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MEMORANDUM 

MEETING DATE:    January 10, 2017 Work Session     

TO:    City of Salida Planning Commission  

FROM:   Beverly J. Kaiser, Community Development Department 

SUBJECT: Summary of Comments during Nov. 16, 2016 

Public Workshop on Short Term Rentals  

              

Attached is a list of the comments compiled from the November 16, 2016 public workshop on short-

term rentals.  Also attached are copies of emails and letters received to date on the subject.  

The Planning Commission needs to review the citizen comments and formulate a recommendation to 

the City Council regarding whether additional regulation of short-term rentals (in addition to the 

licensing  presently required) is needed and if so, what kind.  Following the summary below, staff has 

included specific recommendations and questions concerning next steps.  

Summary of Citizen Comments 

Although the comments at the public workshop ranged considerably in content, the following list 

represents the consensus of opinions that appeared to come out of a combination of the workshop and 

the emails. 

1.  Short-term rentals (STRs), i.e. vacation house rentals (VHRs), negatively affect the 

“neighborhood feel” or sense of community in a residential neighborhood.  This is primarily  

caused by the number and frequency of changing renters, noise, and parking conflicts.  Because 

of this, the total number of STRs (VHRs) in residential zones should be capped.  The perception is 

that the present number is “enough.” There should be a limit of the number of STRs on a 

residential block. 

2. No cap of STRs in a commercial zone is needed.  Vacation house rentals are a “commercial” land 

use and are appropriate in a commercial zone. 

3. STRs (VHRs) do bring in management/maintenance jobs and revenue for the community.  

Occupied vacation rentals are better for the economy than empty second homes.  Therefore, 

STRs should not be prohibited entirely in residential zones.   

4. STRs (VHRs) adversely impact the availability and price of long term rentals.  Some kind of 

incentives or rental program should be created to encourage owners of second or investment 

homes to rent the property on a long-term basis.  There were many comments about the 



2 
 

importance of creating a housing authority to help address the affordable housing issue.  The 

fees for STRs should be increased, with a portion of the funds to be used for affordable housing. 

5. Existing licensed vacation rentals should be “grandfathered” in.   

6. The data base for registered short term rentals should be provided on the City’s website with 

City contact information so that neighbors can report unregistered STRs or report noise, parking, 

trash, or other code violations and problems.  The general perception at the public workshop 

was that the actual total number of properties used as VHRs is probably larger than the 103 

total registered to date.   

7. Real estate agents should inform potential buyers of second homes about the City’s regulations 

on short-term rentals, especially if a cap is established in residential zones, to prevent false 

expectations of the property usage. 

8. Once regulations are established for the operation of STRs (i.e. pertaining to noise, # of renters, 

parking, trash, etc.), a “three strikes you’re out” policy should be established for violations so 

that another property owner can enter the VHR rental pool (if a cap on the number of VHRs is 

established and reached in residential zones). 

Additional Questions  

 The following questions came out of the public workshop, the review of the emails received, and staff 

review of regulations from other communities. 

 Should the STR license run with the property owner or the property?  In other words, if a STR 

rental home is sold, should the use of it as a vacation rental run with the land? 

 Should “home exchanges” be an exception to the STR licensing? 

 Should a STR of a room in an owner’s home, or a home used as a long-term rental, also be 

licensed as a STR (which is required now) or be an exception (to the requirement for a STR 

license)?  Should there be a limit to the number of rooms in a long-term rental or 

owner/occupied home rented as STRs? Based on the definition of STRs in the business license 

section currently adopted, STRs include individual rooms in a dwelling unit (Sec. 6-6-10 

Definitions. Short-term rental unit means a privately owned residential dwelling, such as, but not 

limited to a single-family or multiple-family attached unit, duplex, condominium, townhome, 

apartment, or any portion of such dwellings, rented for occupancy for dwelling, lodging, or 

sleeping purposes for any period less than thirty (30) consecutive days.). 

 Should a specific category for STRs in an owner-occupied home be created similar to that of 

Steamboat Springs and Telluride?  This category limits the number of days a year and the 

number of times a year that a home may be used as a short-term rental.  Steamboat Springs 

limits STRs to not more than 2 times a year with a combined total of not more than 30 days a 

year.  Telluride limits the STRs in residential zone districts to a cumulative total of fewer than 29 

days a year per each home with no more than three times a year. 

