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MEMORANDUM

To:

City Commission

From:

Robert M. Fournier, City

Re:

Proposed ordinance to regulate vacation rentals
(a/k/a "Hotel Houses")

Date:

January 19, 2021

Attome~(

I. INTRODUCTION

At the regular City Commission meeting of September 21 , 2020, I gave a
report to the City Commission regarding the subject of what many local residents
refer to as "hotel houses." Hotel houses are actually defined as "vacation rentals"
under the Florida Statutes. Vacation rentals are one of seven types of "transient
lodging establishments" pursuant to statute. The term "hotel house" has been used
locally to describe a structure that looks outwardly like a house but which has been
purposefully built to accommodate large groups and which is marketed and operated
much like a hotel with constantly rotating occupancy.
Prior to the September 21, 2020 City Commission meeting, the St. Armands
Residents Association had requested that I provide an opinion as to the legality of
three possible ways to regulate hotel houses. These three ways were: (1) the
establishment of a registration program; (2) a cap or a limit on the maximum number
of people allowed to rent or to stay overnight in a hotel house; and (3) a way to limit
or control the number of bedrooms in new homes being constructed. I responded
that it would be possible for an ordinance to regulate hotel houses in each of these
three ways without violating the pre-emption of authority to the State of Florida as
set forth in Section 509.032(7) Florida Statutes. The state of Florida prohibits local
governments from adopting ordinances that prohibit vacation rentals and from
adopting ordinances that limit the frequency or duration of guest stays in vacation
rentals. Direction was given to explore each of these possibilities in the context of
an ordinance to be brought back for a public hearing after the first of the new year.
Additionally, the residents requested that an ordinance be adopted to prohibit
the parking of vehicles on sidewalks in the City. This request was based on the
premise that the streets are intended for vehicular use and sidewalks are intended for
pedestrian use. Residents repmied that because of insufficient on site parking
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spaces, numerous guest vehicles at hotel houses were frequently parked on public
sidewalks. This happened to the extent that pedestrian use was impaired.
The proposed prohibition of vehicular parking on sidewalks has been
accomplished via proposed Ordinance 21-5356 which is a separate ordinance from
proposed Ordinance 21-5353 regulating vacation rentals. However, the two
ordinances have been set for public hearing at the same time on the February 2, 2021
City Commission agenda.
The preparation of an ordinance to regulate vacation rentals in the City has
turned out to be a challenging assignment. There are many decisions to be made
about the form and content of such an ordinance which should be apparent from
review. Because ofthis and because many of the issues presented by the ordinance
were not discussed in great detail back in September, I realize that the City
Commission may decide to make additions, deletions or modifications.
Nonetheless, I hope that proposed Ordinance 21-5353 can be used as a basis for
further discussion at the February 2, 2021 City Commission meeting.

II.

APPLICABILITY AND
ORDINANCE 21-5353

CODIFICATION

OF

PROPOSED

It is important to remember that the definition of the term "vacation rental" in

the Florida Statutes is not confined to "vacation rentals" that are operating in single
family houses. In addition to operating in a single family house, a vacation rental
can be "any unit" or "group of units" in a condominium or a cooperative. A vacation
rental can also be any "individually or collectively owned" two-family, three-family
or four-family house. [See, Sec. 509.242(1)(c) Florida Statutes] However, the
record of the discussion of vacation rentals in Sarasota reflects that most of the
complaints have come about because vacation rentals are occurring in structures
ostensibly built as single family houses in single family neighborhoods. There is not
so much of a record of problems with vacation rentals in duplexes, tri-plexes and in
multi-family dwellings. For this reason, some of the ordinances regulating vacation
rentals address only vacation rentals occurring in single family houses (or sometimes
one and two family houses).
One ordinance (e.g. Flagler County) defines the term "vacation rental" for
purposes of its ordinances as those vacation rentals occurring in one or two family
homes (regardless of what zone district the home is in) to the exclusion of those
vacation rentals that occur in tri-plexes or other multiple family dwellings. Other
2
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vacation rental ordinances do not modify the state definition of vacation rentals but
apply only to vacation rentals occurring in residential single family zone districts in
the jurisdiction. [e.g. Indian Harbour Beach, Anna Maria (one and two family)]. This
suggests to me, that as in Sarasota, these jurisdictions see most of the problems
associated with the proliferation of vacation rentals happening in those areas that
have been zoned for residential single family use. · The City of Sarasota ordinance
that is to be presented for public hearing on February 2, 2021 would apply only to
those vacation rentals that are operating within areas of the City that are zoned for
residential single family use. If the basic justification for adoption of the ordinance
is essentially the preservation of the stability of single family residential
neighborhoods, this ultimately seemed to me to be the preferable approach, since
presumably the City is less concerned about preserving single family neighborhoods
in areas zoned multiple family.
However, it should be pointed out that significant areas of Lido Key between
Boulevard of the Presidents and the Gulf ofMexico are zoned for residential multiple
family use (RMF) rather than for residential single family use. (RSF) The areas east
of Boulevard of the Presidents and the Lido Shores neighborhood are zoned for
residential single family use. The ordinance, as it is currently written, would not
apply to vacation rentals that are currently operating in the Residential Multiple
Family zone districts, where there are in fact a significant number of units already
established on Lido Key. I have discussed this issue with City Manager Brown and
Development Services Director Panica. I would further note that the RMF -3 and
RMF -4 zone districts, both of which occur on Lido Key, are implementing districts
for the Waterfront Resort future land use classification.
Although the proposed ordinance as written would not apply to vacation
rentals in RMF zones, it is important to note that the seven day minimum stay rule
is still applicable to vacation rentals in the RMF zones. This is because "household
living" is listed as the only permissible residential use category in the RMF districts
along with group living, which is the same as for the RSF zones.
Another distinction I noticed while reviewing vacation rental ordinances from
other jurisdictions was that there are ordinances that are codified in City Codes and
ordinances that are codified in Zoning Codes. The logic of codifying zone based
regulations in the Zoning Code seems obvious. However, zoned based regulations
can in some instances be codified in City or County Codes. Whether the
applicability of the ordinance is based on how the property the ordinance applies to
is zoned is not necessarily determinative of where the regulations should be codified.
Rather, the subject matter of the regulation can determine whether codification
3

Page 6 of 122

should be in the City Code or the Zoning Code. If the ordinance is a land
development regulation, (i.e. a regulation that governs how one's property can be
developed), then an argument can be made that the ordinance should be codified in
the Zoning Code. On the other hand, if the ordinance is more about regulating
conduct than regulating the actual development of land, then an argument can be
made that codification in the City Code is appropriate. The reason that some may
argue for codification in the Zoning Code as a land development regulation is that
land development regulations are required by statute to be consistent with the City's
Comprehensive Plan and the argument could be that codifying what is essentially a
land development regulation in the City Code circumvents this requirement.
The proposed ordinance as drafted addresses two of the three subjects
discussed on September 21, 2020. That is, the proposed ordinance provides for the
annual registration of vacation rentals (in RSF districts) and the ordinance would set
a maximum occupancy limit for vacation rentals (in RSF districts). However, the
ordinance, as presently written, does not attempt to control or limit the number of
bedrooms in a new single family home or vacation rental via the minor conditional
use process as discussed in September. The reason for this is because that would be
a land development regulation that would have to be codified in the Zoning Code.
After I had commenced working on the proposed ordinance last November, many of
the barrier island residents began to communicate their alarm at the number of
permits that were being issued to known vacation rental owners to demolish existing
residential structures to build more "hotel houses." The residents wanted to be
assured that the proposed "hotel house" ordinance would be brought back to the City
Commission as soon after the first of the new year as possible. Under these
circumstances, I thought it best to bring forward a proposed ordinance that was
codified in the City Code rather than the Zoning Code. Codifying the regulations of
the ordinance in the Zoning Code would be a lengthier process because the proposed
zoning text amendment would have to be presented to the Planning Board at a public
hearing for a recommendation before proceeding to the City Commission. However,
a separate ordinance addressing the number of bedrooms could still be adopted as a
zoning text amendment. Likewise, the proposed ordinance does not contain a
minimum off street parking space requirement for vacation rentals because of
concern that this would be considered a land development regulation subject to
codification in the Zoning Code.
III.

REGISTRATION

The annual registration requirement for vacation rentals is a key component
of the proposed ordinance as it is for almost all of the ordinances I have reviewed.
4
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The proposed ordinance would make it unlawful to rent or offer to rent a vacation
rental that did not have a current valid certificate of registration issued by the City
of Sarasota. A vacation owner would be required to apply for a new certificate of
registration each year in the period between August 1 and October 1. The City
would have the fourth calendar quarter of each year to review the applications,
perform the required property inspections and to have the certificates timely issued
by December 31st. The certificate would be valid for the following calendar year.
(i.e. certificate issued by December 31, 2021 would be for the calendar year 2022).
The City administration felt that it would be prudent to start the registration program
requirement with the calendar year 2022 in order to provide the City enough time to
train and assign staff for the various tasks involved and to develop the necessary
forms.
The application requirements to apply for a certificate of registration and the
items to be submitted with the application are found in Section 34.5-4 of the
proposed ordinance. Section 34.5-5(a) of the proposed ordinance enumerates the
three pre-conditions to the issuance of a certificate of registration for a vacation
rental. The annual registration process would enable the City to know where these
businesses were operating in residential single family zoned areas and to ensure that
all applicable state and local fees and taxes were being paid.
Another important aspect of the registration program would be the
requirement for a vacation owner to name a "designated responsible party" to be
responsible for addressing complaints pertaining to the use of a vacation rental
property. This has been a common practice in other jurisdictions. The delegated
responsible party would provide contact information to the City and would be
available on a 24 hour 7 day a week basis to address any problems associated with
operation of the vacation rental.
Subsequent to the City Commission discussion at the regular meeting of
September 21, 2020, I was contacted by Attorney Scott Rudacille on behalf of Lido
Key Vacations (LKV), a company that owns and manages vacation rentals on the
barrier islands in the City and in Sarasota County. Mr. Rudacille asked if City staff
members and I might be willing to meet with him and his clients to discuss their
vacation rental properties. In accordance with this request, Development Services
Director Panica and I met with Mr. Rudacille and with Adam Mott, Jen Mott and
John Hutchens ofLKV.
At that meeting Mr. Mott advised that LKV operates five vacation rentals on
St. Armands Key and five vacation rentals on Lido Key in the City. He explained,
5
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that LKV has contracted with a company called Noise Aware to install noise
monitoring systems at its vacation rentals. The system is composed of interior and
exterior sensors that only monitor sound decibel levels. Multiple sensors are
required since each one monitors about 400 square feet of space. Noise Aware
monitors the sensors between the hours of 8:00 pm and 8 am and will reach out to
the occupants up to three times regarding sound in excess of maximum decibel
limits.
Mr. Mott also advised that LCV contracts out for twice weekly trash pick up
and asked that the City make more trash containers available at these properties. He
indicated that they advertised the maximum number of vehicles that could be parked
at their rentals and tried to have one space per 4 occupants available. Mr. Mott
further advised that the maximum occupancy of LCV rentals ranged from 9 to 19
individuals. Although we did not discuss any specific provisions of the proposed
ordinance, I appreciate that LCV reached out to start a dialogue with the City about
these properties and that they were aware of resident complaints and willing to make
efforts to voluntarily address them. LCV took the time to prepare a handout to
present at our meeting in a "power point" format. I have included this handout from
LCV in the back up materials for this agenda item.
Commissioners who are able to read the power point presentation from LCV
will see that LCV is requesting that the City not "overwhelm" the vacation rental
owners with a multitude of requirements for registration of the vacation rentals.
Nonetheless, the proposed ordinance does contain fairly lengthy registration
requirements. My purpose in doing this was to enable the City Commission to see
many of the requirements incident to registration in ordinances from other
jurisdictions. If the City Commission decides that all of these requirements are
necessary and desirable, then these requirements can remain in the proposed
ordinance. If the City Commission decides that some of the requirements aren't
necessary or are too onerous then these items can be removed. It is usually easier
when presenting an ordinance of this nature to include more rather than less because
it is easier to remove undesired provisions than it is to add absent provisions.
IV.

MAXIMUM OCCUPANCY

This is a significant provision of the proposed ordinance because it is typically
the provision that is most objected to by the vacation rental owners in other
jurisdictions with similar ordinances. However, it is also important to the resident
property owners in the neighborhoods where the vacation rentals are located who
6
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perceive "over-occupancy" of vacation rentals as one of the maJor problems
associated with their presence.
At the regular City Commission meeting of September 21, 2020 there was a
discussion about where a maximum occupancy cap might be set although no specific
direction was provided. One idea that was discussed was to allow 2 occupants per
bedroom plus two additional occupants up to a maximum of ten or twelve persons.
These numbers came up because the City's definition of a hotel in the Zoning Code
requires a minimum of six bedrooms. Although this does not mean that a six
bedroom private home is automatically classified as a hotel, the thinking was that
this would be an appropriate benchmark for a maximum occupancy limit. That is, a
five bedroom house could not be a hotel under the Zoning Code, providing
justification for a maximum occupancy limit of 10 persons. A five bedroom home
with two occupants per bedroom, plus two additional persons would result in a
maximum occupancy of 12 persons.
During the period of time this ordinance was being prepared, I received a
communication from the St. Armands Residents Association which suggested a
maximum occupancy of 8 persons was preferred, although this was a lower number
than what had been discussed. I prepared the ordinance with a maximum 10 person
limit simply because this number was in the middle between the lowest maximum
of 8 and the highest maximum of 12 that had been previously mentioned or
discussed. The ordinance is phrased so that the maximum occupancy of a vacation
rental (in an RSF zone) would be 2 persons per bedroom, plus 2 additional persons,
up to a maximum of 10 persons, whichever is less. Thus a 3 bedroom vacation rental
would have a maximum occupancy of 8 persons while vacation rentals with 4, 5 and
6 bedrooms or more would all be capped at a maximum occupancy of 10 persons.
While this might be a disincentive to build hotel houses with more than five
bedrooms, it can also be expected to cause demands for compensation based on the
application of the ordinance.
The City Commission is of course free to revise the currently stated maximum
occupancy limitation in the proposed ordinance. The maximum occupancy
limitations of the ordinance would not be applied to occupancy under rental
agreements that were in effect prior to the effective date of the ordinance. These
agreements are defined as "pre-existing rental agreements" in the ordinance. Also,
the maximum occupancy for vacation rentals that are lawfully operating upon the
effective date of the ordinance would be 16 persons rather than 10 persons. The 10
person cap would be phased in so that the maximum occupancy for lawfully existing
vacation rentals would be 16 persons for the first two years after the ordinance goes
7
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into effect; 14 persons for the next three years; 12 persons for the next three years
and then finally capped at 10 persons. Other jurisdictions also have ordinances that
"phase in" the new maximum occupancy limits.
I have provided a list of other jurisdictions with vacation rental ordinances
that I have reviewed in connection with the preparation of proposed Ordinance 215353. In order to give the Commissioners a frame of reference for what has been
done in other jurisdictions, the maximum occupancy limits contained in these
ordinances is also provided.
V.

