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PACKET MODIFICATIONS

August 18, 2026

Addition of the following documents handed out, not included in the original
packet:

o Draft Whereas Ordinance from committee members Sam Staley &
Deborah Spiegel.
o Short-Term Rental Information from Interim Administrator Sund.




DRAFT August 18, 2026

1. WHEREAS, the Town of Paonia recognizes that short-term rentals contribute to
tourism, local businesses, agritourism, and community activities, and can allow
local homeowners to supplement and diversify theirincome when renting all or a
portion of their homes; and

2. WHEREAS, the Town of Paonia recognizes that long-term residents, whether
homeowners or long-term renters, are the foundation of our sustainable, thriving
community, economy, and schools;

3. WHEREAS, the Board of Trustees has, over the past few years, conducted extensive
public input meetings and workshops regarding the increasing lack of affordable
housing, the growth of short-term rentals, and community concerns about the
potential for impact of unregulated, unlimited whole-home short-term rentals on
the availability of affordable housing;

4. WHEREAS, the Board of Trustees recognizes that there are many types of short-term
rentals, and that non-owner occupied, whole home rentals may impact the
availability of affordable housing for long-term rentals, but that there are myriad and
complex macro-economic factors that affect the supply of affordable housing;

5. WHEREAS, the Board of Trustees passed an initial short-term rental Ordnance
2024-05, which was then repealed on April 1, 2025, and subsequently directed
further study and committee work to redevelop a new Ordnance better suited to the
Town of Paonia;

6. WHEREAS, the Board of Trustees seeks to establish a clear, fair, and proportional
framework for the registration and regulation of short-term rentals thatis
appropriate to Paonia’s size, character, and sustainability as a small town; and

7. WHEREAS, the purposes of this Ordinance are to promote public safety, address
nuisances, provide accountability, ensure applicable tax compliance, establish an
administratively workable registration process, continue to monitor how short-term
rentals are affecting residents of the Town of Paonia, and adaptively manage the
total stock of non-owner occupied, whole home short-term rentals;

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF TRUSTEES OF THE TOWN OF
PAONIA, COLORADO:






































































































AP Town of Paonia

214 Grand Avenue
PAONIA Tuesday, August 18, 2026 5:00 PM
Ad Hoc STR Committee Agenda

C+0+*L+0O0:R*A*D+0O

Public Participation: Please raise your hand and wait to be recognized by the Facilitator,
come to the podium and state your name and whether you live in town or out of town. Please
direct all comments to the Facilitator. Please be respectful and help to maintain decorum by not
engaging in derogatory and/or demeaning statements or public displays.

A) Call to Order
B) Approval of Agenda
C) Action Items

1) Briefreview of previous meetings executive summary and public comment.

2) Hear from Interim Administrator Sund about the STR data sets review and the data
set/sets the Committee can use going forward.

3) Hear recommendations from Committee members Staley and Spiegel as to the
ordinance’s preamble section. Continue that discussion.

4) Point-by point discussion of the proposed Common Ground Ordinance with emphasis
on language to retain, revise, remove, or add. Identify next steps.

5) Additonal Public Comment (time Permitting)

6) Discuss agenda items and preparation mateirals needed for the next meeting. Specific
survey questions?

D) Adjournment
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August 4, 2026
Short-Term Rental Ad Hoc Committee
Summary Executive

Meeting Overview

The STR Ad Hoc Committee met to review its previous meeting summary, receive
an update on the Board of Trustees' July 28 actions, fill two committee vacancies,
and begin work under its expanded scope. The Committee appointed Deborah
Spiegel and Jaylene Park, then began review of ordinance proposed by Common
Ground.

Call to Order and Agenda Approval

The Committee approved the agenda and proceeded with the listed action items.
The facilitator asked that future agendas omit public-participation language that
does not reflect the Committee's practice, including the three-minute limit and the
statement that staff and the Committee will not respond to public comment during
the meeting.

Review of Previous Meeting Summary and Public Comment

The Committee reviewed the July 21 executive summary without comment. No
public comment survey was made available after that meeting and no public
comment was received. The facilitator requested of staff that video recordings
remain publicly available on the website until after the next meeting, when the new
recording is available.

