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STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY  EDMUND G. BROWN JR., GOVERNOR 

CALIFORNIA COASTAL COMMISSION 
CENTRAL COAST DISTRICT OFFICE 
725 FRONT STREET, SUITE 300 
SANTA CRUZ, CA 95060 
PHONE: (831) 427-4863 
FAX: (831) 427-4877 
WEB: WWW.COASTAL.CA.GOV  

W10a 
Prepared October 25, 2013 (for November 13, 2013 hearing) 

To: Commissioners and Interested Persons 

From: Dan Carl, District Director 
Daniel Robinson, Coastal Planner 

Subject: San Luis Obispo County LCP Amendment Number 1-12 (Vacation Rentals) 

 

SUMMARY OF STAFF RECOMMENDATION 

San Luis Obispo County proposes to refine the Local Coastal Program’s (LCP) vacation rental 
ordinance, first certified in 2003, and to extend certain specific requirements to the community of 
Avila Beach (general requirements apply Countywide, and specific requirements currently apply 
within the unincorporated communities of Cayucos and Cambria). The refinements stem from a 
recent five-year review of the existing vacation rental ordinance undertaken by the County, and 
are intended to respond to a variety of concerns (most notably noise, parking, and code 
enforcement) raised by property owners, property managers, vacation rental neighbors and other 
interested parties regarding the administration and enforcement of the existing vacation rental 
ordinance.  

Vacation rentals in the County have led to some resident concerns that such rentals have at times 
led to problems (excessive noise, traffic, etc.) that negatively impact residents. At the same time, 
vacation rentals provide an important visitor function that allows groups and families another 
option for overnight accommodations near the beach and shoreline, including in areas without 
significant commercial overnight accommodation options and where residential communities 
flank the immediate shoreline. The County embarked on an inclusive planning process to refine 
its vacation rental ordinance in a way that could continue to effectively strike an appropriate 
balance to allow vacation rentals but to limit their number in vacation rental saturated areas, and 
to update operational parameters. As with the existing ordinance, the proposed amendment will 
not prohibit, or unduly restrict, the rental of residences to visitors in a manner that would 
diminish the public’s ability to access and recreate on the coast by renting a coastal residence. 
Rather, the proposed amendment provides a means to refine the standards for operation and 
enforcement of vacation rentals in a way that continues to allow them to provide an important 
overnight visitor function at the same time as protecting coastal resources, including access and 
recreational opportunities and community character, consistent with the requirements of the 
LCP’s Land Use Plan (LUP), the standard of review in this case.   

Under the proposed refinements, vacation rentals would continue to be expected to effectively 
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co-exist in coastal residential areas with better clarity on use parameters to ensure that they do 
not become problematic. Also, the proposal to extend certain specific regulations to Avila Beach 
will provide more regulatory certainty for Avila Beach vacation rental users and owners, 
residents, and the County. Thus, staff recommends that the Commission find the proposed 
amendment consistent with and adequate to carry out the policies of the LUP, and that the 
Commission approve the amendment as submitted. The motion and resolution are found on page 
3 below. 

Staff Note: LCP Amendment Action Deadline  
This proposed LCP amendment was filed as complete on October 8, 2013. The proposed 
amendment includes LCP Implementation Plan (IP) changes only, and the 60-day action 
deadline is December 7, 2013. Thus, unless the Commission extends the action deadline (it may 
be extended by up to one year), the Commission has until December 7, 2013 to take a final 
action on this LCP amendment. 
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I. MOTION AND RESOLUTION 
Staff recommends that the Commission, after public hearing, approve the proposed LCP 
amendment as submitted. The Commission needs to make one motion in order to act on this 
recommendation. Staff recommends a NO vote on the motion below. Failure of the motion will 
result in certification of the implementation plan amendment as submitted and the adoption of 
the following resolution and findings. The motion passes only by an affirmative vote of a 
majority of the appointed Commissioners.  