MAJOR QUESTIONS PRESENTED

Initially, the City Commission has to decide whether to proceed with adoption
of a vacation rental ordinance in the near future in the hope that any state legislative
prohibition of local regulations might contain a grandfather clause. Alternatively,
the City Commission could decide to wait and see what happens during the
legislative session rather than proceeding with an ordinance that might not ever go
into effect if the legislature enacts a comprehensive pre-emption law.
If a decision is made to proceed, then the following are among the major
questions that the City Commission will need to consider.
1.
Whether to keep the scope of the ordinance confined to areas of the City
that are zoned residential single family or to expand the applicability of the ordinance
to other areas.
2.
Whether 10 persons is the desired maximum occupancy limitation for
a vacation rental or whether the maximum occupancy cap should be a different
number.
3.
Whether to retain a "phase in" schedule for application of the maximum
occupancy cap to vacation rentals that are lawfully operating on the effective date of
the ordinance.
4.
Whether to retain the current annual registration feature or consider a
system where a registration might remain current and valid for a longer period. (for
example, for two years as in the City of Holmes Beach.)
5.
Whether to modify any of the registration requirements or operational
standards contained in the proposed ordinance.
8
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6.
Whether to proceed with a new zoning text amendment to amend the
Zoning Code to provide a means of review for new construction with six bedrooms
or more at the present time.

9
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draft/rmf/ lg/0 1-15-2 1

ORDINANCE NO. 21-5353

AN ORDINANCE OF THE CITY OF SARASOTA, FLORIDA,
AMENDING THE CODE OF THE CITY OF SARASOTA,
ADDING A NEW CHAPTER 34.5, VACATION RENTALS;
MAKING FINDINGS PERTAINING TO THE ADVERSE
EFFECTS OF UNSUPERVISED VACATION RENTALS IN
SINGLE FAMILY RESIDENTIAL NEIGHBORHOODS;
PROVIDING FOR THE REGULATION OF CERTAIN
VACATION RENTALS CONSISTENT WITH STATE LAW;
REQUIRING REGISTRATION AND REQUIRING A
CERTIFICATE
OF
REGISTRATION ;
PROVIDING
REQUIREMENTS FOR REGISTRATION, INCLUDING THE
DESIGNATION OF A RESPONSIBLE PARTY FOR EACH
VACATION
RENTAL;
PROPERTY
INSPECTIONS;
MINIMUM SAFETY REQUIREMENTS AND MINIMUM
POSTING REQUIREMENTS; PROVIDING FOR MAXIMUM
OCCUPANCY LIMITS; AUTHORIZING SUSPENSION OF A
CERTIFICATE OF REGISTRATION; PROVIDING FOR
FEES; ESTABLISHING PENALTIES FOR VIOLATION;
PROVIDING FOR THE SEVERABILITY OF THE PARTS
HEREOF; PROVIDING FOR READING BY TITLE ONLY
AND PROVIDING FOR AN EFFECTIVE DATE.
WHEREAS, Article VIII, Section 2(b) of the Florida Constitution and Chapter 166
Florida Statutes provide municipalities with the authority to exercise any power for
municipal purposes except when prohibited by law; and
WHEREAS, Section 509.032(7)(b) Florida Statutes prohibits municipalities from
enacting a local law, ordinance or regulation to prohibit "vacation rentals" and further
provides that a municipality may not regulate the duration or frequency of guest stays in
a vacation rental. However, this statutory prohibition does not apply to any local laws,
ordinances or regulations adopted on or before June 1, 2011; and
WHEREAS, prior to June 1, 2011 the City of Sarasota Zoning Code contained
provisions essentially stating that occupancy of houses where the tenancy is arranged for
a period of less than one week is not considered to be a residential use or "household
living" allowed in Residential Single Family (RSF) zone districts, but is considered to be
a form of transient lodging not permitted in residential single family zone districts; and
WHEREAS, the City of Sarasota Zoning Code, by means of provisions that were
in existence on July 1, 2011, currently regulates the duration of stays in vacation rentals
located in residential single family zone districts by requiring that a minimum stay exceed
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one week and such regulation is lawfully "grandfathered in" pursuant to Section
509.032(7)(b) Florida Statutes; and

WHEREAS, Section 509.013 Florida Statutes makes a distinction between
"transient public lodging establishments" which are rented, advertised or held out for
rental to guests more than three times in a calendar year for periods of less than 30 days
or one calendar month , whichever is less; and "non-transient public lodging
establishments" which are rented, or advertised or held out for rental to guests for periods
of at least 30 days or one calendar month, whichever is less; and
WHEREAS, Section 509.242(1)(c) Florida Statutes further classifies transient
public lodging establishments into seven categories including hotels, motels and bed and
breakfast inns. One of these 7 categories is called "vacation rental" which is defined to
mean "any unit or group of units in a condominium or cooperative or any individually or
collectively owned single family, two family, three family or four family house or dwelling
unit" that is also a transient public lodging establishment, but that is not a timeshare
project; and
WHEREAS, vacation rentals are designated by the Florida Statutes as public
lodging establishments the same as hotels, motels and bed and breakfasts; however
these more traditional public lodging establishments are restricted by City zoning
regulations from locating in single family zone districts; and
WHEREAS, rental of single family houses or dwelling units located in single family
zone districts is in essence a commercial business that is basically incompatible with the
long term stability of residential neighborhoods; and
WHEREAS, rental of single family houses or dwelling units in residential
neighborhoods to transient visitors can result in adverse impacts to those neighborhoods
including, but not necessarily limited to increased noise at all hours of the day or night,
problems with garbage collection, litter, parking and crime, changes to the private
residential character of a neighborhood including a lack of certainty as to the identity of
occupants of neighboring properties and a corresponding decline in the shared sense of
community; and
WHEREAS, the primary reasonable investment backed expectation of most
individuals who own a single family residential house in the City of Sarasota is the use of
the house as a residence and not as a vacation rental to earn income from transient
occupants;
WHEREAS, the owners of vacation rentals often do not live in the neighborhood
of the properties they rent to visitors and do not personally experience the decline in
quality of life and negative impacts associated with unregulated vacation rentals in those
neighborhoods; and

2
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WHEREAS, vacationing occupants of vacation rentals do not share a sense of
community with adjacent and nearby neighborhood residents and because they are "on
vacation" tend to act more freely away from their normal daily home and work routine,
which can lead to excessive, intrusive, raucous or rowdy behavior disturbing the nearby
residents' right to the quiet and peaceful enjoyment of their homes; and
WHEREAS, as a local government, the City is limited in its ability to enter private
property to address unruly, inconsiderate or otherwise inappropriate behavior, leaving a
broad range of activities to occur within vacation rentals that would not be tolerated in
traditional public lodging establishments such as a hotel, an inn , or a bed and breakfast
under on site management; and
WHEREAS, Florida law recognizes that some guests in public lodging
establishments inevitably become intoxicated , profane, lewd , unruly, possess or deal in
illegal drugs or act in a manner that unreasonably disturbs the peace and comfort of other
guests and consequently authorizes the operator of the establishment to immediately
require such a guest to leave or be arrested for a second degree misdemeanor (See,
Section 509.141 Florida Statutes); and
WHEREAS, Florida law also recognizes the "appointed agent" of the owner of a
public lodging establishment, including a vacation rental , to exercise all of the owner's
rights to eject undesirable guests, to refuse service to an undesirable guest and to be
immune from criminal or civil liability for false arrest of a disorderly guest [Sections
509.13(2); 509.141; 509.142 and 509.143 Florida Statutes]; and
WHEREAS, vacation rental occupants, due to the transient nature of their
occupancy may be unfamiliar with the location of fire extinguishers, pool and home safety
features and other similar safety features; and
WHEREAS, at the regular City Commission meeting of January 21, 2020,
representatives of the St. Armands Residents' Association advised Commissioners how
the proliferation of vacation rentals in single family dwellings or in single family houses
ostensibly built and permitted as single family dwellings is diminishing the quality of life in
single family neighborhoods on the barrier islands in the City and undermining the stability
of those neighborhoods as homes for permanent residents; and
WHEREAS, many citizens who have addressed the City Commission about
vacation rentals in single family neighborhoods used the term "hotel houses" to refer to
structures that have the outward appearance of single family houses, but in reality are
high occupancy residential rental properties that are purposefully built to accommodate
rotating occupancy by large groups of people and which are marketed and used like
hotels; and,
WHEREAS, after hearing testimony from the St. Armands Residents Association
representatives and from other citizens on January 21 , 2020, the City Commission
adopted a motion to refer the issue of vacation rentals to the City Attorney with direction

3
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to provide the City Commission with "the legal parameters and options regarding
regulation and moving forward"; and
WHEREAS, the City Attorney prepared a memorandum to the City Commission
dated September 8, 2020 which concluded that the City Commission could adopt an
ordinance regulating vacation rentals provided such ordinance (1) did not prohibit
vacation rentals; (2) did not constitute a (new) regulation of the duration of the stay in a
vacation rental; and (3) did not constitute a regulation of the frequency of the rentals in a
vacation rental establishment; and
WHEREAS, the City Attorney also cautioned that any change to the existing
"grandfathered in" ordinances in existence on June 1, 2011 mandating that stays in a
vacation rental exceed one week could result in a loss of the "grandfathered in" status of
such ordinances; and
WHEREAS, at its regular meeting of September 21, 2020, the City Commission
heard additional testimony from residents of single family homes who were concerned
about the proliferation of non owner occupied vacation rentals in their neighborhoods and
the City Commission adopted a motion to direct the City Attorney to prepare an ordinance
regulating vacation rentals based on the testimony and discussion at the November 19,
2018, January 21, 2020, September 21 , 2020 and February 2, 2021 City Commission
meetings.
NOW, THEREFORE, BE IT ENACTED BY THE PEOPLE OF THE CITY OF
SARASOTA, FLORIDA:
Section 1.

The Code of the City of Sarasota, Florida is hereby amended by the

addition thereto of a new Chapter 34.5, to be entitled Vacation Rentals, which shall consist
of Article I through Article IV inclusive: (All text shown below is new text in the City Code
of Ordinances.)
ARTICLE I. GENERAL PROVISIONS
Section 34.5-1 Findings

The City Commission makes the following findings:
(a)

Article VI, Division 2 of the City of Sarasota Zoning Code identifies seven

(7) zone districts as "Single Family Zone Districts." These districts are the following

4
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residential single family zone districts: RSF-E, RSF-1 , RSF-2, RSF-3, RSF-4 as well as
the RSM-9 (Residential Single, Multiple) and RTD-9 (Residential Transition District) zone
districts.
(b)

Certain vacation rentals are presently operating within areas of the City

within the above referenced Single Family Zone Districts, primarily on St. Armands Key
and Lido Key.
(c)

The City of Sarasota Zoning Code (Chapter 38 of the City Code) defines a

hotel as a building or group of detached or connected buildings containing six or more
guest rooms designed or used primarily for providing sleeping accommodations for
automobile travelers and/or tourists on a daily or weekly rate basis that provides
customary hotel services such as linen and maid service and may contain ancillary
facilities such as but not limited to conference and recreational facilities. This definition
was in effect on June 1, 2011 .
(d)

Structures have been permitted and constructed in the City with six or more

bedrooms which have been subsequently used, without notice to the City, as vacation
rentals with transient occupancy levels far exceeding the occupancy levels of surrounding
single family homes and such use may fall within the definitional scope of a hotel.
(d)

According to the 2010 U.S. Census, the City of Sarasota has an average

household size of 2.1 6 persons.
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(e)

Vacation rentals situated in the Single Family Zone Districts can and do

create a great disparity in occupancy levels between the resident occupied single family
residences and the vacation rentals , which residents have referred to as "hotel houses."
(f)

The

recurring

periodic rental

of residential

homes

in

residential

neighborhoods associated with vacation rentals tends to erode the residential character
of neighborhoods and undermine the long term stability of neighborhoods.
(g)

Vacation rentals located within established residential neighborhoods can

disturb the quiet nature and atmosphere of residential neighborhoods and the residents'
right to the peaceful use and enjoyment of their homes.
(h)

It is necessary, appropriate and in the best interests of the public health,

safety and welfare to monitor and to provide a reasonable means for residents of the City
of Sarasota to mitigate adverse impacts of vacation rentals in their neighborhoods.
(i)

The regulation of vacation rentals in the manner herein provided will help to

promote the stability of existing residential neighborhoods and help to achieve a greater
level of compatibility between resident occupied single family homes and visitor occupied
vacation rentals.

U)

This Chapter does not prohibit vacation rentals and this Chapter does not

regulate the frequency or duration of guest stays in vacation rentals.

6

Page 22 of 122

Section 34.5-2 Statement of Intent
It is the intent of this Chapter to regulate vacation rentals as defined by the Florida
Statutes which are located in those areas of the City zoned for one of the "Single Family
Zone Districts" identified in Article VI , Division 2 of the City Zoning Code.
The general purposes of this Chapter are to ensure to the City's residents the
tranquility and peaceful enjoyment of their homes and their neighborhoods; to mitigate
incompatibilities between vacation rentals and resident occupied single family homes and
to protect the safety of occupants of vacation rentals and their guests. The City intends
to address complaints associated with unsupervised vacation rentals (including by way
of illustration and not limitation, over-occupancy, open and late night parties, excessive
noise, parking on public sidewalks and excessive trash and garbage accumulation) in the
manner set forth herein, including , but not limited to establishing a mandatory annual
registration system for vacation rentals; specifying maximum occupancy limits; requiring
inspections; requiring the owner of a vacation rental to designate an individual to be
responsible for the vacation rental; to be aware of the condition and use of the vacation
rental and to be able to quickly respond to complaints and immediate problems
associated with the vacation rental.
Section 34-5-3. Definitions
For purposes of this Chapter, the following terms, words and phrases shall have
the meaning set forth in this section. Whenever applicable, the singular shall include the
plural.
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(a)

Bedroom means any room in a vacation rental which has a bed or other

place for sleeping and a separate closet that is an integral part of the permanent
construction within the bedroom or an en suite bathroom, but does not include a
bathroom, a kitchen, a dining area or any main living area. If a room has been added,
altered or converted without any required building permit having been issued, such room
shall not be deemed a bedroom.
(b)

Certificate of Registration means the document that is issued by the City in

accordance with Section 34.5-5 to show that the vacation rental described on the
certificate is currently registered with the City as required by Section 34.5-4.
(c)

Designated responsible party means the owner of a vacation rental or a

natural person who has been designated by the owner to be called upon to answer for
the maintenance of the vacation rental property and to respond to inquiries or complaints
regarding the conduct of the occupants of the vacation rental and their guests as provided
in Section 34.5-15 of this Chapter.
(d)

Guest means any person physically within the vacation rental or on its

grounds with the knowledge of an occupant.
(e)

Maximum occupancy means the maximum number of persons who may

be occupants of a vacation rental at the same time.
(f)

Occupant means any person who occupies a vacation rental overnight.