Members discussed inaccuracies in a July 29th Delta County Independent article
concerning the Committee and related Board discussion. A correction to the
headline had been requested and made, although members noted remaining errors
involving names and context. The discussion emphasized the importance of
accurate reporting and direct follow-up with the newspaper when corrections are
needed.

July 28 Board of Trustees Actions

Staff reported that the Board of Trustees approved extending the facilitator's
contract through the end of 2026 and removed the prior limitations on the
Committee's scope.

Filling the Two Open Committee Seats

The Committee considered Deborah Spiegel, Kathlyn 'Linnie' O'Brien, and Jaylene
Park in connection with the two open seats. Ms. O'Brien, who submitted a formal
application and addressed the Committee at the prior meeting, was not present.
Members discussed continuity, prior involvement in the repeal and Common Ground
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process, the value of a fresh neighborhood perspective, and the need to
independently review rather than automatically adopt Common Ground
recommendations.

Ms. Spiegel described her long association with Paonia, experience with both long-
term and short-term rentals, participation in the repeal and Common Ground work,
ordinance research, and interest in developing balanced regulations that protect
neighborhoods, property rights, housing, and the local economy. She confirmed her
willingness to serve, subject to occasional scheduling limitations.

Motion by Sheree Fisher, second by Calla Rose Ostrander:

‘I make a motion to accept Deborah Spiegel as a committee member on the Ad Hoc
Short-Term Rental Committee.”

Motion was carried without objection and Deborah Spiegel joined the Committee.

Ms. Park described her Paonia roots, former operation of a family-home STR,
banking and property-management experience, ownership of long-term, short-term,
and commercial rentals, and her view that visitor lodging supports local businesses
during Paonia's limited tourism season. She stated that she remained aligned with
the Common Ground principles and wanted to help move the ordinance process to
completion.

Motion by Calla Rose Ostrander, second by Sheree Fisher:
I move to appoint Jaylene Parker to the Ad Hoc Short-Term Rental Committee.
Motion was carried unanimously and Jaylene Park joined the Committee.

Priorities for Moving Forward and New Business

With the expanded scope and full membership, the Committee agreed to work
through Common Ground’s proposed ordinance as a starting document - identifying
provisions requiring discussion, gaps, and opportunities to incorporate prior
Committee work and other priorities. Members emphasized that the proposal would
be reviewed on its merits and would not be treated as pre-approved.

Proposed Ordinance Preamble

The Committee began with the proposed 'whereas' clauses. Discussion focused on
the meaning and purpose of a registration-based framework, including owner and
emergency-contact information, fees, accountability, and enforcement against
unregistered operations. Members questioned whether the preamble should specify
a regulatory model before the Committee completes its policy decisions.
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Members generally favored a shorter, neutral preamble that identifies public-safety,
nuisance-prevention, accountability, economic, tourism, and administrative purposes
without framing the new ordinance primarily as a counter-point to the repealed
ordinance. The Committee also discussed avoiding debatable causal statements
concerning STRs. Sam and Deborah agreed to prepare an initial revised preamble
for review at the next meeting.

Definitions and Regulatory Approach

The Committee compared the Common Ground definitions with definitions
previously discussed and recorded in the facilitator's Living Document. Members
considered whether one broad definition of short-term rental could cover whole-
home and partial-home rentals while later ordinance sections establish different
registration, fee, or regulatory requirements for each category.

Discussion centered on single-room and owner-occupied rentals. Members noted
that defining such rentals does not require regulating them in the same manner as
whole-home rentals and that categories or exemptions can be addressed later. The
Committee agreed that each member will review the entire proposed ordinance
before the next meeting, identify language to retain, revise, remove, or add, and
bring specific recommendations for discussion.

STR Data and Supporting Information

The Committee discussed differences among available estimates of STR activity,
including the Common Ground research, prior individual research, and the Town's
Housing Needs Assessment. Common Ground representatives described their
property-level outreach and mapping. Members agreed to review the information
already available in the shared drive. Greg agreed to work with staff on coming up
with a data set the Committee can use relevant to the current number of STRs in
Paonia.

