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To: Honorable Mayor and Members of Town Council 
 
From: Kristin Read, Assistant Town Manager 
 
..Title 

Update: Short-Term Rentals 
..Body 
________________________________________________________________________________ 
 
Executive Summary 
 
Staff last provided Council with an update on the issue of short-term rentals within the community in 
February 2021 (Attachment A). This topic arose again during a recent Council discussion of 
accessory dwelling units, and Council requested staff provide updated information on the issue of 
short-term rentals. The purpose of this item is to provide that update. 
 
Discussion 
 
Council originally discussed this issue in February 2020, when there were roughly 120 short-term 
rentals operating in Castle Rock. By the time of staff’s 2021 update a year later, that had fallen to 
roughly 60 short-term rentals – likely due to declines in travel related to the pandemic. In reviewing 
multiple available data sources in April 2025, staff believes the number of short-term rentals in Castle 
Rock has returned to the range of 100 to 150 properties, out of a housing stock of roughly 31,000 
units. 
 
In 2020, staff examined whether to engage a vendor to facilitate pursuing greater compliance with 
business licensing and sales tax collection requirements for short-term rentals and did not believe it 
worthwhile to pursue at that time based on cost-benefit analysis. Staff refreshed information on this 
option in April 2025 and believes there would now be a cost benefit to engaging a third-party vendor 
for licensing and tax collection compliance, should Council desire. Though the number of short-term 
rentals is similar to when this option was originally examined, the cost of third-party support has fallen 
from $18,000 per year in 2020 to $5,000 annually now. Further, since the time this issue was last 
examined, Castle Rock voters have approved a 6% lodging tax, which applies to short-term rentals, 
increasing the associated revenue potential. 
 
Roughly 30 property hosts operating rentals within Town have obtained a Town business license and 
are remitting sales and lodging tax. Further, Airbnb recently began remitting sales and lodging tax to 
the Town on behalf of its hosts under the State’s “marketplace facilitators” regulations. In 2024, the 
Town brought in $669,050 in sales and lodging tax revenue related to short-term rentals. Estimating 
conservatively, staff believes this could increase to $749,050 annually if all 100+ short-term rental 
properties complied with the Town’s licensing and tax-collection requirements.  
 
Beyond the issue of business licensing and sales and lodging tax collection, Council could consider 
implementing regulations specific to short-term rentals, up to and including a ban of such rentals in 
Castle Rock. Within Douglas County, Castle Pines and Parker prohibit all short-term rentals, while 
Lone Tree allows grandfathered short-term rentals to operate but does not allow new short-term 
rentals. Douglas County allows short-term rentals in unincorporated areas with a license, and as long 
as the area’s zoning specifically allows such use. 
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There are no State regulations for short-term rentals. Municipal regulations vary, as summarized in an 
April 2022 Colorado Lawyer article, and address aspects including maximum occupancy, owner 
occupation, parking and the percentage of a community’s housing that may be used as short-term 
rentals, to name a few (Attachment B). Regulations are typically implemented to address nuisances 
or to promote housing affordability, among other values. HOAs may also regulate short-term rentals. 
 
Few concerns have been raised about the short-term rentals operating in Castle Rock since they 
have come onto the marketplace. Staff is happy to take Council’s direction regarding any particular 
regulations they might wish to examine further but does not have any recommendation beyond 
requiring business licensing and sales and lodging tax collection, so that all lodging properties in 
Castle Rock are on a level playing field in this regard. 
 
Attachment 
 
Attachment A: Staff Report from February 2021 Short-Term Rental Update 
Attachment B: The State of Short-Term Rentals in Colorado from Colorado Lawyer magazine 
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To: Honorable Mayor and Members of Town Council 

From: Kristin Read, Assistant Town Manager 

Title: Update: Short-Term Rentals

________________________________________________________________________________ 

Executive Summary 

Council in February 2020 discussed the issue of short-term rentals within the community. Council 
directed staff to define the rentals within Town Code and to continue efforts to collect from the rentals 
the sales tax due to the Town. The purpose of this memo is to provide an update on staff efforts to 
date in this area. 

Discussion 

At the time of Council’s last discussion on this issue, staff found approximately 120 listings in the 
Castle Rock area on Airbnb and about 25 on VRBO. (Staff disclosed these numbers were not exact – 
especially given the unincorporated pockets that exist throughout and around Castle Rock – but they 
provided a ballpark figure for listings in the area. Also, property owners may choose to list on more 
than one service, so there could be some overlap between the two sites.) Subsequent to the 
Council discussion, staff purchased services from a third-party vendor that validated this analysis – 
in February 2020, the service found 116 listings in Castle Rock, 103 of which would be considered 
short-term rentals, estimated to be comprised of 93 unique properties. 

Likely due to declines in travel related to the COVID-19 pandemic, listings have fallen off by about 
35% over the last year. The January 2021 third-party report showed 67 listings, 60 of which would 
be considered short-term rentals, comprised of 60 unique properties. 

The service – which staff has not renewed for 2021 and which costs $380 annually – also estimates 
the annual revenue generated by each property. The most common estimate as of the January 2021 
report was $0, for 19 of the 60 properties. Of those estimated to be generating revenue, there were: 

Less than $5,000 annually:  10 properties 
$5,000-$10,000 annually:  13 properties 
$10,000-$25,000 annually:  14 properties 
$25,000-$50,000 annually:  four properties 

The Town’s general 4% sales tax is applicable to short-term rentals. Using median figures from the 
above estimates, short-term rentals in Town could be estimated to be generating $517,500 in rental 
charges. Applying the 4% Town sales tax, these properties could potentially generate $20,700 in 
tax revenue. However, getting to that amount of remittance could come at a cost to the Town. 

While Airbnb and VRBO listings generally charge renters local taxes, those services are not remitting 
taxes to the Town. Staff is unable to enforce remittance without either 1) cooperation from the listing 
services or 2) assistance from a third-party service, since the actual addresses of rentals are not 
made public except to renters. Staff during 2020 made an initial attempt to gain voluntary compliance 
from Airbnb but has not heard back from that service, which is has been inundated with similar 

Thru: David L. Corliss, Town Manager
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requests from communities throughout the country. Staff in 2021 intends to refresh its request to 
Airbnb and to make a voluntary request compliance of VRBO, as well. 
 
Staff did investigate a third-party service that could assist with compliance in February 2020, and 
the cost for that was quoted at about $18,000 annually. Given the potential tax revenues for these 
properties is presently about $21,000 (this is down from about $24,000, when similar analysis was 
completed in February 2020), staff did not believe it worthwhile to pursue a third-party option to 
gain compliance. 
 
Roughly a dozen property hosts operating rentals within Town have obtained a Town business 
license and are remitting Town sales tax, so pursuit of compliance using a paid service would most 
likely be a financial “wash” as the rentals market and as the Town’s taxation policies presently stand. 
That said, any future lodging tax could be made applicable to these rentals. So, if the Town pursues 
and voters approve a lodging tax, it may make more financial sense or the Town to pursue a third-
party compliance option then, should efforts to obtain voluntary compliance prove unsuccessful. 
 
As to the additional direction given to define the rentals within Town Code, staff has generated a 
definition for incorporation within Town Code. However, staff’s analysis is that this definition is not 
necessary to collect Town sales tax on short-term rentals and is not likely to facilitate additional 
compliance. Staff has the goal of incorporating the definition into the Code on its radar and plans 
to advance that item along with other sales tax definition changes at an optimal point in the coming 
years.  
 
