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CHARLEVOIX

AGENDA
CITY OF CHARLEVOIX CITY COUNCIL WORK SESSION
Monday, September 16, 2019- 3:00 PM
Council Chambers, 210 State Street, Charlevoix, Ml

1. Pledge of Allegiance
2. Rollcall
3.  Presentations
A.  Discussion of Short Term Rentals
4. Adjourn

The City of Charlevoix will provide necessary reasonable auxiliary aids and services, such as signers for the hearing
impaired and audio tapes of printed materials being considered at the meeting, to individuals with disabilities at the
meeting upon one weeks' notice to the City of Charlevoix. Individuals with disabilities requiring auxiliary aids or
services should contact the City of Charlevoix Clerk's Office in writing or calling the following: City Clerk, 210 State
Street, Charlevoix, Ml 49720 (231) 547-3250.



CHARLEVOIX CITY COUNCIL
Presentations

TITLE: Discussion of Short Term Rentals
DATE: September 16, 2019

PRESENTED BY: Mark L. Heydlauff, City Manager

BACKGROUND:

Council has asked to have this work session to discuss your ongoing moratorium on new short term rental
registrations. There are several documents attached for your review on this topic.

The information (including the ordinances) for South Haven, MI are found at this link: South Haven
Information

The information for Grand Haven, MI are found at this link: Grand Haven Information

| would recommend Council give some direction for future study considerations during this work session
and perhaps whether you want some language drafted for future consideration on this topic.

ATTACHMENTS:

b Grand Haven Rental Housing Ordinance

o Charlevoix Registered Short Term Rental Map

b  Practical Guide to Regulating Short-Term Rentals
b Information from Citizen


http://www.south-haven.com/building_services/short-term_rental_registration.php
https://www.grandhaven.org/residents/rental-housing-program/

BUILDINGS AND BUILDING REGULATIONS § 9-201

when the equipment is in use, unless the controls are in a neutral
position, the wheels or tracks in a braked or chocked position and
the blade, box, bucket, clam, crane, fork, grader, loader, pulley,
scoop or shovel is in a rest position or upon the ground.

{Code 1962, § 4-1304)

Secs. 9-186—9-200. Reserved.

ARTICLE X. DWELLING UNIT REGISTRATION*

Sec. 9-201. Registration of rental dwellings required.

All owners of rental dwellings shall register the rental prop-
erty with the city on an application in a form provided by the city.
At the time an application is filed a registration fee in an amount
established from time to time by resolution of the city council
shall be paid in full.

(1) Annual registration. The annual registration date shall
be January 1 of each year and all fees required by this
article shall be paid on or before February 15 of each year.

(2)  Registry of new rental dwellings. The owner of a new
rental dwelling or of any dwelling newly converted to a
rental dwelling shall register the rental dwelling prior to
allowing occupancy. If indicated in the resolution estah-
lishing the registration fee, the fee may be prorated for a
registration of less than one year. Otherwise the estab-
lished fee shall be due.

(38) Change in register information. The owner of a rental
dwelling(s) already registered with the city shall reregis-
ter within sixty (60) days after any change occurs in
registration information. A new owner of a registered
dwelling shall reregister the dwelling within sixty (60)
days of assuming ownership.

*Editor’s note—Ord. No. 08-04, § 1, adopted June 16, 2008, amended Art. X,
in its entirety to read as herein set out. Former Art. X, §§ 9-201—9-203, pertained
to similar subject matter and derived from Ord. No. 00-09, § 1, adopted Aug. 28,
2000.

Supp. No. 24 705



§ 9-201

(4)

(5)

(6)

GRAND HAVEN CODE

Register of rental dwellings. Application for registration
shall be made in accordance with such instructions as
may be provided with the registration application which
shall include:

a. The address of the rental dwelling,

b.  The number of rental dwelling units. If the premises
alsc provides for temporary dwelling, the applica-
tion shall also state the number of rooming units
and the number of hotel/motel units in the premises
for purposes of distinguishing them from the rental
dwelling units.

c.  The name, residence address, business address, busi-
ness phone number, and personal phone number of
the owner and property manager, if applicable.

d. The address where the owner and the local agent
and/or property manager, if applicable, will accept
notices or orders from the city.

e. Verification that all state and city taxes levied and
assessed against the rental dwelling that are due
and payable at the time of the filing of the applica-
tion have been paid. Delinquencies on such taxes
may result in the denial of an application for regis-
tration under this section.

Inaccurate or incomplete register information. It shall be
a violation of this article for an owner to provide inaccu-
rate information for the register of rental dwellings or to
fail to provide information required by the appli\cation.

Designation of local agent. If the owner of a rental
dwelling does not reside within sixty (60} miles of the city,
he or she shall designate a responsible local agent who
shall be legally responsible for operating such rental
dwelling in compliance with the law, including the Inter-
national Property Maintenance Code as made part of the
city's Code of Ordinances. All official notices may be
served on the responsible local agent and any notice so
served shall be deemed to have been served upon the
owner of record.

Supp. No. 34 706



(7)

(8)

BUILDINGS AND BUILDING REGULATIONS § 9-202

More than one owner or ownership by entity. Where more
than one person has an ownership interest, the required
information shall be provided for each owner. In those
cases in which the owner is not a person, the information
required for the register shall be provided for the organi-
zation owning the rental dwelling and for the president,
general manager, or other chief executive officer of the
organization,

Definitions. As used in this article, the following words
and terms shall have the meanings respectively ascribed
to them:

Occupant means any person, other than a legal or equi-
table title holder, occupying or possessing all or part of a
short term rental.

Rental dwelling or rental property means any residential
dwelling which is in whole or in part occupied by one or
more person(s) pursuant to an oral or written agreement
for monetary or any other consideration, but which per-
son(s) is not acquiring an ownership interest in the
dwelling. This shall include single-family, two-family and
multiple-family dwellings, short term rentals, rooming or
boarding houses, not including hotels, motels, bed and
breakfasts or dwellings that are occupied only by mem-
bers of the owner's immediate family.

Short term rental means any residential dwelling provid-
ing transient accommodations for periods of less than one
month, more than three (3) times per year.

Tenant means any person, other than a legal or equitable
title holder, occupying or possessing all or part of a rental
dwelling, not including a short term rental.

(Ord. No. 08-04, § 1, 6-16-08; Ord. No. 09-08, § 1, 7-20-09)

Sec. 9-202. Certification of rental dwellings required.

Rental dwellings shall not be occupied without a certificate of

(1)

compliance or a temporary certificate of compliance.

Issuance of certificate of compliance. The city shall issue a
certificate of compliance for a rental dwelling when,

Supp. No. 34 707



§ 9-202

(2

(3)

(4)

(5)

GRAND HAVEN CODE

following an inspection by the building inspector, zoning
administrator, and fire inspector and/or their designees,
it 1s determined that the rental dwelling complies with
the requirements of section 9-204 below.

