From: Mary Freiberg

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

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

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

One topics I have not heard discussed :

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

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

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

Comments:

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

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

Regarding the STR Ordinance of Coastal Zone:

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

60.05.5 Existing Operations:

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

61.05.10.3.2; A Good Neighbor Guide:

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

e Does this include vacant lots?

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

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

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

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

to build?

61.05.10.2.2 Non-Transferable:

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

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

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

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

60.05.7 Permit Term for Short Term Rentals:

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

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

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



61.05.10.3.2; F Noise:

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

With respect,

Mary Freiberg

Owner - Seadance on the Lost Coast
Seadance.net

775-690-3635
mfreiberg@seadance.net



From: Nicole Garoutte

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

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

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

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

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

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

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

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

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

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

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

(data from AirDNA.co)

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

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

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

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

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

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

Thank you for your consideration.

Nicole Garoutte
Eureka Resident



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

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

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

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

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

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

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

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

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



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

For the Unincorporated County zones, I support the following:

Creating a permitting pathway for STR's.

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

2% CAP, 98% Housing Stock ratio.

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

No permit transferability between property owners.

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

I suggest the following criteria be eliminated or revised:

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

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

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

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



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

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

Amend the "gathering" section to reduce the # of people allowed from 20 to No
outside visitors permitted or no greater number of visitors than the occupants.
From a vacation management perspective, allowing 20 people at a home is
essentially “a party/gathering” and the number of cars/noise this will result in will
create too much impact on the neighborhood. From my experience, vacationers
arrive, go sightseeing, return to sleep, then leave. We do not want to open the door
of vacation homes being rented for the purpose of events/gatherings.

The occupancy and parking restrictions are enough to reduce impact and traffic in
neighborhoods. Reiterate, STRs should not be rented for those seeking a place to
host an event.

The Coastal Commission considers such resources as assets that provide people
who may not otherwise have the opportunity to experience the ocean in such a
personal way. Without sufficient visitor-serving overnight accommodations in the
area, these resources are true assets and should be recognized as such.

I appreciate you taking the time to review and read my letter. I welcome the
opportunity for further conversation and/or elaboration on any included topics or
from an Industry perspective and/or how we handle neighborhood concerns. I
thank you for your service to the residents of Humboldt County.

Midori Fulk
PO Box 174
Trinidad, CA 95570

midorifulk@gmail.com
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McCIenagan, Laura

Subject: [Shared Post] Telluride readies $857 per-bedroom “regulatory fee” on short-term rentals
as replacement for moratorium

From: Chip Tittmann <chip.tittmann@gmail.com>

Sent: Wednesday, October 11, 2023 1:43 PM

To: chip.tittman@gmail.com

Subject: [Shared Post] Telluride readies $857 per-bedroom “regulatory fee” on short-term rentals as replacement for
moratorium

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

https://coloradosun.com/2023/10/10/telluride-regulatory-fee-short-term-rentals/

More ideas of how other municipalities are dealing with this issue...ct



From: Jaiden Clark

To: Planning Clerk
Subject: STR Ordinance Comment Letter
Date: Sunday, October 15, 2023 8:53:21 AM

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

Hello,

Please see my comments on the current STR Ordinance.
The current ordinance states:

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

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

When compared to RHNA allocations alone, the number of STR in the county represent
a significant portion of our current housing stock that is being lost to commercial
ventures.

Based on the current RHNA allocations, 3,390 new homes are needed. The current
number of STRs in the county are equivalent to 26% of our RHNA needs. (See table
1.2)

The vast majority of STRs are entire homes, an average of 81% (based on data in table
1.2 below) many of these homes would fall in the moderate to above moderate income
RHNA category. This is significant because 60% of our RHNA allocations are
designated to these two income categories. When moderate and above moderate
housing is in short supply, it places more significant downward pressure on low income
and very low income households. If more people with means are taking up space in
lower income homes, due to a lack of available housing this creates even more
competition for an already scarce resource in lower income housing stock. Coupled with
the attrition of STRs in our community, we cannot simply build more housing without
addressing the evaporation of housing stock from STR conversations. STR regulation is
necessary to ensure the health of our communities and neighborhoods.

Please consider supporting a measure that would eliminate Short-term
Rentals defined as entire homes without a caretaker or resident and place
homes back into our housing stock for the people who live here now.
RHNA Numbers:
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Source: https://humboldtgov.org/DocumentCenter/View/86244/313-
Population-and-Housing

1.2 Short Term Rentals by Jurisdiction as compared to RHNA

Allocation
Jurisdiction | Year | Total STR STRs Total Percentage
STRs | (Entire | (Entire RHNA of RHNA
Homes | Homes) | Allocation
%)

Mckinleyville | 2023 | 150 94% 144 UA 13%
Bayside 2023 | 23 100% 23 UA 13%
Orick 2023 | 35 77% 27 UA 13%
Loleta 2023 4 29% 1 UA 13%
Arcata 2023 | 231 93% 215 610 35.25%
Eureka 2023 | 277 86% 239 952 25.1%
Trinidad 2023 | 155 96% 149 18 827.78%
Fortuna 2023 | 36 92% 33 290 11.38%
Ferndale 2023 | 75 68% 51 33 154.54%
Total 882* 3,390 26.02%

*Incomplete figures, not all Unincorporated Areas (UA) are accounted for.
Data sets from airdna.co

Arcata



https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.google.com%2Furl%3Fq%3Dhttps%3A%2F%2Fwww.google.com%2Furl%3Fq%253Dhttps%3A%2F%2Fhumboldtgov.org%2FDocumentCenter%2FView%2F86244%2F313-Population-and-Housing%2526amp%3Bsa%253DD%2526amp%3Bsource%253Deditors%2526amp%3Bust%253D1697388653778314%2526amp%3Busg%253DAOvVaw2hzMA74kDm-NR-hQSjsw5C%26sa%3DD%26source%3Ddocs%26ust%3D1697388653807663%26usg%3DAOvVaw2iJnT_7c6rKlQRFQMwqdNH&data=05%7C01%7Cplanningclerk%40co.humboldt.ca.us%7Cfa588f57a79a46fecfb808dbcd96d7d4%7Cc00ae2b64fe844f198637b1adf4b27cb%7C0%7C0%7C638329820003126045%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=3jAMKPw7SGMP0m2C%2Bhkc001W%2BYkS0NsywxkYgp%2B1PDk%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.google.com%2Furl%3Fq%3Dhttps%3A%2F%2Fwww.google.com%2Furl%3Fq%253Dhttps%3A%2F%2Fhumboldtgov.org%2FDocumentCenter%2FView%2F86244%2F313-Population-and-Housing%2526amp%3Bsa%253DD%2526amp%3Bsource%253Deditors%2526amp%3Bust%253D1697388653778314%2526amp%3Busg%253DAOvVaw2hzMA74kDm-NR-hQSjsw5C%26sa%3DD%26source%3Ddocs%26ust%3D1697388653807663%26usg%3DAOvVaw2iJnT_7c6rKlQRFQMwqdNH&data=05%7C01%7Cplanningclerk%40co.humboldt.ca.us%7Cfa588f57a79a46fecfb808dbcd96d7d4%7Cc00ae2b64fe844f198637b1adf4b27cb%7C0%7C0%7C638329820003126045%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=3jAMKPw7SGMP0m2C%2Bhkc001W%2BYkS0NsywxkYgp%2B1PDk%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fairdna.co%2F&data=05%7C01%7Cplanningclerk%40co.humboldt.ca.us%7Cfa588f57a79a46fecfb808dbcd96d7d4%7Cc00ae2b64fe844f198637b1adf4b27cb%7C0%7C0%7C638329820003126045%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=wf%2Fx5DPxaQM9V1G2bMkjR%2B%2BHQJTcHKOZZe2ySrbHKHY%3D&reserved=0

Eureka - Short Term Rental Figures
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McCIenagan, Laura

From: Gina Hale <gina.halel3@outlook.com>

Sent: Tuesday, October 17, 2023 1:47 PM

To: McNamara, Cade <cmcnamara@co.humboldt.ca.us>
Subject: RE: Short Term rental ordinance draft feedback

attachments.

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

Yes, hello. Thanks for reaching out, | didn't realize this didn't follow in the forward. Here's the text of my comment.

[am not able to attend the council meetings on this but wanted to submit my feedback. Please let me
know if there is a better way to get these comments into public record. Thanks!

1.

| appreciate the County's efforts to address the significant contribution of unlicensed,
unregulated Short-Term Rentals.

From a first-hand perspective, this extractive economic practice is harmful to local residents as
we suffer from lack of affordable housing . The frenetic pace of growth of this so-called industry,
driven by the lure of an easy, largely unearned profit is a major contributor to the housing crisis—
which is worth noting affects young families hoping to purchase a first home, housed tenants, as
well as unhoused people.

