
 
 

 

Agenda Planning Commission 
Gig Harbor Civic Center 
Thursday, July 7, 2022 

5:00 P.M. 
 

 
Planning Commissioners and staff will be participating in this meeting remotely 
via Zoom. Members of the public are encouraged to view and comment during 
the meeting using the Zoom platform at https://zoom.us/j/95353411299  or by 
calling (253) 215- 8782 and entering Meeting ID 953 5341 1299. Optionally, 
members of the public may view the live Zoom broadcast in-person at the Gig 
Harbor Civic Center during the meeting. Please see the Meeting Procedures at 
the end of this agenda for information on options to make public comment. 

 
 
 

I. Call to order: 

II. Roll call:  

III. Approval of Minutes: June 2, 2022 
 
IV. Public Comment: 
 
V. Agenda Items: Short Term Rental Study Session 
 
 

VI. Other Business: Next meeting Thursday, July 21, 2022 
 

VII. Adjournment: 

 
 
 
 
 
 
 

https://zoom.us/j/95353411299


 
 
 
 
 
 

PUBLIC COMMENT & DECORUM 
Commenters will be allotted 3 minutes per individual, unless revised by the Chair. 
In-person comments shall be made from the microphone, first giving the speaker’s 
name and address. When there are 30 seconds remaining, staff will alert you to 
summarize your comments. At the end of your comments, staff will notify you it has 
come to the end of your comment period. Anyone making “out of order” comments 
may be subject to removal from the meeting.  
 
Public comment may be made remotely via Zoom or by phone during designated 
portions of the meeting. To speak during the meeting, press the Raise Hand button 
near the bottom of your Zoom window or press *9 on your phone. Please refrain 
from raising your hand until the Chair has announced that the Commission has 
opened the public comment portion of the meeting. Your name or the last three 
digits of your phone number will be called out when it is your turn to speak. When 
using your phone to call in, you may need to press *6 to unmute yourself. All 
speakers will have up to three minutes to speak. 
 
All remarks shall be addressed to the Commission as a body and not to any specific 
Commissioner. All speakers shall be courteous in their language and deportment and 
shall not engage in or discuss or comment on personalities or indulge in derogatory 
remarks or insinuations with regard to any Commissioner, the Chair, or any member 
of the staff or the public.  
There will be no demonstrations during or at the conclusion of any public comment. 
These guidelines are intended to promote an orderly system of holding a public 
meeting, to give every person an opportunity to be heard and to ensure that no 
individuals are embarrassed by voicing their opinions.  
 
AMERICANS WITH DISABILITIES (ADA) ACCOMMODATIONS ADA 
accommodations can be provided upon request. Those requiring special 
accommodations should contact the City Clerk at cityclerk@gigharborwa.gov or 
(253) 853-7613 at least 24 hours prior to the meeting. 



 
 

 

DRAFT Minutes Planning Commission 
Open Public Hearing 

Gig Harbor Civic Center 
Thursday, June 2, 2022 

6:00 P.M. 
 

 
I. Call to Order: 6:00 pm 

II. Roll Call:  Chair Hoeksema, Commissioner Brown, Commissioner Grina, 
Commissioner Soltess, Commissioner Krawczyk 
Commissioner, Bradbury arrived at 6:01 pm 
City Staff:  Carl de Simas, Principal Planner, and Cindy Andrews, Planning 
Technician 
 

III. Approval of Minutes:  May 19, 2022: Move to approve the minutes of May 
19, 2022 as written.  Brown / Grina – All in favor | Motion carried. 