 Should STRs be permitted in an apartment building (i.e. a multi-family building with three or 

more dwelling units)?  Generally, apartments provide the community with affordable housing, 

which could be adversely impacted in terms of rental prices and “community feel” if mixed with 

STRs.  Would this category include side by side townhomes? Again, based on the definition in 
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the business license section (Sec. 6-6-10) of the Code, apartments are included in the STR 

definition. 

Recommendations 

Staff suggests that the Planning Commission recommend to the City Council that the Land Use and 

Development Code be amended to: 

1. Expand the regulations regarding short term rentals to include: 

a. List “short term rentals” as a use requiring AR (administrative review) on Table 16-D of 

the Land Use and Development Code in residential and commercial use categories with 

reference to a specific section (or sections) in the code under the Standards column 

pertaining to regulations for short-term rentals. 

b. Create a new section in the Land Use and Development Code (similar to that for 

accessory dwelling units) that lists the regulations pertaining to short-term rentals.  This 

section would include reference to the licensing requirements already adopted.  The 

regulations could specifically address impacts related to noise, parking, frequency or 

duration of short term rentals, posting of contact information, and number of STRs 

permitted per residential block (i.e. one per block). 

c. Amend the definition of “short-term rental unit” under Sec. 6-6-10 in the business 

licenses section of the City Code.  Currently “short term rentals” include “but not limited 

to” wording and also “apartment” or “any portion of such dwellings” in the definition.  

Clarification is needed whether STRs are permitted in individual rooms in a dwelling 

unit, in an apartment in an apartment building, or “any portion” of a dwelling.  The Land 

Use Code currently does not permit STRs in accessory dwelling units.  The amended and 

corrected definition needs to be the same as a new one added to the Land Use Code. 

d. In the STR regulations of the Land Use Code, include a cap of short-term rentals in 

residential zones.  Currently short-term rentals in residential zones total about 64% of 

the 103 total registered rentals, or 66.  An established maximum percentage of the total 

number of registered short-term rentals City-wide in both commercial and residential 

zones would not work if there is a steady increase in licensed STRs in commercial zones 

(which is encouraged).  Currently STRs total about 3% of the total number of dwelling 

units in all combined Salida zones. 

 

Santa Fe set a maximum of 350 short-term rentals in residential units (where not 

otherwise permitted).  Durango limits them to 39 in two certain residential zones.  

Establishment of a percentage limit of STRs in residential zones in Salida is the best 

option (3% has been recommended), but it would require a detailed land use survey of 

dwelling units in the four residential zones.  The tally would need to be updated 

annually to include new construction.  As the number of new dwelling units goes up, the 

total number of permitted STRs in residential zones would also rise.  The tally would also 

require research of the dwelling units without restrictions in the Planned Developments.  



4 
 

While it is certainly possible, such a survey would be time consuming and would need to 

be completed prior to the moratorium deadline of April 3, 2017. 

e. The regulations section for short-term rentals in the land use code should also include 

any specific stipulations for STR rooms in a home and for apartments in an apartment 

building.   Durango recently adopted regulations for STRs in a room in a home as a 

“major accessory use.”  In Durango, the STR room is limited to one bedroom only in an 

owner-occupied home when the owner is present. Planning Commission discussion is 

needed concerning whether STRs should be permitted in individual bedrooms in a 

home.  Staff recommends that STRs not be permitted in an apartment in an apartment 

building for reasons previously stated.   

f. The current Land Use and Development Code does not permit accessory dwelling units 

to be used as short-term rentals (Section 16-4-190 (c) (4)).  Originally, the provision 

allowing accessory dwelling units was created specifically to provide additional infill 

affordable dwelling units on a long-term rental basis.  Although a couple of citizens 

recommended that ADUs be permitted as short term rentals if the main house is owner-

occupied, staff recommends that they remain long term rentals. 

g. Regarding “any portion of such dwellings,” (wording found in the current definition of 

short-term rentals) any permitted short-term rentals should be located in a code 

compliant dwelling unit (not a backyard shed or tent).  The wording “any portion of such 

dwellings” should be deleted. 

h. Staff recommends that a short-term rental license be tied to the property owner, i.e. 

