From: C.E. Fait

To: Planning Clerk
Subject: Draft Short-term Rental Ordinance Record No.: LRP-2022-17963 & LRP-2023-18254
Date: Wednesday, November 01, 2023 6:03:06 AM

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

Hello Planning Commission,

I would like to address Short term rentals as a whole in Humboldt County. I am
under the assumption that plenty of time and consideration went into drafting this ordinance,
and I would like to opine that it is not a forgone conclusion to make the ordinance ban all
STRs(other than in Shelter Cove.)

Please ask yourselves: why allow STRs in Humboldt County at all? I've attended a few of
these meetings and I have yet to hear a sound argument for this business model that has done
long-term damage to communities that initially, started off with more housing stock than we
currently have. Now, I call Humboldt County my home and I tell others that it is a special
place, but I don't see why anyone would think Humboldt County would be exempt from the
so-caled, "Airbnb effect" This phenome posits that STRs raise rents and housing prices since
residential homes are now being viewed as lucrative business. And according to a Forbes
article on the "Airbnb effect" A healthy housing market is the bedrock of a healthy economy,
not the profit margins of a STR operator.

The two major arguments for allowing STRS that I have heard during the STR ordinances that
I have attended are: 1. This is my property and I have the right to do what I want on it. I would
like to rebut this claim in stating that if property owners were allowed to do whatever they
wanted on their properties then my neighbor could oversee metal slot machines in his living
room while managing a small nuclear power plant in his front yard. So, please disregard that
argument.

The second argument is about how personal financial benefit can only be attained through
STRs. I don't know the specific details of the people making these claims, but I do know that
there are multiple avenues to make money(one being long-term rentals.) I apologize if that
sounded callous. Also, there are not a lot of housing options for people wanting to live here
and I don't see how allowing STRs is going to make that any better. In fact, it will most likely
involve forced economic displacement of some long-term renters and prevent some potential
ones from moving to Humboldt.

I would like to add that I am curious to know if The Planning Commission has looked into
how STRs affect our community members in the hotel industry.Part-time and full-time
workers who may financially feel tourism dollars being diverted to properties that were
intended for residences.

Thank you,

Chris Vasquez-Eureka
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From: Mara Parker

To: Planning Clerk
Subject: Westhaven STR's should be 2% NOT 8%
Date: Monday, October 30, 2023 11:58:57 AM

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

Dear Humboldt County Planning Commissioners,

I just watched your latest meeting regarding the proposed 2% cap on short term rentals in the
county. Being a long term home owner in Westhaven, I was so excited to hear that this was
finally happening as I’ve been complaining about them for over a decade. (Please scroll
through my Facebook page: Save Westhaven from Vacation Rentals and White Collar Greed)
for more information.

Throughout the last decade, I was surrounded on three sides by vacation rentals. (A good, long
term neighbor was even evicted so the new owner could turn his home into an STR.) My
children and I suffered from the constant flow of strangers. They had so many loud parties,
trespassed on my property, urinated on my property along with their dogs, were disruptive and
disrespectful and did not care that people were trying to sleep or just enjoy life next door. (My
children were subjected to hearing foul language along with loosing sleep. They went to
school exhausted because of this.) I constantly contacted the property managers or the owners
of the properties and was routinely gaslit. [ was basically told that my complaints were all in
my head! These profiteers only care about making money. Period.

Humboldt County is in desperate need of housing stock. Both Westhaven and Trinidad need
REAL neighbors back. Kids can’t even trick or treat here anymore! There aren’t enough
homes lived in by REAL neighbors. Parents have to take their kids to McKinleyville or Arcata
to celebrate Halloween.

I’'m happy to report that the last STR on my street has been shut down and is being sold.
But, I’'m told that the new buyers are from Maryland and wanted it to remain completely
furnished. I certainly hope that doesn’t mean another STR is returning!