 
IV. Agenda Items for Formal Review 

a. Short Term Rental Regulations  
1. Announcement of Application 
2. Open Public Meeting Announcement 
3. Staff Report 
4. Public Comment – Opened at 6:10 pm / Closed at 6:26 pm 

i. Carolyn Allen | 3526 Harborview Dr., Gig Harbor, WA  
ii. Glynn Peterson | 8921 Franklin St., Gig Harbor, WA 

iii. Denise Peterson | 8921 Franklin St., Gig Harbor, WA 
iv. Kirsten Morain | 5512 Timber Lane, Gig Harbor, WA  
v. Carly Grundman | 2916 96th St., NW, Gig Harbor, WA 

 
5. Discussion  

 
 
V. Other Business Next meeting Thursday, June 16, 2022 
  

VI. Adjournment:  Move to adjourn at 7:30 pm.  Brown / Soltess – All in favor 
Motion carried.  

 
 
 

https://cityofgigharbor.box.com/s/tl29lzmijjsdl0anrp9vcssgikj3xwky


                              
7.20.22 
TO:  mayorandcouncil@gigharborwa.gov    planning@cityofgigharbor.net 
RE:  Short Term Rental Regulation 
FROM:  Carolyn Allen, Founder, 3526 Harborview Dr., Gig Harbor, WA 98332 

 Bonnie O’Malley, Co-Founder, 8101 Bayridge Ave., Gig Harbor, WA 98332 
 
We have recently reviewed the UTube version of the last open Planning Commission 
discussion regarding Short Term Rentals.   
 
First and foremost, we would like to thank the entire Commission for taking all of 
our letters and comments for serious consideration.  Our visual review confirmed 
our belief that all of our written input has been read, and that our verbal input was 
heard by everyone involved in the Open Meeting of June 2nd.  We are pleased, and 
thank you all for your acknowledgment of The Gig Harbor Short Term Rental 
Alliance LLC as an entity, and of our suggestions for moving forward in 
consideration and implementation of fair and equitable regulations of STR’s in our 
city. 
 
At one point near the end of the June 2nd Meeting, Commissioner Hoeksema 
mentioned our multiple offers to share our research and documentation with the 
Commission and suggested that the Commission might consider that offer.  Please 
be advised that we (Carolyn and/or Bonnie), as Founding Members of The Alliance, 
would be most happy to cooperate in a positive and congenial manner at your 
discretion.  One piece of information mentioned at that time was the documentation 
for STR’s currently operating and paying taxes in to the Lodging / Hotel and Motel 
funds.  Apparently we have already provided a connection to Airbnb-DNA, which is a 
link you could research that may provide the tax information for anyone marketing 
on that platform.   Other than that, we would not have any access to tax information. 
 
With the cancellation of the June 16 Study Session, we are assuming that the next 
scheduled Session on July 7th will address revisions to your current proposal to the 
Council, and we would like to make ourselves available for discussion on any/all of 
the topics under consideration at your convenience prior to that meeting. 
 
Regards, 
Carolyn Allen, Founder             ~ 253.222.6576 ~ cdsunharbor@yahoo.com 
Bonnie O’Malley, Co-Founder ~ 203.481.0792 ~ bonnie@exhibitease.net 
 

mailto:mayorandcouncil@gigharborwa.gov
mailto:planning@cityofgigharbor.net


 
 
 
 
 
 
 
 
 



Short-Term Rental Regulations Planning Commission July 7, 2022 

 Study Session 

Page 1 of 2 

 

# Topic/Question Discussion Result 

1 Owner-occupied Can we require owner occupied only? 

Or are there other ways to look at 

this.  

 

2 Platform requirements  The platform requirement and 

insurance requirement may be 

resolved by requiring proof of 

insurance if not using a 3rd party 

rental platform. 

 

3 Insurance Requirement Platforms provide liability insurance.  

See previous item. 

 

4 150 ft requirement Do we have a reason for this specific 

figure?  Examples of other cities 

utilizing this (Manitou Springs, CO 

500’). Other ways to control the 

number of STRs in city? (limit total 

number of permits?) 

 

5 Code Enforcement What is our capacity for enforcing 

these regulations?   

 

6 Taxes 3rd Party platforms collect taxes for 

all STRs they list.  What would we do 

about those that wish to not use a 3rd 

party platform for listing? 

