CITY OF MONROVIA

OFFICE OF THE CITY ATTORNEY

415 South vy Avenue, Monrovia, California 91016
Telephone 626.932.5550 Facsimile 626.359.8507

MEMORANDUM

TO: Mayor and Members of the City Council
cc: Dylan Feik, City Manager

FROM: Craig Steele, City Attorney
Chelsea Straus, Assistant City Attorney
Natalie C. Kalbakian, Deputy City Attorney

DATE: July 19, 2026
SUBJECT: Short-Term Rental Regulation Options
BACKGROUND

At the May 19, 2026 City Council meeting, staff discussed potential changes to the City’s
current Transient Occupancy Tax (“TOT”) Ordinance, and sought further Council direction on
updates to the ordinance. The TOT, which is paid by guests who occupy hotels, inns, motels, and
any other structures for lodging, or sleeping purposes, for a period of 30 consecutive calendar
days or less,! is an existing source of revenue collected by the City. Staff sought to improve TOT
collection, clarify that the local TOT is already applicable to short-term rentals (“STR”), and
require that STR hosting platforms such as Airbnb, Vrbo, and Booking.com must collect the TOT
through those sites and pay it over to the City, just as a hotel would.

In the course of discussion regarding STR businesses and the TOT ordinance, the City
Council asked staff and our office to look into potential regulations of STR as a land use or
business. Existing City zoning and business license ordinances predate the relatively recent
increase in STR businesses, as well as modern short-term rental platforms. Other, more tourism-
oriented cities, especially coastal cities, have adopted very extensive STR regulations to reduce
recognized negative neighborhood impacts this use can cause. Where so-called “party rentals”
have been prevalent, cities have responded to protect neighborhood compatibility. In other
cities, STR uses have exacerbated local housing shortages because short-term tourists occupy
residences that could otherwise be full-time housing stock. Those cities might limit the total
number of permitted STR uses in the City or in particular neighborhoods. The point is that cities
are responding to STR as a use in ways that are carefully aimed at unique local impacts.

! Monrovia Municipal Code (“MMC”) Chapter 3.44.
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Because regional tourism activity likely will continue to increase demand for transient
lodging in coming years, it may be prudent to determine whether additional regulation of STR in
Monrovia is warranted. At present, we understand it is not clear to what extent STR exist in
Monrovia and what, if any, neighborhood and regulatory challenges these businesses present.
Before pursuing an extensive regulatory proposal, we suggest that staff gather more information
regarding the specific nature and extent of the STR use in Monrovia, to provide a basis for
determining what regulatory changes might be necessary. This will likely include analysis of law
enforcement and emergency calls for service, code enforcement complaints, business license
data, and a survey of STR booking sites. A cursory search of Airbnb, for example, shows that
there were only about 15 STR available for rent in Monrovia for a short stay in early July?. The
total number of STR currently in the City is unknown.

This memorandum gives an overview of the range of the City’s options to further regulate
short-term rentals, or rentals of any residential dwelling units or any portion thereof, for less
than 30 consecutive days.

ANALYSIS

The City currently prohibits the use of accessory dwelling units as short-term rentals
under MMC Chapter 17.44 (Special Uses) of Title 17 (Zoning). The City’s Zoning Ordinance does
not otherwise expressly reference short-term rentals. For instance, while hotels and motels are
only listed as permitted commercial uses under MMC 17.08.010 (Uses Permitted in Each Zone),
the section does not specify whether other forms of short-term rental lodging are permitted
residential and/or commercial uses. But since STR uses are not prohibited, they are impliedly
permitted. The following range of options is available to the City.

Option 1: Prohibit Short-Term Rentals

The City may prohibit short-term rentals in specific areas (e.g. residential zones) or even
for specific types of units citywide (e.g. single-family, multi-family units, or units in a density
bonus project). This would be in addition to the current prohibition on using an ADU as a STR. It
is not clear that a total ban is currently warranted in the City, since we are not aware of pressing
neighborhood problems relating to STR. Further, enforcement of this ban might be difficult given
the popularity of these services and the existing operation of rental businesses within the City.
Some property owners will have invested substantially in their properties to develop an STR
business, and a ban would eliminate that investment, so a specific and evidence-based rationale
for a ban would be required. A ban also eliminates a potential source of substantial TOT revenue.
If challenged, the City could face claims regarding ambiguity of the ordinance language or

2 Obviously, this is just an example and not a true count of the number of STR in Monrovia.
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unreasonableness or arbitrariness of the ordinance if the City is not able to differentiate between
the impacts of rental housing and STR. Without a stronger record of STR-related problems, we
do not believe a complete ban is legally supportable.