Staff aimed to roll up the aforementioned information very succinctly in the 2021 Major Projects List 
presented to Council on December 15, 2020, by indicating: “Staff has concluded research regarding 
short-term rentals within Castle Rock but can resume activity in this area if Council so provides 
direction.” Staff provides this more detailed update now, based on Council’s recent request, 
and asks Council to please provide any additional direction desired. 
 
Attachment 
 
Attachment A: Staff Report from February 2020 Short-Term Rental Discussion 
 



Town of Castle Rock

Agenda Memorandum

Agenda Date: 2/18/2020

Item #: 12. File #: DIR 2020-006

To: Honorable Mayor and Members of Town Council

From: Kristin Read, Assistant Town Manager

Discussion/Direction: Short-Term Rentals
________________________________________________________________________________

Executive Summary

Council in December directed staff look into the issue of short-term rentals within the community.
Among the topics requested to be researched were the prevalence in Town of such rentals -
generally defined by stays of 30 days or less - as well as tax, regulatory and business-related issues.
Staff has completed initial research in these areas and presents this report for Council’s discussion
and any further direction.

Discussion

Short-term rentals have been more prevalent across the Country since online listing service Airbnb
surged in popularity over the last decade. An attached article indicates Airbnb has about half of the
market share, with longtime service VRBO having the second-largest share. Numerous smaller
services are in the market, too. There are three basic varieties of rentals: 1) shared accommodations,
where the resident remains on site with the guests; 2) unhosted sharing, where the resident vacates
the unit so it can be used by short-term guests; and 3) dedicated rentals, where there is no primary
resident.

Without a reservation, the listing services generally do not release a property’s exact address. Using
map searches in early February, staff found approximately 120 listings in the Castle Rock area on
Airbnb and about 25 on VRBO. These numbers are not exact - especially given the unincorporated
pockets that exist throughout and around Castle Rock - but they provide a ballpark figure for listings
in the area. Council should keep in mind that property owners may choose to list on more than one
service, so there could be some overlap between the two sites. Listings exist in most neighborhoods
within Castle Rock, which has roughly 21,000 total housing units, to provide context as to the
prevalence of listings.

Examining a listing on either site, one will notice listed among the applicable charges taxes including
“occupancy taxes and fees” on Airbnb and “lodging tax” on VRBO. However, neither Airbnb nor
VRBO are presently remitting taxes to the Town of Castle Rock. Airbnb executes with municipalities
“Voluntary Collection Agreements” prior to remitting taxes, and the Town does not presently have one
in place. Cities with the agreements in place have experienced challenges collecting tax revenues
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Item #: 12. File #: DIR 2020-006

from Airbnb; see the “Wired” article in Attachment A.

Still, the Town is receiving limited sales tax revenue from a handful of property “hosts” who have
obtained Town business licenses as required to operate a business within Castle Rock. The Town’s
4% general sales tax is applicable to short-term rentals. The Town does not have a lodging tax, but
any future lodging tax would be applicable to the rentals, as well.

Numerous Colorado municipalities have chosen to restrict or regulate short-term rentals. See
Attachment B for a summary compiled by the Colorado Municipal League last year. Within Douglas
County, the City of Castle Pines, Highlands Ranch Community Association and the Town of Parker
prohibit short-term rentals, while Lone Tree does not regulate nor require licenses for them.

Town Code at present is silent on the issue, so the presumption is they are allowed where not
restricted by homeowners association rules. Checking in with the larger HOAs in Town, staff found
rentals shorter than one month are not allowed in Founders Village nor The Meadows, and rentals
shorter than six months are not allowed in Terrain. (Staff also checked with the Crystal Valley HOA
but had not received a response as of the writing of this memo.)

There are numerous considerations when evaluating whether to regulate short-term rentals, one of
the chief of which is enforcement. Companies including Harmari, Host Compliance and
LODGINGRevs contract with cities to monitor listings, verify compliance and collect complaints.
Airbnb itself has launched a “Neighborhood Support” webpage where concerns can be submitted.
Concerns about short-term rentals generally relate to noise, parking, trash and transient occupants.
Positive aspects of the rentals include that they provide supplementary income to community
members and can increase tourism spending and tax dollars within the local economy. Regulations
are generally seen as a way to balance these various interests, as well as to provide for life-safety
inspections and to level the playing field between these rentals and other commercial lodging
businesses. Though, the rentals have been found to provide low direct competition for hotels,
including by the American Planning Association and within a paper by a Harvard Business School
professor.

Staff offers this information in response to Council’s direction and requests any further direction
arising out of this briefing.

Attachment

Attachment A: Inside Airbnb’s ‘Guerilla War’ Against Local Governments, Wired
Attachment B: Short-Term Rental Property Ordinance Matrix-March 2019, CML
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This article provides on overview of the current state of short-term rental regulation 
in Colorado. It focuses on local requirements across the state.

C
olorado property owners have en-

joyed record-setting appreciation in 

property values over the last decade. 

But soaring property prices have 

arguably caused a housing crisis, which has con-

tributed to a severe labor shortage, particularly 

in resort communities. Causes of the housing 

crisis have been targeted through legislation, 

ballot initiatives, and local ordinances, with 

short-term residential lodging rentals (STRs) 

singled out as a primary culprit. This article offers 

an overview of STR regulation in Colorado. It 

focuses on county and municipal requirements 

throughout the state.

Regulatory Overview
STRs are governed by layers of state and local 

laws and regulations, and through private 

leases and covenants enforced by homeowners’ 

associations (HOAs). STRs are generally defined 

as residential properties available for rent for 

a period of fewer than 30 days.1 STRs may 

include all or a portion of a property and range 

from entire luxury homes to single rooms. STR 

owners and/or authorized property managers 

must typically obtain an STR-specific license 

and a sales and lodging tax or business license.2  

In recent years, and especially in the last few 

months, state legislators and local officials have 

introduced a rash of legislation, ballot initiatives, 

and local regulations aimed at controlling the 

growth of STRs and, in some cases, curbing or 

banning them altogether.3 

Legislative Initiatives
During the 2020 legislative session, the Colorado 

General Assembly passed HB 20-1093, which 

authorizes counties to adopt ordinances to 

license and regulate STRs.4 The bill became 

effective September 14, 2020. 

Legislators have also attempted to increase 

taxes on STRs in recent years. Legislation was 

introduced in 2020 proposing to reclassify 

residential properties leased as STRs, which 

are currently taxed at a lower rate, to “non-

residential” (i.e., commercial) properties 

that are taxed at a rate more than three times 

higher than residential properties.5 A similar 

bill was introduced by the General Assembly’s 

Legislative Oversight Committee Concerning 

Tax Policy and Task Force in 2021.6 While the 

2020 and 2021 bills were ultimately rejected, a 

bill to reclassify the tax status of STRs is expected 

to be introduced in the 2022 legislative session. 