Public Comment / Public Participation

Public participation occurred during the agenda discussions rather than through a
distinct final public-comment period. Towards the end of the meeting, a community
member stated that the Committee was making progress and encouraged it to
complete its work efficiently.

Materials and Preparation for the Next Meeting
The Committee identified the following preparation items:

* A revised draft of the proposed ordinance preamble prepared initially by Sam and
Deborah;

» Individual Committee review of the full Common Ground proposed ordinance,
with specific additions, deletions, and revisions identified;
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* The facilitator's Living Document summarizing definitions and other work
completed to date;

» Review of the STR data and maps available in the shared drive, together with
relevant information from the Town's housing-needs assessment and other
sources;

« Staff input regarding the most reliable data set for Committee use; and

* A public survey question focused on whether room rentals within owner-occupied
homes should be regulated.

Next Steps / Action Iltems

1. Scott will follow up with Linnie regarding the Committee's appointments.

2. Sam and Deborah will prepare an initial simplified and balanced preamble for
Committee review.

3. All Committee members will review the proposed ordinance and bring specific
recommendations, including how different STR types should be treated.

4. Staff will ensure Deborah Spiegel and Jaylene Park have access to the shared
Committee materials.

5. Greg will work with staff to review available STR data and come up with a data
set the Committee can use going forward.

6. The Committee will continue work on definitions, regulatory categories, and the
treatment of single-room and owner-occupied rentals.

Adjournment

The transcript concludes at approximately 6:25 p.m. after closing remarks and does
not capture a formal motion to adjourn or a recorded adjournment vote.

Next Meeting: August 18th, 2026

Submitted August 6, 2026 by Scott Brown, facilitator

Document based on an Al-generated meeting summary
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STR Ad-Hoc Committee - Living Document
Last updated August 5, 2026

The seven topics outlined by the Board of Trustees for discussion and
recommendations (see STR Committee April 7, 2026 packet):

1. Number of maximum (Dwelling unit/single room) STR licenses offered

by the Town and what this number is based on.

Definition of a single room rental.

Approach for licensing single room rentals.

Owner occupied vs. non-owner-occupied dwelling units as STRs

Possibly assigning the number of STR licenses and the associated

parking requirements based respectively on the Town Zoning

Classifications - C-1, C-2, R-1, R-2, R-3, and E-1 (See zoning

classification descriptions and the Town zoning map)

6. Discuss the time frame included in the definition for primary residence
— A privately-owned residential dwelling or property at which the
owner resides for at least two hundred (200) days per year. (This is the
definition and time frame included in the original Ordinance).

7. Establishment of a license waiting list used when all allotted licenses
have been issued.

Nk W

Definition of a Single-Room Short-Term Rental
The committee reviewed prior ordinance language defining a “single
bedroom short-term rental.” Discussion focused on:

* Whether the phrase “primary residence” should remain in the
definition,

* Clarifying the meaning of “shared facilities,”

* Distinguishing room rentals from separate dwelling units,

* Determining whether separate bathrooms or basement spaces still
qualify as room rentals,

* Clarifying that separate kitchens generally create separate dwelling
units under zoning standards.

The Committee considered other existing information including the Common

Ground proposal, and existing municipal code. Public comment was included
in the discussion, along with input from Town staff. It was agreed that the
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20f5

existing language found in the repealed ordinance was a good starting point.
Several committee members supported simplifying the language and making
the definition flexible enough to reflect real-world room-rental situations.

The committee proposed modifying language requiring that: “all other
facilities are shared” to wording such as: “facilities may be shared.”

Members acknowledged the definition may require future refinement as
additional STR topics are addressed. At the June 2, 2026 meeting (advisory
recommendations only since an formal quorum was not present), the
committee took another look at this definition and agreed that further
refinement/clarification of the language was needed. The current
recommendation is that this definition now read:

A privately-owned bedroom within a Primary Residence, or within the Core
Commercial District (C-1) that is rented for the purpose of lodging for any
period less than thirty (30) consecutive days, where all other facilities are
may be shared with the owner of the dwelling.

Approach for Licensing Single Room Rentals

The committee reviewed licensing concepts contained in:
* The repealed STR ordinance, and
* The Common Ground proposal.