Motion: I move that the Commission reject Implementation Plan Amendment Number SLO-
1-12 as submitted by San Luis Obispo County, and I recommend a no vote. 

Resolution: The Commission hereby certifies Implementation Plan Amendment Number 
SLO-1-12 as submitted by San Luis Obispo County and adopts the findings set forth below on 
the grounds that the amendment is consistent with and adequate to carry out the certified 
Land Use Plan. Certification of the Implementation Plan amendment complies with the 
California Environmental Quality Act because either 1) feasible mitigation measures and/or 
alternatives have been incorporated to substantially lessen any significant adverse effects of 
the plan on the environment, or 2) there are no further feasible alternatives or mitigation 
measures which could substantially lessen any significant adverse impact which the 
Implementation Plan Amendment may have on the environment. 

 

 

II. FINDINGS AND DECLARATIONS 

A. Description of Proposed LCP Amendment 
Prior to 2003, vacation rentals were not explicitly regulated by San Luis Obispo County. At that 
time, vacation rentals in the County, particularly in Cambria and Cayucos, often resulted in 
concerns from neighboring residences regarding loud, late-night parties, increased traffic and 
parking difficulties, garbage accumulation, and other issues in largely residential settings, with a 
particular concern for the communities of Cambria and Cayucos. To address such concerns, the 
County developed a vacation rental ordinance that was certified by the Coastal Commission in 
May 2003 (LCP Amendment SLO-MAJ-1-01 Part A). That vacation rental ordinance provides 
some more limited general standards that apply countywide, and then some very specific 
standards that apply within Cambria and Cayucos.1  
 

                                                 
1 As a general rule, the County typically applies all of the standards of the vacation rental ordinance to proposed 
vacation rentals in other areas of the County as well, including as a tool for addressing other  LCP consistency 
issues, and to ensure orderly use of vacation rentals overall.  
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The County recently completed a five-year review of the LCP’s vacation rental standards to 
determine how well the regulations have worked in terms of protecting neighborhood integrity 
while providing an important visitor accommodation use. The proposed amendment stems from 
the results of this review, as well as from County communications with stakeholders, including 
vacation rental property owners and neighboring residents. The amendment is intended to refine 
regulations regarding operation and enforcement for vacation rentals to further protect the 
integrity of neighborhoods, while continuing to allow vacation rentals to help provide a range of 
visitor-serving overnight opportunities in the County’s coastal areas.  
 
The proposed amendment would add definition language; change tenancy language (from no 
more than “one individual tenancy within seven consecutive days” to no more than “four 
individual tenancies per calendar month”); add additional criteria to prohibit noise from 
disturbing others or adversely impacting the character of the surrounding neighborhood; add 
additional noticing requirements to nearby property owners regarding any intent to establish a 
vacation rental; add a new “Complaints” section that describes who should be contacted and the 
procedures to be followed regarding any possible violations to the vacation rental standards; add 
requirements that the TOT certificate number to be included in all advertising of a vacation 
rental; add new procedures to follow if a business license expires; and add language defining the 
type and number of violations within a given period that will cause the revocation of a vacation 
rental approval. The proposed amendment would continue to allow vacation rentals in all 
residential land use designations within the Urban Reserve Line (URL) in Cambria and Cayucos, 
and would extend this same application to Avila Beach within all residential and recreation land 
use designations (see Exhibit B for location maps).  
 
In Cambria, Cayucos and Avila Beach, the amendment would continue to specify that vacation 
rentals would need to be a certain distance away from other vacation rentals. For Cambria, this 
would be: (1) 200 linear feet from a parcel on the same side of the street; (2) 200 linear feet from 
a parcel on the opposite side of the street; and (3) 150-foot radius around the vacation rental. For 
Cayucos, and within the Residential Single-Family (RSF) and Residential Suburban (RS) land 
use designation, the distance requirement would be: (1) 100 linear feet from a parcel on the same 
side of the street; (2) 100 linear feet from a parcel on the opposite side of the street; and (3) a 50-
foot radius around the vacation rental. Within the Residential Multi-Family (RMF) land use 
category in Cayucos, the distance requirement would be 50 feet from another parcel.  
 