I personally stood by and witnessed the listing agent for my landlord sell the property | and my
disabled child were being evicted from while discussing her strategies for purchasing short term
rentals from the pool of available, affordable single-family homes. | could have qualified to
purchase the home at the price it sold for three years prior, but the price was artificially inflated by
the housing market conditions, which again, are driven less by actual scarcity and more by the
artificial scarcity created by STR and other rental property management. On any given day, Airbnb
(as one example) has listed many unoccupied properties. This is unethical and inhumane. If we
cannot agree that housing is a right, we can at least agree it is a fundamental human need.
Finally, | note with no small dismay that there is no reference at all to accessibility, ADA or Section
504. The County and Council are remiss in committing in writing to support all residents and
visitors, including and perhaps given our current circumstances, our neighbors with disabilities.
Rather than allowing owners to rake in profits and defer maintenance (the standard rental
practice in Humboldt County), the ordinance should require 2 things: a) owners maintain a set
aside fund from a percentage of gross revenues to complete necessary upgrades and
maintenance, b) the County permit system for all the affected municipalities require building
permits for all SRT to meet ADA requirements, especially bathrooms and egress. This would go a
long way to rehabilitating our existing housing stock, a small concession to what is, apparently a
very profitable and attractive business.

Respectfully,

Gina



925-698-6039

On Oct 17, 2023 1:05 PM, "McNamara, Cade" <cmcnamara@co.humboldt.ca.us> wrote:

Hi Gina,

| received your notification but it appears that there isn’t anything attached. Do you have a comment to submit related
to STRs? Would you mind forwarding your original submission/email to me and | can confirm receipt of it?

Thanks so much,

Cade McNamara

Planner

Long Range Planning Division
Planning and Building Department
3015 H Street | Eureka, CA 95501

Phone: 707-268-3777 | Fax: 707-445-7446

Email: cmcnamara@co.humboldt.ca.us

From: Gina Hale <Gina.halel3@outlook.com>

Sent: Tuesday, October 17,2023 11:42 AM

To: McNamara, Cade <cmcnamara@co.humboldt.ca.us>
Subject: Fw: Short Term rental ordinance draft feedback

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

From: Hilton, Keenan <KHilton@co.humboldt.ca.us>

Sent: Tuesday, October 17, 2023 11:40 AM

To: Gina Hale <Gina.hale13@outlook.com>

Subject: Automatic reply: Short Term rental ordinance draft feedback




Greetings,

I'am no longer with the Humboldt County Planning & Building Department as of September 29, 2023. Please direct all
future comments and inquiries appropriately:

All questions and comments related the draft Short-term Rental Ordinance should be directed to: Cade McNamara
(707) 268-3777 or cmcnamara@co.humboldt.ca.us

For questions related to an application or for general planning questions: Planner on Duty (707) 445-7541

Respectfully,

Keenan Hilton,



McClenagan, Laura

Subject: Oxford STR Study
Attachments: Oxford-VRMA National Housing Study 2023-compressed.pdf

From: Elena@harealtors.com <Elena@harealtors.com>
Sent: Friday, October 20, 2023 10:00 AM

To: McNamara, Cade <cmcnamara@co.humboldt.ca.us>
Subject: FW: Oxford STR Study

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

Good morning Cade,
I just received your email from Keenan'’s auto-reply. | am the executive assistant for the Humboldt Association of
Realtors. Our Government Relations Committee has been working closely with the county on the STR draft ordinance. |

received the attached resource this morning and thought the information may be helpful.

Have a wonderful day,

From: Elena@harealtors.com <Elena@harealtors.com>
Sent: Friday, October 20, 2023 9:54 AM

To: 'Ford, John' <JFord@co.humboldt.ca.us>

Cc: 'Hilton, Keenan' <KHilton@co.humboldt.ca.us>
Subject: Oxford STR Study

Good morning Director Ford,

| was not sure who was taking over the STR Ordinance after Keenan left but | wanted to make sure to pass the following
information along. The Government Affairs Director for the California Association of Realtors shared a study recently
released by Oxford Economics on the impact of Short-Term Vacation Rentals on the housing/rental market that | found
interesting. The study was conducted on a national scale, so it is not precisely relevant to Humboldt County, but the
information is great! | thought it may be helpful for the upcoming public comment periods on the ordinance.

Have a wonderful day,



Elena Lavoll

Elzna@harzaltors.com
527 W Wabash Ave
Eureka, C4 95501
www.harealtors.com
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Understanding the real drivers of housing affordability

EXECUTIVE SUMMARY

BACKGROUND

Short-term vacation rentals (STVRs) have served
as a practical accormmodation choice for travelers,
but their impact on housing prices and rents has
sparked debate in the United States in recent times.
According to AirDNA data, the average number
of properties listed for short-term vacation stays
during 2015 was just over 200,000, a figure that
had increased more than three-fold to 842,000 by
2019. Growth slowed down as the pandemic and
associated travel restrictions curtailed tourism, but
rapidly recovered in late 2021, following large scale
domestic vaccination, driving renewed demand
for vacation rentals across most US markets—
especially those in holiday destination locations.

STVRs enable a number of economic benefits:
they provide homeowners with additional
income and provide tourists more options for
accommodation, including offering a range of
accommodation types at various price points.
STVRs also help increase demand for goods
and services associated with travel and leisure—
supporting jobs and contributing to GDP in
tourism destinations and in the wider economy.

On the other hand, concerns over the alleged
effects that STVRs can have on housing prices
and rents have precipitated local and national
dialogues. One concern is that homeowners may
convert long-term rental properties into short-
term vacation rentals, thereby reducing the supply
of available rental units for long-term residents
and driving up rental prices. Additionally, some
argue that the increase in demand for STVRs may
drive up housing prices, making it harder for local
residents to afford to buy a home.

Research on the impact of STVRs on housing
prices and rents has been mixed. Some studies
have found a positive correlation between the
prevalence of STVRs and increases in housing
prices and rents, while others have found little

to no impact. Factors such as the local housing
market, the density of STVRs, and the regulatory
environment all play a role in determining the
impact of short-term vacation rentals on housing
prices and rents.

OBJECTIVES OF THIS STUDY

In this context, Oxford Economics was
commissioned by the Vacation Rental
Management Association (VRMA) to carry out
a study of housing affordability and short-term
vacation rentals. Specifically, our analysis sought
to identify the key drivers of housing prices

and rents and understand the role played by
STVRs on affordability. This study contributes to
the literature on US housing market dynamics,
as well as adding to the still limited literature
studying the effect of STVRs on housing
markets. In 2019, Oxford Economics conducted
a study on the drivers of housing and rental
affordability between 2014 and 2018 and the
role that STVRs play when explaining changes
in price! In that study, the role of STVRs was
negligible when looking at overall changes in
price. The advent of the COVID-19 pandemic and
recent shifts in the US economic environment
warranted a re-evaluation of the housing and
rental affordability model and the role of STVRs.

OUR APPROACH

Our study used an econometric model to analyze
the factors influencing US house prices and
rental rates at the county level. We examined a
large number of economic variables to gain a
comprehensive understanding of these trends.
The sample period for this study begins in

2014, the first year for which data on STVRs

are available, and concludes in 2021 to align

with the latest available year for county-

level economic and demographic data from

the American Community Survey (ACS)?
conducted by the US Census Bureau.

10Oxford Economics, “The Drivers of Housing Affordability, An assessmentof the rbl.\lle of f'shortfterm rentals”, Novem@er 2019

4 2The “American Community Survey (ACS)” is an ongoing survey conductié{:l b}/ th"e_l'U.S‘ Censiis Bureau to provide @etailed and it
comprehensive social, economic, and demographic information alboulf thle 'Amerig't population. It collects data @ wide rangefo
including population characteristics, housing, education, employmeth, income, an
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The study period encompasses two distinct
phases. The first phase covers the years
between 2014 and 2019, during which the
majority of the increase in housing prices

and rents could be attributed to conventional
macroeconomic and housing market trends such
as income levels, unemployment, demographics,
housing stock, and the cost of borrowing.

The second phase covers the pandemic years of
2020 and 2021, during which pandemic-related
behavioral changes played a significant role in
driving the increase in home prices. For example,
people started looking for homes with dedicated
offices spaces for remote work and outdoor
areas for recreation. There was a shift
towards larger properties and suburban
or rural locations to accommodate
these pandemic-related changes

in preferences.

In light of the distinct phases of the study period,
we explored whether the relationship between
economic drivers and housing prices and rents
differed between these phases.

Yingna Cai/Shutterstock.com
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THE IMPACT OF STVRS ON HOUSING PRICES AND RENTS Fig. 2: Drivers of growth in rents in the US between 2014 and 2021 (inflation-adjusted growth)
Between 2014 and 2021, US median housing In other words, growth in STVR density Bl STVR density Household size B Housing units per household B Mean income
prices increased by 32.7% and median rental contributed one-twentieth of the 9.9% growth . Other factors (pandemic-specific and local/regional effects)

prices increased by 9.9% in inflation-adjusted in rental prices and one-hundredth of the 32.7% STVR
terms. Our modeling indicates that STVR density increase in housing prices between 2014 and density:

: : : Other factors: 8.5% Conventional economic factors: 7.9% 0.5%
contributed only 0.4% to housing price growth 2021. | | | °

and 0.5% to rental price growth during this

period, as shown in Fig. T and Fig. 2 respectively.  In contrast, conventional economic factors such
as income levels and unemployment contributed
to 23.8% of the housing price growth and 7.4%

of the rental price growth during the period, with
pandemic-related changes and region-specific
regulations explaining the remaining growth.