(g)

Owner or vacation rental owner means a natural person or legal entity

holding all or a portion of the fee simple title to a vacation rental , whether an individual,
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partnership, corporation, limited liability company, trust, or other entity. In the event that
the vacation rental owner is not an individual, each and every person who owns an
equitable interest in the vacation rental shall also be considered an Owner.
(h)

Owner occupied means a vacation rental that is the primary and permanent

residence of the owner of the property.
(i)

Pre-existing rental Agreement means a written agreement with prospective

occupants allowing them to stay in a vacation rental for a minimum stay of at least one
week that was already in existence and fully executed as of the effective date of this
Chapter. (Date to be inserted .)
U)

Vacation rental means a rental as defined in Sections 509.242(1)(c) and

509.013(4)(a)(1), Florida Statutes which is located in a zone district designated as a
single fam ily zone district under Article VI, Division 2 of the City of Sarasota Zoning Code.
ARTICLE II REGISTRATION REQUIRED
Section 34.5-4 Mandatory registration

(a)

No vacation rental (as defined in Section 34.5-3U) above) shall be rented or

offered for rent without a current valid certificate of registration. Failure to possess a
current valid certificate of registration while renting or occupying a vacation rental is a
violation of this section. Every vacation rental owner, either personally or through an
agent, shall apply to the Office of the City Auditor and Clerk for an initial certificate of
reg istration, utilizing forms promulgated by the City, no earlier than August 1, 2021 and
by no later than September 30 , 2021 , and shall obtain a certificate of registration by no
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later than December 31, 2021 . Every vacation rental owner, either personally or through
an agent, shall apply to the Office of the City Auditor and Clerk for an initial or renewed
certificate of registration, utilizing forms promulgated by the City, each successive year
thereafter no earlier than August 1st and by no later than September 30th.

A separate

registration is required for each vacation rental. The operation of a vacation rental without
a certificate of registration after December 31 , 2021 shall be a violation of this section.
Every day of such operation without registration shall constitute a separate violation.
(b)

An application for a certificate of registration shall contain a statement from

the vacation rental owner that under penalty of perjury, the owner represents that the
information provided on the application and the information submitted with the application
is true and accurate to the best of the owner's knowledge and belief. The application
shall be accompanied by the following materials and information:
(1)

A completed application for vacation rental certificate of registration form

supplied by the City. At a minimum, the application form shall include the street address
of the vacation rental, the legal description of the property on which the vacation rental is
located; the name, address, electronic mail address and telephone number of the
vacation rental owner(s); and the name, address, electronic mail address and telephone
number of the designated responsible party if different from the owner.
(2)

Proof of current ownership of the vacation rental property

(3)

Payment of the annual registration fee
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(4)

A form supplied by the City entitled "Designation of Responsible Party"

signed by the owner of the vacation rental or authorized representative, naming a
designated responsible party who shall have the duties listed in Section 34.5-15. The
vacation rental owner may appoint himself or herself as the designated responsible party
or shall otherwise designate someone to act as the designated responsible party on his
or her behalf.
(5) A written Acknowledgment form signed by the designated responsible party
acknowledging that he or she is aware of the provisions of this Chapter and that he or
she agrees to serve in the capacity of designated responsible party for the vacation rental
being registered and that he or she agrees to discharge the duties of a designated
responsible party as set forth in Section 34.5-15.
(6)

A copy of the business tax receipt showing payment of the City of Sarasota

local business tax for the vacation rental for the current fiscal year or other proof of
payment.
(7)

A copy of the business tax receipt showing payment of the Sarasota County

local business tax for the vacation rental for the current fiscal year or other proof of
payment.
(8)

Evidence that the vacation rental has a current and active account with the

Sarasota County Tax Collector for the purposes of collecting and remitting tourist
development taxes and any other taxes required by law to be remitted to the Sarasota
County Tax Collector.
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(9)

A copy of a current and active license for the vacation rental issued by the

State of Florida Department of Business and Professional Regulation showing that the
vacation rental is licensed as a transient public lodging establishment.
(1 0)

A copy of the current and active certificate of registration with the State of

Florida Department of Revenue for the vacation rental showing that the vacation rental is
registered for the purposes of collecting and remitting sales taxes, transient rental taxes
and any other taxes required by law to be submitted to the Florida Department of
Revenue.
(11)

The number of bedrooms in the vacation rental.

(12)

The number of full bathrooms (sink, toilet and bathtub or shower) in the

vacation rental.
(13)

An exterior site sketch of the vacation rental facility. The sketch shall show

and identify all structures, pools, hot tubs, spas, fencing and uses, including areas
provided for off street parking. For purposes of the sketch, off street parking spaces shall
be delineated so as to enable a fixed count of the number of spaces provided. At the
option of the vacation rental owner, such sketch may be hand drawn and need not be
professionally prepared.
(14)

An interior building sketch by floor for each floor in the vacation rental

showing the floor plan layout and identifying all bedrooms, other rooms, exits, hallways
and stairways and elevators as may be applicable. At the option of the vacation rental
owner, such sketch may be hand drawn and need not be professionally prepared .
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(15)

A blank sample of the rental lease agreement to be used for the vacation

(16)

An affidavit executed by the owner on a form provided by the City,

rental.

representing that he or she is aware of the City of Sarasota rules regulating vacation
rentals specifically including the minimum one week stay requirement.
(17)

If the application for registration is being submitted on behalf of the owner

of the property by his or her authorized representative, a letter of authorization from the
owner representing that the representative is authorized to act on his or her behalf.
(18)

Any pre-existing rental agreements for the vacation rental.

(19)

Any other information which may be reasonably requested by the City to

verify compliance with the terms of this Chapter.
(c)

Submission of an incomplete application for registration or a submission not

accompanied by all of the applicable requirements of this section shall result in rejection
of the application. If the submission for registration is incomplete, the applicant shall be
notified of the deficiency and shall be allowed twenty (20) calendar days to provide any
missing information or to pay any unpaid registration or inspection fees, or code
compliance penalties. If the missing information is not provided or fees or penalties not
paid within the twenty (20) day period, the application shall be deemed withdrawn. If the
information is timely provided and any delinquent fees are timely paid, the application
shall be processed.
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Section 34.5-5 Certificate of Registration
(a)

A certificate of registration for a vacation rental shall be issued if each of the

following conditions has been satisfied.
(1)

The application for a certificate of registration is complete and the applicant

has submitted all documents and information required by Section 34.5-4.
(2)

The applicant has paid all required fees and if any fines or penalties have

been previously imposed on the applicant or the vacation rental unit, the fines and
penalties have been paid or otherwise resolved .
(3)

The vacation rental has been inspected as required by 34.5-10 and the

inspection shows that the vacation rental is in compliance with the Florida Building Code,
the Florida Fire Prevention Code and is in compliance with the provisions of this Chapter,
specifically including but not limited to the minimum safety requirements of Section 34.512 and the posting requirements of Section 34.5-13 and in compliance with other
applicable city ordinances.
(b) All certificates of registration shall be issued on a calendar year basis and
shall be considered current and valid until the end of the calendar year for which they
were issued unless suspended in accordance with this Chapter.
(c)

Each vacation rental shall require a separate certificate of registration. The

certificate of registration shall contain the street address of the vacation rental, the name
of the vacation rental owner, the name and telephone number of the designated
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responsible party, the expiration date of the certificate and shall also state the maximum
occupancy of the vacation rental.
(d)

If the violation history of the vacation rental identified in the initial application

for a certificate of registration shows any violations of City Codes with associated unpaid
penalties or unsatisfied liens, the initial certificate of registration shall not be issued unless
all outstanding penalties or liens are first paid or satisfied as the case may be.

Section 34.5-6 Renewal of Registration
(a)

All certificates of registration shall expire on December 31 of each year. An

owner or authorized representative shall renew the registration annually and obtain a new
certificate of registration prior to December 31 of each year after the initial registration.
An application for renewal shall be filed no earlier than August 1 and by no later than
October 1 each year and all inspections shall be conducted and a determination of
compliance shall be made by December 31 . If no changes have occurred to the vacation
rental since the issuance of the most recent Certificate of Registration, then no additional
submittals of the items enumerated in paragraphs (11) through (15) in section 34.5-4(b)
above shall be required with the application for a renewed certificate of registration.
(b)

A certificate of registration shall not be issued or renewed ifthere are any

outstanding fines or liens for violations of this Chapter or any provision of the City of
Sarasota Code of Ordinances or Zoning Code pertaining to the vacation rental unless all
outstanding fines, penalties or liens have been paid or satisfied as the case may be.
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Section 34.5-7

Amendment of Registration

An amendment of the vacation rental registration shall be required in the
event that any of the following changes to the vacation rental occur.
(a)

An increase in the number of bedrooms in the vacation rental.

(b)

An increase in the gross square footage of the vacation rental

(c)

An increase in the maximum occupancy of the vacation rental

(d)

An increase or decrease in the number of parking spaces or a change in

the location of parking spaces for the vacation rental.
Section 34.5-8

Change in Ownership of the Vacation Rental

When a vacation rental is sold or ownership is otherwise transferred, the
new owner shall apply for a new certificate of registration with the City within fifteen (15)
days from the date of the sale or transfer and shall obtain a new certificate of registration.
If the new owner fails to apply for a new registration and certificate of compliance as
provided in this section, any registration or certificate of compliance previously issued for
that vacation rental shall be null and void on the sixteenth (16th) day after such sale or
transfer. An inspection of the vacation rental is required whenever there is a transfer of
the certificate of registration due to the sale of a vacation rental or a change of ownership
not involving a sale.
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Section 34.5-9 No vested rights, estoppel or waiver
The issuance of a certificate of registration as required by Section 34.5-5 above
shall not be construed to create any vested rights or entitle the owner of the registered
vacation rental to any rights under the theory of estoppel. The issuance of a certificate of
registration shall not be construed as a waiver of any other requirements contained within
the City of Sarasota Code of Ordinances or the City of Sarasota Zoning Code.

Section 34.5-10
(a)

Inspections of Vacation Rentals

Upon the filing of an application for registration and prior to receipt of a

certificate of registration from the City pursuant to Section 34.5-5, the vacation rental shall
be subject to an initial inspection to verify compliance with the Florida Building Code and
the Florida Fire Prevention Code and to confirm that the vacation rental is in compliance
with this Chapter and with any applicable provisions of the Sarasota City Code including
the Zoning Code. The designated responsible party shall schedule and confirm all
inspections required by this Chapter with the City.
(b)

Subsequent inspections shall be required annually within the ninety (90)

day period prior to each renewal and prior to the issuance of a certificate of registration.
Inspections are also required whenever there is a transfer of a certificate of registration.
(c)

If instances of non-compliance with the Florida Building Code or Florida Fire

Prevention Code or other provisions of this Chapter are found upon inspection or upon
annual re-inspections, such non-compliance shall be corrected and the vacation rental
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re-inspected within thirty (30) calendar days after written notice of such violation(s) is
provided to the designated responsible party.
(d)

If the inspector is denied admittance by the designated responsible party or

if the inspector fails in at least three (3) attempts to complete an initial or a subsequent
inspection of the vacation rental, the inspector shall provide a notice of inability to conduct
the inspection to the vacation rental owner or to the designated responsible party at the
address shown on the application for registration or on the certificate of registration after
each failed attempt. No certificate of registration shall be issued initially or renewed until
the inspection has been conducted and the vacation rental shall be deemed not in
compliance with Section 34.5-4.

The issuance of a notice of inability to conduct an

inspection after the third failed attempt shall be deemed a violation of this Section 34.510 and shall be subject to enforcement remedies as provided in this Chapter.
Section 34.5-11 Schedule of Fees

All fees to be charged under the provisions of this Chapter shall be set out in this
Section. Such fees are as follows:
Initial Application Fee for an Application for a Certificate of Registration: $450.00
Annual Renewal Registration Fee (due upon application for Certificate)

$350.00

First Re-lnspection Fee

$50.00

Second and Third Re-lnspection Fees

$100.00

Inspection Fee upon change of ownership

$100.00
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Amendment of Certificate of Registration

$100.00

The Initial Application Fee and all subsequent Renewal Registration Fees shall
include the first annual inspection of the vacation rental unit. No further inspection fee
shall be charged unless are-inspection is necessary.
ARTICLE Ill STANDARDS FOR VACATION RENTALS

Section 34.5-12 Minimum safety requirements

(a)

A swimming pool, spa or hot tub shall comply with the current standards of

the Residential Swimming Pool Safety Act, Chapter 515, Florida Statutes.
(b)

The vacation rental shall have a smoke and carbon monoxide detection and

notification system which shall be installed and continually maintained consistent with the
requirements of Section R314, Smoke Alarms and Section R315, Carbon Monoxide
Alarms of the Florida Building Code -- Residential.
(c)

A portable, multi-purpose dry chemical 2A: 1OB:C fire extinguisher shall be

installed, inspected and maintained in accordance with NFPA 10 on each floor level of
the vacation rental. The extinguisher shall be installed on the wall in an open common
area or in an enclosed space with appropriate markings visibly showing the location.
(d)

Battery powered emergency lighting, which illuminates automatically for at

least one (1) hour when electricity is interrupted is required at each building exit.
(e)

Local telephone service: At least one land line telephone with the ability to

call 911 shall be available in the main level common area in the vacation rental.
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Section 34.5-13 Minimum posting requirements

(a)

The following information shall be posted in a conspicuous location on an

interior wall inside the vacation rental for the safety and convenience of the occupants:
(1)

the location of the nearest hospital;

(2)

the non-emergency police telephone number

(3)

the dates and approximate times of trash and recycling pick up

(4)

the street address and land line telephone number of the vacation rental

(5)

the name and phone number of the designated responsible party

(6)

emergency evacuation instructions

(b)

The following additional information shall also be posted in a conspicuous

location on an interior wall inside the vacation entry in close proximity to the main
entrance:
(1)

the maximum occupancy of the vacation rental

(2)

the maximum number of vehicles that will be allowed to park at the vacation
rental based on the number of off street parking spaces on site, including
enclosed spaces as determined by City staff.