 

7 Guest Log What information is necessary, and 

what information can we legally 

collect? 

 

8 STR’s already operating What do we do about STRs in the city 

already operating without CUP 

approval. 

 

9 Events definition Definition should include an 

exception for small family/friends 

type gatherings. 

 

10 Maximum number of tenants an 

STR may house? 

How would we determine the 

maximum occupancy.  What 

methodology does the bldg. dept 

use. 

 

11 Fines   



Short-Term Rental Regulations Planning Commission July 7, 2022 

 Study Session 

Page 2 of 2 

 

12 How will the City compensate for 

losses? 

  

13 How much has the city collected 

in lodging taxes. 

Coordinate with STR alliance to get 

an idea of how many strs we have 

and roughly how much they are 

paying. 

 

14 Demand for STRs How many days per year are gig 

Harbor STRs being rented on average.  

Do we need an estimate of how 

many days a unit will be rented as 

part of the application? 

 

15 Pre-existing Non-owner occupied Prior to the moratorium, would 

persons owning a non owner 

occupied STR be required to obtain a 

city business license? If so, then how 

many people obtained business 

licenses for their STR. 

 

16 Annual renewal  Is a yearly renewal the optimal 

timeframe? 

 

17 Rental fee Data with Application Should this be required?  

18 Parking Is the standard SFR parking 

requirement sufficient for an STR. 

 

19 Current STRs GIS map of all known STRs in city, and 

information regarding individuals vs. 

corporate ownership of these STRs. 

 

 



govService

Host Compliance

Betsy Sachs
March 2022

Gig Harbor, WA



2granicus.com

Monitoring Short-Term Rentals (STRs) presents both 

widely known and underappreciated challenges

Getting visibility into 

STR data is nearly 

impossible

<10%
Of STR owners voluntarily get 

registered and pay all of their taxes  

20-30%
Issues with STRs growing at an 

alarming rate year over year

Manual processes 

weigh on my team 

and drain our budget

Our internal alignment 

is ineffective and 

suffers   

So much of my time is 

wasted on finding more 

room in the budget



3granicus.com

The Short-Term Rental Market is Exploding 

Many communities are struggling to define and enforce regulations 

that preserve community character and keep communities safe while 

ensuring revenue collection.

Increase in STR 

related party 

complaints in the 

last year 

the # of short-term 

rental listings since 

2011

15x 239%
of different 

platforms make it 

nearly impossible 

to manually track 

STR property 

listings

100s
global markets 

have seen home 
rentals outperform 

hotels in the last 
year

27



Without compliance, local 

government knows STRs bring 

significant challenges

Impact on housing affordability 

Wasted time and money 

Diminished neighborhood character

Lost economic opportunities

https://www.nytimes.com/2020/10/27/business/airbnb-party-house-coronavirus.html
https://www.nytimes.com/2020/09/24/travel/airbnb-pandemic.html
https://www.forbes.com/sites/michaelalpiner/2020/12/02/the-growth-and-challenges-of-vacation-rentals-in-the-age-of-covid/?sh=3f8a7fb651c2
https://www.phocuswire.com/tech-challenges-for-short-term-rental-in-2020


5granicus.com

• Reduce noise, parking, traffic and trash-problems

• Eliminate party houses

• Reduce STR impact on neighborhood character

• Ensure building safety

• Improve responsiveness to neighbor complaints

• Stem STR impact on affordable housing availability

• Improve permit and tax compliance to increase 

tax revenue

• Ensure a level playing field between law abiding 
traditional lodging providers and illegal STRs

• Reduce tension between short-term rental property 
owners and their neighbors

• Make citizens aware that STR problems are taken 
seriously

What Are Your 
Top Priorities?
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How big of a challenge are short-term rentals in Gig 
Harbor?