Iower housing prices We find that the increase in housing stock had | | | |

a minimal effect on housing prices and rents, w
-2% 0% 2% 4% 6% 8% 10%

[ 1] ] 1

9.9%

. . . . . in line with recent studies that identify supply-
in O O Y G ) A L side challenges as a key factor constraining the Percentage-point contribution to growth
since 2014. 24 . : ) .
market.>* According to Freddie Mac’s analysis, Source: Oxford Economics
there is a striking shortage of available new and
Only a hundredth (i.e., 0.4% out of the 32.7%) of existing homes for sale; the study estimates a Put differently, our modeling shows that without

the increase in real housing prices attributed to deficit of 3.8 million hOUSihg units in Q4 20205 any increase in STVR density since 2014, the
average home price of around $232,000 in

STVRs according to our modeling. =
2021 would have been only $800 lower in real $ 5 |Owel’ med la n

terms, and the average monthly rent of around

Fig. 1: Drivers of growth in US housing prices between 2014 and 2021 (inflation-adjusted growth) $1,000 would have been lower by only $5 in real month Iy I‘el'ltS

. . , . , terms. Considering that most households do not
Bl STVR density User cost of capital Bl Housing units per household B Mean income pay the full price of a house upfront, but rather in 2021 without any increase in STVR density
B Unemployment rate [l Other factors (pandemic-specific and local/regional effects) apply for long-term mortgages, we estimate the since 2014.

STVR average annual mortgage payment in 2021 would
density: have been $40 cheaper if STVRs had remained
Other factors: 8.5% Conventional economic factors: 23.8% 0.4% at their 2014 levels. Only one-twentieth (i.e., 0.5% out of the 9.9%) of
x ' l h the increase in real rents is attributed to STVRs
0.4% 0.4% Growth in conventional economic factors since according to our modeling.
— | — 2014 is estimated to have contributed around

$47,000 to housing prices and $72 to monthly
rents in real terms in 2021, i.e., 73% and 75% of
32.7% the growth in housing prices and rental prices
respectively in real terms between 2014 and 2021.

0% 5% 10% 15% 20% 25% 30% 35%
Percentage-point contribution to growth

Source: Oxford Economics

3 Joint Center for Housing Studies of Harvard University, “The State of the Nation’s Housing 2022”, 2022 (last accessed April 2023).
6 4The Financial Times, “Housing shortage risks breaking the American Dream”, 13 October 2022 (last accessed April 2023). 7
5Freddie Mac Research Note, “Housing supply: a growing deficit”, 7 May 2021 (last accessed April 2023).
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IMPACT OF COVID-19 AND ITS AFTERMATH

In the period spanning 2020-2021, market
conditions pertaining to the housing market
underwent distinct and potentially isolated
changes. These included a rise in household
savings stemming from relief payments and
decreased spending due to lockdowns, a shift
toward domestic tourism, and a decrease in
interest rates.

These shifts had a wide-ranging impact on the
housing market across the US. The effects were
further amplified by local or regional market
dynamics, with specific areas experiencing
intensified effects. For example, Ramani and Bloom
(2022)% show there has been a “donut effect”
whereby households and businesses have moved
out of city centers over this period towards the
suburbs resulting in a significant divergence in
price growth between these two areas. In the 12
largest metro areas in the US, the study found that
the central business districts and the top 10% of zip
codes by population density saw more than a 10%
drop in rents when rents in other areas increased
between March 2020 and November 2020.
Although there is less of an aggregate decrease in
home sale prices as compared with rents, there is

a similar demand reallocation effect where CBDs
and dense areas experience relative price growth
slowdowns compared with less dense areas.

The emergence of the “donut effect” was
attributed to four key factors: the economic

impact of the virus; restricted access to urban
amenities during lockdowns; apprehension towards
densely populated areas due to virus transmission
concerns; and the ability to work remotely. The
latter, which is likely to have a lasting impact
beyond the pandemic, enables individuals to reside
in More spacious homes outside city centers while
mMaintaining their productivity at work.”

Consequently, a thorough evaluation of the
impact of STVRs focussed on this period was
deemed necessary.

During this period (2020-2021), the contribution
of STVRs to the growth in housing and rental
prices was largely negligible, according to our
modeling. Further, we estimate that trends in
conventional economic factors such as average
income levels, cost of capital, and unemployment
rates contributed around 2.1% of the 9.6%

Fig. 3: Drivers of growth in US home prices between 2020 and 2021 (inflation-adjusted growth)

. STVR density User cost of capital

. Housing units per household

. Mean income

. Unemployment rate . Other factors (pandemic-specific and local/regional effects)

STVR density: Conventional economic
0.0% Other factors: 7.6% factors: 2.1%
T : I : 1
0.01% 0.2%
— |

1.4% (047 9.6%

-1% 0% 1% 2% 3% 4%

5% 6% 7% 8% 9% 10%

Percentage-point contribution to growth

Source: Oxford Economics
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¢ Arjun Ramani and Nicholas Bloom, “The Donut Effect of COVID-19 on Cities.” National Bureau of Economic Research,

8 Working Paper 28876 (2022).

7Ramani and Bloom, “The donut effect: How COVID-19 shapes real estate”, January 2021 (last accessed June 2023).

Fig. 4: Drivers of growth in rents in the US between 2020 and 2021 (inflation-adjusted growth)

. STVR density Household size

. Housing units per household

. Mean income

. Other factors (pandemic-specific and local/regional effects)

STVR density: Conventional economic
0.0% Other factors: 7.6% factors: 2.4%
T : I : 1
0.02% b 0.04%
—

3.3%

-0.5% 0.0% 0.5% 1.0% 1.5%

2.0% 2.5% 3.0% 3.5%

Percentage-point contribution to growth

Source: Oxford Economics

increase in housing prices, as shown in Fig. 3.
The growth in housing prices was mainly due to
factors such as the shift in housing preferences
and local or regional factors like regulatory
restrictions, which according to our modeling,
explain 7.6% of the 9.6% increase in house prices
in the 2020-2021 period.

In the long-term rental market, as shown in Fig. 4,

the increase in household income levels was a
significant contributor to the growth in rents.
According to our estimates, traditional economic
indicators such as income levels, borrowing
costs, and unemployment rates accounted for
approximately 2.4% of the 3.3% rise in rents
during the 2020-2021 period. Our analysis
suggests that other factors, such as changing
housing preferences and regional regulations,
played a smaller but significant role in driving the
overall increase in rents, accounting for around
0.9% of the total rental growth in 2020-2021.

Growth in conventional economic factors during
this period contributed approximately $4,600
to growth in house prices and $24 to monthly
rent increases in 2020 and 2021, accounting for
only less than a quarter of the growth in housing
prices and about three-fourths of the growth

in rental prices during the 2020-2021 period,
according to our model. The rest, i.e., nearly
three-fourths of housing price growth and a
quarter of rental price increase in 2020-2021, is
attributed by our model to pandemic-specific
factors or other local or regional factors.

In the context of the housing market, the
economic relationships that have been observed
in the past, particularly during the 2020-2021
period, may not necessarily continue in the
future. It is difficult to predict how much these
relationships will revert to pre-pandemic levels,

if at all. This suggests that any predictions or
forecasts regarding drivers of the housing
market should be viewed with caution, given the
potential for significant shifts in market dynamics
and trends in the wake of the pandemic.

In conclusion, irrespective of pre-pandemic
economic trends or the changes observed
during the pandemic, the impact of STVRs

on both home prices and rental prices
remained minimal. Instead, conventional factors
influencing the housing market, along with
pandemic-related shifts in housing preferences
and local policy decisions, remained the primary
drivers in these markets.



https://www.nber.org/system/files/working_papers/w28876/w28876.pdf

SHORT-TERM VACATION RENTALS
AND THE HOUSING MARKET

Understanding the real drivers of price and affordability

STVRs generate economic opportunity for communities, businesses, and homeowners.
However, the value realized does come with costs. Using an econometric model,

Oxford Economics sought to better understand the role

of STVRs in housing costs.

STVRs had a minimal impact on US housing prices and rents

Growth in STVR density contributed only 0.4% of the 32.7% growth in housing prices and 0.5%
of the 9.9% rise in rents during the 2014-2021 period.

Drivers of growth in US housing prices (2014-2021, inflation-adjusted)
Other contributing factors 32.3% I 32.7%

STVRs 0.4%
Drivers of growth in US rents (2014-2021, inflation-adjusted)

Other contributing factors 9.4% - 9.9%

STVRs 0.5%
Real-world impact ’

Housing prices would have been
only $800 lower and monthly rents
would have been only $5 lower in
real terms if STVR density had not
increased between 2015 and 2021.

Impact of the pandemic

The pandemic and the associated changes in work patterns
have had a significant impact on housing market dynamics
in recent years.

Our modeling indicates
As workers have spread

out of urban centres in
search of more spacious
accommodation, house
prices and rents in more
affordable counties
have surged.

that the contribution
of STVRs to housing
price and rental price
growth over this period
was largely negligible.
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1. INTRODUCTION

The short-term vacation

rental (STVR) market in the

US experienced a period of
growth in the years leading up
to the pandemic. According

to AirDNA data, the average
number of properties listed for
short-term stays during 2015
was just over 200,000, a figure
that had increased more than
three-fold to 842,000 by 2019.
Growth slowed down as the
pandemic and associated travel
restrictions curtailed tourism

in 2020 and early 2021, but
rapidly recovered in late 2021 as
restrictions were eased.