Temporary certification authorized. Where a certificate of
compliance is required, the city may issue a temporary
certificate of compliance for the following reasons:

a. For a newly registered rental dwelling untii such
time as the city is able to make a compliance
inspection.

b.  To enable the city to balance its compliance inspec-
tion workload.

c.  To coincide with compliance time periods set forth in
a notice citing violations of the city's Code of Ordi-
nances if such periods extend beyond the expiration
date of a certificate.

Validity of certificate of compliance. A certificate of com-
pliance shall be valid for three (3) years for all rental
dwellings, unless suspended as set forth below. The
building inspector may permit up to one additional year
on the certificate when all repairs are completed prior to
the first reinspection date set by the building inspector,
The building inspector may authorize up to eight (8)
additional months on the certificate of a dwelling for the
sole purpose of balancing the inspection workioad of the
city.

Expiration of certificate of compliance. Certificates of
compliance and temporary certificates of compliance may
not be extended beyond their expiration dates except as
may he permitted in subsections (2) and (3) above to
enable the building inspector to balance inspection
workloads.

Revocation. A certificate of compliance and/or a tempo-
rary certificate of compliance may be revoked subsequent
to its issuance by the building inspecter upon findings
that the rental dwelling{s) fails to comply with multiple

~ sections of this article and/or for repeated violations of

Supp. No. 34 708



(6)

BUILDINGS AND BUILDING REGULATIONS § 9-203

sections of the city's property maintenance code, fire code,
zoning ordinance, this article, or other applicable laws
and regulations. An owner aggrieved by such revocation
may appeal such action to the city's construction board of
appeals in the same manner that a violation of the
property maintenance code may be appealed. Enforce-
ment of such revocation shall be stayed while the appeal
is pending before the construction board of appeals. An
owner may petition the building inspector for reinstate-
ment of a certificate of compliance and/or a temporary
certificate of compliance revoked pursuant to this section
no sooner than twelve (12) months after revocation.

Transfer prohibited. No certificate issued under this arti-
cle shall be transferred without the written consent of the
building inspector, zoning administrator, and fire inspec-
tor.

(Ord. No. 08-04, § 1, 6-16-08; Ord. No. 09-08, § 1, 7-20-09)

Sec. 9-203. Violations.

{a) A violation of this article shall be punishable as a munici-
pal civil infraction. Any person, including, without limitation, an
owner, property manager, local agent, tenant or occupant, who is
found responsible for a vielation of this article shall be subject to
fines and penalties as follows:

(1)

(2)

(3)

For the first violation within any thirty-six-month period,
the penalty shall be a fine not to exceed two hundred fifty
dollars ($250.00).

For a second violation within any thirty-six-month pe-
riod, the penalty shall be a fine not to exceed five hundred
dollars ($500.00).

For a third violation within any thirty-six-month period,
the penalty shall be a fine not to exceed one thousand
dollars {($1,000.00) and/or suspension of a certificate of
compliance and/or a temporary certificate of compliance.

Supp. No. 34 709



§ 9-203 GRAND HAVEN CODE

(b) In addition to the penalties provided in subsection {(a)
above, any owner, property manager, local agent, tenant or
occupant may be cited for disruptive behavior that violates this
Code or state law.

{Ord. No. 08-04, § 1, 6-16-08; Ord. No. 09-08, § 1, 7-20-09)

Sec. 9-204. Inspections.

(a) Before issuing a certificate of compliance, the city shall
mspect all rental dwellings in order to determine whether they
are in compliance with the city's property maintenance code, fire
code, zoning ordinance, this article, and other applicable laws and
regulations.

(b} Upon written notice from the city, it shall be the owner's
responsibility to schedule and allow the city's inspection of the
rental dwelling. When an inspection is required for the renewal of
an existing certificate, the owner shall schedule and permit that
inspection prior to the expiration of that permit, except as
otherwise permitted within section 9-202 above. Inspections shall
occur during the city's regular business hours, unless the city
agrees to other arrangements, and all fees shall be paid prior to
the inspection.

{c) If an inspection reveals that the rental dwelling is not in
compliance with the city's property maintenance code, fire code,
zoning ordinance, this article, or other applicable laws or regula-
tions, the owner shall be provided a written list of deficiencies or
violations that must be corrected before a permit is issued. If the
city determines that the deficiencies or violations do not render
the rental unit uninhabitable, the city may issue a temporary
certificate of compliance for that rental dwelling.

(d) The city may conduct additional inspections as it deems
necessary, upon reasonable notice to the owner or agent, such as
when (i) a temporary certificate of compliance has been issued, (ii)
when a complaint is filed with the city, or (iii) the city otherwise
has reasonable cause to believe a rental dwelling is in violation of
any city ordinance or other applicable laws and regulations.

Supp. No. 34 710



BUILDINGS AND BUILDING REGULATIONS § 9-206

(e} For purposes of this article the term "inspection" shall
include re-inspections and/or additional inspections.
(Ord. No. 08-04, § 1, 6-16-08)

Sec. 9-205. Record keeping.

(a)} For all short term rentals the owner or local agent shall
obtain and maintain for the purpose of city inspection and
copying the name, address, and other contact information of each
occupant.

(b} For all short term rentals the owner or local agent shall
obtain and maintain for the purpose of city inspection and
copying a document signed by the person responsible for renting
the rental dwelling acknowledging the occupancy limit of the
rental property, certifying the number of persons who will be
occupying the rental property and acknowledging city regulations
applicable to the rental property.

(c) Each tenant of a rental dwelling shall sign a document
acknowledging the occupancy limit and city regulations applica-
ble to the rental property, which document shall be maintained by
the owner or local agent for inspection and copying by the city.
Compliance with this subsection may be achieved through the
inclusion of the required information into a rental agreement
(lease) signed by each tenant.

{d) The owner or local agent shall maintain such documents
and any other records required under this article for at least two
(2) years. An owner or local agent shall convey such documents to
any successor owner or local agent.

{e) The information required under this section shall be up-
dated by the owner or local agent for each rental to different
tenants or occupants.

(f) It is the intent of the city to inspect and copy the documents
and information required under this section in response to a
complaint or a vioclation of this article, city ordinance or other
applicable law or regulation.

(Ord. No. 08-04, § 1, 6-16-08; Ord. No. 09-08, § 1, 7-20-09)

Supp. No. 34 711



§ 9-206 GRAND HAVEN CODE

Sec, 9-206. Short term rental requirements.

(a) The owner or local agent of each short term rental shall
prominently display a full-size copy of the certificate of compli-
ance or the temporary certificate of compliance inside the rental
property.

{b) The owner or local agent of cach short term rental shall
prominently display inside the rental property a full-size copy of
applicable eity ordinance scctions including, but not limited to,
trash, noise, occupancy and parking. A sample display of such
sections can be downloaded from the city's website or available
from the planning and community development department.