(3)

a notice of the need to respect the peace and quiet of neighborhood

residents which shall state as follows: "You are vacationing in a residential single family
zoned neighborhood. Please be a good neighbor by not making excessive noise or
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engaging in boisterous behavior, especially after 11 :00 pm. Such behavior can deprive
your neighbors of the peaceful enjoyment of their homes."
(4)

a statement that sound that is audible beyond the property lines of the

vacation rental unit is regulated by the City Sound Ordinance and that violation of the
Sound Ordinance could result in fines to the occupants.
(c)

A copy of the certificate of registration for the vacation rental shall be posted

next to or on the interior side of the primary door to the vacation rental.
Section 34.5-14 Parking
All vehicles associated with the vacation rental shall be parked within a driveway
or parking area located on the premises and in compliance with all applicable City
ordinances.
Section 34.5-15 Designated Responsible Party
(a)

The duties of the designated responsible party, whether the owner or the

owner's authorized representative, are as follows:
(1)

To be available by land line or mobile telephone at one of the listed phone

numbers provided to the City in the application for registration twenty four (24) hours a
day, seven days a week and to be capable of handling any issues arising from the use of
the vacation rental;
(2)

To be available twenty four hours a day, seven (7) days a week for the

purpose of promptly responding to complaints regarding the conduct or behavior of
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vacation rental occupants or their guests or regarding alleged violations of this Chapter.
The designated responsible party shall have authority to immediately address and take
affirmative action, within one (1) hour of notice from the City, to address complaints,
including but not limited to safety issues, noise or parking .
(3)

To come to the vacation rental within one (1) hour following notification from

an occupant, the owner, or the City with authority to address and to coordinate solutions
to problems or issues associated with the vacation rental.
(4)

To receive service of any legal notice on behalf of the owner for violations

of this Chapter or other law or ordinance;
(5)

To exercise all rights of the owner under Sections 509.141, 509.142 and

509.143 Florida Statutes to deal with unruly occupants and their guests in the vacation
rental ;
(6)

To maintain continuous compliance with the interior posting requirements

Section 34.5-13 of this Chapter;
(7)

To maintain the vacation rental premises free of garbage and litter, provided

that this subsection does not prohibit the storage of garbage and litter in authorized
receptacles for collection.
(8)

To otherwise monitor the vacation rental at least once a week when rented

to check upon the condition of the unit and the occupants' compliance with this Chapter;
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(9)

To be informed as to the names, addresses and email addresses and phone

numbers of all occupants and as to the number of occupants during each rental period.
(1 0)

To maintain a register with names of all occupants and their address,

telephone number, electronic mail address and dates of stays of all occupants which shall
be open to inspection by authorized personnel of the City at all times.

This information

shall be retained for a minimum of two years after the occupant has vacated the vacation
rental.
(11)

To provide the Office of the City Auditor and Clerk with notice of resignation

in writing at least one week in advance of the effective date of the resignation.
(b)

A designated responsible party must have authority to consent to allow all

inspectors access to the vacation rental property to conduct inspections.
(c)

It shall be the sole responsibility of the owner to appoint a reliable

designated responsible party and to inform the City of his or her contact information as a
part of the application for registration as provided in Section 34.5-4(b)(4) above. Failure
to do so shall not be a defense to an alleged violation of other provisions of this Chapter.
(d)

An owner may change his or her designated responsible party temporarily

or permanently. However, there shall only be one designated responsible party for each
vacation rental property at any one time. To change the designated responsible party,
the property owner shall notify the City in writing on a form to be provided by the City at
lease one week in advance.
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(d)

Personal service on or mailing or emailing of a notice of violation or other

notices to the designated responsible party shall be deemed valid service and notification
of the owner or occupant as the case may be.
Section 34.5-16

(a)

Maximum Occupancy

Maximum occupancy for vacation rentals shall be two (2) persons per

bedroom, plus two additional persons per property or ten (1 0) persons, whichever is less.
(b)

Notwithstanding the above, a vacation rental that was lawfully used as a

vacation rental as of the effective date of this Chapter (date certain to be inserted), may
have a higher maximum occupancy limitation in accordance with this subsection (b). As
to the application of the maximum occupancy limitation of subsection (a) to vacation
rentals lawfully in existence as of the effective date of this Chapter, it is acknowledged
that there are vacation rentals that could qualify for a higher maximum occupancy limit, if
the limit were set higher, based on the number of bedrooms in the vacation rental. In an
effort to recognize reasonable investment backed expectations and yet balance and
protect the interests of residents in surrounding single family homes which are not
vacation rental properties, there shall be a phasing in of maximum occupancy in
accordance with the schedule below. No special vesting process or fee shall be required
to obtain this vesting benefit other than demonstrating eligibility through the certificate of
registration process.
(1)

The maximum occupancy for vacation rentals lawfully in existence upon the

effective date of this Chapter shall temporarily be capped at no more than sixteen (16)
provided that all the requirements to obtain a certificate of registration in accordance with
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Section 34.5-5 are satisfied and a certificate of registration is issued. This maximum
occupancy shall remain in effect from January 1, 2022 through December 31 , 2023.
(2)

The maximum occupancy for vacation rentals lawfully in existence upon the

effective date of this Chapter shall be reduced from 16 to 14 for the three year period
commencing January 1, 2024 through December 31, 2026 provided that all requirements
to obtain a certificate of registration in accordance with Section 34.5-5 are satisfied and
a certificate of registration is issued.
(3)

The maximum occupancy for vacation rentals lawfully in existence upon the

effective date of this Chapter shall be reduced from 14 to 12 for the three year period
commencing January 1, 2027 through December 31, 2029 provided that all requirements
to obtain a certificate of registration in accordance with Section 34.5-5 are satisfied and
a certificate of registration is issued .
(c)

After December 31 , 2029, the maximum occupancy for all vacation rentals

shall be as provided in subparagraph 34.5-16(a) above.
(d)

The maximum occupancy limitations set forth in this section shall not apply

when the vacation rental is owner occupied .
Section 34.5-17 Exemption from maximum occupancy limits for pre-existing
rental agreements

(a)

The maximum occupancy limits contained in Section 34.5-16(a) or (b)

above shall not apply to occupancy pursuant to a pre-existing rental agreement entered
into and fully executed prior to the effective date of this Chapter. (Date to be inserted).
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Notwithstanding any other provision of this Chapter, occupancy pursuant to pre-existing
rental agreements are exempt from the maximum occupancy limits of this Chapter.

(b)

If an owner of a vacation rental is cited for a violation of Section 34.5-16

when the vacation rental is occupied under the terms of a pre-existing rental agreement,
the vacation rental owner may defend against such citation based on the fact that the
vacation rental was exempt from the maximum occupancy limits of Section 34.5-16 due
to occupancy under a pre-existing rental agreement. Such defense shall be determined
based upon the following information and upon any additional information supplied by the
vacation rental owner or otherwise determined by the adjudicating fact finder:

(1)

Copy of deposit or payment information evidencing that the agreement was

an agreement that pre-existed the effective date of this chapter. (i.e. a pre-existing rental
agreement)

(2)

Copy of an email or other written communication evidencing a pre-existing

rental agreement.

(3)

Information from the occupant confirming that there was a binding

agreement in a time frame to make the agreement qualify as a pre-existing agreement.

(4)

a written vacation rental agreement executed and dated prior to the effective

date of this Chapter.
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Section 34.5-18

Advertising

Any advertising of the vacation rental shall conform to the information
submitted with the application for registration of the vacation rental and to the information
shown on the certificate of registration for the vacation rental, specifically including but
not limited to maximum occupancy. Any advertising of the vacation rental shall state that
the minimum stay requirement is one week. The advertising of a vacation rental for an
occupancy level that exceeds the maximum occupancy limit set by Section 34.5-16 is
direct evidence of offering a property for rent as a vacation rental in violation Section 34.516 and the advertising or advertisement is admissible in any enforcement proceeding.
The advertising or advertisement raises a rebuttable presumption that the property
identified in the advertising or advertisement was used in violation of this Chapter.
ARTICLE IV ENFORCEMENT

Section 34.5-19 Violations of this Chapter

(a)

Non-compliance with any provision of this Chapter shall constitute a

violation of this Chapter. Violations of this Chapter shall specifically include, but not be
limited to the following unlawful conduct.
(1)

It is unlawful to rent out a vacation rental without a current certificate of

registration issued by the City in accordance with Section 34.5-5.
(2)

It is unlawful to offer a vacation rental for rent or to advertise a vacation

rental for rent without a current certificate of registration issued by the City in accordance
with Section 34.5-5.
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(3)

It is unlawful to rent a vacation rental for occupancy in excess of the

applicable maximum occupancy.
(4)

It is unlawful to be an occupant of a vacation rental at any time that the

number of occupants of the vacation rental exceeds its maximum occupancy.
(5)

It is unlawful to fail to post a copy of the certificate of reg istration in a

vacation rental as required by this Chapter or to fail to post any of the information required
to be posted in the vacation rental by Section 34.5-13(a) and (b).
(6)

It is unlawful to provide any false or misleading information in connection

with any application for a certificate of registration, or for modification or renewal of a
certificate of registration as required by this Chapter. Any knowing and intentionally false
statements made in any such application or any intentionally misleading information
submitted in connection with an application shall subject the applicant to a fine and may
constitute grounds for the suspension of any certificate of registration issued pursuant to
such application .
(b)

Each day a violation exists shall constitute a separate and distinct violation,

Section 34.5-20
(a)

Suspension of certificate of registration

In addition to any fines and any other remed ies described herein and

provided by law, a special magistrate may suspend a certificate of reg istration for a
vacation rental upon request in accordance with the suspension time frames set forth in
sub-section (b) below:
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(b)

Suspension time frames.

(1)

For a first violation of this Chapter, suspension of a certificate of registration

is not authorized.
(2)

Upon a second violation of this Chapter the certificate of registration, if

suspended , shall be suspended for a period of thirty (30) calendar days.
(3)

Upon a third violation of this Chapter the certificate of registration, if

suspended, shall be suspended for a period of sixty (60) calendar days.
(4)

Upon a fourth violation of this Chapter the certificate of registration, if

suspended, shall be suspended for a period of ninety (90) calendar days.
(5)

For each additional violation of this Chapter, the certificate of registration, if

suspended, shall be suspended for an additional thirty (30) calendar day period up to a
maximum period of three hundred sixty (360) calendar days.
(c)

A vacation rental may not host any occupants during any period of time

when the certificate of registration for the vacation rental is suspended.
(d)

The suspension shall begin following notice, commencing on the earlier of

the current vacation rental lease period or within thirty (30) calendar days, or as otherwise
determined by the special magistrate.
(e)

Operation and hosting of occupants during any period of suspension shall

be deemed a separate violation of this Chapter.
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(f)

An application for renewal may be submitted during the period of

suspension; however no certificate of registration may be issued for the vacation rental
until the period of suspension has expired.

Section 34.5-21
(a)

Enforcement and Remedies

Code enforcement shall be undertaken in accordance with the Chapter 162

of the Florida Statutes and the City of Sarasota Code of Ordinances.

(b)

The City may utilize Chapter 162, Part I Florida Statutes to prosecute a

violation of this Chapter or other code violation with respect to a vacation rental and in
such case, the special magistrate shall be authorized to hold a hearing, to assess
penalties in accordance with Section 2-315 of the Sarasota City Code and to order other
relief in accordance with Chapter 2, Article V, Division 5 of the Sarasota City Code.

(c)

Nothing herein shall prevent the City from seeking all other available

remedies which may include, but shall not be limited to, suspension of a certificate of
registration , injunctive relief, liens and other civil and criminal penalties as provided by
law as well as referral to other enforcing agencies.

Section 2.

The Code of the City of Sarasota, Chapter 2, Administration ; Article

V , Boards, Commissions and Committees; Division 5, Code Compliance; Section 2-309,
Jurisdiction is hereby amended to provide as follows. (New text is shown in underline.)

(a)

The magistrate shall have the jurisdiction to hear and decide alleged

violations of the following provisions of this Code, as the same may be amended from
time to time.
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(24)

Vacation rentals . Chapter 34.5

Section 3.

In the event that any word(s), phrase(s), portion(s), section(s), sub-

section(s) of this Chapter is (or are) contrary to law, or against public policy, or shall for
any reason whatsoever be held invalid, illegal or unconstitutional by any court of
competent jurisdiction, such word(s), phrase(s), portion(s), section(s), subsection(s) of
this Chapter shall be null and void and shall be deemed severed and shall be a separate,
distinct and independent provision from the remaining provisions of this Chapter; and
such holding shall in no manner affect the validity of the remaining words, phrases,
portions, sections or subsections of this Chapter, which shall remain in full force and
effect.

Section 4.

This ordinance shall take effect immediately upon second reading.

PASSED on first reading by title only, after posting on the bulletin board at City
Hall for at least three (3) days prior to first reading , as authorized by Article IV, Section 2,
Charter of the City of Sarasota, Florida this
PASSED

on

second

reading

and

day of
finally

adopted

, 2021.
this

day

of

- - - - - - ' 2021.
CITY OF SARASOTA, FLORIDA

Hagen Brody, Mayor
ATTEST:

Shayla Griggs, City Auditor & Clerk
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Mayor Hagen Brody
Vice Mayor Erik Arroyo
Commissioner Jen Ahearn-Koch
Commissioner Liz Alpert
Commissioner Kyle Scott Battie

cityatty/ordinances/202 1/2 1-5353(Vacaction.Rentals)/rmf/lgl0 1-15-21
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NEW FORMS REQUIRED

Application for a Vacation Rental Certificate ofRegistration
Section 34.5-4(b)
Certificate ofRegistration
Section 34.5-5
Designation of Responsible Party
Section 34.5-4(b)(4)
Written Acknowledgment from Designated Responsible Party
Section 34.5-4(b)(5)
Affidavit Regarding Awareness of City Rules
Section 34.5-4(b)(16)
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Hotel House Map
St Armands
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MAXIMUM OCCUPANCY LIMITS
FROM VACATION RENTAL ORDINANCES IN OTHER JURISDICTIONS

Anna Maria (City Code)
Two (2) persons per bedroom of 100 sq. ft. or more; One (1) person per
bedroom between 70 sq. ft. and 100 sq. ft. or eight (8) persons, whichever is
less
Delray Beach
Has a grandfathered in pre-6/1/20 11 ordinance that prohibits turnover in
home occupancy more than three times per year.
Dunedin (Zoning Code)
No maximum occupancy limit specified; Registration required
Flagler County (Zoning Code)
Two (2) persons per sleeping room, plus two (2) persons up to a maximum
often (10) in residential single family zones and a maximum of sixteen (16)
in non-single family zones
Fort Lauderdale (City Code)
Two (2) persons per sleeping room with up to 4 persons under 13 exempted
Hollywood
No vacation rental ordinance. An attempt in 2019 failed.
Holmes Beach (City Code)
Six (6) persons or two (2) persons per bedroom, whichever is greater
Indian Harbour Beach (City Code)
Two (2) persons per bedroom up to a maximum of 12 persons
Largo (Zoning Code)
One (1) person per 150 gross square feet of permitted air conditioned space
Marco Island (City Code)
Two (2) persons per bedroom, plus two (2) additional persons
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Miami Dade County (Code of Ordinances)
Two (2) persons per bedroom, plus two (2) additional persons per property
up to a maximum of twelve (12) persons (excluding children under 3 years
of age)
Panama City Beach (City Code)
Four ( 4) persons per air conditioned full bathroom (sink, toilet and bath tub
or shower)
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The Hotel House situation in WORSENING, please help residents ASAP
Jim Norton <jnorton@pfingsten.com >
Tue 11 / 17/2020 5:00 PM
To: Robert Fournier < Robert.Fournier@sarasotaFL.g ov>

Caution: This email originated from outside the City's email system. Be Suspicious of Attachments,
Links and Requests for Login Information. Verify requester via phone call before exchanging sensitive
information. Think B4U Click!
Mr Fournier: In case you haven't seen the St Armand s Resident Assn email below I wanted to forward it to you .
The pace of knockdown s has accelerated after your September city council meeting. Lido Key Vacation Rentals
total disregard for the city's Hotel House concern is unbelievable ... ... instead of them slowing down, they have
accelerated their activity since the commissioners authorized you to draft ordinances/regulations on the matter.
Not only did they disregard the spirit of community, they spat in our face and accelerated their efforts. Bad faith
at its best.
I've raised thi s issue to a few commi ssioners. But St Armands did a much better factual layout than me in the
below email.
The bad guys are winning.
Jim & M ary Norton
Lido Key