the person on the license, and not the property.  With a percentage cap on the number 

of STRs in residential zones, a valid “three strikes you’re out” policy for violations would 

be attached to the license.  When a STR loses a license due to multiple violations, then, 

another STR could be added to the pool.  Attaching the license to the property, not the 

current owner on the license approved, creates a “floating hotel” commercial land use 

in residential zones with inflated commercial values. 

i. STRs in commercial zones will still need to be licensed and comply with relevant code 

compliance sections in the new land use code STR section.  Registration of commercially 

zoned STRs assures that the applicant comply with lodging and sales tax requirements, 

provides the City with a way to track the number of STRs, and provides a way to address 

complaints. 

j. The maximum number of permitted renters per unit and the location and number of 

parking spaces should be established with the STR license application form. The 

maximum number of renters and the location of available parking spaces should also be 

posted inside the STR unit. 

k. The City should create a uniform recommended posting form to be installed inside each 

STR unit that identifies the code regulations for STRs as well as contact and emergency 

contact information. 

l. Incentives or rental assistance information should be offered for owners of second 

homes who may be considering renting their dwelling unit on a long-term basis. 
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City of Salida, Colorado 

Planning Commission Public Workshop on Short Term Rentals November 16, 2016 

Discussion Table Comments:  Following an informative presentation, workshop attendees broke out 

into groups of about ten people per table for guided discussion. 

Question #1:  What are the most important issues concerning the topic of VHRs (pros, cons, mixed=OK), 

then rank in order of importance in 1 to 5 with one being most important): 

 Table #1:   

1. Loss of affordable long term rentals for locals 

2. Loss of community feel/diversity 

3. Impact to neighbors (noise, who’s next door?) 

4. More consistent revenue stream 

5. Management of the STR system compliance; true numbers of STRs 

 Table #2:  Cons 

1. Long term rental impact  

2. Creating “ghost neighborhoods” 

3. Visitors disrespecting neighbors 

4. Too many people (VHR visitors); parties 

5. Homes not selling to locals 

6. Revenue loss to hotels, motels, B&Bs 

7. Enforcement:  CD alarms, fire escape access 

8. Run a business but paying residential taxes 

9. Noise, lack of community feel, trash, parking 

 Table #2:  Pros 

1. Money spent here 

2. City is registering/tracking 

3. Brings job opportunities in management, shoveling, etc. 

 Table #3: 

1. The “cons” regarding vacation rentals are also true of second homes; loss of long term 

rentals, increased prices, loss of sense of community…vacation rentals are not 

necessarily the cause 

2. Nuisance factor; initiate a complaint system: pro RE new regulations 

3. Cap number of vacation rentals in residential areas.  How to determine cap #? 

4. Concern that many STRs may not be registered…how to enforce?  Higher fine? 

5. Deed restrictions on new construction in exchange for incentives from City to limit 

certain housing stock to local residence with housing authority to qualify and enforce 

 Table #4: 

1. Equal standards, accountability, compliance 

2. Freedom as a property owner to rent own home (owner occupied) within federal 

guidelines 

3. Connection to the community vs mass or unknown investors 

4. Second home owner should be a citizen of the City of Salida and within compliance of 

VHR regulations 
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5. Least restrictive regulations possible…either no cap or a liberal high cap 

 Table #5:   

1. Short term rentals (in existence) grandfathered in 

2. Short term rentals not in dense neighborhoods 

3. Safety inspections must be tracked and in compliance 

4. Higher percentage (of permitted STRs) as town grows 

5. Maintain community feel/balance 

6. Affordable housing must become available for worker bees as town grows 

 Table #6: 

1. Noise complaints 

2. Loss of community (i.e. community organizations) 

3. Loss of neighbors/ connection 

4. Pro:  income source (AIR BNB), increase in small business money 

5. Long term rental options/housing for community members 

Question #2:  What do YOU want concerning the topic of VHRs? 

 Table #1: 

 Regulation developed and enforcement 

 Density plan (# of STRs in a zone/block or neighborhood) 

 Tap into community need from people impacted by #1 (loss of affordable long 

term rentals for locals) 

 Survey monkey to broader community with same questions 

 Publish who to contact if there are issues with a STR 

 Publish data base of STRs on City website 

 Table #2: 

 Not all registered; how does City monitor this 

 Need lottery for VRBO, otherwise long term rent it (i.e. like Santa Fe) 

 Fine owner and tenant 

 Limit to commercial zones if investment properties 

 Property owner rights (you live there, you scoop walks) 

 Residential; OK to STR your primary residence 

 Limit # days of occupancy 

 Grandfather in current STRs, but still leave too many STRs 

 Table #3: 

 Concentrate STRs in concentrated areas vs spread through neighborhood 

 Innkeeper assigned to or living in rental house 

 Table #4: 

 Priority to current and long-term tax payers on the property; if there are going 

to be limitations, there should be priority to those who are “grandfathered” in 

 Discuss corporate vs personal ownership 

 Balance between long-term vs short term rentals and how it impacts the 

workforce 

 Limit or eliminate VHR in residential areas (zones 1,2,3,4?) 