{(¢) The owner or local agent of each short term rental shall not
advertise or permit an occupancy load that is greater than the
maximum occupancy load limit permitted by city ordinance or
other applicable law or regulation.

{Ord. No. 08-04, § 1, 6-16-08; Ord. No. 09-08, § 1,7-20-09)

Sec. 9-207. Conflicts.

In the event that the provisions of this article conflict with any
other provision within the city's Code of Ordinances, the provi-
sion that is more restrictive shall apply.

(Ord. No. 08-04, § 1, 6-16-08)

Secs. 9-208—9-220. Reserved.

ARTICLE X1, FEES

Sec. 9-221. Fee schedule,

The city council shall, from time to time by resolution, estab-
lish a fee schedule for permits under this Chapter 9.
(Ord. No. 05-07, § 6, 4-4-05)

Editor’s note—Ord. No. 05-07, § 6, adopted Apr. 4, 2005, set out provisions
intended for use as § 9-188, For purposes of classification, and at the editor's
discretion, these provisions have been included as § 9-221.

Secs. 9-222—9.231. Reserved.

Supp. No. 34 712
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PR A Practical Guide to Effectively Regulating Short-term Rentals

HOST COMPLIANCE

A PRACTICAL GUIDE TO EFFECTIVELY
REGULATING SHORT-TERM RENTALS ON
THE LOCAL GOVERNMENT LEVEL

Ulrik Binzer, Founder & CEO Host Compliance LLC

© Host Compliance LLC | 735 Market St, Floor 4, San Francisco, CA 94103 | www.hostcompliance.com -



IR A Practical Guide to Effectively Regulating Short-term Rentals

HOST COMPLIANCE
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HOST COMPLIANCE

Introduction: The meteoric rise of “home-sharing” and
short-termrentals

Sharing our homes has been commonplace for as long as there have been spare rooms and
comfortable couches. Whether through word of mouth, ads in newspapers or flyers on
community bulletin boards, renters and homeowners alike have always managed to rent out or
share rooms in their living spaces. Traditionally these transactions were decidedly analog, local
and limited in nature, but with advance of the internet and websites such as Airbnb.com and
HomeAway.com it has suddenly become possible for people to advertise and rent out their
homes and spare bedrooms to complete strangers from far-away with a few mouse-clicks or
taps on a smartphone screen. As a result, the number of homes listed for short-term rent has
grown to about 4 million, a 10 fold increase over the last 5 years. With this rapid growth, many
communities across the country are for the first time experiencing the many positive and
negative consequences of an increased volume of “strangers” in residential communities. While
some of these consequences are arguably positive (increased business for local merchants
catering to the tourists etc.) there are also many potential issues and negative side -effects that
local government leaders may want to try to mitigate by adopting sensible and enforceable
regulation.

How to effectively regulate home-sharing and short-term rentals has therefore suddenly become
one of the hottest topics among local governmentleaders across the country. In fact, at the
recent National League of Cities conference in Nashville, TN, there were more presentations
and work sessions dedicated to this topic than to any other topic. Yet, despite more than 32,000
news articles written on the topic in recent years', surprisingly little has been written on howto
implement simple, sensible and enforceable local policies that appropriately balances the rights
of homeowners with the interests of neighbors and other community members who may only
experience the negative side-effects associated with people renting out their homes on a short-
term basis. This guide seeks to address this knowledge gap and offer practical advice and
concrete examples of short-term rental regulation that actually works.

Why regulate home-sharing and short-termrentals in
the first place?

There are many good reasons why local government leaders are focused on finding ways to
manage the rapid growth of home-sharing and short-term rental properties in their communities.
To name a few:

1. Increased tourist traffic from short-term renters has the potential to slowly transform
peaceful residential communities into “communities of transients” where people are less
interested in investing in one another’s lives, be it in the form of informal friend groupsor
church, school and other community based organizations.

© Host Compliance LLC | 735 Market St, Floor 4, San Francisco, CA 94103 | www.hostcompliance.com
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2. Short-termrenters may not always know (or follow) local rules, resulting in public safety
risks, noise issues, trash and parking problems for nearby residents.

3. So-called “party houses’ i.e. homes that are continuously rented to larger groups of
people with the intent to party can severely impact neighbors and drive down nearby
home values.

4. Conversion of residential units into short-term rentals can result in less availability of
affordable housing options and higher rents for long-term renters in the community.

5. Local service jobs can be jeopardized as unfair competition from unregulated and
untaxed short-term rentals reduces demand for local bed & breakfasts, hotels and
motels.

6. Towns often lose out on tax revenue (most often referred to as Transient Occupancy
Tax / Hotel Tax/ Bed Tax or Transaction Privilege Tax) as most short-term landlords fail
to remit those taxes even if it is required by law.

7. Lack of proper regulation or limited enforcement of existing ordinances may cause
tension or hostility between short-term landlords and their neighbors

8. The existence of “pseudo hotels” in residential neighborhoods (often in violation of local
zoning ordinances etc.) may lead to disillusionment with local government officials who
may be perceived as ineffective in protecting the interests of local tax-paying citizens.

In short, while it may be very lucrative for private citizens to become part-time innkeepers, most
of the negative externalities are borne by the neighbors and surrounding community who may
not be getting much in return. The big questions is therefore not whether it makes sense to
regulate short-term rentals, but howto do it to preserve as many of the benefits as possible
without turning neighbors and other local community members into “innocent bystanders”. In the
next sections we will explore how to actually do this in practice.

Effective short-termrentals regulation starts with
explicit policy objectives and a clear understanding of
what regulatory requirements can be enforced

As with most regulation enacted on the local level, there is no “one size fits all” regulatory
approach that will work for all communities. Instead local regulation should be adapted to fit the
local circumstances and policy objectives while explicitly factoring in that any regulation is only
worth the paper it is written on if it can be enforced in a practical and cost-effective manner.

Start with explicit policy objectives!

As famously stated in Alice in Wonderland: “If you don't know where you are going, any road will
get you there.” The same can be said about short-term rental regulation, and unfortunately
many town and city councils end up regulating the practice without first thinking through the
community’s larger strategic objectives and exactly which of the potential negative side effects
R N N R R Y o R R R R TR I S Ha i r S RN R o T SRR
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associated with short-termrentals that the regulation should try to address. As an example, the
Town of Tiburon in California recently passed a total ban of short-term rentals without thinking
through the severely negative impact of such regulation on its stated strategic policy objective of
revitalizing its downtown. Likewise the City of Mill Valley, California recently adopted an
ordinance requiring short-term landlords to register with the city, while failing to put in place an
effective mechanism to shut-down “party-houses” although there had been several complaints
about such properties in the past. Such oversight was clearly unintentional but highlights the
fact that the topic of regulating short-term rentals is extremely complicated and it is easy to miss
the forest for the trees when it comes time to actually writing the local code. To avoid this pitfall,
local government leaders should therefore first agree on a specific list of goals that the new
short-term rental regulation should accomplish before discussing any of the technical details of
how to write and implement the new regulation. Any draft regulation should be evaluated
against these specific goals and only code requirements that are specifically designed to
address any of those concrete goals should be included in the final ordinance. Below are a few
concrete examples of what such lists of concrete policy objective could look like for various
types of communities:

e Ensure that traditional residential neighborhoods are not turned into tourist areas to the
detriment of long-time residents

e Ensure any regulation of short-term rentals does not negatively affect property values
(and property taxrevenue)

e Ensure that homes are not turned into pseudo hotels or “party houses”

e Minimize public safety risks and the noise, trash and parking problems often associated
with short-term rentals without creating additional work for the local police department

e Give permanent residents the option to occasionally utilize their properties to generate
extra income from short-termrentals as long as all of the above mentioned policy
objectives are met

e Maximize the availability of affordable housing options by ensuring that no long-term
rental properties are converted into short-term rentals

e Ensure that short-term rentals are taxed in the same way as traditional lodging providers
to ensure a level playing field and maintain local service jobs

e Ensure that the city does not lose out on hotel tax revenue that could be investedin
much needed services for permanent residents

© Host Compliance LLC | 735 Market St, Floor 4, San Francisco, CA 94103 | www.hostcompliance.com
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e Minimize public safety risks and the noise, trash and parking problems often associated
with short-term rentals without creating additional work for the local police department

e Give citizens the option to utilize their properties to generate extra income from short-
termrentals as long as all of the above mentioned policy objectives are met

o Give property owners the option to utilize their properties as short-termrentals to help
them make ends meet

e Encourage additional tourism to drive more business to downtown stores and
restaurants

e Minimize public safety risks and the noise, trash and parking problems often associated
with short-term rentals without creating additional work for the local police department

e Ensure that the city does not lose out on tax revenue that could be invested in much
needed services for permanent residents

e Ensure any regulation of short-term rentals does not negatively affectthe value of
second homes (and thereby property taxrevenue)

e Encourage increased visitation to local stores and restaurants to increase the overall
availability of services and maximize sales tax collections

e Minimize public safety risks and the noise, trash and parking problems associated with
existing short-term rentals without creating additional work for the local police
department

Once clear and concrete policy objectives have been formulated the next step is to understand
what information can be used for code enforcement purposes, so that the adopted short-term
rental regulation can be enforced in a cost-effective manner.

Only adopt policy requirements that can and will be enforced!

While it may seem obvious that only enforceable legislation should be adopted, it is mind-
boggling how often this simple principle is ignored. To give a few examples, the two California
towns previously mentioned not only failed to adopt regulation consistent with their overall
strategic policy objectives, but also ended up adopting completely unenforceable rules. In the
case of Tiburon, the town council instituted a complete ban of all short-term rentals within its
jurisdiction, but not only failed to allocate any budget to enforce it, but also failed put in place

R AR S R O RS S R e T S B P ER ARR H D RIR o RER
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fines large enough to deter any violation of the ban. As a result, the number of properties listed
for rent has remained virtually unchanged before and after the ban.

In the case of Mill Valley, the town’s registration requirement turned out to be completely
unenforceable as the town’s personnel had neither the technical expertise, time nor budget to
track down short-termlandlords thatfailed to register. As a result, the town has had to rely
exclusively on self-reporting, and unsurprisingly the compliance rate has been less than 5%.

As for local governments that require short-term rental property owners to pay taxto the local
jurisdiction without allocating budget to enforcing such rules, they have found themselves in
similar situations, with compliance rates in the 5% range.

Keep it simple!

Another common mistake is for cities to adopt complicated rules that are hard for citizens to
understand and follow and that require large investments in enforcement. As an example,
despite setting up a dedicated department to enforce its short-term rental regulation, the City of
San Francisco has only achieve a 10-15% compliance rate as its regulation is so complicated
and its registration process so agonizing that most people give up before eventrying to follow
the rules. Below is flow-chart that illustrates San Francisco's cumbersome short-term rental
registration process.

SHORT-TERM RENTAL REGISTRATION PROCESS

STEP 1 BUSINESS REGISTRATION CERTIFICATE
0 .

. > 3 MAKE AN APPOINTMENT WITH
4 STEI PLANNING DEPARTMENT

| STEP 5 _REGISTRATION APPOINTMENT |
= - Sl

IF ANY OF THE DOCUMENTS OR REQUIRED 1D ARE NOT DEEMED ACCEPTABLE, FIX AND REPEAT STEP 2.

© Host Compliance LLC | 735 Market St, Floor 4, San Francisco, CA 94103 | www.hostcompliance.com
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While hindsight is 20/20, it is worth noting that the registration requirements were probably well -
intended and made logical sense to the council members and staff thatadopted them. The
problem was therefore not ill-will but a lack of understanding of the practical details as to how
the various short-term rental websites actual work. As an example, San Francisco’s short-term
rental regulation require that property owner’s display their permit number on any advertising
(including online listings) whereas Airbnb’s website has built-in functionality that specifically
prevents short-term landlords from doing so and automatically deletes all “permit sounding”
information from the listings in most locations. Likewise, San Francisco’s legislation bans
anyone for renting their homes for more than 90 days per calendar year, while none of the
home-sharing websites give code enforcement officers the ability to collect the data necessary
to enforce that rule. To make matters worse, the listing websites have refusedto share any
property specific data with the local authorities and have evengone as far as suing the cities
that have been asking for such detailed data. Local government officials should therefore not
assume that the listing websites will be collaborative when it comes to sharing data that will
make it possible for local code enforcement officers to monitor compliance with complicated
short-term rental regulation on the property level. Instead, local govemment leaders should seek
to carefully understand the data limitations before adopting regulation that cannot be practically
enforced. To get a quick overview of what information that can be relied on for short-termrental
compliance monitoring and enforcement purposes, please see the diagram below that shows
which:

1. data is publicly available on the various home-sharing websites

2. information that can be uncovered through the deployment of sophisticated “big data”
technology and trained experts (or time-consuming and therefore costly detective work
conducted by a town’s own staff)

3. property specific details that are practically impossible to obtain despite significant
investment of time and money

Data that can be acquired
through the use of sophisticated

Data that is
impossible to obtain

Pubh(-:ly.avallable da'fa technology or I?bonous (costly) for majority of
for majority of properties detective work
< >
Interior photos Address # of nights rented per
. (s month/quarter/iear
Listing description Owner name . N
Rental reven
Location within half a mile of Permit information RN RIS ey

month/quarterfyear
actual location ontn/q y
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So where does that leave local government leaders who want to put in place enforceable short-
term rental regulation? In the next section we will explore, describe, and assess the viable
regulatory tools available for local governmentleadersto effectively address the key issues
related to taxation, regulation, social equity and economic development.