Westhaven is a good place to live but there is no available housing here anymore. It has been
gobbled up by the profiteers and their STR’s.

Please do the right thing here and apply the 2% cap on STR’s across the board in all

of Humboldt County. Give Westhaven back its community and give our community back the
reason we live here: Peaceful living among the redwoods.

Thank you for your time.

Sincerely,

Mara Parker
Westhaven, Ca

Sent from the all new AOL app for iOS
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From: Mara Parker

To: Planning Clerk
Subject: Fw: Westhaven STR'’s should be 2% NOT 8%
Date: Tuesday, October 31, 2023 2:33:06 PM

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

Sent from the all new AOL app for iOS

On Tuesday, October 31, 2023, 11:47, Mara Parker <maracparker@aol.com> wrote:

Sent from the all new AOL app for i0S

On Tuesday, October 31, 2023, 11:45, Mara Parker <maracparker@aol.com> wrote:
Thank you for responding to my email, Commissioner O’Neal.

I haven’t read the ordinance to comment on the specific language.
What I’'m trying to make clear is that Westhaven should have the 2%
cap. So, if those existing ones are grandfathered in because they are
legally permitted, no further permits should be issued until the
amount dips back under 2%. That might take a while but that’s the
hole that the county dug for Westhaven.

I really appreciate your time.
Sincerely,

Mara Parker

Sent from the all new AOL app for i0S

On Tuesday, October 31, 2023, 10:47, peggyoneill1953@gmail.com
wrote:

The ordinance that is being proposed would allow all existing
STRs to apply and be approved if they have no outstanding
unresolved violations. There are also exceptions within the
draft that are not included in the 2% CAP. After the existing
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STRs are approved, the 2% CAP would apply to adding new
STRs in the future. There will also be a limit to the number
of STRs a single person can own. The number in the draft is
currently 5, but that is still open to change.

Please consider making comments on the draft STR
ordinance on specific language within the ordinance.

From: Mara Parker <maracparker@aol.com>

Sent: Monday, October 30, 2023 12:05 PM

To: peggyoneill1953@gmail.com

Subject: Fw: Westhaven STR’s should be 2% NOT 8%

Sent from the all new AOL app for iOS

On Monday, October 30, 2023, 11:58, Mara Parker
<maracparker@aol.com> wrote:

Dear Humboldt County Planning
Commissioners,

| just watched your latest meeting regarding
the proposed 2% cap on short term rentals in
the county. Being a long term home owner in
Westhaven, | was so excited to hear that this
was finally happening as I've been complaining
about them for over a decade. (Please scroll
through my Facebook page: Save Westhaven
from Vacation Rentals and White Collar Greed)
for more information.

Throughout the last decade, | was surrounded
on three sides by vacation rentals. (A

good, long term neighbor was even evicted so
the new owner could turn his home into an
STR.) My children and | suffered from the
constant flow of strangers. They had so many
loud parties, trespassed on my property,
urinated on my property along with their dogs,
were disruptive and disrespectful and did not
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care that people were trying to sleep or just
enjoy life next door. (My children were
subjected to hearing foul language along with
loosing sleep. They went to school exhausted
because of this.) | constantly contacted the
property managers or the owners of the
properties and was routinely gaslit. | was
basically told that my complaints were all in my
head! These profiteers only care about making
money. Period.

Humboldt County is in desperate need of
housing stock. Both Westhaven and Trinidad
need REAL neighbors back. Kids can’t even trick
or treat here anymore! There aren’t enough
homes lived in by REAL neighbors. Parents have
to take their kids to McKinleyville or Arcata to
celebrate Halloween.

I’'m happy to report that the last STR on my
street has been shut down and is being sold.
But, I'm told that the new buyers are from
Maryland and wanted it to remain completely
furnished. | certainly hope that doesn’t mean
another STR is returning!

Westhaven is a good place to live but there is
no available housing here anymore. It has been
gobbled up by the profiteers and their STR’s.