Ballot Initiatives 
Ballot initiatives to increase taxes on STRs 

to support initiatives to offset or counteract 

the effects of STRs have become increasingly 

popular. These efforts are particularly popular 

in mountain towns, which face critical housing 

shortages for resort workers. For example, in 

November 2019 Telluride voters approved a 

2.5% tax on all STRs, effective January 1, 2020, 

to be applied to an affordable housing fund.7 

In 2021, voters in Avon, Crested Butte, 

Leadville, and Ouray considered similar tax-

es. Avon voters approved a 2% tax on STRs.8 

The proceeds from the tax, which went into 

effect on January 1, 2022, are earmarked for 

community housing funds and expected to 

generate between $1 and $1.5 million in revenue 

annually.9 Crested Butte voters approved a 2.5% 

increase on STRs, increasing the total excise 

tax on STRs to 7.5%,10 to support workforce 

housing.11 Leadville voters approved a 4.92% 

accommodation tax on STRs units, among other 

accommodations,12 to fund affordable and 

community housing.13 Ouray voters approved 

a 15% excise tax to support workforce housing 

and wastewater treatment facilities.14 

In 2021, Telluride voters also raised the 

business license fees for STRs, with the in-

creased revenue to be dedicated to Telluride’s 

Affordable Housing Fund.15 In addition, Tellu-

ride voters considered two competing ballot 

initiatives on capping STR licenses. Voters 

rejected a cap on short-term rental licenses at 

400 and an annual lottery system for permits,16 

“
In recent years, and 

especially in the 
last few months, 

state legislators and 
local officials have 
introduced a rash 

of legislation, ballot 
initiatives, and local 

regulations aimed 
at controlling the 
growth of STRs 

and, in some cases, 
curbing or banning 

them altogether.   
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which would have cut the existing number of 

licenses nearly in half.17 Instead, Telluride voters 

approved a cap to limit the number of STR 

licenses to the number that had been issued as 

of election day, November 2, 2021.18 

Local Rules and Ordinances 
Even before boards of county commissioners 

were handed specific authority to license and 

regulate STRs, municipalities regulated them 

by requiring licenses or permits to rent STRs 

and collecting taxes on the rentals.19 Local and 

county requirements vary substantially. For 

example, unincorporated Eagle County has no 

restrictions on STRs, and unincorporated Routt 

County bans them altogether.20 Durango and 

Breckenridge cap STR permits and have long 

permit waiting lists.21 

Many other counties and municipalities 

have similar ordinances and rules. As noted 

above, STRs are typically defined as rentals of 

residential dwellings for less than 30 consecutive 

days. Some jurisdictions add occupancy limits22 

and parking requirements to the duration 

requirement.23 In counties and municipalities 

that require STR licenses or permits, those 

licenses and permits are typically effective for 

one- or two-year terms and must be renewed 

before such period expires.24 Proof of insurance 

is typically required,25 as is designation of a point 

person who must be available 24 hours a day 

to respond to emergencies.26 

Some municipalities engage third-party 

companies that monitor STRs to identify illegal 

STR operations within the municipalities and 

to ensure compliance.27 

Notwithstanding the breadth of regulations, 

the STR market continues to expand, with more 

companies competing with giants such as Airbnb 

and VRBO to attract both listings and renters. 

Local realtors also participate in brokering STRs. 

Not to be left behind, the traditional hospitality 

industry also has a presence in the STR market 

through platforms such as Homes & Villas by 

Marriott International.28 And aggregator and 

property management sites offer strong analytical 

tools to sell data to subscribers about everything 

from nightly pricing to the STR market strength 

in particular locations.29 

Yet local governments must balance the 

competing and conflicting desired policy out-

comes of various players. Some constituents 

want less STR regulation to benefit STR operators 

and listing owners, tourism, and the resulting 

STR-generated tax dollars. Others want more 

regulation to limit STRs based on the perceived 

negative impact STRs have had on housing 

prices in general, the affordable housing market, 

neighborhood safety, and the character of 

communities that are not designed for tourists. 

The push for increased regulation is driven in part 

by studies indicating the negative effects of STRs. 

For example, according to several studies, the 

conversion of leases for periods over 30 days into 

STRs has exacerbated the housing crisis,30 which 

may have created worker shortages as workforce 

housing evaporates in some communities. A 

study in Boston concluded that “home sharing 

is increasing rents by decreasing the supply of 

units available to potential residents.”31 This 

study also concluded that an increase in Airbnb 

listings relative to total housing units is correlated 

with a decrease in the number of non-STR 

units offered for rent.32 Thus, the increase in 

municipal tax proceeds resulting from spending 

by STR renters, versus the negative impacts STRs 

have on communities where they’re located, 

continues to be a policy and legal struggle for 

local governments, police departments, and 

other regulators. Accordingly, local govern-

ments around the state have imposed a range 

of regulations, and some have either capped or 

suspended the issuance of new STR licenses. 

Regulations for specific counties and, where 

applicable, their constituent municipalities, 

are described below. 

The City and County of Denver
The City and County of Denver (Denver) im-

plemented its first STR licensing requirements 

“
Thus, the increase in municipal tax proceeds resulting from spending 
by STR renters, versus the negative impacts STRs have on communities 
where they’re located, continues to be a policy and legal struggle for local 
governments, police departments, and other regulators. Accordingly, local 
governments around the state have imposed a range of regulations, and 
some have either capped or suspended the issuance of new STR licenses. 
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in 2016.33 Denver requires a license to offer a 

short-term rental in a primary residence, which 

is the only type of premises eligible for an STR 

license. A person can have only one primary 

residence, which is where the person’s habitation 

is fixed for the term of the license and is the 

person’s usual place of return, as documented 

by specified identification such as a driver’s 

license.34 Accordingly, Denver does not allow 

investor-owned STRs or multiple licenses per 

person.35 The license applicant must provide a 

valid Colorado driver’s license or state identifi-

cation card and at least two other documents to 

demonstrate primary residency.36 The applicant 

must also self-certify that the information on 

the application is accurate and truthful under 

penalty of perjury.37

Denver limits the services offered by 

third-party booking providers to facilitating 

STRs. It is unlawful for booking service provid-

ers to receive payment, directly or indirectly, 

for an unlicensed STR located in Denver, and 

providers face strict liability and civil penalties 

of $1,000 per violation per day.38 STR owners 

and third-party booking providers must collect 

Denver’s lodger’s tax at 10.75% of the listing price, 

including cleaning fees, for the first 29 nights of 

any reservation.

El Paso County 
The El Paso County commissioners discussed 

STRs at meetings in 201939 but did not adopt 

a countywide permitting or licensing system. 

However, several municipalities within the 

county have permitting systems.

Colorado Springs 
In 2018, the Colorado Springs City Council 

adopted a permitting system for STRs.40 In 2019, 

the city amended its STR permitting ordinance to 

establish two types of permits, owner occupied 

and non-owner occupied.41 “Owner occupied” 

means the property owner occupies the dwelling 

for at least 185 days each year.42 Permissible STR 

locations are also limited. Owner-occupied 

STR units are allowed in lawful dwelling units 

in zones where residential units are allowed.43 

Non-owner-occupied STRs are not permitted in 

single-family zoning districts and must be 500 

feet from another permitted STR unit.44 

While the city does not cap the number of 

permits issued, the limitation on non-own-

er-occupied permits likely acts to suppress or 

decrease the number of non-owner-occupied 

permits sought and issued. Further, the city 

limits the number of licenses to one permit per 

lawful dwelling unit45 on a property and up to 

four STR units per property.46 Each owner of a 

condominium or similar building is limited to 

two STR units per property.47 And the use of STRs 

for commercial or large social events, including 

weddings, is prohibited.48 

Manitou Springs
Manitou Springs limits STRs to 2% of the available 

residential structures within city limits.49 Ac-

cording to official data, that figure is 58 potential 

permits.50 STR units must be a minimum of 

500 feet from other STRs.51 Property owners 

who meet these conditions may apply for a 

Minor Conditional Use Permit (MCUP), to be 

approved by the planning commission.52 To 

maintain the MCUP, the property owner must 

rent the property for a minimum of 21 days per 

year.53 On December 7, 2021, Manitou Springs 

promulgated a temporary one-year moratorium 

for the acceptance and processing of applications 

for STRs, which is effective until October 31, 

2022.54 

Boulder County
Boulder County requires a license to operate 

an STR in unincorporated Boulder County.55 It 

offers a primary dwelling license or a secondary 

dwelling license for STRs, and a vacation rental 

license.56 A vacation rental license is permitted 

only in certain zone districts in unsubdivided 

land and is not permitted in subdivisions. The 

difference between a secondary dwelling license 

and a vacation rental license is based on the 

number of nights rented, with rentals for over 

60 nights per year subject to a vacation rental 

license. 