Viable regulatory approaches to managing short-term
rentals

As mentioned earlier, the first step to creating effective short-term rental regulation is to
document and get agreement on a set of clear and concrete policy objectives. Once this has
been accomplished, putting together the actual regulatory requirements can be simplified by
referring to the “cheatsheet” below, which lists the regulatory levers that can be pulled to
accomplish those goals in a practical and cost-effective manner while factoring in the data
limitations highlighted in the previous section.

Short-term Rental Policy Objectives and the Associated Viable Regulatory

Approaches
Policy Objective Viable Regulatory Unviable Regulatory
Approach(es) Approach(es)
Give law abiding and Adopt a formal annual permitting | Failing to clearly specify
respectful citizens the requirement and a process for what rules law abiding
option to utilize their homes | revoking permits from “trouble and respectful short-
as short-termrentals properties”. As an example a termlandlords and their

local government can adopt a “3 | renters must comply
strikes rule” whereby a permitis | with. Adopting regulation

automatically revoked for a that does not clearly
number of years in the event the | define the criteria and
local government receives 3 process for revoking a

(substantiated) complaints about | short-termrental permit.
a property within a certain time
frame (i.e. a 24 month period).
Alternatively, a local government
can adopt a rule by which a
permit is automatically revoked
in the event the town receives
conclusive evidence (police
report, video evidence etc.) that
a city ordinance has been

violated.
Ensure that speculatorsdo | Adopt a formal permit Adopting a permitting
not buy up homes to turn requirement and make ita process that does not
them into pseudo hotels condition that the permit holder | formally require short-

while still giving permanent | verifies residency on an annual | termrental permit
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residentsthe option to
utilize their homes to

generate extra income from

short-term rentals

basis by submitting the same
documentation as is required to
verify residency for public school
attendance purposes

holders to verify that
they are permanent
residents of the
permitted property

Ensure that homes are only
occasionally used as short-

termrentals (and not
continuously rented out to

new people on a short term

basis)

It is unfortunately not practically
possible to enforce any formal
limits on the number of times or
number of days that a particular
property is rented on an
annual/quarterly/monthly basis,
but adopting a permanent
residency requirement for short-
term rental permit holders (see
above) can ensure that there is a
practical upper limit to how often

A formal limit on the
number of times or
number of days each
property can be rented
onan
annual/quarterly/monthly
basis is not enforceable
as occupancy data is
simply not available
without doing a formal
audit of each and every

most properties are rented out
each year (most people can only
take a few weeks of vacation
each year and they are therefore
practically restricted to rent out
their homes for those few
weeks). There is unfortunately
no easy way to deal with the tiny
minority of homes where the
“permanent resident” owners
have the ability to take extended
vacations and rent out their
home continuously. That said, if
the above mentioned
‘permanent residency
requirement” is combined with
rules to mitigate noise, parking
and trash related issues, the
potential problems associated
with these few homes should be
manageable.

Adopting a ““permanent
residency requirement” also
comes with the additional side
benefit that most people don't
want to rent out their primary
residence to people who may
trash it or be a nuisance to the
neighbors. The “permanent
residency requirement” can
therefore also help minimize
noise, parking and trash related
issues.

property.

R A T T D D A T AP A S RN e A R RO YR B S M RRER
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Ensure homes are not Adopt a formal permit Adopting any regulation
turned into “party houses” requirement and put in place a that does not clearly
specific limit on the number of define what types of
people that are allowed to stay uses are disallowed will

on the property at any given be ineffective and likely
time. The “people limit” can be resultin

the same for all permitted misinterpretation and/or
properties (i.e. amaxof 10 abuse.

people) or be correlated with the
number of bedrooms. In addition,
the regulation should formally
specify that any advertisement of
the property (offline or online)
and all rental contracts must
contain language that specifies
the allowed “people limit” to
make it clear to (potential)
renters that the home cannot be
used for large gatherings. While
not bullet-proof, adopting these
requirements will deter most
abuse. In addition it is possible
to proactively enforce this rule as
all listing websites require (or
allow) hosts to indicate their
property’s maximum occupancy
on the listings.

Minimize potential parking Adopt a formal permit Adopting any regulation

problems for the neighbors | requirement and putin place a that does not clearly

of short-termrental specific limit on the number of define a specific limit on

properties motor vehicles that short-term the number of motor
renters are allowed to park vehicles that short-term

on/near the property. The “motor | renters are allowed to
vehicle limit” can be the same for | park on/near the

all permitted propetties (i.e. a property.

max of 2) or be dependent on
the number of permanent
parking spots available on the
property. In addition, the
regulation should formally
specify that any advertisement of
the property (offline or online)
and any rental contract must
contain language that specifies
the allowed “motor vehicle limit”
to make it clear to (potential)
renters that bringing more cars is
disallowed. As with the “people
limit” rule mentioned above,

S OO S OB AR N 6 PO 80 A BN S
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adopting these parking
disclosure requirements will
deter most abuse. In addition it
is easy to proactively enforce
this rule as most listing websites
require or allow their hosts to
describe their property’s parking
situation on the listing.

Minimize public safety risks 1. Require that all short-term Adopting any regulation

and possible noise and trash rental contracts include a and enforcement

problems without creating copy of the local processes that do not

additional work for the local sound/trash/parking explicitly specify how

police department and code ordinances and/or a “Good | non-emergency

enforcement personnel Neighbor Brochure” that problems should be
summarizes the local reported and addressed.
sound/trash/parking

ordinances and what is
expected of the renter.

2. Require that short-term
rental permit holders list a
“local contact” that can be
reached 24/7 and
immediately take corrective
action in the event any non-
emergency issues are
reported (i.e. deal with
suspected noise, trash or
parking problems)

3. Establish a 24/7 hotline to
allow neighbors and other
citizens to easily report non-
emergency issues without
involving local law/code
enforcement officers. Once
notified of a potential
ordinance violation, the
hotline personnel will contact
the affected property’s “local
contact’, and only involve the
local law and/or code
enforcement personnel in the
event that the “local contact”
is unsuccessful in remedying
the situation within a
reasonable amount of time
(i.e. 20-30 minutes).

Ensure that no long-term Adopt a permanent residency Adopting a permitting
rental properties are requirement for short-termrental | process that does not
converted to short-term permit holders (see above) to formally require short-
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rentals to the detriment of
long-termrenters in the
community

prevent absentee landlords from
converting long-term rental
properties into short-term
rentals.

term rental permit
holders to verify that
they are permanent
residents of the
permitted property will
be ineffective in
preventing absentee
landlords from
converting their long-
termrental properties
into short-termrentals.

Ensure that residential
neighborhoods are not
inadvertently turned into
tourist areas to the detriment
of permanent residents

Implement one or both of the

following regulatory approaches:

1. Adopt a formal permit
requirement and set specific
quotas on the number of
short-term rental permits
allowed in any given
neighborhood, and/or

2. Adopt the “permanent
residency requirement” for
short-term rental permit
holders (mentioned above) to
ensure that there is a
practical upper limit to how
often any property is rented
out each year

Adopting a complete
ban on short-term
rentals, unless such a
ban is heavily enforced.