Outside of these three communities, vacation rentals would continue to be allowed in all land use 
designations except Open Space, Industrial, Public Facilities, and Commercial Service 
designations. Vacation rentals would continue to be a special (i.e., conditional) use in all 
allowable zoning districts. 
 
See Exhibit A for the proposed LCP amendment language. 
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B. Consistency Analysis 

Standard of Review 
The proposed amendment affects the IP component of the County’s LCP. The standard of review 
for IP amendments is that they must be consistent with and adequate to carry out the policies of 
the LCP’s LUP. 

Applicable Policies 
The LCP’s LUP contains objectives and policies that provide for visitor-serving uses, with the 
intent of maximizing coastal access and providing appropriate upland support facilities, such as 
vacation rentals, directed towards coastal zone visitors, including: 
 

Recreation and Visitor-Serving Facilities Policy 1. Recreation Opportunities. Coastal 
recreational and visitor-serving facilities, especially lower-cost facilities, shall be protected, 
encouraged and where feasible provided by both public and private means. … 

Recreation and Visitor-Serving Facilities Policy 2. Priority for Visitor Serving Facilities. 
Recreational development and commercial visitor-serving facilities shall have priority over 
non-coastal dependent use, but not over agriculture or coastal dependent industry in 
accordance with PRC 30222. All uses shall be consistent with protection of significant 
coastal resources. The Land Use Plan shall incorporate provisions for areas appropriate for 
visitor-serving facilities that are adequate for foreseeable demand. … 

Access Policy 4. Provision of Support Facilities and Improvements. Facilities necessary for 
public access shall be provided. … 

 
 Access Policy 8. Minimizing Conflicts with Adjacent Users. Maximum access shall be 

provided in a manner which minimizes conflicts with adjacent uses. Where a proposed 
project would increase the burdens on access to the shoreline at the present time or in the 
future, additional access areas may be required to balance the impact of heavier use 
resulting from the construction of the proposed project. 

 
 Access Policy 10. Protection of Property Rights and Privacy. The acquisition of rights for 

access and view purposes and other uses by the public should be consistent with the 
protection of the property and use rights of property owners. Access routes should be 
selected and designed so as to minimize the public impact on private property. This is not 
meant to be exclusionary against public access rights but to cause a balance to be struck in 
protecting the individual citizen's property and privacy. Nothing in the Local Coastal 
Program is to be construed as encouraging, permitting, or endorsing trespass or invasion of 
private property rights or privacy. 

 
Similar to Coastal Act policies (e.g., Public Access and Recreation Policies 30210, 30213, 
30222, and 30252), the LCP’s LUP is clearly premised on protecting, providing, and enhancing 
coastal access and recreation opportunities for the general public, including by prioritizing 
visitor-serving commercial facilities, including lower cost visitor-serving facilities, and 
maximizing public use and enjoyment of coastal recreation resources for all people, while 
preserving the unique environment that attracts visitors to the County and protecting residential 
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communities in the County. 

Analysis 
The opportunity to rent residences within California’s coastal communities represents one way in 
which California residents and visitors enjoy the coast. In some instances, residential vacation 
rentals may provide a lower cost alternative to renting hotel or motel rooms for large families or 
groups of individuals. In all cases, vacation rentals increase the range of options available to 
coastal visitors, oftentimes in residential areas along the immediate shoreline where there are not 
other significant commercial overnight opportunities. In this context, proposals to regulate 
vacation rentals have the potential to conflict with the LUP’s objectives to protect access and 
recreational opportunities, and to also conflict with the LUP’s prioritization of visitor-serving 
commercial facilities. Proposals to regulate such rentals, though, also can be vehicles to help 
ensure that such rental uses appropriately address other LCP objectives as well, such as 
protecting community character. Thus, the regulation of residential vacation rentals plays an 
important role in implementing LUP policies by ensuring that type of visitor-serving use is 
conducted in a manner that protects access, coastal resources, and the integrity of residential 
communities. 
  