Discussion generally favored a simplified registration system rather than a
heavily layered permitting process.
The Common Ground proposal included:

* Town-issued registration requirements,

* Multi-year registration periods,

* Complaint-driven enforcement,

* Cost-recovery fee structures,

* Basic application information,

* Self-certification of safety compliance.

Committee members and the public emphasized the importance of:
* Keeping regulations simple,
* Minimizing administrative burden,
* Maintaining affordability for operators,
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* Ensuring regulations are manageable for town staff.

Several participants expressed concern that the repealed ordinance was overly
complicated and burdensome, particularly for residents renting rooms within
owner-occupied homes.

Registration Terms, Renewal Cycles, and Administrative Considerations
The committee discussed possible registration renewal cycles, including:

* Annual renewals,

* Two-year cycles,

* Three-year cycles.

Discussion included:
* Potential benefits of reducing staff workload through longer renewal
periods,
* Concerns about tracking multi-year licenses,
* Establishing common renewal dates,
* Using prorated fees for mid-cycle applicants.

Public comment was included in this discussion, along with input from Town
staff. It was agreed that the language in the Common Ground proposal for the
most part outlined a workable approach. The recommended three-year
registration period had a lot of support. The concept of complaint-driven
enforcement was repeatedly referenced as a way to reduce administrative
complexity.

The committee also discussed whether STR registrations should be
transferable upon sale of a property. Members discussed the possibility of a
transfer process requiring new owners to complete compliance review while
preserving existing reservations. It was pointed out that transferability could
happen along the lines of the process used for liquor licenses. It was agreed to
park transferability for further discussion in the future.

Time Frame Included in the Definition of Primary Residence. The
Committee discussed this topic on June 2nd and took quite a bit of public
comment. There was broad agreement within the room as a whole that the
definition in the original ordinance be modified to read (again, this is
advisory only since a quorum was not present at this meeting):
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Primary Residence: A privately-owned residential dwelling or property at
which the ewner resident resides for at least {286 (183) days per year.

Further discussion occurred at the July 7 meeting. From the Executive
Summary:

A key point of discussion was whether a 183-day residency
requirement would be practical or enforceable. Several members
questioned how the Town would verify the number of days someone
resides in a property.

The Committee discussed voter registration at the specific property
address as a potentially simpler and more objective way to verify
residency. Members noted that this may align with the prior public
comment theme of shifting focus from “owner-occupied” to “resident-
occupied” or “resident-owner” properties.”’

Owner Occupied vs. Non-Owner-Occupied Dwelling Units as STRs.
The Committee took considerable public comment on this topic and it’s
unfortunate that the meeting was not recorded so as to more fully be able to
capture the input. Three main themes were:

1.) Shift the focus from owner- to resident-occupied.

i1.) Non-owner occupied (resident) units should be the sole focus of the
Town’s ordinance.

i11.) Non-owner occupied (resident) units should be regulated in a way that
isn’t overly burdensome and is consistent with the approach outlined in the
Common Ground proposal. Resident occupied units should be more leniently
regulated.

This topic was also discussed at the July 7 meeting. From the Executive
Summary:

The Committee also discussed concerns with non-resident STR ownership,

including difficulty reaching owners or managers, lack of local
accountability, and the possibility of larger outside investment groups
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purchasing homes for short-term rental use. Members noted that any future
definitions should avoid becoming overly complicated while still clearly
distinguishing between primary-residence and non-primary-residence STRs.
No final policy recommendation was made on this topic, as the Committee
preferred to fill the open seats before conducting additional substantive
business.

