
have been.

I suggest the following criteria be eliminated or revised:

- Neighborhood Concentration. Given that the current concentrations are currently
operating, the restrictions on ADU's and AOB's which will likely eliminate a large
number of existing STRs plus all of the existing unpermitted buildings that will not
qualify neighborhood concentration will be reduced. Much like the City of Trinidad,
reduction of STR's in neighborhoods will also happen overtime with attrition and as
STR permit holders sell their homes. Being that concentrations already exist, there
is no need to break them up, thus creating an interruption in already existing
business. Many people book homes in advance and we do not want to displace
anyone.

Eliminate the Special Permit process for pre-existing rentals (minus ADU, AOB and
homes that have not been in good standing such as complaints or not paying TOT).
Allow the current inventory to be grandfathered in given the completion of the
Administration Permit and any NEW STRs into a concentration go through the
Special permit process.

I recommend the following modifications be made to the draft ordinance
(revised/additions underlined):

D. Neighborhood Concentration. Each NEW Short-term Rental may not exceed
the following neighborhood concentration limitations, except within the Shelter



Cove Community Plan Area where this standard does not apply, and EXCEPT FOR
ALL EXISTING SHORT-TERM RENTALS DETERMINED TO BE IN GOOD STANDING
WITH THE COUNTY, BASED ON EVIDENCE OF OPERATION FROM JANUARY 2022
THROUGH MAY OF 2023, CONTINGENT UPON ISSUANCE OF ANY DISCRETIONARY
PERMITS THAT MAY BE APPLICABLE.

Considering this language will relieve many concerned, existing STR homeowners of
their good-standing fate being placed in the hands of a single staff member, and
make everyone’s job a little bit easier.

Amend the "gathering" section to reduce the # of people allowed from 20 to No
outside visitors permitted or no greater number of visitors than the occupants.
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