Boulder
Boulder has a “system of rental licenses for 

all dwelling and rooming accommodations 

in the city that are rented to tenants”57 and 

requires a valid license for all rental properties 

in Boulder.58 Additional rules apply to STRs.59 

Owners are required to obtain an STR license 

before advertising their property for rent, and 

the property must be the owner’s principal 

residence.60 “Principal residence” is defined as 

the dwelling unit in which a person resides for 

more than one half of the year.61 The name on 

the license must be the same as the name on the 

deed for the property, and the owner must be a 

natural person, trust, or nonprofit organization.62 

The owner must follow the city’s occupancy 

limits, and advertisements must contain the 

maximum allowed unrelated occupancy as 

well as the rental housing license.63 A license 

will not be issued for a permanently affordable 

dwelling unit.64 An accessory unit or a principal 

dwelling unit on a single-family lot or parcel 

with an accessory unit may not be rented as an 

STR unless certain additional requirements are 

met, and it may not be rented for more than 120 

days in a calendar year.65

City and County of Broomfield
The City and County of Broomfield (Broomfield) 

prohibits STRs of a residence that is not the prop-

erty owner’s principal residence.66 A principal 

residence is defined as the dwelling unit in which 

a person resides for more than half the year, with 

additional limitations based on the address on 

the license and number of days listed.67 The 

property owner must be a natural person or the 

beneficiary of a trust whose name appears on the 

deed to the property on which the dwelling unit 

to be rented is located.68 Broomfield limits the 

number of occupants based on the square feet 

of the interior living space and does not permit 

more than four cars at or near the property.69

Larimer County
Larimer County passed an ordinance for the 

enforcement of STRs on November 8, 2021, and 

a license is now required in unincorporated 

Larimer County for STRs.70

Fort Collins
Fort Collins requires an STR license for both 

primary and non-primary residences.71 A primary 

STR is one occupied by the property owner for 

at least nine months and includes a duplex or 

carriage house on the same property. Non-pri-

mary STRs are not owner occupied. 
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STRs are only permitted in single-family 

(R-1) dwellings.72 STRs are not allowed in 

multifamily R-2 buildings, which are apartment 

or condominium buildings with three or more 

dwelling units on a single property, unless 

such buildings were built to R-1 building 

standards. Fort Collins considers STR use of 

multifamily buildings to be too risky, because 

only single-family homes have extra fire wall 

protection at the property lines and roof areas.73 

Fort Collins also requires a certification 

from the owner that the dwelling unit complies 

with specific sanitation, mechanical, electrical, 

structural, and fire safety requirements.74 The 

dwelling unit must be located in a zone district 

that allows short-term primary rentals as 

specified in the Fort Collins Land Use Code;75 or 

it must have been used as an STR since before 

March 31, 2017, and owners must show that 

a valid sales and use and lodging tax license 

was obtained before October 31, 2017.76 The 

lodging tax in Fort Collins is 3%. 

Eagle County
Eagle County has not adopted a permitting or 

licensing system for STRs. 

Vail
Vail  requires the owner or property manage-

ment firm to register the STR.77 Registration 

requires an affidavit, signed by the owner or the 

property management firm, under penalty of 

perjury, certifying that the STR is in habitable 

condition and complies with certain health 

and safety standards.78 If the STR is located 

within a duplex, the owner or property manager 

must provide written notice to the last known 

address of the adjoining residential dwelling 

unit.79 Each owner or property management 

firm is required to appoint a natural person who 

remains within “a sixty (60) minute distance” 

of the STR and is available 24 hours per day, 

seven days a week, to serve as the STR’s local 

representative.80 Complaints related to the STR 

are to be directed to the local representative.81

Grand County
All property owners who engage in STRs in un-

incorporated Grand County must obtain a 

license.

Winter Park
Winter Park requires STR registration before 

advertising or operating the STR.82 A “high 

impact” STR, which is one that accommodates 

more than 20 people, must also apply for a 

special use permit before registration.83 

The Winter Park Town Council recently 

passed an incentive program, “The Short Term 

Fix,” to encourage owners to rent their properties 

to full-time tenants rather than nightly visitors.84 

For a one-bedroom unit, the town offers property 

owners who choose to rent to an employee 

working at least 35 hours a week in Winter Park 

$5,000 for a six-month lease and $10,000 for a 

year lease.85 For a two- or three-bedroom unit, 

the town provides a $10,000 upfront payment 

for a six-month lease and $20,000 for a year 

lease.86 Winter Park’s Short-Term Fix 2021–22 

budget was exhausted, so applications are no 

longer being accepted at this time.

Summit County 
Summit County has been regulating short-term 

lodging and vacation rentals since 2018 when 

it initially began requiring property owners 

to obtain permits.87 In June 2021, the Summit 

County Board of County Commissioners (Board) 

adopted Ordinance 20 to improve existing STR 

regulations.88 

Shortly after adopting Ordinance 20, in 

September 2021, the Board noted that “more 

than 30% of all Summit County’s housing stock 

[was] being utilized as short-term vacation 

rentals.”89 Further, an increase in short-term 

rentals was contributing to a loss of workforce 

housing, “resulting in local businesses being 

understaffed and cutting hours and services 

due to the lack of employees.”90 With such 

concerns in mind, and to “prevent [] the further 

conversion of potential long-term housing stock,” 

the Board instituted a 90-day moratorium on 

the acceptance of new STR applications to give 

the county time to review data and propose 

further regulations and amendments.91 The 

moratorium was effective from September 17, 

2021, to December 17, 2021.92

Six months after adopting Ordinance 20, on 

December 16, 2021, Summit County adopted Or-

dinance 20-B, amending and revising Ordinance 

20.93 Under Ordinance 20-B, the county adopted 

regulations creating a two-tier license system, 

assigned by zones—the STR Resort Overlay Zone 

and the STR Neighborhood Overlay Zone.94 

As their names suggest, the zones distinguish 

between resort communities and residential 

neighborhoods.95 Resort licenses are required 

for areas within the STR Resort Overlay Zone, 

which includes Keystone, Copper Mountain, 

Tiger Run Resort, and unincorporated areas 

at the base of Peak 8 in Breckenridge.96 Resort 

licenses have greater occupancy and allowances, 

and place no restrictions on the number of 

nights rented.97 On the other hand, the STR 

Neighborhood Overlay Zone provides for three 

types of licenses, varying by the number of 

nights leased.98 

Breckenridge
According to its city council, Breckenridge has 

experienced a “steady and dramatic” increase 

in the issuance of STR licenses from 2012 to 

2020.99 Accordingly, Breckenridge imposed 

a cap on the number of licenses allowed for 

nonexempt STR properties at 2,200, effective 

November 2, 2021.100 The city council believes 

the cap will achieve an overall reduction of 276 

nonexempt accommodation unit licenses.101 

Routt County 
STRs are prohibited in unincorporated Routt 

County, except in commercial districts.102 

Steamboat Springs
Steamboat Springs requires owners of residen-

tial properties used for “vacation home rentals” 