Tourists have welcomed the
increase in accommodation
options available for their
travels. Subsequently, increases
in tourism demand supported
by a wider variety of holiday
listings have contributed new
opportunities to generate
value to the local economies

in tourist destinations. Further,
tax revenues raised on short-
term rental income can be used
to fund local services and help
develop local infrastructure.

However, the perception of
STVRs on the local economy

is not unanimously positive.

In particular, there has been
growing concern among several
industry commentators of the
role and impact STVRs have on
the affordability and availability
of housing for residents.

AIM OF OUR RESEARCH

Against this background,
Oxford Economics was
commissioned by the Vacation
Rental Management Association
(VRMA) to carry out a study
of housing affordability and
STVRs. This study contributes
to the literature on US housing
market dynamics, as well

as adding to the still limited
literature studying the effect
of STVRs on housing markets.
The study builds on a previous
Oxford Economics report
published in November 2019.2

Specifically, our analysis
sought to:

e assess the key drivers of
housing prices and rents;

e understand the role played
by STVRs on affordability;

e determine whether
relationships vary across
housing market types; and

e understand the extent to
which the relationships have
evolved since the pandemic.

STRUCTURE OF THIS REPORT

This rest of this report is
structured as follows:

e Chapter 2 describes key
trends in housing prices,
rents, housing affordability
measures, and STVRs;

e Chapter 3 presents a review
of the existing literature on
housing and STVRs;

e Chapter 4 sets out our
approach to modeling
housing prices and rents,
based on a panel dataset
covering the period 2014-
2021, with the objective of
identifying which variables
are statistically significant
drivers of prices and rents;

e Chapter 5 discusses the
results from the modeling,
and the estimated
contribution that each driver
made to the housing market
variable.

e Chapter 6 concludes with
a brief discussion on the
implications of the results for
policymakers and highlights
the limitations of our analysis.

The appendix to this report
describes the econometric
methodology, modeling results,
and the data sources.

12 8 Oxford Economics, “The Drivers of Housing Affordability, An assessment of the role of short-term rentals”, November 2019
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2. SHORT-TERM VACATION
RENTALS AND THE US
HOUSING MARKET

US housing prices and rental Rental prices, however, have Recent analyses of the

prices have increased at a increased at a steady pace drivers of housing prices
rapid rate since the onset of since 2014, increasing at an have pointed to supply-

the pandemic. US housing average rate of 1.5% per year side issues constraining
prices, as measured by the between 2014 and 2021, as the market.”®" According to
Zillow All Homes Value, stated shown in Fig. 6. analysis by Freddie Mac, tight
in inflation-adjusted terms, housing supply has restricted
increased from $279,000 in Q1 Since 2019, the increase in an otherwise healthy housing
2020 to $345,000 in Q4 2022, housing prices have been market. The inventory of

an increase of 24% over a three the largest contributor to the new and existing homes for

Fig. 6: Median rents in the US, 2014-2021 (inflation-adjusted, 2022 prices)
Median rents, USD (2022 prices)
1,280

1,260

1,240

1220 /
1,200

year period. In contrast, in the
three years before the pandemic,
between Q12017 and Q4 2019,
housing prices increased by only

decrease in home ownership
affordability. While wages were
higher, they did not increase
enough to compensate for

sale is at a historically low 1,180 /
level. In particular, given /

population growth and 1,160

household formation, the /

9.3%—as shown in Fig. 5. the increase in the costs of analysis estimates a shortfall 1,140 -
home ownership. The Federal of 3.8 million housing units
Reserve Bank of Atlanta’s in Q4 2020. The lack of new 1120
Recent analyses of the home ownership affordability housing supply is attributed
drivers of home prices have index shows how an increase in  to high labor costs, land use 1100 ‘ ‘ ‘ ‘ ‘ ‘ !
rates and prices have reduced regulations, zoning restrictions 2014 2015 2016 2017 2018 2019 2020 2021

pointed to supply-side issues
constraining the market.

affordability despite a relatively  preventing supply from picking

small offsetting impact from an  up in areas with the most

increase in income levels.? demand, and, more recently,
increasing raw material costs.?

Fig. 5: Zillow All Homes (SFR, Condo/Co-op) value, 2014-2022 (inflation-adjusted, 2022 prices)
Zillow All Homes Value (SFR, Condo/Co-op), 2022 prices

360,000

340,000 / N

320,000 /

300,000 //
280,000

260,000 /

__—

240,000 /
220,000

—

200,000

2014 2015 2016 2017 2018 2019 2020 2021 2022

Source: Zillow, Oxford Economics

® The Federal Reserve Bank of Atlanta, “Home ownership affordability monitor” (last accessed May 2023).

14 ° Joint Center for Housing Studies of Harvard University, “The State of the Nation’s Housing 2022”, 2022 (last accessed April 2023).
"The Financial Times, “Housing shortage risks breaking the American Dream”, 13 October 2022 (last accessed April 2023).
2 Freddie Mac Research Note, “Housing supply: a growing deficit”, 7 May 2021 (last accessed April 2023).

Source: ACS, Oxford Economics

Fig. 7: Drivers of housing affordability in the US

Component impact on affordability index
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Note: Tracks actual and not percent change. Does not sum to change in index as other components (such as tax, insurance, or PMI) are not included.

Source: Federal Reserve Bank of Atlanta, Oxford Economics
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THE ROLE OF SHORT-TERM VACATION RENTALS

Several commentators have
focused on the role of Short-
Term Vacation Rentals (STVRs),
claiming they reduce the
supply of affordable housing
by removing properties from
the home owner-occupier and
rental markets, which would
thereby make it less affordable
for prospective home buyers,
or displace long-term tenants,
and raising the cost of living
through driving up home prices
and rent®

short-term stays has strongly
outstripped the rise in available
dwellings to live in, leading to
an increase in STVR density—
i.e., the number of STVRs as a
share of total housing stock.

As shown in Fig. 8, in the years
leading up to the pandemic, from
2015 to 2019, the STVR density
trended strongly upwards, with
the number of STVRs increasing
at an average rate of 30% per
year. This pattern has reversed
in 2020, as social distancing
restrictions caused a dramatic
fall in tourism activity. STVR
density had not recovered to
pre-pandemic levels in 20214

The STVR market in the US
has grown rapidly since 2014,
The growth in the volume

of properties available for

Fig. 8: Active STVR listings in the US, 2015-2022
Component impact on affordability index

Detailed zip code-level data
sourced from AirDNA also
show that there is significant
geographic variation in

STVR density, with most
listings occurring in states
with large cities and along

the coasts. Moreover, there
exists significant geographic
heterogeneity in the growth of
STVR density over time. The
number of listings per housing
unit grew exponentially in some
counties while in others there
was no growth at all.

STVR listings per 1000 dwellings

e e Number of STRs (left-axis) . STVR density (right-axis) ’
800 /\\ — 8
700 7
600 / 6
500 / 5
400 / 4
300 // 3
200 2
100 I 1
0 T T T T T 0

2015 2016

Source: AirDNA, Oxford Economics

2017 2018 2019

2020 2021

BForbes, “The Airbnb Effect on Housing and Rent”, February 2020 (last accessed May 2023).
“The sample period for this study concludes in 2021 to align with the most recent year for county-level economic and demographic daly

obtained from the American Community Survey (ACS).
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Fig. 9: Absolute change in STVR density for US counties, 2015-2021

Increase in STVR density,

2015-2021
[]o

[] 001
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B 2015
[ 50110
[l oo+

Source: Oxford Economics

Between 2014 and 2021, around
300 out of the 3,000 counties
saw an increase in STVR density
of more than 10 STVRs per
housing unit, with counties such
as Osceola (FL), Summit (CO),
Grand (UT), Routt (CO), Mono
(CA), San Miguel (CO), and
Summit (UT) seeing the largest
absolute increases of around 100
STVRs per housing unit each.
At the state level, Hawaii, Utah,
Colorado, Vermont, Florida,
and Orlando saw the largest
increases in STVR density.

The main focus of our analysis
has been to understand how
STVRs have impacted housing
prices and rents across all
counties in the US. In light

of the varying rates of STVR
growth, we also investigated
whether STVRs had disparate
effects on housing prices and
rental prices in popular holiday
destinations, specifically in
counties situated along coastal
regions or in mountainous
areas, which have seen
increased STVR listings

and heightened discussion
regarding the impact of STVRs
on the housing market.

18
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3. ANALYSIS OF
EXISTING STUDIES

This chapter presents a review of some of the existing academic literature addressing these questions.

EXISTING LITERATURE ON HOUSING MARKET DYNAMICS

The dynamics of the housing
market have been subject to
extensive academic research.
As the literature on this topic

is well-established, this section
does not refer to specific
studies but instead adopts a
meta-analysis approach by
examining the primary factors
that drive housing market
dynamics. Theoretical models
and the empirical literature on
the housing market suggest
that, over the long run, housing
prices depend positively

on disposable income and
demographic needs, and
negatively on the housing stock
and user cost.®

This last factor—user cost—
requires further explanation, as
it comprises many elements.
These components include

not just the mortgage interest
payments that an owner has to
make, but also annual property
taxes, depreciation costs, and
any expected capital gain.
Taken all together, and adjusted
for expected inflation, these
costs are referred to as the real
user cost of capital. Multiplying
this by the housing price gives
us the annual user cost of
owning and can be understood
as the rent equivalent for
homeowners—i.e, the costs

of owning, maintaining, and
operating a home.