Please do the right thing here and apply the 2%
cap on STR’s across the board in all

of Humboldt County. Give Westhaven back its
community and give our community back the
reason we live here: Peaceful living among the
redwoods.

Thank you for your time.
Sincerely,

Mara Parker
Westhaven, Ca

Sent from the all new AOL app for iOS



From: Rebecca Ayala

To: Planning Clerk

Cc: McNamara, Cade; Ford, John; Melanie Luthern Allen

Subject: Better Neighbors Comment - Nov. 16th Agenda Item G #1 Draft Short-Term Rental Ordinance

Date: Wednesday, November 15, 2023 11:51:27 AM

Attachments: Better Neighbors Comment Letter - Nov. 16th Planning Commission Agenda Item G #1 Draft Short-Term Rental

Ordinance.pdf

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

Hello,

Please see the attached public comment letter from Better Neighbors for Agenda Item G #1 Draft

Short-Term Rental Ordinance on the November 16th, 2023 Planning Commission agenda.

Thank you,

Rebecca “Becca” Ayala
Policy Analyst and Advocate
Better Neighbors LA

(213) 355-7600

rebecca@betterneighborsla.org

CEA

BETTER NEIGHBORS LA
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BETTER NEIGHBORS LA
November 15, 2023
VIA EMAIL

Humboldt County Planning Commission
825 5th Street

Eureka, CA 95501
planningclerk@co.humboldt.ca.us

RE: November 16" Planning Commission Agenda Item G #1 Draft Short-Term
Rental Ordinance

Dear Commissioners,

Better Neighbors LA is a coalition of hosts, tenants, housing activists, hotel workers, and
community members. We conduct data analysis and research on the short-term rental industry in
the Coastal Zone, including relatively recent California Coastal Commission (“Commission”)
decisions on Local Coastal Program Amendments (“LCPAs”) regulating short-term rentals
(“STRs”). We believe true home-sharing is the best way to balance the preservation of affordable
housing and coastal public access within the Coastal Zone. Better Neighbors would like to urge
the Humboldt County Planning Commission to amend the proposed ordinance to permit only
true home-sharing within Humboldt County’s Coastal Zone in order to safeguard housing for
long-term use. However, should the Planning Commission decide not to adopt regulations
limited to true home-sharing, we request that the Planning Commission lower the cap of short-
term rentals to 1% of the housing stock with no neighborhood exemptions, permit a single
individual or business to own only one parcel with a short-term rental permit, and prohibit short-
term rentals from operating within multifamily structures.

Permit Only Hosted Rentals

A true home-sharing model permits only hosted rentals. A hosted rental means that a
resident always lives on-site. Cities like Santa Monica and West Hollywood have passed
ordinances permitting only hosted rentals.! Hosts living on-site ensure that the primary use of
these properties remains housing, unlike unhosted short-term rentals which only further
contribute to the cannibalization of existing housing stock. In addition, hosted rentals can often
result in less nuisance because the host is available to manage noise, trash, parking, and other
issues during stays. Furthermore, hosted rentals are likely more affordable options for overnight

! Santa Monica: https://www.smgov.net/Departments/PCD/Permits/Short-Term-Rental-Home-Share-Ordinance/ ;
West Hollywood: https://www.weho.org/city-government/city-departments/community-safety/neighborhood-and-
business-safety/business-licensing-and-permits/home-sharing-license
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accommodations when compared to unhosted short-term rentals. True home-sharing thus
provides the best balance of preserving affordable housing and public access along the coast.