to obtain a vacation home rental permit, except 

for properties located in resort and gondola 

districts.103 A “vacation home rental” is defined 

as a single-family dwelling or duplex used 

as a lodging establishment where the owner 

does not reside and in which the owner is not 

residing during the rental period.104 The resort 

and gondola districts are not currently subject 

to restrictions and are referred to as “by-right” 

areas—places where property owners have the 

right to rent their properties without a permit or 

approval from the city.105 STRs are prohibited in 

the city’s open space, industrial, and commercial 

districts.106 The permitting process requires 

public notice and the opportunity for objections 
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to be filed with the planning director.107 Valid 

objections are referred to the city council for 

review at a public hearing.108 

Steamboat Springs also allows STRs under 

its temporary use regulations, without requiring 

the property owner to obtain a vacation home 

rental permit.109 Under a temporary use permit, 

a single-family dwelling or duplex may be 

used as an STR two or less times per year for 

a maximum of 30 days per calendar year.110 

A “vacation rental” (as opposed to a vacation 

home rental) is defined as “[a] dwelling unit, in a 

multiple-family or mixed-use building, used as a 

lodging establishment where the owner does not 

reside in the dwelling unit.”111 Vacation rentals 

may be rented on a short-term basis by-right, 

except in open space and industrial zones.112 A 

permit is not required for a vacation rental.113

After members of the Steamboat community 

expressed concerns regarding the impacts 

of vacation homes and STRs,114 the Steam-

boat Springs City Council imposed a 90-day 

moratorium on receipt of applications for 

permits in June 2021, citing “a severe shortage 

of housing of the local workforce” and the 

diversion of existing and new housing into the 

STR pool as a contributing factor to the housing 

shortage.115 The city council later extended the 

moratorium to January 31, 2022, to allow time 

for the planning commissioners to continue 

their comprehensive review of the city’s policies 

regarding vacation home rentals and STRs.116 

During the moratorium, the council has 

been engaging with the community to obtain 

feedback concerning STR regulations and 

the impacts of STRs on the community.117 In 

early 2022, the Steamboat Springs Planning 

Commission director and the City Attorney’s 

Office began the process of creating a proposed 

set of “overlay zones” for review and approval 

by the planning commission. The zones will 

dictate how the properties in each zone are 

regulated with regard to STRs. There will likely be 

three levels of regulation: STRs will be banned, 

restricted, or not subject to any restrictions, 

depending on their locations within the overlay 

zones.118 

Steamboat Springs seems to be unique in 

that it doesn’t define the period or length of 

stay of vacation rentals or STRs.

Pitkin County 
Pitkin County is currently considering imposing 

license requirements for STRs in unincorporated 

parts of the county. On December 15, 2021, the 

Pitkin County commissioners unanimously 

approved the first reading of an ordinance 

that would require short-term rentals to be 

licensed with the county and in compliance 

with various regulations.119 A second reading 

of the ordinance and a public hearing occurred 

on January 26, 2022, and was continued for 

subsequent public hearings.120 

Aspen
Aspen requires STR owners to obtain a vacation 

rental permit to operate a vacation rental,121 

which is defined as “[t]he short term occupancy 

of a residential dwelling unit by the general 

public for a fee.”122 Individual rooms within a 

residential dwelling unit are expressly exempt 

from the definition of vacation rental.123 The 

requirement to obtain a permit does not apply 

to lodges, timeshare lodges, bed and breakfasts, 

and hotels.124 Currently, Aspen allows a dwelling 

unit to be leased on a short-term basis (i.e., 30 

consecutive days or less) without limitations in 

most city zones.125 Aspen also requires property 

owners to notify any applicable HOAs when they 

apply for a vacation rental permit.126 

However, changes to Aspen’s STR regulations 

are forthcoming. On December 8, 2021, the 

Aspen City Council imposed an immediate, 

emergency moratorium on the acceptance of 

residential development and building permits 

and applications for STR licenses based, at least 

partially, on concerns for lack of availability 

of affordable local housing for employees and 

residents.127 The moratorium is being challenged 

in court by the Aspen Board of Realtors, which 

is seeking declaratory and injunctive relief to 

stop the city from enforcing the moratorium.128 

San Miguel County 
San Miguel County approved STRs of single-fam-

ily residences in 2014 and requires owners to 

obtain a permit for such use.129 

Telluride
Telluride allows STRs for a period of 29 days or 

less.130 However, in Residential Zone Districts, 

STRs are capped at three STRs annually for 

a cumulative number of rental days not to 

exceed 29 days.131 Notably, “long-term rentals” 

(for periods of at least 30 consecutive days) 

are allowed throughout the entire town, but a 

single property may not exceed three rentals 

in a calendar year.132 

Tax Issues
In 2019, the Colorado Legislature passed HB 

19-1240, which assigned sales tax collection 

responsibilities to “marketplace facilitators,” 

who must collect and remit sales tax for sales 

made by “marketplace sellers” on the market-

place facilitator’s marketplace.133 As a result of 

this legislation, STR facilitators must now collect 

and remit Colorado sales tax. According to the 

Colorado Department of Revenue, “[o]wners 

and managers of units rented for less than 30 

consecutive days are required to collect and 

remit sales taxes. Applicable state, special district 

taxes, county lodging and local marketing district 

taxes, [and] all state-collected local and county 

sales taxes are also due on the rental price.”134 

Although the legislature has considered the 

issue, Colorado has not passed a change in 

the property tax classification of property used 

for STRs.135

HOA Issues
STR-related issues may also be regulated by 

HOAs, which struggle with many of the same 

issues that local governments face. HOAs do not 

enjoy the power that local governments have 

over STR issues because the Colorado Common 

Interest Ownership Act136 governs most HOAs 

and limits their ability to make regulations 

that differ from the recorded covenants and 

declarations establishing the HOA community. 

For example, CRS § 38-33.3-205(1)(l) requires 

that any restrictions on the use, occupancy, 

and alienation of units be contained in the 

recorded declaration. CRS § 38-33.3-217(4.5) 

requires that no amendment may change 

the uses to which any unit is restricted in the 

absence of a vote or agreement of at least 67% 

of owners, or any larger percentage specified 

in the declaration. As a result, declarations that 

permit STRs must be amended to change the 

provisions in the declaration governing STRs, 
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to the extent the HOA community desires to 

prohibit or limit STRs. 

The Colorado Court of Appeals has upheld 

the statutory provisions, stating that “[f ]or 

short-term vacation rentals to be prohibited, 

the covenants themselves must be amended. . . . 

[T]he board’s attempt to accomplish such amend-

ment through its administrative procedures was 

unenforceable.”137 From a practical standpoint, 

practitioners drafting new documents for an 

HOA or amending existing documents should 

discuss STR issues with the developer and HOA 

board, including the differences between a 

covenant that runs with the land and a rule or 

regulation that may be amended by the board, 

because HOA boards lack authority to change 

covenants in the declaration through rules. 

Lease Considerations
Given the potential profitability in rental ar-

bitrage, when drafting residential leases for 

clients, practitioners should encourage clients 

to consider including either a prohibition of 

STRs or, alternatively, a specific permitted 

use. Although many jurisdictions surveyed in 

this article require the owner’s written consent 

as part of the application for a third party to 

obtain a license (whether a property manager 

or tenant), third-party facilitators do not ask for 

verification that the person creating the listing 

has permission to list the property as an STR. 

If the premises are located in an area with an 

HOA, the lease’s STR terms should be consistent 

with those in the HOA documents, because the 

property owner must answer for any violations. 