Additional items on the initial list from the Board of Trustees:

1. Number of maximum (Dwelling unit/single room) STR licenses offered by
the Town and what this number is based on.

2. Possibly assigning the number of STR licenses and the associated parking
requirements based respectively on the Town Zoning Classifications - C-1,
C-2, R-1,R-2, R-3, and E-1 (See zoning classification descriptions and the
Town zoning map)

3. Establishment of a license waiting list used when all allotted licenses have
been issued.

August 4th Meeting

New members appointed, scope expanded, focus on the ordinance drafted by
Common Ground.
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Paonia Short-Term Rental (STR) Snapshot

Verified Local Data | Spring 2026

e 28 STR units within Paonia town limits
e Representing 37 total listings (Airbnb + VRBO combined)
e ~3% of total housing stock (~943 units)

e 15 additional listings are classified as commercial accommodations

What the Data Shows:

1. STRs Are a Small Part of the Housing Market

e 28 units = approximately 3% of Paonia’s housing

e Paonia’s STR presence remains well below saturation levels seen in resort communities

2. Verified Data vs. Previously Reported Estimates

e This dataset is based on:
o Property-level review
o Cross-checking Airbnb and VRBO listings
o ldentification of unique units (not duplicated listings)

o Tracking of addresses, owners, and listing overlap

e Findings show significantly fewer STRs than previously stated publicly

Paonia Short-Term Rental (STR) Snapshot — Verified Local Data as at April 2nd, 2026 page 1/4
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&4 To date, no clear source or methodology has been cited for earlier, higher estimates or

published quoted statements

& This highlights the importance of using transparent, verifiable data to guide policy decisions

3. Listings # Units

e 37 listings reflect platform duplication (Airbnb + VRBO)

e The true number of properties is 28 actual units

(5] Important distinction for accurate policy decisions

4. Commercial vs. Private STRs

e 28 units — Private, non-commercial STRs

e 15 listings — Commercial accommodations (inns, lodges, etc.)

&J These are different categories and should be considered separately

5. Most STRs Are Not Full-Time Commercial Operations

e Many are:
o Owner-used homes
o Guest units or studios

o Part-time rentals

& These properties are often not part of the long-term rental pool

Paonia Short-Term Rental (STR) Snapshot — Verified Local Data as at April 2nd, 2026

page 2/4
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6. STRs Are Unlikely to Convert to Long-Term Rentals

e Owner feedback indicates:

o Very few would convert to LTRs

(5] Restricting STRs is unlikely to increase housing supply

7. STRs Support Tourism and the Local Economy

e STRs provide needed lodging for visitors, especially during:
o Festivals and events
o Peak travel seasons
e Guests support:
o Local restaurants, cafés, wineries, galleries, and shops

o Farms, markets, and local experiences

& STRs help circulate visitor spending directly into the local economy and support Paonia’s
small businesses and community vitality

Key Insight

Accurate, locally verified data shows STRs are limited in number, locally integrated, and not a
primary driver of housing availability challenges.

Bottom Line

We’re discussing 28 homes — about 3% of Paonia’s housing — based on verified,
property-level data, not estimates.

What This Means for Paonia?

Paonia Short-Term Rental (STR) Snapshot — Verified Local Data as at April 2nd, 2026 page 3/4
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Context for Discussion

e Paonia is a small, seasonal tourism market (May—Oct peak)
e STR activity is currently limited in scale and impact
e Verified data presents a more accurate baseline for decision-making

e STRs primarily support:
o Supplemental income for local residents / owners
o Visitor capacity where hotels are limited

e Data suggests STRs are not a primary driver of housing shortage

e STRs contribute positively by:
o Supporting local businesses
o Promoting and enabling tourism during key events

e Policy should reflect:
o Transparent and verifiable local data
o Local context, not assumptions or inflated estimates
o Balanced, proportional, and enforceable regulation

Key Takeaways for Policy / Next Steps

Align on accurate baseline numbers
Use verified local data to guide measured decisions that support town-appropriate policy
Avoid overregulation based on inflated estimates
Focus on:
o Simple registration
o Safety + compliance
o Proportional oversight appropriate for Paonia
e Continue refining proposed ordinance framework / example with community input

Data Source

Compiled from verified STR listings within Paonia town limits (Airbnb, VRBO, and direct review),
including unit-level identification, address matching, and platform cross-referencing. This
dataset will continue to be refined and updated. Latest version of spreadsheet is available to
view upon request. Prepared for Town of Paonia STR discussions, by Sandy Graves for
Common Ground

Paonia Short-Term Rental (STR) Snapshot — Verified Local Data as at April 2nd, 2026 page 4/4
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