Debate Temperature

C
o

m
p

la
in

ts

Many

Few

Cold

Minor Concern

Problem

Issue

Crisis

Hot
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…and in Gig Harbor we have identified 61 listings, 
representing 56 unique rental units*

* Granicus Host Compliance's pricing is based on the count of listings and rental units that would need be to analyzed and monitored for 
compliance. In terms of listings, this number is 81 as we will expand our search area by several hundred yards beyond the borders of Gig 

Harbor to capture all relevant listings. Source: Granicus Host Compliance Proprietary Data

Short-term rentals in Gig Harbor as of March 2022
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Gig Harbor STR Market Details
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Automate and save
Support greater staff 

efficiency with impactful tools 

and process automation to 

help implement and enforce 

fair regulations

Protect the community
Ensure all lodging providers 

meet health and safety 

standards; develop short- and 

long-term plans to create, 

grow, or revitalize a community 

or area

Understand the 
market

Understand the size and 

scope of short-term rentals 

in your community

True Compliance Requires a Holistic Approach
Identifying STRs alone isn’t enough. You need to…

Identify revenue loss
Ensure your community has 

identified every opportunity 

for revenue capture, 

creating an even 

playing field for all types of 

providers and residents
01 02

04 03
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Granicus 
Experience 

Group

A strategic team of 

experts delivering 

managed services

govAccess

Transactional websites designed 
for today’s citizen

govRecords

Paperless records management 

govDelivery

Targeted email, text, and 
social media communications 

govMeetings

Meeting agendas, video, and 
boards management 

govService

Online citizen self-service solutions 
and process automation



Compliance 
Monitoring

Permitting 
& Registration

24/7 Hotline Rental Activity 
Monitoring

Consulting 
Services

Tax 
Collection

Workflow  | Approvals 

Data & Analytics | Professional Services

govService Host Compliance

Communications

VisitorResident Business

Address Identification



15granicus.com

Address Identification technology and processes make 
it possible to easily monitor the STR market and find the 
addresses and owners of all identifiable STRs

Scan

We scan the world’s 60+ 

largest STR websites for all 

listings

Extract

We identify each listing and 

extract as much information 

as possible to allow our AI 

models to narrow down the list 

of possible address/owner 

matches

Combine 

We combine AI and human 

analysts to identify the exact 

addresses and owner 

information for each 

identifiable STR

1 2 3
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The data and screenshots are 

made available to authorized 

users in an easy-to-use online 

dashboard and records 

management system and easily 

exported in Excel/CSV format

Address Identification monitors the STR market and finds 
the addresses and owners of all identifiable STRs
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Use software to automate the 
systematic capture of listing screenshots

Full Screen
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Listing status, metadata and full-screen screenshots 
are time stamped and made available in real time 
on the rental unit record
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Provide documented evidence of every address 
match to support all of Gig Harbor’s enforcement efforts

Example of Legal DeclarationExample of Searchable Evidence
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Easily track the status of individual rentals and create 
case notes on the unit's record



21granicus.com

Compliance Monitoring allows you to stay in control 
and save time by sending your enforcement letters with the 
click of a button

Select Letter 

Template
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Increase your outreach effectiveness and 
efficiency by automatically adding evidence to 
communications
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Mobile Permitting & Registration
Simplify Gig Harbor’s permitting and registration processes and 
significantly reduce the administrative costs on the back-end



24granicus.com

Tax Collection
Simplify Gig Harbor’s tax collection process and significantly 
reduce the administrative costs on the back-end



25granicus.com

Report

Concerned neighbor 

calls 24/7 short-term 

rental hotline or reports 

incident online

Proof

Complainant provides 

info on alleged 

incident and is asked 

to submit photos, 

videos or other proof of 

the alleged violation

Resolution 

If property is registered, 

Granicus Host 

Compliance 

immediately calls and 

texts host/emergency 

contact to seek 

acknowledgement 

& resolution

1 2 3

Complete

Problem solved –

complaints & resolution 

notes saved in 

database so serial 

offenders can be held 

accountable

4

24/7 Hotline makes it easy for neighbors to report, substantiate 
and resolve non-emergency STR incidents in real-time 