EXISTING LITERATURE ON SHORT-TERM VACATION RENTALS

We are aware of only a few
academic papers that directly
study the effect of short-

term rentals on housing costs.
There are two main reasons
for the dearth of literature.
First, the STVR phenomenon is
relatively recent and therefore
a limited amount of data

exist. Second, the research
question is methodologically
challenging, since many cities
have become increasingly
popular among both locals
and tourists in recent years,
leading to higher housing
prices and a higher number of
STVR listings. In other words,
“popularity” affects both prices

and listings positively, as locals
and tourists prefer living and
staying in neighbourhoods
with high-gquality amenities.
This “popularity” variable,
however, is unobservable,

and its omission in the model
implies that the impact of STVR
on prices is biased upwards, as
part of the popularity impact
gets erroneously captured by
STVRs.

The study whose methodology
most closely aligns with our
approach is that of Barron et
al., (2017)", which assesses

the impact of STVRs on
residential house prices and

In particular, we exploit the fact
that rents are found to have an
impact on housing prices and,
following the example of other
studies, in our housing price
equation we replace real rent
with its main determinants—real
income, housing stock, and
household numbers.

In addition, our review of

the UK price boom (Oxford
Economics, 2016'®) found rising
employment was among the
main drivers of the boom;

we therefore also include

labor market conditions as an
additional driver.

rents. The authors, however,
fail to control for a number

of explanatory variables
included in our models. Using
a dataset of Airbnb listings
from the entire United States
and an instrumental variables
estimation strategy, they find
that a 10% increase in the
number of Airbnb listings leads
to a 0.39% increase in rents
and a 0.65% increase in home
values.

Most other studies, however,
differ from ours (and Barron’s)
in two key respects. First, they
focus on specific housing
markets, rather than looking

5 |MF, “Fundamental drivers of house prices in advanced economies”, July 2018 (last accessed May 2023).

20 16 Oxford Economics, “Forecasting UK house prices and home ownership”, November 2016.

7 Kyle Barron, Edward Kung, and Davide Proserpio. “The effect of home-sharing on house prices and rents: Evidence from Airbnb.”

Marketing Science 40, no. 1 (2021): 23-47.
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at US-wide relationships, or
they consider welfare and
distributional effects rather

than the impact on the housing
market in isolation. Secondly,
they use granular zip code-level
data to determine whether the
proximity to STVR-intensive
areas affects sale prices. The
data required for our study

are available at these granular
levels. Without these data, we
would not be able to statistically
control for the various influences
on house prices and isolate the
impact of STVRs.

Among these studies, Horn and
Merante (2017)® use Airbnb
listings data from Boston in
2015 and 2016 to study the
effect of Airbnb on rental rates.
Similarly, Sheppard and Udell
(2018)" present an evaluation
of the impacts of Airbnb on
residential property values in
New York City.

Another strand of literature
provides descriptive analysis of
STVRs in specific markets. For
example, Lee (2016) focuses on
the Los Angeles housing market
and makes recommendations
on how municipal policymakers
can best regulate Airbnb. Other
articles simply apply coefficients
from other authors’ analyses to
their specific markets to derive
estimates of local STVR impacts
(see for example Wachsmuth et
al., 2018)2°.

Using a different choice-model
based approach, Calder-Wang
(2021) studies the welfare

and distributional impact of
Airbnb on the rental market

in New York. The study finds
that New York renters suffer

an overall welfare loss of $2.4
billion due to STVRs, and the
burden falls mainly on high-
income, educated, and white
renters who prefer housing and
location amenities that are most
desirable to tourists.”

Garcia-Lopez et al. (2020)
examine the impact of Airbnb
on housing rents and prices

in Barcelona using various
econometric methods. Their
findings indicate that, on
average, Airbnb activity has

led to a 1.9% increase in rents,

a 4.6% increase in transaction
prices, and a 3.7% increase in
posted prices. Neighbourhoods
with high Airbnb activity are
found to have experienced
even larger impacts, with rent
increases of 7%, and transaction
and posted price increases of
17% and 14% respectively.??

Koster et al. (2020) study

the effects of Airbnb bans
implemented by several, but
not all, local governments in the
Los Angeles area. Exploiting
changes in prices at the
administrative border, they find
that banning Airbnb decreases
prices by about 5%.2% Similarly,

Almagro and Dominguez-

Lino (2020) set up a dynamic
spatial equilibrium model of
residential choice and estimate
it with data from Amsterdam,
and find that a lodging tax

is more advantageous in its
redistributive goals when
compared to caps on STVRs.#*
Unlike the structural approach
of these two studies, our

focus produces reduced form
estimates that help isolate the
impact of STVRs on housing
prices using less granular but
more easily and widely available
data for the US.

While these studies help us
understand how the impact of
STVRs can be assessed, their
main limitations, in terms of
their applicability to our study,
are summarized in Fig. 10.

8 Keren Horn and Mark Merante. “Is home sharing driving up rents? Evidence from Airbnb in Boston.” Journal of housing economics 38

(2017):14-24.

¥ Stephen Sheppard and Andrew Udell. “Do Airbnb properties affect house prices.” Williams College Department of Economics Working

Papers 3, no. 1(2016): 43.

20 David Wachsmuth, David Chaney, Danielle Kerrigan, Andrea Shillolo, and Robin Basalaev-Binder. “The high cost of short-term rentals in
New York City.” A report from the Urban Politics and Governance research group, School of Urban Planning, McGill University 2 (2018): 2018.
21Sophie Calder-Wang, “The distributional impact of the sharing economy on the housing market.” Available at SSRN 3908062 (2021).

2 Miquel-Angel Garcia-Lopez, Jordi Jofre-Monseny, Rodrigo Martinez-Mazza, and Mariona Segu. “Do short-term rental platforms affect
housing markets? Evidence from Airbnb in Barcelona.” Journal of Urban Economics 119 (2020): 103278.

2 Hans RA Koster, Jos Van Ommeren, and Nicolas Volkhausen. “Short-term rentals and the housing market: Quasi-experimental evidence
from Airbnb in Los Angeles.” Journal of Urban Economics 124 (2021): 103356.
24 Milena Almagro and Tomas Dominguez-lino. “Location sorting and endogenous amenities: Evidence from Amsterdam.” In 2020 APPAM

Fall Research Conference. APPAM, 2020.

21


https://www.imf.org/en/Publications/WP/Issues/2018/07/13/Fundamental-Drivers-of-House-Prices-in-Advanced-Economies-46053
https://www.oxfordeconomics.com/resource/forecasting-uk-house-prices-and-home-ownership/

i""h OXFORD
B ECONOMICS Understanding the real drivers of housing affordability

Fig. 10: Summary of existing STVR literature

City of interest | Main findings Main limitation

Barron et al. US-wide A 10% increase in Airbnb The authors construct an instrument based on

(2017) listings leads to a 0.39% Google Trends searches for Airbnb. Unfortunately,
increase in rents and a 0.65% these are not accurately available at the zip code
increase in home values. level, so to obtain an instrument that varies at the

zip code level they interact these searches with
a measure based on the number of hospitality
establishments in the zip code area. The validity
of this instruments can therefore be disputed.

Horn and Boston 0.4% increase in asking The authors rely on weekly rent data from ‘
Merante rents associated with a one- September 2015 through January 2016 and Airbnb
(2017) standard-deviation increase in  data from September 2014 to January 2016. Thus

Airbnb listings their time dimension is fairly limited. We believe

this hinders their ability to establish meaningful
relationships between the various variables.

Sheppard New York 6.46% increase in NYC The authors do not convincingly account for the 51 |

and Udell property values associated fact that neighborhoods tend to become more il I

(2018) with a doubling in the attractive to residents and tourists at the same . |! {
number of total Airbnb time. : [/j__. “F
accommodations /

|
|
|

Garcia- Barcelona 1.9% increase in rents, a 4.6% The authors use micro-level datasets that track

Lopez, et al. increase in transaction prices,  granular changes in rents, listed and transaction :
(2020) and a 3.7% increase in posted  prices at the Basic Statistical Area (BSA) i
prices linked with Airbnb level. This unit of analysis is built and used by
activity with neighbourhoods  Barcelona City Hall for statistical purposes, and is
with high Airbnb activity not available for the US.

estimated to have experienced
even larger impacts.

Koster, et al. Los Angeles  Banning Airbnb decreases The study uses a spatial Regression Discontinuity

(2020) prices by 5% (RD) design, which compares changes in prices
across municipality borders following Airbnb
bans. However, properties located across a border
might be part of the same housing market, and
therefore, spatial RD estimates do not capture
changes in rents and prices that are caused by
supply reductions.

Almagroand Amsterdam Lodging taxes generate better The authors construct a structural model using
Dominguez- redistribution outcomes for postcode level data, which is not available for the
Lino (2020) disadvantaged groups than geographic scope of our study.

caps on the nights STVRs can

be made available.