Ensure any regulation of
short-term rentals does not
negatively affect property
values or create other
unexpected negative long-
term side-effects

Adopt regulation that
automatically expires after a
certain amount of time (i.e. 2-5
years) to ensure that the rules
and processes that are adopted
now are evaluated as the market
and technology evolves over
time.

Adopt regulation that
does not contain a
catalyst for evaluating its
effectiveness and side-
effects down the line.

Ensure the physical safety of
short-termrenters

Adopt a physical safety
inspection requirement as part of
the permit approval process. The
inspection can be conducted by
the municipality’s own staff or
the local fire/police force and can
cover various amounts of
potential safety hazards. As a
minimum such inspection should
ensure that all rentals provide a
minimum level of protection to
the renters who are sleeping in

Adopting a self-
certification process that
does not involve an
objective 3 party.
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unfamiliar surroundings and
therefore may be disadvantaged
if forced to evacuate the
structure in the event of an
emergency.

In addition to the above targeted regulatory measures, local governments should adopt
requirements for short-term rental permit holders to maintain books and records for a minimum
of 3 years so that it is possible to obtain the information necessary to conduct inspections or
audits as required. Finally, it is imperative that local governments adopt fine structures that
adequately incentivizes short-term landlords to comply with the adopted regulation. Ideally the
fines should be proportionate to the economic gains that potential violators can realize from
breaking the rules, and fines should be ratcheted up for repeat violators. Below is an example of
a fine schedule that will work for most jurisdictions:

= 2nd Jrd 4% violation
violation | violation | violation

Fine for advertising a property Upon the fourth or
for short-termrent (online or subsequent violation in
offline) without first having $200 per | $400 per | $650 per | gny twenty-four month
obtained a permit or day day day period, the local
complying with local listing government may
requirements suspend or revoke any
Fine for violating any other permit. The
requirements of the local $250 per | $500 per | $750 per suspension or
government’s short-term day day day revocation can be
rental regulation appealed.

Notes:

(@) Any person found to be in violation of this regulation in a civil case brought by a law
enforcement agency shall be ordered to reimburse the local government and other
participating law enforcement agencies their full investigative costs, pay all back-owed taxes,
and remit all illegally obtained short-term rental revenue proceeds to the local government

(b) Any unpaid fine will be subject to interest from the date on which the fine became due and
payable to the local government until the date of payment.

(c) The remedies provided for in this fine schedule are in addition to, and not in lieu of, all other
legal remedies, criminal or civil, which may be pursued by the local government to address any
violation or other public nuisance.

Best Practices for Enforcing Short-term Rental
Regulation

To implement any type of effective short-term rental regulation, be it a total ban, a permitting
requirement, and/or a tax, local governments must expect to invest some level of staff time

and/or other resources in compliance monitoring and enforcement. That said, most local
governments are neither technically equipped nor large enough to build the true expertise and
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sophisticated software needed to do this cost-effectively. There are several reason why this is
the case:

1. Rental property listings are spread across dozens (or hundreds) of different home
sharing websites, with new sites popping up all the time (Airbnb and HomeAway are only
a small portion of the total market)

2. Manually monitoring 100s or 1,000s of short-term rental properties within a specific
jurisdiction is practically impossible without sophisticated databases as property listings
are constantly added, changed or removed

3. Address data is hidden from property listings making it time-consuming or impossible to
identify the exact properties and owners based just on the information available on the
home-sharing websites

4. The listing websites most often disallow property owners from including permit data on
their listings, making it impossible to quickly identify unpermitted properties

5. There is no manual way to find out how often individual properties are rented and for
how much, and it is therefore very difficult to precisely calculate the amount of taxes
owed by an individual property owner

Luckily, it is possible to cost-effectively outsource most this work to new innovative companies
such as Host Compliance that specialize in this area and have developed sophisticated big data
technology and deep domain expertise to bring down the compliance monitoring and code
enforcement costs to a minimum. In many situations, these companies can even take on all the
work associated with managing the enforcement of the short-term rental regulation in return for
a percentage of the incremental permitting fees, taxrevenue and fine revenue that they help
their local government partners collect. Adopting short-term rental regulation and
outsourcing the administration and enforcement can therefore be net-revenue positive
for the local government, while adding no or little additional work to the plates of internal
staff. What’s more, getting started generally requires no up-front investment, long-term
commitment or complicated IT integration.

That said, while it is good to know that adopting and enforcing short-term regulation can be net
revenue positive if done in partnership with an expert firm, it is important to note that the
economic benefits are only a small part of the equation and that local govemment leaders
should also factor in the many non-economic benefits associated with managing and monitoring
the rapidly growing short-term rental industry in their local communities. These non-economic
benefits are often much more important to the local citizens than the incremental taxrevenue,
so even if the incremental revenue numbers may not seem material in the context of a local
government’s overall budget, the problems that unregulated and/or unmonitored short-term
rentals can cause for the neighbors and other “innocent bystanders” can be quite material and
should therefore not be ignored. Or as Jessica C. Neufeld from Austin, TX who suddenly found
herself and her family living next to a “party house” reminds us: “We did not buy our house to be
AP TR R A S S B AR TR MRS o MR AP 4 D A G s B 8 S KT S DR
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living next to a hotel. Would you buy a home if you knew a hotel like this was operating next
door, if you wanted to set your life up and raise a family?”".

Conclusion

It is the responsibility of local government leaders to ensure that as few people as possible find
themselves in the same unfortunate situation as Jessica and her family. In this white -paper we
have outlined howto make it happen - in a revenue positive way. To find out more about how
we can help your community implement simple, sensible and enforceable short-term rental
regulation, feel free to visit us on www.hostcompliance.com or call us for a free consultation on
(415) 715-9280. We would also be more than happy to provide you with a complimentary
analysis of the short-term rental landscape in your local govemment’s jurisdiction and put
together an estimate of the revenue potential associated with adopting (or more actively
enforcing) short-term rental regulation in your community.
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Ulrik Binzer is the Founder and CEO of Host Compliance LLC, the industry leader in short-term
rental compliance monitoring and enforcement solutions for local governments.
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governments and businesses in the Americas.
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Ulrik can be contacted on (415) 715-9280 or binzer @hostcompliance.com. You can follow him
and Host Compliance on twitter on @HostCompliance.