Practice Tips
STR regulation is a constantly changing area. 

Practitioners advising clients on owning or 

operating an STR should 

	■ review local government regulations 

and determine if additional updates are 

pending. 

	■ advise the client on tax compliance issues. 

Notably, third-party facilitators must now 

collect the taxes on behalf of the listing 

party, but if the third-party facilitator fails 

to perform, the owner becomes liable for 

complying with the tax regulations. 

	■ understand applicable HOA requirements. 

Only some local government license 

application processes include confir-

mation that the property is not subject to 

HOA regulations pertaining to STRs, so 

attorneys should review HOA documents 

before advising the client on whether an 

STR is permitted at the property. 

	■ confirm that there are no additional ap-

plicable covenants recorded against the 

property or rental restrictions in the deed. 

Ultimately, the property owner retains 

liability for compliance with all regulations and 

covenants, as STR platforms and facilitators to 

date have faced no liability for listings that do not 

comply with government regulations. Further, 

when a potential client informs the attorney 

that the client’s property was successfully listed 

on an STR platform, the attorney should not 

assume that the client has complied with the 

regulations or covenants governing the property. 

Conclusion
Regulations concerning STRs continue to evolve 

as counties, municipalities, and HOAs balance 

competing demands. The shortage of housing 

in many parts of Colorado is not expected to 

resolve any time soon, and it is unclear whether 

STR regulations will stem such shortages. When 

advising clients about STRs, practitioners should 

be up to date on all regulations governing the 

premises and monitor changes at the state and 

local levels.138  

“
HOAs do not enjoy 

the power that 
local governments 

have over STR 
issues because the 

Colorado Common 
Interest Ownership 

Act  governs most 
HOAs and limits 

their ability to 
make regulations 

that differ from the 
recorded covenants 

and declarations 
establishing the 

HOA community.  
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initiatives cited in this article were current 
as of January 15, 2022. But given the swiftly 
changing nature of STR laws, practitioners 
should always verify the currency of laws and 
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https://civicclerk.blob.core.windows.net/stream/PITKINCOCO/ce9efe63-dcae-4681-9a04-c00e19473640.pdf?sv=2015-12-11&sr=b&sig=RS4jh9jY51tv07EYvD37fJ9T5FRrS2pBpfPab4lOdPs%3D&st=2022-01-15T14%3A56%3A35Z&se=2023-01-15T15%3A01%3A35Z&sp=r&rscc=no-cache&rsct=application%2Fpdf
https://civicclerk.blob.core.windows.net/stream/PITKINCOCO/ce9efe63-dcae-4681-9a04-c00e19473640.pdf?sv=2015-12-11&sr=b&sig=RS4jh9jY51tv07EYvD37fJ9T5FRrS2pBpfPab4lOdPs%3D&st=2022-01-15T14%3A56%3A35Z&se=2023-01-15T15%3A01%3A35Z&sp=r&rscc=no-cache&rsct=application%2Fpdf
https://civicclerk.blob.core.windows.net/stream/PITKINCOCO/ce9efe63-dcae-4681-9a04-c00e19473640.pdf?sv=2015-12-11&sr=b&sig=RS4jh9jY51tv07EYvD37fJ9T5FRrS2pBpfPab4lOdPs%3D&st=2022-01-15T14%3A56%3A35Z&se=2023-01-15T15%3A01%3A35Z&sp=r&rscc=no-cache&rsct=application%2Fpdf
https://civicclerk.blob.core.windows.net/stream/PITKINCOCO/ce9efe63-dcae-4681-9a04-c00e19473640.pdf?sv=2015-12-11&sr=b&sig=RS4jh9jY51tv07EYvD37fJ9T5FRrS2pBpfPab4lOdPs%3D&st=2022-01-15T14%3A56%3A35Z&se=2023-01-15T15%3A01%3A35Z&sp=r&rscc=no-cache&rsct=application%2Fpdf
https://civicclerk.blob.core.windows.net/stream/PITKINCOCO/ce9efe63-dcae-4681-9a04-c00e19473640.pdf?sv=2015-12-11&sr=b&sig=RS4jh9jY51tv07EYvD37fJ9T5FRrS2pBpfPab4lOdPs%3D&st=2022-01-15T14%3A56%3A35Z&se=2023-01-15T15%3A01%3A35Z&sp=r&rscc=no-cache&rsct=application%2Fpdf
https://civicclerk.blob.core.windows.net/stream/PITKINCOCO/ce9efe63-dcae-4681-9a04-c00e19473640.pdf?sv=2015-12-11&sr=b&sig=RS4jh9jY51tv07EYvD37fJ9T5FRrS2pBpfPab4lOdPs%3D&st=2022-01-15T14%3A56%3A35Z&se=2023-01-15T15%3A01%3A35Z&sp=r&rscc=no-cache&rsct=application%2Fpdf
https://civicclerk.blob.core.windows.net/stream/PITKINCOCO/ce9efe63-dcae-4681-9a04-c00e19473640.pdf?sv=2015-12-11&sr=b&sig=RS4jh9jY51tv07EYvD37fJ9T5FRrS2pBpfPab4lOdPs%3D&st=2022-01-15T14%3A56%3A35Z&se=2023-01-15T15%3A01%3A35Z&sp=r&rscc=no-cache&rsct=application%2Fpdf
https://tax.colorado.gov/sites/tax/files/DR1917_2020.pdf
https://tax.colorado.gov/sites/tax/files/DR1917_2020.pdf
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Executive Summary 
Rentalscape Short-Term Rental ID & Monitoring Platform 

Deckard Technologies utilizes data science expertise to assist local governments with managing their 
compliance activity and enforcement, such as short-term rental (STR) properties. Our technology ensures that 
everyone is held accountable to play by the same set of rules, follow all guidelines and ordinances, and pay their 
fair share of fees and taxes. To accurately track activity within the Town of Castle Rock, the Rentalscape 
platform identifies the exact address of the STR listings within the Town limits, enabling accurate display of STR 
activity within the Town and within community districts. Rentalscape groups listings and calculates statistics on 
a per-property basis. By mapping the exact location of properties, Rentalscape avoids double-counting activity. 
Knowing the exact location of STR properties enables compliance, enforcement, tax collection and complaint 
management activities.  

 

About Rentalscape  

Deckard’s Dashboard management platform for STR will discover, identify, and efficiently present all STR activity 
in the Town of Castle Rock, using unique technical capabilities such as its proprietary future booking detection 
software, automatic non-compliance recognition, industry-best address identification. 

Rentalscape is the only platform that 
automatically updates upcoming rentals and 
bookings shortly after reservations are made.  

This allows Rentalscape users to reach out to 
owners and hosts who are unlawfully renting 
and address any issues relating to these future 
rentals long before guests arrive, thereby 
eliminating disturbances, neighbor complaints 
and other common issues that often arise from 
illegal rentals.  
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Figure 1: Rentalscape Property Card 
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Rentalscape maintains a database of every 
booking and stay made on all major platforms. 
Our system contains information dating back 
to late 2019 for every STR in the Town of 
Castle Rock. All data can be viewed 
interactively on the Rentalscape portal with 
unlimited user access and downloaded on 
demand in Microsoft Excel format. 

Rentalscape dashboard map view shows the 
exact location of all STR activity, includes 
districts as defined by the Town and displays 
individual property information and aggregate 
statistics on a per district basis. 