Calder- New York Overall welfare loss The study uses Airbnb as a proxy and build a
Wang (2021) estimated at $2.4 billion structural model aimed at capturing welfare and
with distributional effects distributional effects. The aim and therefore the i

indicating that the burden falls methodology used is very different from the aims
most heavily on high-income,  of our study.
educated and white renters.
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4. MODELING APPROACH

AND DATA

We build upon the studies
referenced in the previous
chapter, as well as previous
Oxford Economics analysis
undertaken in 2019, to produce
a US-wide estimate of the
impact of STVRs on the housing
market. To the best of our
knowledge, Oxford Economics’
work presents one of the first
econometric estimates that
use comprehensive data from
across the US and covers the
pandemic years (2020-2021),
as well as covering more STVR
platforms than only Airbnb.

This means that we are able to
include both owner-occupied
home sharing and whole-
property STVRs.

To assess how the growth of
the STVR market has affected
the US housing prices and rents,
we have employed a three-step
approach as illustrated in Fig. 11.

More detailed information on
our methodological approach
can be found in the Appendix
to this report. In summary,

e [irst, we undertook a set of
background research tasks
that informed our approach
and laid the foundation
for subsegquent work. This
included a detailed review of
available literature and the
collection and cleaning of
various datasets that were
required for our econometric
modeling work.

o Next, we used this dataset
to estimate an econometric
model which aimed to
explain variation in house
and rental prices—both
between different locations
and over time—based on a
set of economic drivers. As
part of this we used data on
STVR density, as described,
to test the hypothesis that

Fig. 11: Three-step research approach

Background research

Economic estimation

e | iterature review

e Data collation and
cleaning

e Statistical testing
of different model
specifications

e Post-estimation
robustness tests

by restricting available
supply, the growth of the
STVR market has pushed up
housing and rental prices.

Finally, we applied the results
from the econometric model
which describe the marginal
impact of each driver to the
observed changes in each
variable. In so doing, we
quantify the share of house/
rental price growth between
2014 and 2021 that can be
attributed to increases in
STVR density and other
economic factors.

Results application

e Apply model
elasticities to
historical data -
contribution analysis

24

DATA

We constructed a
comprehensive dataset of all US
counties over the period 2014-
2021. The sample period for this
study begins in 2014, the first
year for which data on STVRs
are available and concludes

in 2021 to align with the latest
available year for county-level
economic and demographic
data from the American
Community Survey (ACS)?.

The dataset included a number
of economic variables at the
national and county level. These
include:

e household income and
unemployment rates to
capture local economic trends;

e housing stock, the number of
households, building permits
to capture trends in the
housing market;

e tourism GDP as a proxy for
the overall levels of tourism;

e the user cost of capital
reflecting financial aspects
related to home ownership;
and

e the density of STVRs in the
county—the key variable of
interest.

Historic data for each
variable were sourced from
a combination of proprietary
and publicly available
datasets. A list of the data
used in the modeling and
the corresponding sources is
provided in the Appendix.

25 The "American Community Survey (ACS)” is an ongoing survey conducted by the U.S. Census Bureau to provide detailed and
comprehensive social, economic, and demographic information about the American population. It collects data on a wide range of topics, 25
including population characteristics, housing, education, employment, income, and commuting patterns, at very granular regional levels.
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5. RESULTS AND DISCUSSION

As noted in Chapter 2, the STVR
market in the US has grown
rapidly in recent years, and the
growth in STVRs has outpaced
the rise in available dwellings,
as indicated by an increase in
STVR density. However, in 2020
and 2021, housing prices and
rents increased significantly at
a time when housing supply
growth was relatively slow but
factors affecting demand, i.e,,
income levels, unemployment
rates, and borrowing costs
remained favourable.

$300 lower
housing prices

in 2019 without any increase in
STVR density since 2014.

Only a hundredth (i.e., 0.2% out of
the 23.1%) of the increase in real
housing prices attributed to STVRs
according to our modeling.

The 2020-2021 period also saw
a significant shift in housing
preferences as workers moved
away from crowded commercial
centers to more rural regions in
search for more space and room.

We discuss the two distinct
periods in separate sections: the
trends for housing prices and
rents between 2014-2019 are
presented first, followed by those
for the 2020-2021 period, before
bringing the results for both
periods together to conclude.

STVR IMPACT ON HOUSING PRICES AND RENTS LEADING UP

TO THE PANDEMIC (2014-2019)

In the five years leading up to
the pandemic the growth of
STVR density had a negligible
impact on US housing prices.
The econometric analysis
shows that at the national
level, a 10% increase in STVR
density increases housing
prices by 0.18%. Between 2014
and 2019, average housing
prices increased by 23.1% in
real (inflation-adjusted) terms
and our modeling implies that
only 0.16% of this increase
was attributable to the rapid
growth of the STVR market
during this period.

The national impact of STVRs on
rental affordability was similarly
modest. Repeating our modeling
approach but switching our
focus to rental prices painted a
similar picture as that of housing
prices. Our modeling found that
a 10% increase in STVR density
raised rental prices by 0.6%.

Overall, we find that the growth
of STVR density between 2014
and 2019 resulted in US rental
prices being 0.9% higher than
they would otherwise have been.
Our model not only isolates the
role of STVR density but can
also be used to identify and size
the contribution of other drivers
(positive and negative).

Fig. 12: Drivers of growth in US housing prices between 2014 and 2019 (inflation-adjusted growth)

B STVR density

User cost of capital

. Housing units per household

. Mean income

. Unemployment rate . Other factors (pandemic-specific and local/regional effects)

0.7% 0.7% 0.2%
— —
23.1%
-5% 0% 5% 10% 15% 20% 25%

Percentage-point contribution to growth

Source: Oxford Economics
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The full breakdown is illustrated
in Fig. 12 and Fig. 13. This
demonstrates that much more
quantitatively significant causes
of observed US housing price
and rental inflation between
2014 and 2019 were the increase
in the average level of household
disposable income and the
steady decline in unemployment
rates, which boosted real
housing prices by a combined
22.3%. Similarly, rental price
growth was largely attributable
to the increase in income levels,
which contributed 5.4% of the
6.7% increase in rents in the
2014-2019 period.

Our results can be expressed
more simply in terms of the
impact on housing prices
and rents as of 2019. We find
that without any increase in
STVR density since 2014, the

average housing price of around
$211,000 in 2019 would have
been less than $300 lower in
real terms, and the average
monthly rent of around $1,000
would have been lower by $8 in
real terms. That is, between 2014
and 2019, STVRs contributed

a hundredth and a seventh to
overall growth in housing prices
and rents respectively.

In contrast, growth in
conventional economic factors
since 2014 is estimated to have
contributed around $42,000
to housing prices and $52 to
monthly rents in real terms

in 2021, i.e., conventional
economic factors contributed
almost all of the growth in
housing prices and more than
four-fifths of rental price
growth respectively in real
terms between 2014 and 2019.

$8 lower
monthly rents

in 2019 without any increase in
STVR density since 2014.

About a seventh (i.e., 0.9% out
of the 6.7%) of the increase in
real rents attributed to STVRs
according to our model.

Fig. 13: Drivers of growth in rents in the US between 2014 and 2019 (inflation-adjusted growth)

. STVR density

Household size

. Other factors (pandemic-specific and local/regional effects)

-0.3% 0.3%

. Housing units per household

. Mean income

2]

6.7%

-1% 0% 1%

Source: Oxford Economics

2% 3% 4% 5%
Percentage-point contribution to growth

6% 7% 8%
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IMPACT OF THE PANDEMIC ON HOUSING PRICES AND RENTS (2020-2021)

The pandemic and the
associated changes in work
patterns have had a significant
impact on housing market
dynamics in recent years. As
workers have spread out of
urban centres in search of more
spacious accommodation,
housing prices and rents in
more affordable counties

have surged.?® For example,
Ramani and Bloom (2022)%
show there has been a “donut
effect” whereby households
and businesses have moved out
of city centers over this period
towards the suburbs resulting in
a significant divergence in price
growth between these two areas.

In the 12 largest metro areas in
the US, the study found that
the central business districts
(CBDs) and the top 10% of zip
codes by population density
saw more than a 10% drop in
rents when rents in other areas

increased between March 2020
and November 2020. Although
there is less of an aggregate
decrease in home sale prices as
compared with rents, there is

a similar demand reallocation
effect where CBDs and dense
areas experience relative price
growth slowdowns compared
with less dense areas.

The emergence of the “donut
effect” was attributed to four
key factors: the economic
impact of the virus; restricted
access to urban amenities
during lockdowns; apprehension
towards densely populated
areas due to virus transmission
concerns; and the ability to work
remotely. The latter, which is
likely to have a lasting impact
beyond the pandemic, enables
individuals to reside in more
spacious homes outside city
centers while maintaining their
job productivity.?®

Consequently, a thorough
evaluation of the impact of
short-term vacation rentals
focussed on this period was
deemed necessary. This period
coincided with a period where
the growth in STVR density
reversed to some extent; STVR
density fell to 5.5 listings per
1,000 dwellings in 2020 from
6.1 listings per 1,000 dwellings
in 2019.

Between 2019 and 2021,
housing prices increased by
9.6% in real terms whereas
rental prices increased by 3.3%.
Our modeling indicates that
the contribution of STVRs to
housing price and rental price
growth over this period was
largely negligible.