The proposed amendment is primarily meant to refine the County’s existing vacation rental 
requirements. Like the existing ordinance, the proposed refined ordinance won’t result in a 
prohibition or a ban on vacation rentals, and it will not reduce the utility of vacation rentals for 
lower cost users (e.g., the rules do not include a required length of stay).2 In addition, the 
proposed refined ordinance does not unduly restrict the rental of residences to visitors in a 
manner that would diminish the public’s ability to access and recreate on the coast. Instead, the 
proposed amendment provides an opportunity to refine vacation rental regulations in a manner 
that protects coastal resources and access and recreational opportunities, as well as residential 
communities and community character, consistent with the requirements of the LUP. For 
example, the proposed amendment continues to limit the number of vehicles allowed at a 
vacation rental (to that which can be parked on-site), which will minimize the impact of vacation 
rentals on other beach users with regard to parking. The proposed amendment also continues to 
limit the number of guests allowed at each vacation rental (to that which can be accommodated 
via on-site parking and not to exceed two persons per bedroom plus two additional persons), 
which will help protect the adjacent residential community from overuse (and concomitant noise 
and other problems) of oversubscribed vacation rentals.  
 
With respect to the revised ‘distance between vacation rentals’ requirements, the proposed block 
and radius distances for new vacation rentals continue to be appropriately designed to ensure that 
vacation rentals do not oversaturate particular areas (e.g., entire blocks converted to vacation 
rentals). The proposed amendment would change the minimum distance between any two 
vacation rentals or between a vacation rental and any other type of visitor-serving 
accommodation in Cayucos and Cambria, and add such provisions in Avila Beach. The existing 
distance requirement for Cayucos and Cambria prohibits any vacation rental from being located 

                                                 
2 While the proposed LCP amendment includes a change in the tenancy allowances (from not more than one per 
seven days to not more than four per month) to provide more flexibility to the property owner or property manager, 
there continues to be no set minimum stay requirements with these allowances.  
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within 200 linear feet of a parcel containing another vacation rental or other type of visitor-
serving accommodation on the same block. For Cambria, this would change to be: (1) 200 linear 
feet from a parcel on the same side of the street; (2) 200 linear feet from a parcel on the opposite 
side of the street; and (3) 150-foot radius around the vacation rental. For Cayucos, and within the 
Residential Single-Family (RSF) and Residential Suburban (RS) land use designation, the 
distance requirement would be: (1) 100 linear feet from a parcel on the same side of the street; 
(2) 100 linear feet from a parcel on the opposite side of the street; and (3) a 50-foot radius around 
the vacation rental. Within the Residential Multi-Family (RMF) land use category in Cayucos, 
the distance requirement would be 50 feet from another parcel.  
 
All of the distance requirements could be reduced even further if special findings (through a 
CDP) are made to ensure, for one thing, that the operation will not be detrimental to the health, 
safety or welfare of the general public or persons residing or working in the neighborhood of the 
use, or be detrimental or injurious to property or improvements in the vicinity of the use. In 
addition the proposed project would have to be found to be consistent with the character of the 
immediate neighborhood and that it will not generate a volume of traffic beyond the safe 
capacity of all roads providing access to the project.3  
 
The effects of the proposed distance changes on the potential maximum amount of residential 
vacation rentals will be different for Cayucos and Cambria. The County has submitted data on 
the number of existing vacation rentals, with Cayucos having some 240 rentals (4.25% of its 
total housing stock) and Cambria having 315 rentals (7.75% of its total housing stock). Based on 
the existing vacation rental standards, the County estimates that the maximum possible number 
of vacation rentals would be 1,255 units in Cambria and 320 units in Cayucos. Based on the 
revised distance standards, the County estimates that the maximum possible number of vacation 
rentals would be 790 units in Cambria and 270 units in Cayucos. With special findings that 
might reduce distance requirements, these potential maximums could increase. In any case, the 
revised distance standards, including the possibility of special circumstances allowing for a 
lesser distance, appear to strike an appropriate balance in these communities, and should 
continue to ensure that vacation rentals can be provided in such a manner as to appropriately 
protect neighborhoods, and communities, and public access to the coast at the same time. 
 