" Google News accessed on 1/5/2016

i New York Times article: “New Worry for Home Buyers: A Party House Next Door”, October 10, 2015
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Airbnb vs Rent: City of Los Angeles
August 30, 2016

NEW FINDINGS SHOW THE IMPACT THAT EVEN A LOW “CAP” ON HOMESHARING DAYS HAS ON LOS
ANGELES NEIGHBORHOODS AND AFFORDABLE HOUSING

Incentive Data Shows that Landlords Make More Money Renting Short-term for as Few as 60 Days Per Year
Los Angeles, CA: Today, Inside Airbnb’s Murray Cox released data showing that affordable housing will be lost if short-
term rentals are permitied for as few as 60-days per year in some Los Angeles neighborhoods. Los Angeles Alliance for a

New Economy (LAANE), analyzed the data and found that across all Los Angeles neighborhoods it takes an average of just
83 nights per year to earn more on Airbnb than can be earned in a whole year of renting {o a long-term renter.

Airbnb vs Rent: City of Los Angeles

Median Contract Rent via American Community Survey (2010-2014}

Number of Nights

Average Median Needed to Earn
#Entire  Nightly  Contract Mare an Airbnb
Home Airbnb Monthly Yearly than Renting Incentive to Long-Term Rent vs Airbnb with Yearly Cap of:

Zip Code Area Listings Price Rent Rent Long Term 30 80 20 120 180

90291 Venice 1,110 238 § 1,637 $19,644 83 $ 12,504 $ 5364 -5 1,776 -5 8916 -§ 23,195
90028 Hollywood 614 151 $ 1,081 $12,972 86 $ 8442 § 3912 $ 618 -$ 5148 - 14,208
50026 Echo Park/Silverlake 558 150 S 983 $11,796 79 S 7,296 § 2,796 -$ 1,704 -$ 6,204 -5 15204
90046 Mount Olympus 457 269 S 1,328 $15,936 59 S 7,866 -§ 204 -5 8274 -5 16,344 -§ 32484
90068 Hollywood 410 218 § 1,371 $16,452 75 $ 89812 ¢ 3,372 % 3,168 -5 9708 -§ 22,788
90036 Park La Brea 352 202 $ 1,730 $20,760 103 S 14,706 $ 8,640 S 2,580 -5 3480 -§ 15600
90027  Griffith Park/Los Feliz 298 172§ 1,135 $13,620 78 $ 8460 $ 3,300 -§ 1,860 -5 7,020 -§ 17,340
20066 Mar Vista 255 165 § 1,358 516,296 99 § 11,346 $ 6396 $ 1446 -$ 3504 -5 13,404
90025 Sawtelle/West Los Angeles 206 155§ 1,509 $18,108 117 $ 13,458 § 8808 § 4,158 -$ 492 -5 9,792
90038 Hollywood 206 144 3 972 $11,664 81 S 7344 $ 3,024 -§ 1,296 -§ 5,616 -5 14,256
90039 Atwater Village 203 178 $ 1,221 $14,652 82 $ 9312 $ 3972 -5 1,368 -§ 6,708 -§ 17,388
90048 West Beverly 181 256 S 1,624 $19,488 76 S 11,808 $ 4128 -5 3,552 % 11,232 -§ 26592
90017 Downtown Los Angeles 180 166 S 793 $ 9,516 57 S 4,536 -$ 444 8 5,424 -$ 10,404 -§ 20,364
90292 Marina del Rey 173 263 2,000+ $24,000 89 $ 15930 $ 7,860 5 210 -$ 8280 -$ 24420
90004 Hancock Park 157 152§ 983 $11,796 78 S 7,236 § 2,676 -5 1,884 - 6444 -§ 15564
90029 Downtown Los Angeles 148 126 $ 922 $11,064 88 $ 7284 § 3504 % 276 -5 4,056 -5 11,616
50015 Downtown Los Angeles 148 187 S 796 $ 9,552 51 s 3,942 -$ 1,668 -5 7,278 -5 12,888 -5 24,108
90019 Country Club Park/Mid City 147 162 S 1,037 $12,444 77 $ 7584 S 2,724 % 2,136 -§ 6996 -5 16716
90024 Westwood{y} 134 198 $ 1,810 $21,720 110 $ 15780 $ 9,840 $ 3,900 -5 2,040 -5 13,920
20034 Palms 133 136 $ 1,331 $15,972 117 $ 11,892 $ 7,812 $ 3,732 -$ 348 -$ 8,508
90035 West Fairfax 122 187 $ 1,585 $19,020 102 $ 13,410 $ 7,800 $ 2,190 -$ 3,420 - 14,640
90042 Highland Park 117 112 § 1,005 $12,060 108 $ 8700 $§ 5340 $ 1,980 -$ 1,380 -§ 8,100
90065 Cypress Park/Glassell Park/vit, 105 141 8 1,006 $12,072 86 H 7,842 $ 3,612 -§ 618 -$ 4,848 -§ 13,308

Washin
91601 North Hollywood 100 141 $ 1,154 $13,848 98 S 9618 $ 538 § 1,158 -§ 3,072 -§ 11532

"Most people following the debate around regulating this industry don't understand the impact that the ‘cap’ on days per year has
on the overall housing market in Los Angeles,” say Roy Samaan, LAANE Research & Policy Analyst. "For the overwhelming
majority of neighborhoods across LA, a 90 day cap offers a weak incentive {or fandlords to rent out their units on Airbnb.
However, the currently-proposed 180 day limit offers a substantial financial incentive Lo rent out units on Airbnb instead of long-
term tenants.”

Regulators all over the world are currently working on ways to control Airbnb and other short-term rental platforms. The issue of
"caps" on days has been considered and implemented in a number of cities. Many of these cities have found the caps impossible to
measure and enforce, leading to complete bans on short-term-rental activities.

"Protecting affordable housing has been the goal of regulations in a number of cities," said Murray Cox, founder of Inside Airbnb.
"Again and again regulations have failed. New York and San Francisco, as examples, have revised their ordinances because
enforcement is impossible and compliance rates are low. Based on my incentive analysis of existing Airbnb’s operating illegally in
i.os Angeles, it’s clear that landlords will be economically motivated to turn more affordable apartments and homes into short-
term rentals.”

"It’s vital that the City of Los Angeles adopts short-term rental ordinances that are both enforceable and truly protect affordable
housing - and that means a complete ban on entire home rentals, or a low cap with dala sharing and platform accountability.”