Fig. 14: Drivers of growth in US home prices between 2020 and 2021 (inflation-adjusted growth)

B sTVR density

User cost of capital

. Housing units per household

. Mean income

. Unemployment rate . Other factors (pandemic-specific and local/regional effects)

0.0%

0.2%

-1% 0% 1% 2%

Percentage-point contribution to growth

Source: Oxford Economics

3% 4% 5% 6%

7% 8% 9% 10%

26 Bloomberg “How the ‘rise of the rest’ became the ‘rise of the rents’, 8 September 2022 (last accessed May 2023).

28 27 Arjun Ramani and Bloom, Nicholas. “The Donut Effect of COVID-19 on Cities.” National Bureau of Economic Research, Working Paper

28876 (2022).

28 Ramani and Bloom, “The donut effect: How COVID-19 shapes real estate”, January 2021 (last accessed June 2023).
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Fig. 15: Drivers of growth in US housing prices between 2014 and 2021 (inflation-adjusted growth)

B sTVR density

Household size

. Other factors (pandemic-specific and local/regional effects)

0.0% 0.0%

. Housing units per household

. Mean income

3.3%

-0.5% 0.0% 0.5%

Percentage-point contribution to growth

Source: Oxford Economics

Further, our modeling also
indicates that only a small
fraction of the increase in
housing prices—less than

21% of the 9.6% growth in
prices—is explained by more
traditional economic and
housing market specific factors
such as average income levels,
unemployment rates, housing
supply and inventory, or the
cost of borrowing.

A majority of the growth

in housing prices between
2019 and 2021 are due to
other factors not included

in the model, such regional
and local factors such as
changes in zoning laws,
building codes, and other
regulations and changes in
housing preferences. For
example, the pandemic has
shifted preferences towards
larger housing and housing

in suburban and rural areas
through the necessity of remote
work and the desire for living
outside crowded urban centres.

1.0% 1.5% 2.0%

This trend is evident in the
higher prices of spacious
suburban homes, as well as the
increased preference for single-
family housing over multifamily
construction.?®

In the rental market however,
the increase in household
income levels contributed 2.5%
to the 3.3% growth in rents
between 2019 and 2021.

Translating the above results
into impacts on housing prices
and rents, we find that changes
in conventional economic
factors since 2019 contributed
around $5,000 to housing
prices and $24 to monthly rents
in real terms in 2021, i.e, less
than a quarter of the growth

in housing prices and almost
three-fourths of the growth
rental prices in real terms
between 2019 and 2021.

2.5% 3.0% 3.5%

STVRS’ contribution to housing
price and rental price growth
was negligible, according to
our model results. Nearly 78%
of housing price growth and
26% of rental price increase

in 2020-2021 was attributed

by our model to pandemic-
specific factors or other local or
regional factors.

29 Federal Reserve Bank of Dallas, “Why House Prices Surged as the COVID-19 Pandemic Took Hold”, December 2021 (last accessed May 2023). 29
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BRINGING IT TOGETHER: STVRS AND THE HOUSING MARKET BETWEEN 2014 AND 2021

linked to the pandemic and During this period, housing
associated behavioral changes. prices increased by 32.7%

It is too early to say whether whereas rental prices increased
the housing market, i.e, the the extent to which these by 9.9% in real terms. Of this
five years leading up to the changes are likely to persist in growth, our modeling indicates
pandemic (2014-2019) and the the future. In this section, we that the increase in STVR

two years since the pandemic present the results based on a density contributed 0.4% to
(2020-2021). These periods model covering the entire 2014-  housing price growth and 0.5%
saw different trends in housing 2021 period and the associated to rental price growth.

market and economic variables  economic trends.

The modeling horizon for this
study comprises two periods
with distinct dynamics in

Fig. 16: Drivers of growth in home prices in the US between 2014 and 2021 (inflation-adjusted growth)
B sTVR density

B Housing units per household B Mean income

User cost of capital

. Unemployment rate . Other factors (pandemic-specific and local/regional effects)

0.4% 0.4%
32.7%
0% 5% 10% 15% 20% 25% 30% 35%

Percentage-point contribution to growth

Source: Oxford Economics

Fig. 17. Drivers of growth in rents in the US between 2014 and 2021 (inflation-adjusted growth)

. STVR density Household size . Housing units per household . Mean income

. Other factors (pandemic-specific and local/regional effects)

-0.4%

.

9.9%

-2% 0% 2% 4% 6% 8% 10%
Percentage-point contribution to growth

Source: Oxford Economics
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Over the period of 2014 to 2021,
the growth in housing prices by
32.7% was largely influenced by
a 23.8% contribution from the
increase in income levels and
the decrease in unemployment.
The remaining growth was
attributed to a complex
interplay of factors, including
pandemic-related behavioral
changes and region-specific
regulations.

Similarly, the rise in rental

costs by 9.9% during the same
period was largely due to a

7.8% increase attributable to in
income levels, with the remaining
largely being influenced by
pandemic-related factors and
region-specific regulations.

Our modeling shows that
without any increase in

STVR density since 2014, the
average home price of around
$232,000 in 2021 would have
been only $800 lower in

real terms, and the average
monthly rent of around $1,000
would have been lower by only
$5 in real terms.

Considering that most
households do not pay the

full price of a house upfront,
but rather apply for long-term
mortgages, we estimate the
average annual mortgage
payment in 2021 would have
been $40 cheaper if STVRs had
remained at their 2014 levels.

In contrast, growth in
conventional economic factors
since 2014 is estimated to have
contributed around $47000

to housing prices and $72 to
monthly rents in real terms in
2021, i.e., around three-fourths of
the growth in housing prices and
rental prices respectively in real
terms between 2014 and 2021.

31
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THE IMPACT OF STVRS IN VACATION DESTINATIONS

Is the impact of STVRs on prices and rents
different in traditional vacation markets such

as counties in the mountains or in coastal
areas? In both the housing prices and the rental
model, we find that, in the long run, the effect
of STVRs on the dependent variable is similar in
these highly seasonal areas. STVRs contributed
around 0.2% out of the total housing price
growth of 43.4% in mountain counties and
27.7% in coastal areas, as shown in Fig. 18.

As far as the rental market is concerned, in
vacation markets, homes are less likely to be
rented on a long-term basis. That means that
STVRs have an even smaller effect on rents in

these markets. As shown in Fig. 19, STVRs have
contributed 0.5% or less to rental price growth
in mountains and coastal areas.

In the homeowners’ market, by their very
definition, vacation-destination housing markets
have higher vacancy rates that reflect more
volatile seasonal housing demand. The impact of
STVRs on house prices is found to be similar in
these areas, as home owners have been renting
out their properties long before the advent of
internet platforms offering STVRs (through
agencies and brokers) and therefore the value
from such rental revenue has long been priced in
the value of homes in these localities.

Fig. 18: Impact of STVRs on housing prices in mountains and coastal areas

. STVR contribution . Other factors

Mountains

Coastal
regions

0.20%
=

43.4%

All US
regions
0% 10% 20% 30% 40% 50%
Source: Oxford Economics Housing price growth

Fig. 19: Impact of STVRs on rents in mountains and coastal areas

. STVR contribution . Other factors

Mountains

Coastal
regions

All US
regions

0.5%
P

13.7%

0% 5%
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Source: Oxford Economics Rent price growth
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6. CONCLUSION

In evaluating the impact of short-
term vacation rentals (STVRs)
on the growth of housing prices,
rents, and affordability between
2014 and 2021, we find that:

e STVRs had a minimal impact
on US housing prices and
rents. Growth in STVR
density contributed to 0.4%
of the 32.7% growth in house
prices and 0.5% of the 9.9%
rise in rents during the 2014-
2021 period.

e |n other words, housing
prices would have been only
$800 lower and monthly
rents would have been only
$5 lower in real terms if STVR
density had not increased
between 2015 and 2021.

e Changes in economic
factors—such as
unemployment and income
levels—since 2014 are
estimated to have contributed
around $47,000 to housing
prices and $72 to monthly
rents in real terms in 2021, i.e,,
almost three-fourths (3/4) of
the growth in housing prices
and rental prices in real terms
between 2014 and 2021.

o Analysis focussed on
the pandemic and post-
pandemic era reveals a
notable transformation in
market dynamics. Changes
in housing preferences—such
as an increase in demand
for homes with dedicated
offices spaces for remote
work and outdoor areas for
recreation—had a substantial
impact on prices and rents
since March 2020.

o A model extension suggests
that the effect of STVRs on
both housing prices and
rents is similar in vacation
destinations to that of
other regions.

The findings have important
implications for policymakers
who have been focusing on
STVRs as both the primary
cause of high home prices and
its solution. Over-regulating
STVRs could harm local
economies, reducing visitor
spending, and limiting tourism
income. Additionally, areas with
high rates of second-home
ownership that heavily rely on
tourism may not experience

an immediate increase in
long-term rental availability.
Finding a balance between
STVR regulation and economic
vibrancy while addressing
housing concerns is crucial.
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APPENDIX: METHODOLOGY

AND DATA

ECONOMETRIC METHODOLOGY

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

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

Dynamic panel models have
become increasingly popular
in many areas of economic
research, and their use has
provided new insights. Using
dynamic panel models allows
us to find overall (long-run)
coefficients for the explanatory
variables as well as the
contemporaneous (or short-
run) ones.