Adopt a 1% Cap on Short-Term Rentals

As California continues to battle a housing affordability crisis, it is imperative housing is
protected against conversion to tourist accommodations. According to our data analysis, between
2018 and 2023 the number of unhosted short-term rentals has more than doubled, increasing
approximately 121% percent in the coastal communities of Fairhaven, Fields Landing, Fortuna,
Indianola, Loleta, Manila, and Shelter Cove.? In fact, according to Attachment 2 — Housing STR
Data 9.21 included in the Oct. 5, 2023 agenda materials, short-term rentals comprise 2.90% of
the housing stock within Coastal Zone Area Plans.® The majority of these short-term rentals, 225,
are unhosted, meaning no host is onsite. Unhosted short-term rentals occupy housing stock that
would otherwise be available to long-term tenants or potential homeowners. For these reasons,
Better Neighbors urges the Planning Commission to amend the proposed ordinance to restrict
unhosted short-term rentals to no more than 1% of the housing stock within the Coastal Zone. In
order to prevent neighborhood concentration of short-term rentals, we recommend the Planning
Commission require the 1% cap apply to all neighborhoods with the intent to safeguard against
over concentration of short-term rentals in any one specific area. We believe a 1% cap will help
safeguard existing housing for long-term use.

Limit One Permit Per Individual or Business

While all short-term rental activity may be considered a commercial use of
property, allowing an owner to have multiple properties with short-term rentals is in effect
permitting de facto hotels without the same regulations and code enforcement hotel
accommodations are subject to. Property owners with multiple short-term rentals also remove
housing stock from the market that may otherwise be available to long-term tenants. In
Humboldt County, 40% of housing units are renter occupied.* According to the United States
Census Bureau, this percent of renter occupied housing units has stayed relatively stagnant at
approximately 40% since 2010.° This illustrates that the demand for rental housing has not
diminished over time as housing costs continue to increase. Between 2015 and 2023, the fair
market rent for a 2 bedroom in Humboldt County has increased $250, now totaling $1,183
according to the National Low Income Housing Coalition.® Meanwhile, since 2018, the number
of unhosted short-term rentals has increased to 231 as of March 2023, with a 25% increase since
2022 alone.” Thus, permitting one short-term rental permit per individual or business may

2 Data on file with Better Neighbors LA. Due to data constraints, the raw numbers may be an overestimate.
However, data analysis indicates a significant growth since 2018.

3 https://humboldt.legistar.com/View.ashx?M=F&1D=12337767&GUID=23E7108E-D947-4716-99E6-
25622110B823

4 https://data.census.gov/table/ACSDT1Y2022.B25008?q=Humboldt+County&t=Housing+Units

5 Ibid.

62015 report: https://nlihc.org/sites/default/files/oor/OOR_2015 FULL.pdf; 2023 report:
https://nlihc.org/sites/default/files/2023 _OOR.pdf

" Data on file with Better Neighbors LA. Due to data constraints, the raw numbers may be an overestimate.
However, data analysis indicates a significant growth since 2018.
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potentially lead to the return of housing units to the long-term market that have been removed in
recent years. While Better Neighbors is heartened the Planning Commission has agreed to a cap
of 3 properties per person, we still fundamentally believe an individual or business must only be
permitted one short-term rental permit to ensure current housing stock is preserved for housing.

In the City of Los Angeles, we have seen firsthand how short-term rentals, especially
corporate short-term rental operators with multiple properties, have taken housing stock off the
long-term market. According to a report authored by Professor David Wachsmuth of McGill
University published last year, since 2015 short-term rentals have contributed to an increase in
rents by $810 per year and have taken 2,500 homes off the long-term market.® In addition, the
report found short-term rentals have contributed to 5,000 additional people experiencing
homelessness within the City.” While one may argue the vast differences between Humboldt
County and the City of Los Angeles, one cannot deny the shared reality of residents across
California experiencing rising housing costs.

Prohibit Short-Term Rentals in Multifamily Structures

Multifamily structures often provide affordable housing options within a given
jurisdiction. In California, the State Legislature has taken several steps in recent years to further
preserve and promote the production of multifamily structures that include affordability
requirements. It is imperative the Planning Commission preserve existing and future multifamily
structures for long-term residents amidst the ongoing housing and homelessness crisis.
According to the 2022 Humboldt Housing and Homeless Coalition Point-In-Time count, there
were approximately 1,309 people unsheltered within Humboldt County.'? Should the Planning
Commission allow short-term rentals to operate in multi-family structures, these designated
affordable units intended to alleviate the housing crisis and serve long-term residents may in fact
operate as short-term rentals.