Rentalscape presents detailed STR activities 
including the precise address, owner 
information, booking history, availability and 
more. For each individual booking, the 
platform provides the actual date the 
reservation was made as well as the start and 
end date of each booking, ensuring that the 
Town is able to distinguish back-to-back 
bookings. These insights are not possible to 
achieve by simply viewing the listings itself.  

 

In Summary  

In every jurisdiction in which we are providing service we have increased compliance and improved tax 
collection. Our process starts with producing the cleanest data possible – ensuring reporting is accurate and 
compliance levels are carefully monitored. We have in-house property appraisers and STR property managers. 
We also regularly consult with Town staff to ensure we are always up to date with the latest STR best practices. 
Our systems come with unlimited user access and unlimited end-user training. Our customers give testimonials 
regarding the ease of use of our systems and vastly superior level of customer service when compared to other 
providers in the market. 

 

 

 

Figure 2: Rentalscape Map 
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References 
 
 
We believe that continuous innovation is required to face the challenges of today and of tomorrow. We are 
proud of our achievements and solutions that enable cities and counties to manage short-term rental activities 
and to ensure local rules and ordinances are enforced for the betterment of local residents.    

The following references are examples of successful partnerships between Deckard Technologies & its clients.  

  
City of Westminster, CO 

Aric Otzelberger 
Operations Manager 
 
aotzelbe@cityofwestminster.us 
303-658-2122 
 
Product: 
R e n t a l s c a p e ,  O u t r e a c h ,  R e g i s t r a t i o n  P o r t a l ,  T a x  P o r t a l ,  
C o m p l a i n t  P o r t a l ,  2 4 / 7  C o m p l a i n t  H o t l i n e ,  P a y m e n t  
I n t e g r a t i o n  

 
 

Town of Mount Pleasant, SC 

Jane Yager-Baumrind 
Planning & Development 
 
jyager-baumrind@tompsc.com 
843-884-1229 
 
Product: 
R e n t a l s c a p e ,  2 4 / 7  C o m p l a i n t  L i n e ,  P u b l i c  f a c i n g  p o r t a l ,  
R e g i s t r a t i o n  p o r t a l   

 
 

 
City of Norman, OK 

Jeanne Snider 
Assistant City Attorney 
 
jeanne.sinder@normanok.gov 
405-217-7700 
 
Product: 
R e n t a l s c a p e ,  O u t r e a c h  C a m p a i g n ,  T a x  P o r t a l ,  
R e g i s t r a t i o n  P o r t a l ,  C o m p l a i n t  P o r t a l  
 

 

 
City of Rockport, TX 

Judy Emerson 
Code Enforcement Officer 
 
jemerson@cityofrockport.com 
361-556-5310 
 
Product: 
R e n t a l s c a p e ,  O u t r e a c h  C a m p a i g n ,  R e g i s t r a t i o n  P o r t a l ,  T a x  
P o r t a l  
 

 
 
City of Charlevoix, MI 

Jonathan Scheel 
Director of Planning and Zoning 
 
jonathans@charlevoixmi.gov 
231-547-3251 
 
Product: 
R e n t a l s c a p e  
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Proposed Products 
 

 

 

The Rentalscape Portal 

The Rentalscape portal is a cloud-based system for Town staff to track STR properties, monitor STR activity, 
manage STR permits and record information about properties. The data in the system is constantly being 
updated as new properties are discovered and address identified, as new permit applications are made and as 
permits are expired or revoked. 

The Rentalscape portal displays information on all STR listings found within the Town going back at least 12 
months. We use US Census data to identify Town limits and any parcels or listings within the limits are 
monitored. Rentalscape also tracks properties outside the Town until they are accurately identified. On occasion, 
the STR listing estimated location for a property falls outside the Town, but the actual location of the property 
once address identified is inside the Town. Rentalscape displays: 

1. Any permitted STR property 
2. Any property with a currently live STR listing 
3. Any property with historic STR listings 
4. Any property with a future or past STR booking (even if the property currently does not have a live listing) 

Rentalscape includes the ability to filter the properties displayed (e.g., only permitted properties, or only 
properties in a specific HOA), and to download all results. All data displayed is available for direct download from 
Rentalscape. 

Information shown in Rentalscape for each property includes:  

 
Property characteristics  

1. Property address  
2. Owner name and mailing address  
3. Residential type (primary residence, secondary/investment property)  
4. Property type  
5. Number of bedrooms and bathroom at the property, per public records data  
6. A map showing the property’s location  
7. Maximum occupancy per the Town of Castle Rock ordinance 
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Listing characteristics  
1. Listing URL for each listing associated with each specific property  
2. Listing ad ID for each listing associated with each specific property  
3. Rental calendar showing current month’s activity as well as past twelve months and upcoming three 

months booking activity (frequently updated calendar) 
4. Rentalscape clearly and easily differentiates between regular bookings and host-blocked dates that are 

not revenue-generating  
5. Host name (when available) 
6. Stay limitations (minimum/maximum)  
7. Permit/license number if included in the listing 
8. Daily Rental rate at time of booking 
9. Rental frequency 
10. Individual links to all active listing for the property  
11. PDF copy of each listing, as well as a history of all previous versions of the listing, to identify any possible 

changes, as well as keep a record in case the listing is taken down by the host. Each image has a date-
stamp showing when it was created and is kept indefinitely.  

12. Rental type (Whole home, shared home)  
13. Bedrooms and bathrooms advertised  
14. Maximum occupancy, per listing 

 
 

Estimated sales tax based on rental activity  
1. Occupancy rate  
2. Estimated rental income  
3. Estimated tax 

 
Rentalscape is configured to match the Town ’s ordinance and is capable of flagging violations following the 
Town ’s exact rules, including but not limited to permit registration and occupancy advertised versus permitted 
occupancy. Rentalscape looks for bookings less than 30 days when flagging STRs. When bookings longer than 
30 days are created, these are correctly categorized as long-term rentals and do not cause a property to be 
treated as an STR. 

Rentalscape actively monitors permit status and STR listings daily, flagging violations as they occur. We have 
encountered situations where other providers have flagged properties as “no longer listed” or “only performing  
long-term rentals”, that later re-list or take a short-term booking, and are subsequently missed by these other 
vendors as violating the Town ordinance. Rentalscape continuously monitors every listing every day including 
bookings up to a year in advance. As soon as an unpermitted booking is taken, Rentalscape sets a violation. 
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Rentalscape includes a Dashboard that provides an overview of all STR activity in the Town. This Dashboard 
includes aggregated revenue, bookings, and property data, and highlights top-earning hosts and owners as 
seen below. Please note that some charts will not be activated until we go live in the Town of Castle Rock. 
 
 

 
 

 

 

 

 

 

 

 

Figure 3: Rentalscape the Town of Castle Rock Dashboard Example  

 
S T R  P R O P E R T I E S   E S T I M A T E D  T A X  R E V E N U E  

 M O S T  A C T I V E  H O S T S   U N I T  T Y P E  

 T O P  P L A T F O R M S   R E N T A L  S I Z E  

 B O O K I N G  A C T I V I T I E S   O N L I N E  P L A T F O R M S  

 H O S T  R E V E N U E    

 A V E R A G E  D A I L Y  R A T E    
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Implementation  
& Training 
 
 
 
 
 
Implementation is on your timeline!! Upon Contract signing, Deckard will assign the Town of Castle Rock a 
Dedicated Account Manager, who will work with the Town to develop “best practices” based on Deckard’s 
experiences with other clients. The Client Success Manager will ensure that the implementation process 
proceeds smoothly and will be the main point of contact for any questions, suggestions, training, or concerns. 
The Client Success Manager will also participate in periodic calls with Town staff as requested. 
 