26granicus.com

Get detailed reports and dashboards to track all short-term 
rental related complaints in real-time
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Rental Activity Monitoring automates the selection of 

audit candidates to maximize the impact of audit efforts

Identifying tax fraud 

and occupancy/rental 

frequency violations by 

STR listings for signs of 

rental activity
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Streamline the audit process by requesting all 

backup information through simple, interactive 

online forms

Hosts can easily upload

STR revenue statements 

to verify rental activity
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Short-Term Rental regulation 

creation, updates, and guidance 

from planning experts

✓ Experience with hundreds of communities 

including 1) access to proprietary regulations 

data that is the most trusted by government 

and 2) support on hundreds of regulations.

✓ Custom public outreach strategy and 

messaging framing.

✓ Complete draft of a custom short-term rental 

ordinance.

✓ Compliance monitoring and enforcement plan 

for staff and legal counsel to refine and adopt.

Consulting 

Services 
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In the broader Far West we are already serving 137 
forward-thinking local government agencies

•Las Vegas NV

•Kelowna, BC

•Mariposa County CA

•Santa Cruz County CA

•Washoe County NV

•Plumas County CA

•Lake County CA

•Ucluelet, BC

•Alpine County CA

•Calaveras County CA

•Nevada County CA

•Hood River County OR

•Chula Vista, CA

•Indian Wells, CA

•Penticton, BC

•Nelson, BC

•Albany, CA

•Daly City CA

•Citrus Heights CA

•Redwood City, CA

•Skamania County WA

•Coronado CA

•Kimberley, BC

•El Paso de Robles CA

•Marina CA

•Long Beach CA

•Lewis County WA

•Marin County CA

•Vancouver WA

•Milpitas CA

•Roseville CA

•Union City CA

•Fullerton, CA

•Benicia CA

•Los Angeles County CA

•Riverside CA

•Sacramento, CA

•San Mateo County CA

•El Dorado County CA

•Berkeley CA
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Address Identification

Automated monitoring of 60+ STR websites and online dashboard 

with complete address information and screenshots of all 

identifiable short-term rentals.

Compliance Monitoring

Ongoing monitoring of STRs for zoning and permit compliance 

coupled with systematic outreach to illegal short-term rental 

operators.

Permitting & Registration

Online forms and back-end systems to streamline the registration 

process and capture required documentation, signatures and 

payments electronically.

Tax Collection
Make tax reporting and collection easy for hosts and staff to submit 

and review online. 

24/7 Hotline

Make it easy for neighbors to report, prove, and resolve non-

emergency short-term rental related problems in real-time, any day, 

at any hour. 

Rental Activity Monitoring

Estimate occupancy or rental revenue for each property and 

identify audit candidates who are under-reporting on taxes or 

exceeding occupancy regulations.

govService Host Compliance
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To accommodate any budget and ensure a high ROI for 
our clients, our services are priced based on the number of STRs 
that need to be monitored

Cost per STR Listing/Rental Unit

Address Identification
$45.00

Per Year

Compliance Monitoring
$22.50

Per Year

Permitting & Registration
TBD

Per Year

Tax Collection
TBD

Per Year

24/7 Hotline
$12.00

Per Year

Rental Activity Monitoring
$30.00

Per Year 

Note: the pricing reflected is direct, list pricing in USD. The exact scope can be adjusted to meet Gig Harbor’s exact 
monitoring needs in terms of geography, listing sites, listing types and other variables.