Conclusion

For these reasons, Better Neighbors urges the Planning Commission to consider revising
the proposed ordinance to permit only true home-sharing because it is the best way to balance the
preservation of affordable housing and coastal public access within the Coastal Zone. Should you
have any questions, please contact Becca Ayala at rebecca@betterneighborsla.org.

Sincerely,

/s/ Randy Renick

8 http://upgo.lab.megill.ca/publication/strs-in-los-angeles-2022/Wachsmuth LA 2022.pdf

° Ibid.

10 https://humboldtgov.org/DocumentCenter/View/107776/2022062 1 ---HHHC-Point-in-Time-Count-
2022#:~:text=Approximately%201%2C309%20unsheltered%20people%20were,sheltered%20people%20were%20a
1s0%20counted.
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From: john rotter

To: Planning Clerk

Cc: Ford, John

Subject: Pathway for STRs in AOB (Alternative Owner Builder):
Date: Wednesday, November 15, 2023 11:35:02 AM
Attachments: STR _AOB.pdf

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

Draft Short-term Rental Ordinance
Record No.: LRP-2022-17963 & LRP-2023-18254
All unincorporated areas of Humboldt County

11/16
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Draft Short-term Rental Ordinance

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

Hi John,

Pathway for STRs in AOB (Alternative Owner Builder):

The Planning Commission approved an alternative pathway that will not
grant a STR permit to an AOB dwelling without a Special Permit showing a
Certification of Occupancy from Building. The Special Permit will actually
require 2 permits to be made, one for an STR and one for an after-the-fact
Standard Building Permit. I believe building has an after-the-fact list of
requirement for a Standard Building Permit, however I don’t know if fees are
included or if is it a one shoe fits all list.

First off, for anyone pull this off, an applicant will need the help of the
Commission in encouraging Planning and Building to work together to insure
that an AOB after-the-fact Standard Building Permit application will be made
stress-free and easy to navigate. Perhaps streamline the application process
with fees adjusted and all requirements be made available prior to making
an after-the-fact Standard Building Permit application. It may be that
affordably is an issue for most AOB owners.

Secondly, Getting a Standard Building Permit (Certificate of Occupancy) can
be a timely and costly matter given that each applicant will require a permit
process reflecting the time the AOB permit was issued. Given that, is there a
time frame while going through the process of obtaining a Certificate of
Occupancy which safe guards ones "cap space (place in line)?

Thanks for your time with this.
John






From: Trinidad Retreats~Vacation Rentals on the Redwood Coast

To: Planning Clerk

Subject: STR Public Comment

Date: Tuesday, November 14, 2023 6:37:16 PM

Attachments: Letter to Humboldt County Planning Commissioners 11 16 23.pdf

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

Dear Planning Clerk,

Can you please submit the attached letter to the planning commissioners
and have this letter entered into the public record for the STR ordinance
discussion at the 11/16 planning commission meeting?

Thank you,

Jonna Kitchen, Owner
Trinidad Retreats
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11/14/23
Dear Honorable Planning Commissioners:

As a long time owner of one of the oldest established vacation rental management companies in Humboldt
county I'd like to acknowledge my appreciation of the time, attention and thoughtful consideration you have
given to the STR ordinance revisions. This matter is very important just to me but to the owners whose homes
we manage and the employees and contractors with whom we employ because of this business. | feel a
number of the revisions made recently are very helpful. | wholeheartedly agree with the new definition of a
“private gathering/party” which reduced the limit from 20 to 2 X the maximum occupancy. This makes good
sense and has worked very well for the city of Trinidad in reducing neighborhood disturbances. | also am in
favor of the new language that allows transferability within families with clear guidelines. | am not however in
favor of three particular items that | feel need to be amended before being proposed to the county board of
supervisors, namely the definition of an “existing” STR, the creation and distribution of the Good Neighbor
Brochure and lastly road “access”.