From: M ary Norton <mnorton812@ hotmail.com>
Sent: Tuesday, November 17, 2020 12:52 PM
To: Jim Norton <jnorton@pfingsten .com>
Subject: Fwd : The Hotel House situation in WORSENING, please help residents ASAP

Sent from my iPhone
Begin forwarded message:
F rom: Cindy Shoffstall <cindy..[@floridaglaY.structures.com>
Date: November 17,2020 at 10:34:40 AM EST
Subject: FW: The Hotel House situation in WORSENING, please help residents ASAP

Good Morning All
See email below about the situation with the Hotel Houses.
Cindy
From: St Armands Residents Association [mailto:st.armands.residents.assn@gmail.com ]
Sent: Tuesday, November 17, 2020 10:01 AM
To: Cindy Shoffstall <cindy~floridaRiav.structures. com>
Subject: The Hot el House situation in WORSE NIN G, please help resid ents ASAP
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Dear City: Commissioners, City: Manager, Assistant City: Manager, City:
Attorney:, and Development Services Director:
(Copying Members and Friends of the St. Armands Residents Association)

On September 21,2020, the previous City Commission voted 5-0 to instruct
the City Attorney to prepare an ordinance to curb rental abuses, particularly
from high-occupancy rental properties dubbed "Hotel Houses". We hope that
ordinance will be given to you soon and that you will vote to implement it.
Since that meeting, not even two months ago, the same Hotel House
ownership group has knocked-down, or has applied for permits to knockdown, seven additional properties on St. Armands and Lido Keys. Indicators
suggest that seven more Hotel Houses are about to be built. Do they think they
can get grand-fathered in? Here are the addresses of the seven properties with
links to their building permits:
•
•
•
•
•
•
•

13 5 Grant Dr (Lido)
205 Grant Dr (Lido)
234 Grant Dr (Lido)
209 Garfield (Lido)
149 McKinley Dr (Lido)
225 John Ringlinglllid (Lido)
128 Fillmore Dr (St Armands)

Residents are counting on y:ou, as elected City Commissioners and paid City
Staff, to enforce zoning, to protect residents, and to protect the character of
City neighborhoods--all of which we believe are being challenged by these
Hotel Houses. Below are five key points:
(1) We believe that Hotel Houses are NOT a legal or allowed use in a City
residential district .

• These high-occupancy rental properties
are seeminglY. being built and operated as boutique hotels
in violation of residential zoning which requires
"household living" and "family occupancy" (no more
than four unrelated persons)
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• While any City resident should be able to have overnight
guests and sometimes lots of them, the Florida Court of
Appeals has upheld the application of a frequency test,
and that the high frequency of large groups at a rental
property isn't typical residential usage as measured by
common practice. (Bennett v. Walton Cnty., Court of
Appeal of Florida, First District, June 22, 2015, Opinion
Filed, CASE NO. 1D14-2571).
(3) We believe that ALL of the City Attorney's recommendations are
necessary to help curb rental abuses. These measures include:
• Limit the number of bedrooms in any residential dwelling unit to no more
than five (unless a special use permit is obtained)
• Limit the number of occupants of a vacation rental to no more than 8-12
persons
• Implement a City-wide Rental Registration Program
• Prohibit the blocking of sidewalks on City streets by parked vehicles

(2) We believe that the City will NOT have to grand-father or pay-off the
existing Hotel Houses. In a speculative commercial endeavor, such

as a Hotel House, there is NOT a reasonable, investmentbacked expectation because a purchasing property owner
would value a property based on approved and appropriate
uses, not on speculative uses which are not allowed by
.
zoning.
(4) We believe that the City's existing one week minimum rental period is
NOT in jeopardy. The new measures do not touch the City's definition of
"household living," which is the only allowed use for any property in a residential
district and which does not single out vacation rentals.

(5) We believe that the proposed Rental Registration Program is critically
important to the success of the forthcoming ordinance. Here's why:
• The City can revoke a property's rental registration if abu ses occur,
effectively shutting down a problem vacation rental
• It protects P-ublic safetY- by requiring an actual or self-inspection to
confirm smoke alarms, proper egress, etc ...
• It aids City Code enforcement efforts by requiring a 24x7 emergency
contact and by requiring the property owner to certify, under penalty of
perjury, that they are aware of the relevant laws and ordinances
• It serves the p.JLrpose of State licensing requirements and verifies that
property owners are paying the required State, County and City
taxes
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Interestingly, not a single one of the LLCs which hold each ofthe 19
properties owned by the Hotel House ownership group appears to
have provided the Florida Division of Corporations with their
unique Federal Tax ID# as required, even after filing subsequent
annual reports
• Such a program has been imP-lemented successfullY- on Anna Maria and in
many other Florida municipalities
• It can generate meaningful revenue for the City
o

You can review the Hotel House issue being discussed, and the 5-0 vote to go
forward with an ordinance, at the September 21 City Commission meeting
here:
• LINK TO VIDEO: https://sarasota.granicus.com/J2illyer/cliP./10468
• Hotel House Issue sta1ts at: 1:09:45 (fast forward to one hour, nine minutes, and 45
seconds)
• Resident input starts at: 1:55:15

The Hotel House issue was first discussed at the January 21 City Commission
Meeting and you can view that portion of the meeting here:
• LINK TO VIDEO: https://sarasota.granicus.com/P.lay:er/cliP./10228
• Fast forward to 6:58:30 and continue watching after the initial presentation and
discussion to view citizen input

We ask you to protect CitY- residents from abuses by out-of-Cicy developers.
We ask you to protect John Ringling's vision for, and the character of, the
City's barrier-island neighborhoods.
Thank you for your time, service and attention to this matter.
Sincerely,
Chris Goglia, President
St. Annands Residents Association
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Re: 225 John Ringling Blvd
Liz Alpert <Liz.Aipert@sarasotaFL.gov>
Wed 11/18/2020 4:20PM
To: Marlene de Vazeille <marlenedevazeille@gmail.com>
Cc: Thomas Barwin <Thomas.Barwin@sarasotaFL.gov>; Marl on Brown <Marlon.Brown@sarasotaFL.gov>; John Lege
<John.Lege@sarasotaFL.gov>; Robert Fournier < Robert.Fournier@sarasotaFL.gov>; Kathryn Ki ng
<Kathryn.King@sarasotaFL.gov>; Steven Cover <Steven.Cover@sarasotaFL.gov>

November 18, 2020
Dear Marlene,
Thanks for contacting me. We have received correspondence about th is from some other residents, so I
expect there will be a response from city staff regarding this issue. I will make sure that you get a copy of
the correspondence as well.
Regards,
Liz Alpert, Esq.
District 2, City Commissioner
1565 First Street
Sarasota FL, 34236
Phone: 941.954.4115
Mobile: 941.228.5979
Email: Liz.Aipert@SarasotaFL.gov

Under Florida law, e-mai l addresses are public records. If you do not want your e-mail address released
in response to a public- records request, do not send electronic mail to this entity. Instead, contact this
office by phone or in writing. E-mail messages sent or received by City of Sarasota officials and
employees in connection with officia l City business are public records subject to disclosure under the
Florida Public Records Act.
On 11/18/20, 1:10PM, "Marlene de Vazeille" <marlenedevazeille@gmail.com > wrote:
Caution: This email originated from outside the City's email system. Be Suspicious of Attachments,
Links and Requests for Login Information. Verify requester via phone call before exchanging sensitive
information. Think B4U Click!
Good afternoon dear Liz Alpert
My name is Marlene Randanne de Vazeille
Our house is on 26 N.Polk Dr. next to the corner lot on 225 John Ringling Blvd.
We were told by the company who bought the property, th at they are asking for Page
a permit
to 122
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one of those hotel houses. We are very upset about it, especially knowing about all the complaints from
people who live close to several of the other hotel houses on Lido key. Our street is stri ctly residential,
and we don't understand, how a commercial kind of use of a house like that can be permitted. As far as I
know they don't have a permit yet. But we are very worried that there is nothing that can prevent that
company from getting one. It is a shame how our neighborhoods are slowly being destroyed .
I just wanted to bring our problem to your attention. I can assure you that there are a lot of other
home owners on Lido Key upset about what is going on.
You may not be able to help us, but thank you anyway for listening
Marlene de Vazeille

Sent from my iPad
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Hotel House Map
St Armands Residents Association <st.armands.residents.assn@gmail.com>
Mon 11/30/2020 10:10 AM
To: Robert Fournier < Robert.Fournier@sarasotaFL.gov>

@ 1 attachments (361 KB)
Hotel House Map updated 2020-1 1-30.pdf;

Caution: This email originated from outside the City's email system. Be Suspicious of Attachments,
Links and Requests for Login Information. Verify requester via phone call before exchanging sensitive
information. Think B4U Click!

Attention Sarasota City Commission and Staff,
(copying the members and friends of the St. Armands Residents Association)

Attached is the updated Hotel House Map for St. Armands and Lido Keys.
It shows what we believe to be the 19 P-rOP-erties currently owned by the Hotel
House ownership group or its members or associates. And I've just heard that they
may be about to purchase additional properties.
The questions I'm hearing from our members and residents:
1. How is this a legal or allowed use under zoning? (which requires family

occupancy and no more than four unrelated persons)
2. How is this NOT a business operating in a residential district?
3. We're hurting ... why isn't the City doing anything about this?
4. Would the City allow this group to purchase 5% of the residential property on
St. Armands and Lido Keys? 10%? 20%? More? Is there any point at which this
finally has to be stopped? (note: they already own 3% of St. Armands homes)

Rental P-rOP-erties always have been and always will be part of the fabric of the City's
barrier island neighborhoods and are not in and of themselves a bad thing. But
rental abuses are hurting the quality of life of nearby residents and threatening the
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character of the City's barrier island neighborhoods. And we believe that Hotel
Houses are more than an abuse, that they are an illegal use per existing zoning .

We ask you to please accept ALL of the City Attorney's recommendations and to
pass the vacation rental ordinance(s) that we believe he will be putting in front
of the City Commission in January.
Thank You,
Chris Goglia, President
St. Armands Residents Association
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Hotel House Map
St Armands
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Residents reaffirm support for forthcoming Vacation Rental Ordinance
St Armands Residents Association <st.armands.residents.assn@gmail.com >
Mon 12/7/2020 9:06 AM
To: Ro bert Fournier <Robert.Fournier@sarasotaFL.gov>

Caution: This email originated from outside the City's email system. Be Suspicious of Attachments,
Links and Requests for Login Information. Verify requester via phone call before exchanging sensitive
information. Think 84U Click!

Dear Sarasota City Commissioners and City Management,
(Copying the members and friends of the St. Armands Residents Association)

Thank you again for the 5-0 vote at the September 21 Commission meeting to
instruct the City Attorney to write a vacation rental ordinance to deal with highoccupancy rental properties, dubbed "Hotel Houses," in the City's barrier island
neighborhoods and perhaps City-wide. We believe this ordinance will come before
you as soon as January for a vote to implement.
Since that September 21 meeting, the St. Armands Residents Association has
conducted its Annual Member SurveY. to gauge the support of our members and
residents for the measures in this forthcoming ordinance.

As a point of comparison, one year ago we reported that 83% of survey
respondents indicated that the City should "do something" about these Hotel
Houses. Now, one year later, and after the rapid proliferation of these Hotel
House properties, that number has increased to 97%.
Here is a brief summary of the recent survey results based on 103 survey participants
representing more than half of our members for whom we have email addresses:
• 97% of survey respondents want the City to "do something" about these Hotel
Houses
• 94% support limiting the occupancY. of vacation rentals to no more than 12
persons
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• 73% support limiting the occuP-anq~ of vacation rentals to no more than 8
P-ersons
• 90% support limiting the number of bedrooms allowed in a residential dwelling
unit to no more than five (unless a special use permit is obtained)
• 92% support the City imP-lementing a rental registration P-IQgram OR are not
sure and would like more information; only 8% are opposed
• 73% support a rental registration program as we described it and 19% are not
sure and would like more information*
• 92% support P-rohibiting the blocking of sidewalks by parked vehicles on City
streets

*Note: A rental registration program is difficult to describe in one paragraph in an
online survey, so it is not surprising that many respondents would want more
information. We believe a rental registration program is critical to the vacation rental
ordinance because it would allow the City to revoke a property's rental registration if it
is a repeat offender. Further, it "serves the purpose" of state Licensing requirements, it
ensures tax payments are being made, it ensures public safety standards are being met,
it aids code enforcement, it puts the property owner on record as to knowledge of
relevant ordinances, and it pays for itself through an annual registration fee.
Based on this overwhelming support for the City Attorney's recommendations
which we believe will come before you as an ordinance soon, we ask you to vote
to adopt this ordinance to give relief to residents who are hurting from what
seems to be an illegal use of residential property which requires "household
living" and "family occupancy" (no more than four unrelated persons).
The State might not classify these things as hotels, but, to the many City
residents who live nearby, it is exactly like living next to a hotel, a use which is
not allowed in a residential zone and which is potentially taking business away
from the City's many legitimate hotel businesses.
Thank You,
Chris Goglia, President
St. Armands Residents Association
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Re: Relief from Hotel Houses
Julie B <julie.a.bales@gmail.com >
Sun 12/13/2020 7:41 PM
To: Jen Ahearn -Koch <Jen.Ahearn -Koch@sarasotaFL.gov >
Cc: Bernadet te DiPino <Bernadette.DiPino@sarasotaFL.g ov >; Marlon Brown <Marlon.Brown@sarasotaFL.gov>; Chris Goglia
<chris34236@g mail.co m >; Mike Adkinso n <mike.adkinson@gmail.com >; Larry <larry@shapiro47.com >; Richard Haynes
< richardhaynesS@msn.com >; Cretia tuffile <cretialido@gmail.com >; Pat Ro binson < Pat.Robinson @sarasotaFL.gov>; Demetri
Konstanto poulos < Dem etri.Konst anto poulos@sarasotaFL.gov>; Robert Fo urnier < Ro bert.Fournier@sarasot aFL.gov >

Thank you, Commissioner Ahearn- Koch .
On Sun, Dec 13, 2020 at 7:31 PM Jen Ahearn-Koch <Jen.Ahearn -Koch@sarasotafl.gov > wrote:
Than k you Chief DiPino for attending to this immediately.
Julie: I know this is a major impact to quality-of-life and frustration. Mr Fournier was directed by the
Commission to come back with language in January 2021 and as far as I know he in on target with
that date.