The advantages of dynamic
models include:

e controlling for the impact of
past values of housing prices
(or rents) on current values;

e cstimation of overall (long-
run) and contemporaneous
(short-run) effects; and

e use of past values of
explanatory variables as
instrumental variables to
mitigate the bias due to
two-way causality between
economic conditions
and the housing market,
omitted variable bias and
measurement error.

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

The Wooldridge test allows us
to test whether the errors are
serially correlated; if these are
found to be autocorrelated, we
may infer that there is a need
for a dynamic model.?® The
disadvantage of a dynamic
panel model, however, is

that it can add considerable
complexity to the modeling
process. A simpler static model
might therefore be a preferable
approach if the Wooldridge test
does not suggest a dynamic
panel is necessary.

Use of instruments

Instruments are used to control
for potential endogeneity in

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

MODEL RESULTS

As explained, our model
specification is known as
Difference GMM; such approach,
by virtue of being a dynamic
model, has both a short- and
long-run impact. To obtain the
long-run impact, we used the
Delta method and discounted
the short-run impact by one
minus the coefficient on the
lagged dependent variable.

CONTRIBUTION ANALYSIS

The modeling results shown

in Fig. 20 and Fig. 21 tell us
about the sensitivity of rents
and prices to changes in their
macroeconomic determinants.
But these results can also

be used to find out which

of the determinants were
responsible for past changes

in the dependent variables. For
instance, Fig. 20 shows that
the number of housing units
per household has a significant
negative effect on rents. But
while rents may be sensitive

to changes in the supply of
housing stock, if there was no
(or little) change in the housing
stock over the study period,
then this variable will not have
influenced housing prices
during that period.

The “contribution” of a given
variable in explaining changes
in housing prices or rents is
therefore a combination of both
the estimated sensitivities and
the change in that variable over
the period under analysis.
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Fig. 20: Model results: rents

. Full study sample Pre-pandemic period

Lagged log real median rents QuezyZ Al
ggeaiog (0.017) (0.0134)
. 0.0008*** 0.00171***
STVR density (0.0002) (0.0003)
Log mean income OllgsT OilZ7e—=
9 (0.0149) (0.0156)
. . -0.0681*** -0.0728***
Log housing units per household (0.0069) (0.0076)
. 0.0455*** 0.0454***
Log household size (rental) (0.0069) (0.0074)
Constant -0.3890*** -0.1165
(0.1306) (0.1424)
Observations 28,026 21,798
Number of counties 314 314

Standard errors in parentheses. *** p<0.01, ** p<0.05, * p<0.1l. Note that the contributions for the 2020-2021 period are calculated using the coefficients
from the 2014-2019 period to illustrate the extent to which economic relationships changed due to the pandemic and associated factors.

Source: Oxford Economics

Fig. 21: Model results: housing prices

. Full study sample Pre-pandemic period

Lagged log real median home prices oz Lea oo
99 g © (0.0073) (0.0063)
: 0.0000 0.0001
STVR density (0.0001) (0.0001)
Log mean income Qo7 QYO
g (0.0072) (0.0067)
User cost of capital “0.21I5 04575
P (0.0150) (0.0144)
: . -0.0795%** -0.1071***
Log housing unites per household (0.0093) (0.0143)
Unemployment rate “G0/ e
IOy (0.0002) (0.0003)
Observations 20,475 17,769
Number of counties 2,708 2,650

Standard errors in parentheses. *** p<0.01, ** p<0.05, * p<0.1. Note that the contributions for the 2020-2021 period are calculated using the coefficients
from the 2014-2019 period to illustrate the extent to which economic relationships changed due to the pandemic and associated factors.

Source: Oxford Economics
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MODELS WITH INTERACTIONS

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

Housing prices;, = o STVR;, + B X, + y Housing prices;,_,

However, in order to isolate vacation markets, we added an interaction term to our models, defining
them based on whether the counties were coastal or mountainous regions.*® The model is now
specified as follows:

Housing prices;, = o STVR;; + a, + (Vacation = STVR;,) + B X, + y Housing prices;,_;

Without the interaction term, a would be interpreted as the total effect of STVRs on prices. But
the interaction means that the effect of STVRs on prices is different for vacation markets and less
touristic areas. The effect of STVRs on prices in non-touristic counties is equal to a;. However, in
vacation markets the effect is equal to a; + a,.

In both the housing prices and the rental model, the interaction term for vacation markets is not
statistically significant, suggesting that the effect of STVRs on the dependent variable is the same as
other regions in these potentially tourism-heavy areas.

DATA

The table below shows the data used in our model and the corresponding sources.

Narable  lsowee

Active listings AirDNA
ZHVI all homes price index Zillow

Rents by property size US Census Bureau and the Department of Housing and Urban Development
Mean and median income Oxford Economics databank
Number of housing units Census Bureau
Number of households Oxford Economics databank
Unemployment rate Bureau of Labor Statistics

Tourism GDP Oxford Economics databank
Building permits US Census Bureau
Household size American Community Survey
User cost of capital (see note below)
Property tax rates American Community Survey (5-year estimates)
Depreciation rates US Bureau of Economic Analysis
Inflation expectations Federal Reserve Bank of Cleveland
Effective interest rate US Federal Housing Finance Agency
Effective mortgage rate Federal Reserve Economic Data

Mortgage interest deduction rate Internal Revenue Service, American Community Survey, Tax Foundation

Source: Oxford Economics

38 32 The dummy variable takes a value 1if the county is coastal or in a mountain region, and O otherwise.
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ABOUT OXFORD ECONOMICS

Oxford Economics was founded in 1981 as a
commercial venture with Oxford University’s business
college to provide economic forecasting and modeling
to UK companies and financial institutions expanding
abroad. Since then, we have become one of the
world’s foremost independent global advisory firms,
providing reports, forecasts and analytical tools on
more than 200 countries, 100 industries, and 8,000
cities and regions. Our best-in-class global economic
and industry models and analytical tools give us an
unparalleled ability to forecast external market trends

and assess their economic, social, and business impact.

Headquartered in Oxford, England, with regional

centers in New York, London, Frankfurt, and Singapore,

Oxford Economics has offices across the globe in
Belfast, Boston, Cape Town, Chicago, Dubai, Dublin,
Hong Kong, Los Angeles, Mexico City, Milan, Paris,
Philadelphia, Stockholm, Sydney, Tokyo, and Toronto.

We employ 450 staff, including more than

300 professional economists, industry experts,

and business editors—one of the largest teams of
macroeconomists and thought leadership specialists.
Our global team is highly skilled in a full range

of research techniques and thought leadership
capabilities from econometric modeling, scenario
framing, and economic impact analysis to market
surveys, case studies, expert panels, and web analytics.

Oxford Economics is a key adviser to corporate,
financial, and government decision-makers and thought
leaders. Our worldwide client base now comprises over
2,000 international organizations, including leading
multinational companies and financial institutions; key
government bodies and trade associations; and top
universities, consultancies, and think tanks.

ABOUT THE VACATION RENTAL MANAGEMENT ASSOCIATION

Founded in 1985, the Vacation Rental Management
Association (VRMA) advances and advocates for the
short-term vacation rental property management

and hospitality industries. Headquartered in the
United States, membership includes professional
property managers, owners, and suppliers in countries
throughout the world—in addition to housekeeping
and maintenance professionals through its partnership
with the Vacation Rental Housekeeping Professionals
(VRHP). VRMA provides news and research, education
and networking opportunities, certification and
accreditation, promotes the value of the vacation
rental experience, and drives industry growth.

June 2023

All data shown in tables and charts are Oxford Economics’

own data, except where otherwise stated and cited in
footnotes, and are copyright © Oxford Economics Ltd.

This report is confidential to VRMA and may not be published

or distributed without their prior written permission.

The modeling and results presented here are based on

information provided by third parties, upon which Oxford

VRMA engages in advocacy efforts to promote
favorable legislative and regulatory environments for
the short-term vacation rental industry, and supports
fair and reasonable regulation. VRMA works with
lawmakers and government agencies to educate them
about the benefits of vacation rentals, emphasizing
the contributions made by its members to local
economies. VRMA also conducts and underwrites
research to generate insights that help its members
make informed business decisions and advocate for
their community. To learn more, visit www.vrma.org
and www.vrmaadvocate.org.

To discuss the report further please contact:

Hamilton Galloway:
hgalloway@oxfordeconomics.com

Oxford Economics

4 Millbank,

London

SWIP 3JA, UK

Tel: +44 203 910 8061

Economics has relied in producing its report and forecasts in
good faith. Any subsequent revision or update of those data

will affect the assessments and projections shown.
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October 18, 2023
To: Humboldt County, Planning Dept. :
RE: Short-Term Rental ordinance
Hello,

We are County residents (McKinleyville), and have two operating
STRs in our immediate area. \We have no complaints so far
about these operations, BUT, we notice in our reading of news
coverage of the matter of a riecessary new ordinance, that one
requirement is in the “mix.” That is, the need for a 2-way street or
road to allow the obvious: for an emergency vehicle to get in, and
possibly other vehicles to get out at the same time. Please
consider this a public comment , and that this requirement be kept
in any final language to the ordinance. One STR very near to us
has only an unpaved alley thatis one-lane, and has no shoulder
on either side. This would be a disaster in an emergency with any
number of vehicles involved—much less a fire truck!!

» EUREKA CA 955
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County of Humboldt
Planning Department
3015 “H” Street
Eureka, CA 95501
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