1. An existing Short-term Rental shall be determined based on evidence of operation prior to October
26, 2023. This is a totally arbitrary date. First the public was told that existing STR’s would be defined as the
date prior to the moratorium on STR’s. Then the public was told that the county's legal counsel suggested not
establishing an existing date prior to the adoption of an STR ordinance revision. Then recently the county
planners put forth an arbitrary date of 10/26/23 as the magical date at which STR’s may be considered
pre-existing. On what grounds was this recent decision made and why? Does county legal counsel support this
change? | would like to see existing STR's defined as follows: any STR's that can show "evidence of operation"
by showing proof of having established registration with the county tax collector's office and has evidence of
paying TOT for the quarter in which they did business, prior to the date of adoption of the STR ordinance be
considered.

2. Good Neighbor Brochure: 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
shall also be submitted to the Planning and Building Department and must be present and available for
tenants in all Short-term Rentals. 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 questions 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. iv. Safety manual identifying evacuation route(s) and the locations of the nearest public
service facilities (e.g., hospitals, police stations, fire stations). v. Traffic etiquette pamphlet.

How is an owner/operator supposed to know how to notify a neighbor and where exactly is 300 ft. "as the crow
flies"? This is very arbitrary language and, from where is 300 ft. determined? Do owners/operatros just knock
on the neighbor’s door and give info. verbally, leave a flyer on the doorstep, not every house has mailboxes
many owners have PO Boxes. This is very challenging and the county should at the very least be providing
STR permit holders with the information needed to notify neighbors and the prescribed methods to use. What
is a "traffic etiquette pamplet" and what should it include?. This is all very subjective and should be developed
and distributed by the county upon issuance of a permit. | would like to see the county create a "standard"
Good Neighbor Brochure for continuity among all STR permit holders that it distributes to each STR
owner/operator upon granting a permit. This brochure should be visible in the STR so that guests are aware of
the rules. | also propose the county create a registry of STR addresses with owner/operator contact





information that it lists on its website for public knowledge. | believe it is the responsibility of the county to
notify any neighbors of this information as the entity issuing the permit. The city of Trinidad does an excellent
job in providing a Good Neighbor Brochure to all STR permit holders to post in the STR, they also notify all
neighbors in writing of a permitted STR in their vicinity and publish a registry with contact information on its
website. If the county does not feel this is possible then maybe they should instead simply require a visible
sign be posted on all STR’s with a 24 hour contact number. This would simplify this whole process.

3. 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.

Based on the resolutions put forth by the planning commission recommending that the Board of Supervisors
make the required findings to adopt the Coastal version of the Short-term Rental Ordinance stating .that these
are residential units without zoning changes and are generally consistent with the general plan and coastal act
then | propose the access road category limitation of a category 3 road be eliminated as well as the “traffic
etiquette pamphlet” requirement be eliminated in the Good Neighbor Brochure. If a residence was safe
enough for the county to permit being built on a road for owners or long term tenants then it should not be
different for short term tenants. | also propose striking that the "permit hold shall be in good standing if a
private access road has an established RMA". | am not sure how the county defines " good standing" nor do |
know how they will know and enforce this restriction.

In addition, | would like to hear more about how the county will manage permit applications if or once the CAP
is reached? Will they employ a lottery, first come first serve, waiting list, etc.? | feel more needs to be clarified
on this matter prior to the resolution being put before the county board of supervisors. I'd also like to hear
more about the future potential cost of a permit.

I hope you will consider making these changes or discussing modifications to these items.

Respectfully,

Jonna Kitchen, General Manager/Owner
Trinidad Retreats
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