I

Thanks,
Jen

Jen Ahearn -Koch
City Commissioner At-Large
1
City of Sarasota
cell 941 .914.7646
I Jen.Ahearn-Koch@sarasotaFL.gov
Sent f rom my !Phone
1
I
J

Please be aware that any emails sent or received by this email address are public public record.
Under Florida law, e-mail addresses are public records. If you do not want your e- mail address
released in response to a public-records request, do not send electronic mail to this entity. Instead,
contact this office by phone or in writing. E-mail messages sent or received by City of Sarasota
officia ls and employees in connection with official City business are public records subject to
disclosure under the Florida Public Records Act.t
From: Bernadette DiPino <Bernadette.DiPino@sa rasotaFL.gov>

Sent: Sunday, December 13, 2020 2:57:13 PM
To: Julie B <julie.a.bales@gmail.com>
Cc: Hagen Brody <Hagen .Brody@sarasotaFL.gov>; Jen Ahearn-Koch <Jen .Ahearn-Koch@sarasotaFL.gov>;

I M arlon Brown <Marlon.Brown@sarasotaFL.gov>; Liz Alpert <Liz.Aipert@sarasotaFL.gov>; Chris Goglia

<chris34236@gmail.com>; M ike Ad kinson <mike.adkinson@gmail.com>; Larry <larry.@shaP.iro47.eom>;
1

Richard Haynes <richardhaY.nesS@m sn.com>; Cretia tuffile <cretialido@gmail.com>; Pat Robinson
<Pat.Robin son@sarasotaFL.gov>; Demetri Konstantopoulos <Demetri.Konstantopoulos@sarasotaFL.gov>

Subject: Re : Relief from Hotel Houses

I You are welcome! I'm glad Ofc. Gleason was able to address everything.
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I

1

Be safe,

Bernadette A. DiPino
Chief of Police
2099 Adams Lane, Sarasota, FL 34237
1 Phone: 941 -954-7001 I Fax: 941-954-7034
Bernadette.DiPino@SarasotaFL.gov I www.Sarasota PD.org

~cid:image00 1 Jpg@01 D14233.325F5990

I~id:image003jpg@01

D449D0.516CFF70
Professional, dedicated police service in partnership with our community

On Dec 13, 2020, at 14:49, Julie B <j ulie.a.bales@gmail.com > wrote:

Thank for your quick response, Chief DiPino,
Officer Gleason approached the house and told them to move the vehicles and keep the
noise down. He is waiting to make certain they move all the vehicles. Officer Gleason
also gave Larry Shapiro a case number so that calls will be documented. Per Mr.
Shapiro, the hotel house guests' excuse was that they are here for a wedding.
Thank you and your Officer Gleason for your assistance,
Julie Bales
On Sun, Dec 13, 2020 at 2:42 PM Bernadette DiPino
< Bernadette.Di Pino@sarasotafl.gov > wrote:
Ms. Bales,
Can you share what happened when the police arrived? Did you or the neighbors
meet with the officers? I am sending officers there now to address any illegal activity
or parking.
Thank you for the information,

Bernadette A. DiPino
Chief of Police
2099 Adams Lane, Sarasota, FL 34237
Phone: 941 -954-7001 I Fax: 941 -954-7034
Bernadette.DiPino@SarasotaFL.gov I www.SarasotaPD.org
[;.icid:image001 .jpg@01 D14233.325F5990

~.JCid:image003.jpg @0 1 D449D0.516CFF70
Professional, dedicated police service in partnership with our community
I
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On Dec 13, 2020, at 14:36, Julie B <julie.a.bales@gmail.com > wrote:

Caution: This email originated from outside the City's email system. Be
Suspicious of Attachments, Links and Requests for Login Information.
Verify requester via phone call before exchanging sensitive information.
Think B4U Click!

Good afternoon,
I am writing to again plead our case for quick action on relief from the
hotel houses on St. Armands. The 328 Monroe hotel house has been full
of a large group of people here for a wedding for the past few days.
Friday night, neighbors were kept up until 2am. with a party in the pool
that moved to a garage party. We personally have listened to screaming
kids in the pool all weekend . Crowd noise from this large group of
people is ridiculous. Today, Sunday, is another large party. There are
multiple cars parked illegally, blocking sidewalks and parked the wrong
direction on Monroe. The parking division is closed today so neighbors
have called the police. These commercially run properties do not belong
in a Residentially Zoned district. Please get the ordinance on the agenda
asap so we, the people who actually live in this area, can have some
relief.
Thank you,
Julie Bales
31 5 Jackson Dr.
Sarasota, FL 34236
<328 MonroeJpg>

Under Florida law, e-mail addresses are public records. If you do not want your e-mail address
released in response to a public-records request, do not send electronic mail to this entity. Instead,
contact this office by phone or in writing. E-mail messages sent or received by City of Sarasota
officials and employees in connection with official City business are public records subject to
disclosure under the Florida Public Records Act.

Under Florida law, e-mail addresses are public records. If you do not want your e-mail address released in

I response to a public-records request, do not send electronic mail to this entity. Instead, contact this office by phone
or in writing. E-mail messages sent or received by City of Sarasota officials and employees in connection with
official City business are public records subject to disclosure under the Florida Public Records Act.
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Police Respond twice to Hotel House this weekend
St Armands Residents Association <st.armands.residents.assn@gmail.com >
Mon 12/14/2020 9:31 AM

To: Ro bert Fournier <Robert.Fournier@sarasotaFL.gov>

@ 1 attachments (1 MB)
Screen Shot 2020-12-13 at 3.45.28 PM.png;

Caution: This email originated from outside the City's email system. Be Suspicious of Attachments,
Links and Requests for Login Information. Verify requester via phone call before exchanging sensitive

information. Think B4U Click!

Dear Sarasota City Commissioners, Management, and Staff,
(copying the members and friends of the St. Armands Residents Association)

This past week, another large group of 20+ persons descended upon our residential
neighborhood, renting an 8 bedroom "Hotel House" instead of staying at one of the
City's many~gitimate hotel businesses. We were told that this was a group of
friends and their families who converged here to attend an area wedding. And it was
passionately described to me as one of the worst groups of renters, ever.
After a week of loud pool parties, residents up to two blocks away were treated [sic]
to the sounds and antics of a Friday night open-door garage party lasting until 2am
and a Sunday after-wedding party with so many guests that cars were blocking
sidewalks and parked illegally and on curbs, with police having to respond twice to
complaints of extreme noise or nuisance behavior.
We don't resent this large group for wanting to have fun, and we have no problem
with people throwing parties. But we do resent that this is happening over and over
again, seemingly every week of the year and seemingly in violation of City zoning.
And the City's many legitimate hotels and resorts should resent that they may
be losing business to what seems to be an illegal use in a residential district.
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The City has one (and only one) allowed use in a residential zone which is "household
living" and "family occupancy" (no more than four unrelated persons). These Hotel
Houses were seemingly custom-built to be an illegal use; they are seemingly being
operated as boutique hotels in a residential neighborhood. They have six-to-eight
bedrooms, many with en-suite bathrooms, and offer hotel-like cleaning and
professional linen services, all of which seem to meet the City's own definition
of a hotel. And the Florida Court of Appeals has upheld that the frequency and
intensity of large groups at a rental property is not typical residential usage as
measured by common practice.
We believe that the following recommendations by the City Attorney, which are
supposed to be coming before you soon as a Vacation Rental Ordinance, will help to
solve this problem:
1. Limit occupancy in a vacation rental to no more than 8-12 persons (to prevent

these extremely large groups and to enforce family occupancy)
2. Limit residential dwelling units to no more than five bedrooms unless a special
use permit is obtained (to prevent more Hotel Houses from being built)
3. Implement a Rental Registration Program (to hold owners accountable and to
ensure public safety)
4. Prohibit the blocking of sidewalks by parked vehicles on City streets (to ensure
pedestrian access and safety)

Thank you for your continued attention to this issue.
Sincerely,
Chris Goglia, President
St. Armands Residents Association

P.S. This is the elevated pool at which the wild parties were taking place. It is
gorgeous, and something you would expect to see at a resort hotel. But, with 20+
people in it screaming and Listening to Loud music at midnight, week after week after
week, it is destroying the quality of life of nearby residents. And with more Hotel
Houses about to be built, they may irreparably harm the character of the
neighborhood, they may hurt the property value of nearby homes should residents be
forced to flee, and their potential to take noticeable business away from the City's
Legitimate hotels and resorts will increase.
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GET O UT OF THE ROX
GF.T INTO THE C IRCLE

January 14, 2021

Dear Mayor Brody, Vice Mayor Arroyo, Commissioners Alpert, Battie, Ahern-Koch & Mr. Brown,
I am writing to you, on behalf of our board of directors, and members, of the St. Armands Circle
Association to share our support for the forth coming Vacation Rental Ordinance.
The residents on St. Armands Circle have shared with me that the city's residential zoning provides for
a single allowed use referred to as "household living" and "family occupancy," W ithin the last year and
a half, several residential properties have been purchased, knocked down, and apparently re-built to
accommodate large groups which do not meet this definition. These new, high-occupancy rental
properties, dubbed "Hotel Houses", seem to residents as if they are being marketed and operated as
boutique hotels in the residential neighborhood, and not in the designated business district on St.
Armands Circle.
Whether these high-occupancy rental properties are an illegal use or not, residents report that they are
creating a frequency and intensity of nuisances not intended or typical for a residential area, including
noise complaints, extraordinary amounts of garbage, large numbers of commercial vehicles coming and
going, and public safety issues from illegally parked vehicles.
This absolutely denies our residents their right for a peaceable domain.
If this usage is illegal, it is potentially taking away much needed revenue from our city's many
legitimate hotel & resort accommodations. In addition, this also decreases the"bed tax" dollars
collected from our hotel/resort properties which, as you know, is used to refurbish our beautiful
beaches, support the arts and market our wonderful destination.
We fully support, what seem to be the reasonable measures in the City Attorney's forthcoming Vacation
Rental Ordinance which we understand to be: (1) limiting vacation rental occupancy to no more than 812 persons, (2) limiting the number of bedrooms allowed in a residential property to no more than five
bedrooms (unless a special use permit is obtained), (3) implementing a rental registration program to
hold rental property owners accountable and to protect public safety, and (4) to prohibit the blocking of
sidewalks by parked vehicles on City streets.
We hope yo~wi~ to support this ordinance for the residents in our community.

~~ _1>-Y"'"""-Diana M. Corriga
Executive Director
SL. A rmands C ircle Associa tion
300 M adison D rive • Suite 201 • Sarasota • Florida 34236 Page 75
(941)388- 1554 • fax (94 1)388-2855 • email dir@starmandscircleasso c.com
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Support letter for Vacation Rental Ordinance from lido Shores
DENIS BISCHOFF < denis.bischoff@yahoo.com>
Sun 1/ 17/2021 9:34AM
To: City Commissioners <CityCommissioners@sarasotafl.gov>
Cc: Marlon Brown <Marlon.Brown@ sarasotaFL.gov>; Pat Robinson <Pat.Robinson@sarasotaFL.gov>; Robert Fournier
< Robert.Fournier@sarasotaFL.gov>; Chris Goglia <chris34236@gmail.com >; Carl Shoffstall <carl@floridaplaystructures.com>;
Mike Adkinson <mike.adkinson@gmail.com>; Jim Ludwig <jhludwig@comcast.net>; Elliot Himelfarb <emh3210@comcast.net>

Caution: This email originated from outside the City's email system. Be Suspicious of Attachments,
Links and Requests for Login Information. Verify requester via phone ca ll before exchanging sensitive
information. Think B4U Click!
Dear Mayor Brody, Vice Mayor Arroyo, Commissioners Alpert, Battie, AhemKoch & Mr. Brown ,
I am the president of the Lido Shores Home Owners Association and I am
writing to you, on behalf of our board of directors, and members of Lido Shores
which consists of 102 residences to share our support for the
forthcoming Vacation Rental Ordinance. Lido Shores is no stranger to the
problems and the disruption of neighborhoods caused by Hotel Houses. If you
recall, thirty Lido Shores residents attended the City Commissioner's November
2018 meeting when rental issues were debated. At that meeting our neighbors
spoke passionately of their displeasure from the continuous disruption caused
by the Hotel House at 1406 Westway Drive, then called the "Party House",
which is the exact same concept as the St Armond's and Lido Hotel Houses ..
We were fortunate that the house was sold and is now operated as a regular
residence but we remain concerned with the continued threat of them invading
Lido Shores.
Therefore, for the support of the residents in Lido Shores and all
our neighbors in St Armond's, Bird Key and Lido Key, we strongly urge that you
pass the ordinances that have been drawn up by the City Attorney Robert Fournier.
Sincerely,

Denis Bischoff
President LSPOA
denis. bischoff@yahoo. corn

215-272-2577 FAX: 888-359-6688
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LIDO KEY RESIDENTS ASSOCIATION
PO BOX 884
SARASOTA, FL 34230
MISSION STATEMENT: WE SEEK TO FOSTER COMMUNITY INVOLVEMENT AMONG OUR
RESIDENTS IN ORDER TO MAINTAIN AND ENHANCE THE QUALITY OF LIFE ON LIDO KEY
FOR ALL RESIDENTS AND OUR MANY VISITORS.
January 19, 2021
Dear Mayor Brody, Vice Mayor Arroyo, Commissioners Alpet1, Battie, and Abeam-Koch, Interim City Manager
Brown, Interim Deputy City Manager Pat Robertson:

Note: This document is intended to look at the "hotel house " issue from y et another angle and hopefully
in doing so allow the City Commissioners and the City of Sarasota to find a long lasting and effective
solution. Doing this in no way should suggest that the Lido Key Residents Association is not besieged
with concerns from our resident members regarding what we believe are illegal and swiftly accelerating
conversions ofsingle-family residences to "hotel houses" in our neighborhoods. Others have
documented the numbers. We are in contact with, share databases and research with and support the
other materials submitted by these neighborhoods. Our goal is to not be redundant.