45granicus.com

Modular pricing tailored to Gig Harbor’s short-term rental 
needs

Address Identification
$3,645

Per Year

Compliance Monitoring
$1,260

Per Year

Permitting & Registration
$5,000

Per Year

Tax Collection
$5,000

Per Year

24/7 Hotline
$672

Per Year

Rental Activity Monitoring
$1,680

Per Year

Note: the pricing reflected is direct, list pricing in USD. The exact scope can be adjusted to meet Gig Harbor’s exact monitoring needs in 
terms of geography, listing sites, listing types and other variables.
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Working backwards to a solution to address Gig 
Harbor’s STR challenges

Set 
Deadline

Gather 
Team

Project 
Scope

Project 
Approval

Budget

Sign 
ContractImplement

STR Problem 
Solved
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Next 

Steps

I. Send Meeting Summary & Presentation

II. Schedule All Team Value Meeting

Participant: Administration, Finance, Planning, Code 

Enforcement, Elected Officials

III. Confirm Performance Goals & Metrics 

Participant: Administration, Finance, Planning, Code 

Enforcement, Elected Officials

a) Return on Investment Experienced by Peer Governments

b) Alignment on Success Metrics/KPIs

IV. Develop Joint Action Plan for addressing Gig Harbor’s 

needs

Participant: Administration, Finance, Planning, Code Enforcement, 

Elected Officials

a) Set appropriate expectations

b) Efficiently utilize staff time

c) Address requirements, fit, and value

d) Optimize time to completion while ensuring highest quality
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Contact Info

Please feel free to contact us anytime if you have any questions about 

short-term rental compliance and how to best address the associated 

monitoring and enforcement challenges.

Betsy Sachs

betsy.sachs@granicus.com



















































Gig Harbor, WA

Follow up info

March 15, 2022  



Data that Matters:

STR Heat Map – Gig Harbor

86 STR active and intermittent listings.

1 STR listings added in the past 365 days

74 entire home STR listings

12 shared-home STR listings

$516,000 estimated gross revenue per year

$61,920 estimated accommodations taxes due per year (12%)



Data that Matters:

Property Types – Gig Harbor



Data that Matters:

Nightly Rate – Gig Harbor



Data that Matters:

Data Source – Gig Harbor



Thank You!

Rob Mathison

rob.mathison@avenuinsights.com

206.683.2187

mailto:Rob.Mathison@avenuinsights.com


Jan-18 Jan-19 Jan-20

22,633.21 27,430.53 27,671.79

Feb-18 Feb-19 Feb-20

30,025.37 29,331.29 26,033.25

Mar-18 Mar-19 Mar-20

19,672.05 23,010.13 25,873.63

Apr-18 Apr-19 Apr-20

23,640.52 23,481.17 15,648.11

May-18 May-19 May-20

26,880.99 31,135.79 7,011.11

Jun-18 Jun-19 Jun-20

29,911.40 29,084.32 12,901.40

Jul-18 Jul-19 Jul-20

34,054.07 37,962.19 17,940.07

Aug-18 Aug-19 Aug-20

45,039.35 49,476.62 21,310.78

Sep-18 Sep-19 Sep-20

48,682.91 59,080.85 32,691.54

Oct-18 Oct-19 Oct-20

52,856.38 53,707.28 35,033.67

Nov-18 Nov-19 Nov-20

38,088.83 40,093.25 30,492.53

Dec-18 Dec-19 Dec-20

33,191.86 32,190.59 24,805.68

YTD 404,676.94 435,984.01 277,413.56



Jan-21 Jan-22 Average Intake 

16,648.26 30,600.13 24,997

Feb-21 Feb-22

17,623.38 31,452.75 26,893.21

Mar-21 Mar-22

17,094.64 22,098.35 21,549.76

Apr-21 Apr-22

17,864.02

May-21 May-22

27,150.34

Jun-21 Jun-22

29,806.96

Jul-21 Jul-22

36,234.43

Aug-21 Aug-21

52,853.14

Sep-21 Sep-21

65,271.12

Oct-21 Oct-21

61,316.71

Nov-21 Nov-21

51,910.31

Dec-21 Dec-21

35,782.91

429,556.22 84,151.23



2022 Pace

122.42%

116.95%

103%