For Avila Beach, the situation is somewhat different. Although vacation rentals are allowed in 
Avila Beach subject to the existing general standards of the ordinance, vacation rentals in Avila 
Beach are not currently subject to the types of specific standards that apply in Cambria and 
Cayucos. Currently, the County estimates that there are about 30-35 vacation rentals in the 
residential portions of Avila Beach (about a quarter of its total housing stock). While it is a much 
smaller community than either Cayucos or Cambria, a rough calculation shows that 
approximately 30 additional vacation rentals could be added under the proposed amendment, for 
a possible total of up to 65 units. Again, as with Cayucos and Cambria, this seems an appropriate 
balance in Avila Beach. 

Conclusion 
Over time, vacation rentals have become a prominent component of many coastal communities, 

                                                 
3 All per LCP Sections 23.02.033 and 23.02.034(c). 
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including in San Luis Obispo County and its communities of Cayucos, Cambria and Avila 
Beach. According to the County, some residents of these communities requested refined vacation 
rental standards to ensure that growing numbers of vacation rentals appropriately protected 
neighboring areas. The County, through a lengthy and inclusive planning process with multiple 
hearings, derived the proposed refined ordinance, which should both continue to protect and 
encourage vacation rentals while at the same time continuing to protect residential communities, 
consistent with the LCP. The proposed revisions to the existing regulations appear to strike an 
appropriate balance in the County and these specific communities, and should continue to ensure 
that vacation rentals can be provided in such a manner as to appropriately protect neighborhoods 
and communities at the same time. Vacation rentals would continue to only be sited in residential 
structures that meet all other applicable provisions of the LCP.4  
 
In summary, the County has refined and enhanced its vacation rental ordinance in a manner that 
should be able to effectively address potential visitor-resident conflicts and satisfy the sometimes 
competing objectives associated with facilitating public recreational opportunities near and 
within residential areas of the shoreline. Under the proposed refined ordinance, vacation rentals 
would be expected to continue to effectively co-exist in coastal residential areas with better 
clarity on use parameters to ensure that they do not become problematic. For all the reasons 
discussed above, the proposed IP amendment can be found consistent with and adequate to carry 
out the certified LUP. 

C. California Environmental Quality Act (CEQA) 
The Coastal Commission’s review and development process for LCPs and LCP amendments has 
been certified by the Secretary of Resources as being the functional equivalent of the 
environmental review required by CEQA. Local governments are not required to undertake 
environmental analysis of proposed LCP amendments, although the Commission can and does 
use any environmental information that the local government has developed. CEQA requires that 
alternatives to the proposed action be reviewed and considered for their potential impact on the 
environment and that the least damaging feasible alternative be chosen as the alternative to 
undertake.  

The County, acting as lead CEQA agency, found the proposed LCP amendment to be exempt 
under CEQA. This report has discussed the relevant coastal resource issues with the proposal. 
All public comments received to date have been addressed in the findings above. All above 
findings are incorporated herein in their entirety by reference. 

As such, there are no additional feasible alternatives or feasible mitigation measures available 
which would substantially lessen any significant adverse environmental effects which approval 
of the amendment would have on the environment within the meaning of CEQA. Thus, the 
proposed amendment will not result in any significant environmental effects for which feasible 
mitigation measures have not been employed consistent with CEQA Section 21080.5(d)(2)(A). 

                                                 
4 Allowing vacation rentals as a use contingent on residential development already consistent with the LCP 
addresses concerns about inappropriate development in certain land use designations, and essentially limits potential 
impacts to the residential impacts themselves. 
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