Our barrier island neighborhoods are quickly changing. From their initial development, the housing stock on the
islands were principally used and occupied as secondary or seasonal homes. Over the past 10 years, many of
these homes and condo units had noticeably begun the transformation into year-round residences. With the
pandemic this past year, corporate America awoke to find that not only can it operate their businesses
productively with staff that works remote but also the significant financial savings doing so brings. "Working
remote" is not tied to the end of the pandemic, it is a new workforce model for many businesses. With
improvements in technology people are realizing they no longer must live near the office; they can live anywhere.
Sarasota is "a great place to live" and consequentially this change in the work model is and will continue to have
an incredibly significant impact on our entire community but more so on our barrier island neighborhoods. Our
hotels and resorts will continue to attract vacationers and host events and outings, but the barrier island residential
housing stock is quickly becoming far less secondary and seasonal. We are already seeing that even the renters
and guests on our islands in the past 8-10 months are now staying longer because they can bring their jobs with
them. Our Association began soliciting our residents this past week to see if they want to have meetings all year,
not just our historical seasonal October through April partly in recognition that so many residents are now here
year-round. This changes the dynamics of these neighborhoods.
The impact this seemingly ovemight transf01mation will have on the infrastructure and demand on city services is
significant. A closer look needs to be taken at every data point that makes up Sarasota's planning parameters,
with emphasis on the historical seasonal data points becoming the predictors for these neighborhoods. Imagine
seasonal traffic becoming the year-round norm. It is poised to do so. But this is a topic for a different discussion.
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The point we are trying to make is there needs to be a change in the historical perception of our barrier island
neighborhoods. We are no longer vacation homes principally occupied during season. Our neighborhoods are
fragile and the speed and extent the conversions of traditional residential housing to "hotel houses" has become a
major threat to their existence. Here on Lido, some streets are at and may soon pass a critical tipping point. Left
unchecked and uncontrolled the "hotel house" issue will move on shore and affect the City's other neighborhoods.
Our neighborhood residential owners want, pay taxes for, and expect to enjoy the same city services as residents
in other neighborhoods do. They want and expect the City through its zoning and building process to protect and
ensure that our single-family residents can enjoy a peaceful and quiet residential neighborhood. We believe that
the City Commissioners share that belief and vision.
It should not be a surprise to anyone that residents are crying "foul" when an existing residence next door to them
is tom down and replaced by a "hotel house". Although a relatively new concept, "hotel houses" have earned the
reputation as a haven for an excessive number of guests wanting all the amenities of a residence but allowing for
unrestricted and unmanaged activities. In a traditional neighborhood, residents generally tolerate an occasional
loud party or a household that has many guests for an event. In a traditional neighborhood these are infrequent
and end after the event. Residents many times have the option to call and talk to their neighbor to seek
itmnediate relief. In the case of "hotel houses", loud parties and over occupancy by guests happen over and over
and over and over and over and over and over (intentionally 7) and then that group moves out and the next one
moves in and the pattern repeats week after week, month after month. Neighbors have no known responsible
contact to work with, leaving no oppmtunity for immediate relief, including calling the police.
For those of us working on this from a neighborhood perspective, including a handful of lawyers and other
professionals who have dealt with issues like this in other communities, the common opinion is that the City
should already have zoning ordinances in place that could mitigate this issue, including many of the behavioral
issues that are emulating from this type of over-occupancy. Using the existing ordinances to mitigate this issue
would take a different more strict interpretation of the zoning codes "definition offamily", ''permitted use" and
the Coastal Islands overlay district stated intent to "limit increases in residential density for new construction".
This has been pointed out in the various papers and memos presented by the neighborhood groups. Our
Association understands and respects that the prior City Manager and the City Attorney have a different
assessment, feeling that they do not have sufficient tools to comfortably control this use. We believe that the City
Commission is sympathetic to the neighborhood's concerns and through direction to the City Attorney is seeking
a workable solution with new ordinances. We have only seen the new ordinances in concept as the exact
language is not yet available. Conceptually the Lido Key Residents Association supports these proposed
ordinances.
The single most impmtant aspect of any new or existing ordinance is enforcement. Sarasota clearly lacks a
"desire and willingness to enforce". In Sarasota, enforcement of non-criminal codes and statutes is "complaintbased". The way Sarasota operates complaint-based enforcement is neither productive nor effective for a variety
of reasons. Its entire premise is to pit a person (or neighbor), or persons (or neighbors) or as in this case
neighborhood groups against another person (or neighbor). Most people do not want this kind of confrontation,
so code violations are rarely fmmalized by neighbors. In addition, in Sarasota complaints must be substantiated
through a police officer filing a report. This may be fine for criminal activities, but most people feel doing that is
taking an officer away from their criminal activity focus.
Take as an example a property that went through a zoning variance and has a conditional use placed on it as part
of the granting of the variance. Who monitors and enforces that conditional use after permitting? If there is a
resident who happens to know about it, maybe they file a complaint. Chances are any officer that person calls
would not have a clue on why that was a conditional use violation. The only one in a position to monitor and
enforce those are the issuing city department, and clearly our City is not organized or has staff charged for that
purpose. The point is "complaint-based enforcement" particularly the way it is practiced in Sarasota is
effectively "no enforcement", and negates the purpose and effmt developing the ordinance in the first place.
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Following are some adjunct recommendations to City Commissioners:
•

Have the City Manager and/or City Attorney specifically explain how these "hotel houses" as they are currently
managed and operated in a single-family residential zone:
o Meet the definition of a single "family" .
o Are a "permitted use".
o Comply with intent of the zoning overlay district to "limit increases in residential density for new
construction."

•

Have the City Manager conduct a review of all permit processes and determine why applicants are not informed of
any applicable zoning laws related to permitted use and density restrictions and why applicants are not required to
sign off that they understand and will respect the applicable ordinances as a condition of the permit being issued.

•

Have the City Manager review and bring back recommendations on developing a more a proactive approach to
enforcement of non-criminal codes and ordinances. Take enforcement of zoning and building codes out of a
"complaint-based, police reported" process and charge the City staff responsible for building and zoning the ability to
monitor and enforce the codes they administer and the conditions they place on property.

One final point. There is no logic in bringing "home-mle" and "short-term rentals" into the discussion of "hotel
houses". Doing so is just a distraction. The illegality of permitting "hotel houses" to be built in single-family
neighborhoods is clearly within the purview of existing zoning and housing codes. Focus needs to be on finding
areas where those codes need enhanced or clarified to ensure better enforcement.
We would be happy to participate in any discussions.
Respectfully
Carl Shoffstall
President - Lido Key Residents Association
CC: Robert Fournier
Jim Ludwig
Chris Goglia
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1

A bill to be entitled

2

An act relating to vacation rentals; amending s .

3

509.013, F.S.; defining the term "advertising

4

platform"; amending s . 509.032, F.S .; preempting the

5

regulation of vacation rentals to the state;

6

prohibiting a local law , ordinance , or regu l ation from

7

allowing or requiring inspections or licensing of

8

public l odg ing establishments , including vacation

9

rentals , or public food service establishments;

10

authorizing a local law , ordinance , or regu lation to

11

regulate certain activities under certain

12

circumstances; providing an exemption; expanding an

13

exemption to allow certain ordinances adopted on or

14

before a certain date to be amended to be less

15

r estr ictive ; preempting the regulation of advertising

16

platforms to the state ; amending s . 509 . 241, F . S . ;

17

requiring licenses issued by the Divi sion of Hotels

18

and Restaurants of the Department of Business and

19

Profe ssio nal Regulation to be disp l ayed conspicuous ly

20

to t he public inside the licensed establishment;

21

requiring the owner or operator of certain vacation

22

rentals to also display its vacation renta l license

23

number and applicable tax account numbers; creating s .

24

509.243 , F.S.; requiring advertising platforms to

25

requi re that persons placing advert isements for

26

vacation rentals include certain information in the

27

advertisements; requiring advertising platforms to

28

display and verify such information; requiring the

29

division to maintain certain information in a readily
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30

accessible electronic format; requiring advertising

31

platforms to quarterly provide the division with

32

certain information regarding vacation rentals in this

33

state listed on the platforms; requiring advertising

34

platforms to remove an advertisement or a li sting

35

under certain conditions and within a specified

36

timeframe; requiring advertising platforms to collect

37

and remit taxes imposed under chs. 125 and 212 , F .S.,

38

for certain transactions; authorizing the Department

39

of Revenue to adopt rules; authorizing the division to

40

issue and deliver a notice to cease and desist for

41

certain violations; providing that such notice does

42

not const itute agency action for which certain

43

hearings may be sought ; authorizing the division to

44

file certain proceedings and to seek certain remedies

45

for the purpose of enforcing a cease and desist

46

notice ; authorizing the collection of attorney fees

47

and costs under certain circumstances; requiring

48

advertising platforms to adopt an antidiscrimination

49

plan and to inform their users of the policy 's

50

provisions; providing applicability; providing

51

effective dates.

52
53

Be I t Enacted by the Legislature of the State of Florida:

54
55
56

Section 1 . Subsection (17 ) is added to section 509 . 013,
Florida Statutes , to r ead:

57

509.013 Definitions.-As used in this chapter , the term :

58

(17) "Advertising platformn means an entity that :
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(a) Provides an online application, software , a website , or

60

a system t h rough which a vacation rental located in this state

61

is advertised or held out to the public as available to rent for

62

transient occupancy;

63
64
65

(b) Provides or maintains a marketplace for the renting by
transient occupancy of a vacation rental ; and
(c) Provides a reservation or payment system that

66

facilitates a transaction for the renting by transient occupancy

67

of a vacation rental and for which the entity collects or

68

receives, directly or indi rectly , a fee i n connection with the

69

reservation or payment service provided for such transaction.

70
71

Section 2. Subsection (7) of section 509.032 , Florida
Statutes , is amended to read:

72

509 .0 32 Duties.-

73

(7) PREEMPTION AUTHORITY.-

74

(a) The regulation of pub lic lodgi ng

establishments~

75

including vacation rentals, and public food service

76

establishments , including, but not limited to , sani tation

77

standards , licensing , inspections , training and testing of

78

personne l, and matters related to the nut ritional conten t and

79

marketing of foods offered in such establishments , is expressly

80

preempted to the state. A local law , ordinance , or regulation

81

may not a llow or require the local inspection or licensing of

82

pub l ic lodging establishments , inc l uding vacation rentals, or

83

public food service establishments. This paragraph does not

84

preempt the authority of a local government or local enforcement

85

district to conduct inspections of public lodging and public

86

food servi ce establishments for compliance wi t h the Florida

87

Building Code a nd the Florida Fire Prevention Code , pursuant to
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ss. 553.80 and 633 . 206 .

89

(b) A local law , ordinance , or regulation may regulate

90

activities that arise when a property is used as a vacation

91

rental if the law , ordinance , or regulation applies uniformly to

92

all residential properties without regard to whether the

93

property is used as a vacation rental as defined in s .

94

509.242(1) (c) , the property is used as a long- term rental

95

subject to c h apter 83 , or the property owner chooses not to rent

96

the property. However, a local law, ordinance , or regulation may

97

not prohibit vacation ren tals or regulate the duration or

98

frequency of rental of vacation rentals. The prohibitions set

99

forth in this paragraph do This paragraph docs not apply to a n y

100

local law , ordinance , or regulation adopted on or before June 1 ,

101

201 1, including when such law , ordinance , or regulation is being

102

amended to be less restrictive with regard to a prohibition or a

103

duration or frequency regu la ti on.

104

(c) Paragraph (b) does not apply to any local law,

105

ordinance , or regulation exclusive ly relating to property

106

valuation as a criterion for vacation rental if the l ocal law ,

107

ordinance , or r egulat i on is required to b e approved by the state

108

land planning agency pursuant to an area of critical state

1 09

concern designation .

1 10

(d) The regulation of advertising platforms is preempted to

111

the state , and advertising platforms sha ll be regulated under

112

this chapter.

113
114

Section 3. Effective January 1, 2022 , subsection (3 ) of
section 509.241 , Florida Statut es , is amended to read :

115

509.241 Licenses required; exceptions . -

116

(3) DISPLAY OF LICENSE . -Any l i cense issued by the division
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117

must shall be conspicuously displayed to t h e public inside ±ft

118

the office or lobby of the licensed establishmen t. Public food

119

service establishments that vrhieh offer catering services must

120

shall display their license n umber on all advertising for

121

catering services. The owne r or operator of a vacation rental

122

offered for transient occupancy through an advertising platform

123

must als o display the vacation rental license number and the

124

applicable Florida sal es tax registration and tourist

125

development tax account numbers under which such taxes must be

126

paid for each rental of the property as a vacation rental.

127
128

Section 4 . Effective January 1 , 2022 , section 509 . 243 ,
Florida Statutes, is created to read:

129

509 . 243 Advertising platforms . -

1 30

(1) (a) An advertising platform must require that a person

131

who places an advertisement for the rental of a vacation rental:

132

1 . Inc l ude in the advertisement the vacation rental license

1 33

number and the applicable Florida sales tax registration and

1 34

tourist development tax account numbers under which such taxes

1 35

must be paid before the advertisement may be listed; and

136

2 . Attest to the best of his or her knowledge that the

137

license number for the vacation rental property and the

138

applicab l e tax numbers are current, valid, and accurately stated

139

in the advertisement .

140

(b) An advertising platform must display the vacation

141

rental license number and app licabl e Florida sales tax

142

registration and tourist development tax numbers. The

143

advertisi ng platform mu st verify that the vacation rental

144

license number provided by the owner or operator is valid and

145

applies to the subject vacation rental before publi s hing the
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advertisement on its platform and again at the end of each

147

calendar quarter that the advertisement remains on its platform .

148

(c) The division shall maintain vacation rental license

149

information in a readily accessible electronic format which is

150

sufficient to facilitate prompt compliance with the requirements

151

of this subsection by an advertising platform or a person

152

placing an advertisement on an advertising platform for

153

transient rental of a vacation rental.

154

(2) An advertising platform must provide to the division on

155

a quarterly basis , by file transfer protocol or electronic data

156

exchange file , a list of all vacation rentals located in this

157

state which are advertised on its platform, along with the

158

following information for each vacation rental :

159
160
161

(a) The uniform resource locator for the Internet address
of the vacation rental advertisement ; and
(b) Unless otherwise stated in the vacation rental

162

advertisement at the Internet address provided pursuant to

163

paragraph (a) , the physical address of t he vacation rental ,

164

including any unit designation , the vacation rental license

165

number provided by the owner or operator , and the applicable

166

Florida sales tax registration and tourist deve l opment tax

167

account numbers under which taxes will be remitted for the

168

renta l s commenced through the advertisement.

169

(3) An advertising platform must remove from public view an

170

advertisement or a listing from its online application ,

171

software , website , or system with in 15 business days after being

172

notified by the division in writing that the subject

173

advertisement or listing for the rental of a vacation rental

174

located in this state fails to display a valid license number
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issued by the division.
(4) If a guest uses a payment system on or through an

177

advert i sing platform, as defined ins. 509.013(17) , to pay for

178

the rental of a vacation rental located in this state , t he

179

advertising platform must collect and remit a l l taxes imposed

180

under chapters 125 and 212 resulting from the rental . When

181

cal cu l ating taxes imposed under chapters 125 and 212 , an

182

advertising platform may exclude the amount of any fees directly

183

attributable to the service provided by the advertising

184

platform. The Department of Revenue may adopt rules to implement

185

this subsection.

186

(5) If the division has probable cau se to believe that a

187

person not licensed by the division has violated this chapter or

188

any rule adopted pursuant thereto, the division ma y issue and

189

deliver to such person a notice to cease and desist from the

190

violation . The i ssuance of a notice to cease and desist does not

191

constitu te agency action for which a hearing u nder ss . 120.569

192

and 120.57 may be sought . For t he purpose of enforcing a cease

193

and desist notice , the division may file a proceeding in the

194

name of the state seeking th e issuance o f an in junct i on or a

195

writ of mandamus against any person who violates any provision

196

of the notice. If t he department i s required to seek enforcement

1 97

o f the notice for a penalty pursuant to s . 120 . 569 , it is

198

entitled to collect attorney fees and costs , together with any

199

cost of collection.

200

(6) Advertising platforms must adopt an antidiscrimination

201

plan to help prevent discrimination among their users and must

202

in form al l users o f their services that it is illegal to refuse

203

accommodat i on to an individual based on race, creed , color , sex ,
Page 7 of 8
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204

pregnancy , physical disability , or national origin pursuant to

205

s . 509 . 092 .

206

Section 5. The application of this act does not supersede

207

any curren t or future declaration or d eclaration of condominium

208

a dopted pursuan t to chapter 718 , Florida Statutes , cooperative

209

document adopted pursuant to chapter 719 , Florida Statutes , or

210

declaration or declaration of covenants adopted pursuant to

211

chapter 720 , Florida Statutes .