 Table #6 (predominantly questions):  
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 Are second home owners affecting voting trends? 

 Increase in housing prices, drop in community diversity 

 How are regulations being managed? How does State regulation affect local 

regulations? 

 How will the City manage the issue ($, resources) 

 What are our community values? 

 Transient camp on public land, couch surfing, homelessness 

 

Comments from Individuals.  Comment cards were distributed at the workshop to encourage individual 

attendees to provide their ideas and concerns.  The following list is the comments from the cards sorted 

by topic. 

Protection of Long Term Rentals: 

 Ensure long term rentals. 

 Improve zoning regulations to promote affordable, multi-family housing. 

 A tax incentive for long term rentals. 

 Incentive through tax breaks or otherwise for VRBO owners to work with local agencies for 

emergency housing with tenant readiness and organization oversight. 

 Is there really a correlation between affordable housing and vacation rentals? 

Location of Short Term Rentals: 

 Be aware of density.  Spread them out so the neighborhood still feels like a neighborhood. 

 Limit by zone; freeze zones now. Forces thoughtful new development in “R” zones. 

 Commercial districts allow lodging as a use by right. 

Ownership of Short Term Rentals: 

 Look at owner occupied only (which would include people who live here part of year and leave 

part of year). 

Proportion of short term rentals and second homes to long term rentals: 

 3.5% of housing as vacation rentals is not extreme…where is the percentage that becomes a 

problem? 

 Don’t believe we have an accurate picture of the number of short term rentals.  Post a list on 

line and citizens can check and help monitor. 

 The housing crunch problem our community is facing cannot be solely blamed on or therefore 

alleviated by vacation rentals or second homes.  The need for long term rentals or homes for 

homebuyers as “affordable” is huge. 

 VHR = 103, 2nd homes=600, together = around 700.  700/3000 (dwelling units) is almost 25%.  

That is a high margin especially keeping in mind that those are just the ones documented.  I 

think a quarter of our housing is a high enough number. 

 17 to 20% of housing is 2nd homes.  How are they being used? 
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Specific regulations for short term rentals: 

 Fine the homeowners when complaints are filed; noise, trash, etc. 

 Property maintenance:  make sure they are shoveling sidewalks in winter. 

 Use existing enforcement/codes to limit nuisances. 

 Fine for non-compliance should be $5,000. 

 How can you police various limitations? (Frequency, # of people, etc.) 

 If VHR tenants/owners violate regulations, should have license revocation as an option for 

repeated offenses. 

Comments from owners of vacation houses: 

 Please do not underestimate the economic impact of short term rentals; renters spend, spend, 

spend in the community, i.e. downtown restaurants and second home owners as well at True 

Value, Walmart, fuel, restaurants, shopping. 

 I think vacation rentals and affordable housing is apples and oranges.  I would not use my 

vacation rental for a long term rental.  My choice.  We follow all the rules and comply with 

everything required.  I want the City NOT to interfere with my ability to make income. 

 We have a second home here in Salida.  Our personal use is about 80% and we VRBO about 20% 

of the time.  We heard “through the grapevine” that licensing was required.  There needs to be 

a way to communicate to these homeowners what requirements are needed.  Thankyou for a 

great forum. 

Comments about the economy: 

 Focus on developing non-tourism industries that bring in better paying jobs. 

 Consider the benefits of economic benefits/stimulus (of VHRs) to downtown businesses. 

 Many people have money and want a house in Salida.  If they can’t rent when not here, then 

house sits empty and not a benefit to businesses or neighbors. 

 Do we want one large motel, the income of which does not come to our community, or do we 

want a community? 

 Our economy is growing on the backs of lowly paid employees working odd, long hours.  How 

about improving wages? 

 Unbounded greed will NOT build a quality community or county. 

 










