Data for a number of Los Angeles neighborhoods appears below. On average in Los Angeles, it takes 83 nights per year to earn
mote on Airbnb than can be carned in a whole year of renting to a long-term renter,

Zip Neighborhood Council Number of Nights
Code District Needed to Earn More
on Airbnb than
Renting Long Term

90291 Venice 11 83
90028 Hollywood/Thai Town 13 86
90026 Silver Lake/Echo Park 13 79
90027  Griffith Park/Los Feliz 4 & 13 79
90028 Downtown Los 14 88
Angeles
90063 Boyle His/City 14 84
Terrace
90004 Koreatown 10&4 78
91602 North Hollywood/ 2 68
Toluca Lake
90048 Beverly Grove 5 76
90731 San Pedro 15 91
91405 Van Nuys 6 80
90065 Cypress Park 1 86
91364 Woodland Hills 3 75
90008 Baldwin 10 84
Hills/Crenshaw
90018 Jefferson Park 8 87
90011  South Los Angeles 9 79
Sources:

e  United States Census Bureau: 2014 American Community Survey S-year Estimates (Monthly Contract Rent)
e Inside Airbnb: Data Compiled July, 2016 (Average Nightly Rate for Eantire Home Listings with at least | Review)

Contact
If you have any questions, please contact:
e Courtney Torres: courtnuyocte-lucon, 11 818-804-1079

e Roy Samaan: rsamaanilaanc.org, 11 213-977-9400 x134
o Murray Cox: murtayirmurraycox.com, insideairbnb.com, +1 917-592-9700, «finsideairbnb

Get the Data
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To access the Inside Airbnb data behind the analysis, Jownload it here for your own analysis.
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What Airbnb really does to a neighbourhood

By Prof Daniel Guttentag College of Charleston
e 30 August 2018

Millions of people use Airbnb when travelling but its popularity sometimes puts it
at odds with locals. So, how do short-term holiday lets really affect a
neighbourhood?

In the decade since it was launched, online home rental platform Airbnb has amassed
millions of rooms worldwide.

But it has also found itself entangled in disputes with authorities from Tokyo to Berlin to
San Francisco.

Similar issues recur:

=the number of nights each year a property can be rented out
«the hiring of entire homes

=licensing

stax requirements

= how rules should be enforced

While Airbnb opens up some neighbourhoods to more tourists, it has sometimes proved
unpopular with existing residents.

Some fear property owners are switching from long-term tenancies to short-term
rentals, which can be more lucrative.

In Manhattan's Lower East Side, for example, one study found that full-time Airbnb
listings earned, on average, two to three times the median long-term rent.

image copyright | Image caption

New York City has been subject to a recent bill requiring online rental services to
hand over host data, with the hope of cracking down on commercial operators.



The aim is "protecting our affordable housing stock for the millions of New Yorkers who
could not live here without it", says New York City council member Carlina Rivera.

Short-term rental restrictions around the world

= Amsterdam: Entire home rentals limited to 60 days a year, set to be halved

*Barcelona: Short-term rentals must be licensed but no new licences are being
issued

=Berlin: Landlords need a permit to rent 50% or more of their main residence for
a short period

London: Short-term rentals for whole homes limited to 90 days a year
=Palma: Mayor has announced a ban on short-term flat rentals

=New York City: Usually illegal for flats to be rented for 30 consecutive days or
fewer, unless the host is present

=Paris: Short-term rentals limited to 120 days a year

=San Francisco: Hosts must obtain business registration and short-term rental
certificates. Entire property rentals limited to 90 days a year

= Singapore: Minimum rental period of six consecutive months for public housing

= Tokyo: Home sharing legalised in only 2017. Capped at 180 days per year

Sources: Airbnb, Amsterdam City Council, Government of the Balearic Islands,
Reuters, the New York Times

And while Airbnb represents only a tiny percentage of all housing units in any given city,
it can represent a very substantial percentage in certain neighbourhoods, such as in
Barcelona's Old Town.

A 2015 study indicated 9.6% of all homes there were listed on Airbnb - and in the
Gothic Quarter section of the Old Town this proportion jumped to 16.8%.

The study interviewed 42 local residents, 40 of whom highlighted issues of
displacement - including:

=tenant expulsions
«harassment

=daily disruptions



Barcelona has stopped issuing new tourism housing licences, without which short-term
rents are illegal. Barcelona council says illegal accommodation "creates speculation
and illicit economies and its activities leave nothing positive for local neighbours,
causing nuisance and complaints".

The Barcelona study and various others - including those looking at Boston, Los
Angeles, and the entire US - have also suggested a link between the concentration of
Airbnb properties in a neighbourhood and rising rents.

The Los Angeles study indicated that, in 2014, almost half of Airbnb listings were
clustered in seven neighbourhoods, where rents increased a third more quickly than the
city average. The wider US study suggested a 10% increase in Airbnb listings led to a
0.42% increase in rents and a 0.76% increase in house prices.

Of course, many factors affect housing markets. And the author of the Los Angeles
report suggested the growth of Airbnb could be as much a result as a cause of wider
affordability problems.

But the report also suggests that Airbnb profits from illegal rentals that "cause rent
increases, reduce the housing supply, and exacerbate segregation”.

Aside from affordability concerns, some worry that a rapid expansion of short-term lets
can alter an area's atmosphere.

Edinburgh's heritage watchdog fears "the character of the Old Town in particular is
being changed" by short-term lets, although it acknowledges these rentals boost
tourism and help businesses.

Another study interviewed a smail group of residents on the Hawaiian island of Oahu
about their perceptions of short-term rentals. It identified both positive and negative
effects - but more of the latter.

People were most worried about the sense of community being damaged, with this
referenced more than twice as frequently as property values and affordability.

"This thing is changing the sense of place of the neighbourhood. It's changing the feel of
it, with almost a revolving door of strangers,” one resident said.

Some also fear holiday lets add to problems of "over-tourism”. Barcelona and Venice,
for example, each receive more than 30 million visitors a year, leading to vigorous
debate about the consequences.

At other times, there have been complaints about short-term visitors' behaviour,
including throwing loud parties or creating parking congestion.

But Airbnb and other short-term lettings sites can offer positive experiences for both
guests and hosts.



Many guests hope to save money versus a hotel or to have more "authentic” holiday
experiences in less touristy neighbourhoods. My research has found as many as 90%
of Airbnb guests have said they were "satisfied" or "very satisfied" with their
stays.

Hosts get the chance to meet people from around the world, while earning extra money.

As for the wider community, Airbnb can help accommodate more tourists and drive new
customers to businesses in primarily residential areas.

For its part, Airbnb argues that it helps to diversify tourism by promoting areas that need
visitors the most and reducing overcrowding in tourist hotspots. It says the money
gained from hosting on its platform delivers economic and social benefits for families,
communities and governments.

"While the travel and tourism industries continue to grow faster than most of the rest of
the economy, it is critical that residents and communities are benefiting from often
record numbers of visitors to their cities," an Airbnb representative said.

The company added that it worked with governments around the world on clear rules "to
ensure that hosts and guests can use the platform with confidence and certainty".

The rapid expansion of short-term letting companies - as with drones and driverless
cars - is a relatively unexpected phenomenon causing governments to rethink existing
regulation.

Airbnb aims to host one billion guests each year by 2028. The scale of its ambition
means regulatory battles are likely to continue for the foreseeable future, as more
places try to shape and control its impact.

We may see more of the strict crackdowns that have happened in places such as
Japan, Barcelona and Palma.

Even jurisdictions choosing a more conciliatory approach may still restrict certain types
of listings and require some data sharing on rental activity.

This may put the brakes on the company's growth target but it could also help formalise
and legitimise the presence of Airbnb as a permanent fixture in neighbourhoods around
the world.
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