Option 2: Expressly Allow Short-Term Rentals Under the Zoning Code, and Require a
Business License and Registration of All STR units

As part of a “lighter touch” effort to monitor the STR use in the City and treat these
businesses more similarly to other transient occupancies, the City could adopt a registration and
business license requirement that expressly (rather than impliedly) applies to STR. It would be
helpful to specifically identify the existence and location of STR uses in the City, to allow staff to
better track problems the use creates, and make it more clear that an STR is to be treated as a
business. First, we would suggest that the City Council amend the Municipal Code to expressly
allow short-term rentals as an “ancillary,” or “accessory” or “secondary” use as defined under
MMC 17.04.080 (Terminology and General Definitions), meaning the use would be “customarily
incidental to a principal use established on the same lot or parcel of land,” and would therefore
“not alter said principal use nor serve property other than the lot or parcel of land on which the
principal use is located.” This option would allow the City to then require these businesses to
register and obtain a business license. In turn, this could help with TOT collection.

Some cities also include an annual inspection requirement in connection with registration
renewal. Ultimately, if the regulatory need becomes apparent later based on increasing impacts,
STR registrations could help support a more intense level of regulation in the future, as discussed
under Option 3 below. We note that the City already requires owners of residential rental
properties, as defined under MMC 5.04.030 (Definitions) of Title 5 (Business Taxes, Licenses and
Regulations), for dwellings containing two or more units to obtain a business license.? Residential
rental businesses are defined as “room, group of rooms, building, or structure designed to be
rented or leased to a tenant for residential purposes[,]” and include “hotel and motel rooms,
apartments, and mobile home spaces located in recognized mobile home parks and used for
dwelling purposes|.]” Owner-occupied units do not qualify as residential rental units under MMC
5.04.030, however, every non-occupied unit is presumed to be a residential rental unit. Itis likely
that this requirement is being ignored now. If the change to the TOT ordinance is adopted and
effective, it will help the City identify STR businesses that are already required to get a business
license. This definition would likely need to be broadened to incorporate other types of rentals
available on a short-term basis in order to avoid challenges on vagueness grounds.

3 https://www.monroviaca.gov/home/showpublisheddocument/35102/638947390041530000.



Mayor and Members of the City Council
July 19, 2026 Page | 4

Option 3: Adopt a Regulatory Permit or Extend Business License Ordinance

Alternately, if the City identifies more specific and intense impacts of STR businesses,
those impacts could be addressed under a new business regulatory ordinance, rather than as a
simple zoning matter. Cities that have experienced significant negative STR impacts have
adopted a more restrictive approach to address over-concentration, excessive noise, parking
problems, health and safety issues, and other neighborhood impacts. In addition to a registration
requirement under Option 2, above, the City would require that STR operators obtain a
regulatory permit to operate the business. This would be based on the unique potential impacts
generated by STR businesses in residential and/or commercial neighborhoods.

If the City adopts a separate STR regulatory permit, the City must also establish a new
administrative process to determine eligibility of the owner and subject property (e.g. no pending
citations, necessary corrective actions taken after inspection), the fee adopted by resolution, and
permit conditions (e.g. written agreement to limit overnight occupancy to a specific number of
occupants and guests, prohibition of large-scale events, transfer requirements, eligible areas,
number of qualified units on a property) The City could revoke such a permit for certain violations
of the Municipal Code, including the transient occupancy tax collection requirement. These
requirements might also include a dispersal requirement that only permits STR that are at least
“X” distance from another STR. Some cities also cap the number of short-term rental permit
registrations and restrict the number of STR permits a single owner can obtain. STR owners who
cannot qualify for a permit due to a numeric cap or dispersal requirement could remain on a
waiting list.

To address more severe neighborhood impacts, the City could adopt more significant STR
regulations, to be enforced through administrative fines or criminal penalties for each violation
pursuant to Government Code section 53069.4(a)(1) and Government Code section 36900(d)(1),
among other authority. For instance, the City might restrict the number of years a home may be
used for short-term rental purposes*, prohibit overcrowding or loud parties, regulate off-street
parking, require 24/7 owner contact information or active management, enforce STR occupancy
limits, insurance requirements, and similar business-related restrictions. The City also could
provide informal education materials to hosting platforms, operators, owners, and facilitators
about regulations that would impact STR businesses, including the City’s noise ordinance,”
restrictions on parties and unruly gathering regulations,® parking ordinances, solid waste disposal

4 This would be extremely difficult to enforce.
5 MMC Chapter 9.44 (Noise).
6 MMC Chapter 9.46 (Parties and Unruly Gatherings).
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requirements and others. Again, all of these requirements must be designed to address specific
STR impacts in zones or neighborhoods.

If expressly applied to short-term rentals, this regulatory permit framework could allow
the Community Development Director or, perhaps, the DRC, to suspend or revoke the licenses of
short-term rental owners if the City can prove that certain conduct in the operation of the short-
term rental violated applicable public health, safety, and welfare and/or zoning regulations, or
any other local, state or federal law.” Suspensions, modifications, and revocations would likely
require a public hearing.

CONCLUSION

The City has a range of options available to address the actual impacts of STR businesses.
However, to inform the choice of options, we think that a more comprehensive survey of the
problems STR businesses cause in the City, and the extent of those problems, would be the logical
next step before pursuing extensive regulations. Please let us know if you would like to discuss
these options in further detail, or prepare a memorandum for the City Council.

7 MMC 5.10.020 (Grounds for Suspension or Revocation).