Since Rentalscape is cloud-based, no hardware or software installation is required. 

Most jurisdictions have been up and running with Rentalscape within a couple weeks with Address Identification 
complete within 4 weeks of receipt of the permit and listing data.  

 

 

 

 

 

 

 

 

 

  

 

 

 

Figure 4: Sample Timeline for Rentalscape  
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Pricing Proposal 
 
 

 
 
 
Currently, Rentalscape is showing close to 147 live STR listings in the Town of Castle Rock. Based on the number 
of live STR listings, we estimate there are 100+ short-term rental properties in the Town, advertised on one  
or more platforms. 

Deckard Technologies can provide a comprehensive, all-inclusive system that meets the requirements specified 
in the Proposal. Alternatively, each of our products is available for individual purchase as standalone items, 
allowing for tailored solutions to meet specific needs.  

We only charge fees on a per property, not per listing, basis. Since a single property can have multiple listings, 
we feel it is unfair to charge fees based on listing count. Finally, we do not charge one fee for compliance 
monitoring and another for rental activity monitoring as, in our view, these are the same service. 
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Base Product Pricing 
 

 

 

 
  

A D D R E S S  I D E N T I F I C A T I O N ,  C O M P L I A N C E  M O N I T O R I N G ,  &  R E N T A L  A C T I V I T Y  
R E P O R T I N G  P r i c e  

• Identify property & address 

• Identify property owner address 

• Real-time reporting of all new listings & frequent calendar monitoring 

• 10,000+ Websites monitored Daily, worldwide 

• FutureCast™ - Identify future bookings as they are made on the rental platform  

$5,000 
Annually 

O U T R E A C H  C A M P A I G N   
• Letter campaign to inform STR illegal operators regarding compliance requirements and 

procedures 

• All letter templates will receive Town approval pre-campaign 

•  Campaign includes one Introductory letter and two additional escalation letters 

INCLUDED 
 

R E P O R T I N G  &  A N A L Y S I S   
• On Demand, Dynamic reporting, offering multiple ad hoc reports 

• Filters allowing users to focus on specific segments of the STR population 
INCLUDED 

 

D E D I C A T E D  A C C O U N T  M A N A G E R   
• Single Point of Contact for Town staff for all matters 

• Ensures the Town is following Industry best practices 

• Shepherds the implementation process from start to finish 

• Periodic meetings/calls throughout the life of the account 

INCLUDED 
 

U N L I M I T E D  A C C O U N T S  &  T R A I N I N G  S E S S I O N S   

• No limit on the number of Rentalscape user accounts 

• No per-session training costs 

• Single Sign-On (SSO) available 

• Dedicated client support staff available to assist with costumer request 

INCLUDED 
 

T O T A L  Y E A R  O N E  $5,000  

Note:   Pricing valid for 90 days 
Note 2:  Pricing Confidential 
 



 

 12 
 

 
Optional Products Pricing 
 

 
 

 
  

S T R  R E G I S T R A T I O N  P O R T A L   

• Online, intuitive portal for registration and renewal  
• Fields configurable to meet Town needs 
• Identify properties that need registration fee  
• Provide daily reports on new and modified permits 

$5,000 
(OPTIONAL) 

T A X  P A Y M E N T  P O R T A L   

• Easy to use online tax payment portal  
• Configurable tax, late fee and interest rates on a per-property basis 
• Provide daily reports on tax payments and remittances to the Town  

$5,000 
(OPTIONAL) 

C O M P L A I N T  2 4 / 7  H O T L I N E  &  O N L I N E  F O R M   

• 24/7 US bilingual (upon request) call center with live agents – Classic (see Page 13 for Detail 
Information) 

• Online complaint form (Complaint Form only $2,000) 

$3,500 
(OPTIONAL) 

C O N S T I T U E N T  P O R T A L   

•  Public facing portal (Link placed on Jurisdiction’s website)  
•  Permit/Licensing Data and Responsible Party Contact Info for every STR Property (Standard)  

$5,000 
(OPTIONAL) 

I N S P E C T I O N  M O D U L E   

• Enables field agents to create notes, comments, complaints, or tickets directly from the field during 
the inspections (mobile enabled) 

• Record inspection data, including notes and complaints 
•  E-mail inspection results to property owners and Town staff 

$5,000 
(OPTIONAL) 
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Product Line 
 
STR Registration and Renewal Portal 
This system is fully configurable and tailored to each client, featuring custom branding and fields specific to 
jurisdiction requirements, such as occupancy limits and bedroom counts. It securely collects necessary documents 

for the STR registration process and includes an approval portal for efficient registration management. The platform offers 
configurable permit/license pricing and expiration settings, facilitates the collection of permit fees, supports renewals and 
updates, and provides regular reporting capabilities. 
 

Letter Campaign for STR Hosts 
Rentalscape will create and distribute letters to illegal operators, detailing the jurisdiction’s STR ordinances, 
requirements, and procedures. All letter templates will be reviewed and approved by the jurisdiction’s staff before 

mailings commence. Our strategically timed, targeted letter campaigns have proven highly effective, reducing the number of 
unregistered hosts by over 50% within the first six months of new client engagement.  
 

Tax Payment Portal  
The portal facilitates tax collection from STR operators on a monthly, quarterly, or yearly basis. The Rentalscape 
Tax Payment system gathers data on nights available for booking and nights booked, and it is customized to each 
jurisdiction. It features automatic tax calculation based on the jurisdiction’s tax rate, incorporates late fee and 

penalty computations, and provides the flexibility to apply leniency on a collective jurisdiction basis when necessary. Using 
Stripe for payment processing, the system accepts credit card and ACH payments, with funds remitted directly to the 
jurisdiction. It also generates nightly reports for easy reconciliation, significantly reducing the manual effort associated with 
processing paper forms. 
 

24/7 Complaint Line & Online Complaint Portal  
The Complaint Line is available 24/7 to field public complaints related to short-term rentals, operated by live, U.S.-
based call takers. Call takers collect essential information, such as the address, property owner, type of incident, 

and date, and then notify the designated jurisdiction contact. Our hotline services are offered at three different levels to 
accommodate various needs. 
 

 Basic: Standard call flow. Information is taken 
and forwarded to the jurisdiction. Calls are 
referred to the appropriate staff without follow 
up required.  

 Classic: Call Center will contact the local contact when 
information is available (permitted properties), notify them of the 
complaint then forward the information to the local jurisdiction 
contact. 
 

 Premier: Premium call flow. Dispatcher will 
attempt to get a complaint resolution. The local 
contact can be contacted up to 3 times before 
referring caller out to appropriate staff. 
 

 Rentalscape Online Complaint Form: Neighbors can report and 
provide evidence for non-emergency concerns with photos and 
videos. The Complaint Form is customized with your logo. All 
complaints are logged and reported to the appropriate 
staff/department. 
 

STR Constituent Portal 
The Constituent Portal is an interactive public online map that displays all registered short-term rentals within the 
jurisdiction. It is fully configurable to meet the jurisdiction’s needs, providing information such as the property owner 

and emergency contact details. The portal is branded with the jurisdiction’s identity and can include links to related systems, 
like the short-term rental registration platform.  
 

Inspection Module  
This module streamlines the inspection process, enhancing efficiency and effectiveness for field agents and 
jurisdiction staff. It is a mobile-enabled system that allows agents to conduct and document health and safety 
inspections directly in the field. Agents can add notes, comments, and even generate complaints or tickets in PDF 

format on-site. 
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