212
213

Section 6 . Except as otherwise expressly provided in this
act , this act shall take effect upon becoming a law.
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1. Introduce Lido Key Vacations to City Staff
2. Explain how our property management program operates
3. Explain the features that we have implemented to ensure that we can
always be "Good Neighbors."
4. Provide recommendations to the City of Sarasota that will help regulate
vacation rentals in a productive way.
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Consistent concerns regarding vacation
rentals raised at Commission Meetings:
• Noise
• No One is Available to Address Issues
• Occupancy Limits and Parties
• Trash and Recycling
• Parking
• The Home is in Disrepair
• Safety and Security Concerns
• Lack of Home Registration and Rental Tax
Remittance
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WHAT IS NOISEAWARE AND HOW DOES IT.WORK?
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your property·s.

HOW MANY SENSO RS DO I NEED?
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NOISEAWARE'

PROFESSIONAL NOISE MO"JITORING

FOR

PROPERTY MANAGERS
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PROPERTY PROTECTION
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pred1ct a~ all of your pro~rt1es
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PR£VENT FALSE COMPLAINTS
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no1se violations
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COMMUNITY RELATIONS
mprove community relations
and perception through 1ssue
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~
VET RJSKY G UESTS
By making guests aware of
NoiseAware. you have added
conf1dence that your guests
will respect your property
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Who
NoiseAware is sca l abl e from

~uses
~

NoiseA\IVCire?

property to tens of thousands . Owners who operate ~ -5

units makeup -roughly 40% of the Noi seAware user base. while fu It t i me professi onals
managing 10's. 100's or even 1 ,000's o f uni ts rnake up the remai n i ng 60%.
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Our Team is Available

PROPERTY MANAGER
PROGRAM

OUR OFFICE IS OPEN
365 DAYS/YEAR

AFTER HOURS
COVERAGE
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b

Our Team is Available (cont.)

1

Property Manager Program

n

'~

\4

10

1

1\

•

All of our Homes are assigned to a property manager. Our property managers confirm
every reservation prior to their arrival.

•

The property manager also inspects our homes before and after every guest stay, and
they handle all guest relation occurrences and guest experiences.

11

•

Our property managers meet our guests (if applicable) within 24 hours of their
arrival.

•

We provide all guests with Pre-Arrival instructions to prepare them for their stay

•

We complete "How To Videos" for our guests to ensure the know-how to use our
homes and the many features they contain.

•

We are available to respond to the home within 2-hours should an issue arise
24/7, 365 Days a Year.

1%
•

We restrict the number of homes each manager can be responsible to ensure the
proper span of control for optimal results.
•

Our commitment to service starts with our 'employee to home ratio' that exceeds
the industry standard. This commitment allows us to provide our guests with
boutique level service and the personalized experience they deserve.
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Our Team is Available (cont.)

1

• Our team is available 365 days a year.

n
20

~

'4

.

1'

1%

11

• Our hours of operation are Sunday-Saturday 9 a.m.- 6
p.m. EST
• After-hours personnel is staffed 7 days a week for
emergencies only.
• We have a team of property managers, assistant
property managers, and front desk staff to handle phone
calls , emails, inquiries, maintenance requests, and our
travel site messages.
• Our team's goal is complete customer satisfaction.
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• Our guests must be 25-years of age to rent
our properties. We know how much our
homeowners value their investment, and we
want to make sure our guests do too.

•

Self-Regulated

Occupancy Limits

•

• Lido Key Vacations Max Occupancy is 19
Persons
• LKV follows a general Occupancy rule:
• 2 per bedroom + 4 persons

• This occupancy limit is based on the
number of persons the home can sleep
in beds
• Lido Key Vacations manages homes with
Occupancies from 9 to 19 persons

~

•
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•
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• Our Terms and Conditions prohibit guests from
exceeding the advertised occupancy limits for
the home.
• Our Team is Constantly in the Area
monitoring our homes
• We utilize Security Cameras in areas where
there is no expectation of privacy to further
our off-site monitoring capabilities
• No events are allowed at any of our homes
without the homeowner and our company's
approval
• All events must comply with City
ordinances, our Terms and Conditions, and
our Advertised Occupancy limits.
• We partner with Noise Aware to monitor noise
levels and compliance
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Curbside service by Lido Key Vacations Maintenance Team

•

All of our homes are serviced by our full-service maintenance staff. Part of their
responsibility is hand-delivering our trash & recycling cans to the street the evening
before pick up and returning them to their designated storage area after pick up.
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•

Bins be Clean

•

All of our homes are serviced by Bins Be Clean as part of their "Routine Monthly
Maintenance Program." Bins Be Clean is a mobile service that professionally sanitizes,
disinfects, and deodorizes every trash and recyclable bin at every home. All water,
cleaning solution, and waste from this process are contained during the cleaning
process, and all that we are left with are sparkling clean trash bins.
If you would like to learn more, here is a great video they made about the process.
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Parking
• All of our homes have a maximum number of
cars that can be parked on site. This is
strictly enforced by our team.
• Our guests are provided parking instructions
in their pre-arrival communications, as well
as onsite parking instruction signs in the
driveway
• Our team also provides alternative parking
options for overflow if necessary, that do not
impact our neighboring homes.
• General Rule: 1 Parking space per 4
occupants
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• We have contracts at every home for lawn care, tree trimming , fertilization , pest control, and pool and spa
services (if applicable).
• We only work with trusted vendors, who are licensed and insured, to care for the important systems of our
homes.
• Our full-service maintenance team and dedicated property managers make sure that our homes are always
meticulously maintained so that our homes are a great representation of our professional management and our
stunning community.
• Our Homes must be provided to our guests as advertised -and our guests hold us accountable on that.
• The full-service maintenance team is staffed 7 days per week, 365 Days a Year.
• Our maintenance team has multiple preventative maintenance programs designed to address: HVAC filter
replacement, sprinkler system inspection, pool equipment inspection , home appliance checks, pressure
washing , and much more.
• Preventative maintenance programs occur on a monthly, quarterly, and semi-annually basis.
• They also perform reactionary maintenance that results during guest reservations.
• Our maintenance team can address as-needed repairs as well as scheduling and coordinating larger
improvement projects with sub-contractors.

Our Maintenance Team also coordinates:
Annual Elevator Services

ei

Annual Dryer Vent Cleaning

Annual Fire Extinguisher Testing

Annual Tree Trimming

ft

Bi-Annual Roof Inspections
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Home Maintenance and Services (cont.)
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Smart Technologies
• All of our homes use Smart Technologies for locks, thermostats, and door sensors (if applicable).
• Each of our homes have. keyless. entry ar)d every guest is given a unique code specific to their stay, and every team
member, vendor, or serv1ce prov1ded IS g1ven a umque co<fe as well.
• This is a practice that we have implemented to eliminate keys, control access, and ensure the security of our homes
and neighborhoods.
Security Cameras
• Our homes utilize Security Cameras to monitor areas were there is no expectation of privacy- driveways, exterior entrances, and
around our pool equipment
Floor Plans
• All of our homes have Floor Plans for each level of the home with applicable exits clearly marked
• These are posted by the front door, and by the staircase or elevator on each elevated level.
Fire Safety
• All of our homes have at least 1 Fire Extinguisher located under the Kitchen Sink, as well as Smoke Detectors and Gas Detectors (if
applicable)
Training

• All employees are Bed Bug Inspectors
• All Employees have Blood borne Pathogen training, and Human Trafficking tra ining through DBPR (2020 requirement)
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Registration, Accounting,
and Tax Remission
• All of our Homes are Registered with the
Florida DBPR as well as the City of Sarasota
• We collect the appropriate tourism tax
associated with every reservation- 7% for the
State and 5% for the City or County
• These are remitted on a monthly basis
for all homes
• We have an internal Accounting Department
that handles these process for us to ensure
compliance.

Page 117 of 122

What Will Help
Improve the
Situation?

We've worked within several regulatory
frameworks. In our experience, there
are some things that work and have a
real impact on those commonly raised
issues, and there are things that have
little effect or are problematic for the
City, small businesses, taxpayers, and
the tourist industry that our State and
City are dependent on. We'd like to
discuss those now.

lncentivize the Use of a Noise Monitoring System- Noise Aware, Minut, etc.
Regulate Noise like you would any Single Family or Multi-Family Residence via Code and Law Enforcement

•

Regulate Occupancy• While we think occupancy is not really an issue if the potential impacts (noise, garbage, parking) are addressed, we recognize that it
is likely that the City may consider some form of occupancy restriction.
We think the best approach here is a combination of square footage and bedrooms, such as 1 occupant/ 150 sf of conditioned space
AND 2 persons per bedroom+ 4.
If you just go based on square footage, then existing large homes with limited sleeping facilities can host large groups. Conversely, if you go based
strictly on bedrooms, then you encourage development patterns of homes with smaller bedrooms designed for vacation rental occupancy. A
blanket max occupancy is often problematic because it is arbitra ry.
Require Vacation Rental Registration at the City level
1-2 Page form- Do not overwhelm staff and property owners
Require a "Responsible Party" and Contact Information 24/7, 365 Days
Require City Rental Certificate Numbers be posted within the Listing Description.
Require proof of Vacation Rental Registration with the DBPR
Outline Trash, Landscaping, Property Upkeep, Occupancy Regulations, etc in th is agreement that the Responsible Party agrees to follow
Require a reasonable registration fee to cover the City's expenses for this program.
Allow Property Owners to pay for 2x/week Trash Pick Up
Allow Property Owners to purchase additional Trash Cans and Recycling Cans
Allow Property Owners to Pay for "Back Door/Curbside Service"
Regulate Street Parking or Prohibited Parking like you would any where else in the City of Sarasota
Require 1 parking space per 4 occupants as part of the registration process
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Recommendations

• Onerous licensing requirements- Annual Inspections, Detailed plans/sketches/surveys for the
house, etc.
• Again, this /·ust drives up costs for the owners and creates work for the City, but does not result in any
meaningfu benefit related to the complaints.
• Many cities that have initially implemented these things have scaled them back as a result of the above.

• Limiting Occupancy beyond:
• 1 Guest per 150 Sq. Ft. of conditioned space
• 2 guests per bedroom+ 4 Persons
•

Nearly All Vacation Rentals in the City of Sarasota are currently in compliance with these standards. Any slight adjustment (19
persons to 18 persons for example) should be acceptable .

• "Treat them like a hotel"- mounted fire extinguishers on every floor, interior exit signage, flood
Iighti ng, etc.
• These are Residential Homes- Built to the State and City Building Codes
• Applying Commercial requirements, including fire and life safety codes, to Residential Homes based on the
use as a vacation rental can be very problematic as it conflicts with State Statutes and Building Codes.
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Avoid

Page 120 of 122

• https ://hospitality.ucf.edu/wp-content/uploads/sites/2/2020/02/FINAL-2-10-20-VacationRental-press-release-1-1.pdf

• https://www.floridarealtors.org/advocacy/legislative-priorities/resort-secondhomes/vacation-rental-impact-study
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NOTICE OF PUBLIC HEARING
Notice is hereby given that the CITY COMMISSION of the City of Sarasota, Florida will meet on
Tuesday, February 2, 2021, at 6:00 p.m. in the Commission Chambers, City Hall, 1565 First Street, Sarasota, Florida.
Starting at 6:00 p.m. or as soon thereafter as possible, the Commission will open the scheduled Public Hearings in the
order they appear on the Agenda. The following Ordinance will be considered at the above scheduled meeting:
ORDINANCE NO. 21-5353
AN ORDINANCE OF THE CITY OF SARASOTA, FLORIDA, AMENDING THE CODE OF THE CITY OF
SARASOTA, ADDING A NEW CHAPTER 34.5, VACATION RENTALS; MAKING FINDINGS PERTAINING TO
THE ADVERSE EFFECTS OF UNSUPERVISED VACATION RENTALS IN SINGLE FAMILY RESIDENTIAL
NEIGHBORHOODS; PROVIDING FOR THE REGULATION OF CERTAIN VACATION RENTALS
CONSISTENT WITH STATE LAW; REQUIRING REGISTRATION AND REQUIRING A CERTIFICATE OF
REGISTRATION; PROVIDING REQUIREMENTS FOR REGISTRATION, INCLUDING THE DESIGNATION OF
A RESPONSIBLE PARTY FOR EACH VACATION RENTAL; PROPERTY INSPECTIONS; MINIMUM SAFETY
REQUIREMENTS AND MINIMUM POSTING REQUIREMENTS; PROVIDING FOR MAXIMUM OCCUPANCY
LIMITS ; AUTHORIZING SUSPENSION OF A CERTIFICATE OF REGISTRATION; PROVIDING FOR FEES ;
ESTABLISHING PENALTIES FOR VIOLATION; PROVIDING FOR THE SEVERABILITY OF THE PARTS
HEREOF; PROVIDING FOR READING BY TITLE ONLY AND PROVIDING FOR AN EFFECTIVE DATE.
Said proposed Ordinance is on file in the Office of the City Auditor and Clerk at City Hall. If you wish to obtain a copy, please
call (941) 263-6222 between 8:00a.m. to 5:00p.m. Monday through Friday.
Interested persons are welcome to attend and may register to speak in respect to the above-proposed ordinance. Individuals
who wish to participate in the City Commission Meeting in person may do so by coming to the SRQ Studio located in the City
Hall Annex. Individuals are required to wear a face covering while inside City Hall buildings, unless they have a medical
exception . "Face covering" shall mean a uniform piece of material that securely covers a person' s nose and mouth and remains
affixed in place without the use of one's hands, whether store-bought or homemade, concurrent with CDC guidelines. Staff
stationed in the SRQ Studio will provide fmther instructions to individuals on procedures for patticipating in the meeting.
Individuals who prefer to patticipate remotely in the City Commission meeting may obtain instructions to patticipate via zoom
by emailing clerk@sarasotatl.gov with your request no later than the deadline of 5:00pm on Thursday, January 28, 2021.
Individuals may provide written comments to the City Commissioners on any city topic at any time by emailing
CityCommissioners@sarasotatl.gov.
If a person decides to appeal any decision made by the board, agency, or commission with respect to any matter considered at
such meeting or hearing, he or she will need a record of the proceedings, and, for such purpose, he or she may need to ensure
that a verbatim record of the proceedings is made, which record includes the testimony and evidence upon which the appeal is
to be based.
In accordance with the Americans with Disabilities Act of 1990 and Section 286 .26, Florida Statutes, persons with disabilities
needing special accommodation to participate in such public hearing should contact the Office of the City Auditor and
Clerk at (941) 954-4160 at least two (2) business days prior to the date of the public hearing as to the nature of the aid and/or
service desired. Reasonable auxiliary aids and services will be made available to qualified disabled individuals to the extent
that no undue financial or administrative burden results. For the benefit of individuals utilizing hearing aids with aT-coil, the
City Commission Chambers and SRQ Media Studio are outfitted with a Hearing Induction Loop for enhanced hearing
assistance.
CITY OF SARASOTA
By:
Shayla Griggs
City Auditor and Clerk
Legal Date: January 22, 2021

Page 122 of 122

