
STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY  GAVIN NEWSOM, GOVERNOR 

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

F16e 
 

Prepared February 7, 2022 for February 11, 2022 Hearing 

To: Commissioners and Interested Persons 
From: Kevin Kahn, Central Coast District Manager 
 Esme Wahl, Coastal Planner 
 
Subject: Additional hearing materials for F16e (Los Osos Vacation Rentals) 

 
This package includes additional materials related to the above-referenced hearing item 
as follows: 
 

Additional correspondence received since the staff report was distributed.  



 
COUNTY OF SAN LUIS OBISPO  

BOARD OF SUPERVISORS 

Bruce Gibson District Two Supervisor 

 

 

 

County of San Luis Obispo Government Center 

1055 Monterey Street  |  San Luis Obispo, CA 93408  |  (P) 805-781-4338|  (F) 805-781-1350 

info@slocounty.ca.gov  |  slocounty.ca.gov 

Mr. Steve Padilla, Chair 

California Coastal Commission 

276 Fourth Avenue 

Chula Vista, CA 91910 

 

 

RE:  Los Osos Vacation Rentals, SLO County, LCP-3-SLO-21 -0027-1 -Part F 

 Hearing February 11, 2022 - SUPPORT for staff’s recommendation 

 

Dear Chair Padilla and Commissioners: 

 

As the San Luis Obispo County Supervisor representing Los Osos, I write in support 

of your staff’s recommendation to certify the above-referenced LCP amendment and 

suggested modifications as recommended.  

 

These standards have been developed with an extensive public process.  Your staff 

has quite properly concluded that the proposed regulations for vacation rentals 

strike the appropriate balance of allowing some increase in the number of short-

term rentals, while protecting community character and available long-term housing 

opportunities. 

 

I appreciate your staff’s thoughtfully considered analysis of policies relevant to the 

specific setting and available resources in Los Osos, and urge your support for their 

recommendation to certify this LCP amendment.  Thank you. 

 

Sincerely, 

 
BRUCE GIBSON 

Supervisor, District Two 

San Luis Obispo County 



February 2, 2022 

 

California Coastal Commission 
Central Coast District 
725 Front Street, Suite 300 
Santa Cruz, CA 95060 
 
RE: Vacation Rentals (16e) 
 
Dear California Coastal Commissioners; 
 
As the current chair of Los Osos Community Advisory Council (LOCAC), I write in our 
support of your staff’s recommendation in regards to the vacation rental amendment 
to the Title 23 Ordinance for Los Osos, CA.  The staff report supports and understands 
the limiting factors specific to Los Osos which are mainly Los Osos’ concern about 
availability of drinking water and the shortage of available homes.  We in LOCAC are 
very pleased with the staff report that has been recommended for approval to the 
California Coastal Commission. 
 
The community of Los Osos started creating the vacation rental guidelines when it 
became apparent that there were no criteria for the Land Use Committee and LOCAC to 
evaluate the vacation rental projects submitted to them by the San Luis Obispo County 
Planning Department. 
 
LOCAC worked with the community in committees, focus groups, informational 
sessions for over a year to create guidelines which included compromise from all 
constituents.  We in Los Osos feel the vacation rental ordinance is fair and balanced for 
our community.  Not only did our community support the vacation rental guidelines, 
but so did the San Luis Obispo Planning Department, San Luis Obispo Planning 
Commissioners and the San Luis Obispo Board of Supervisors without making any 
changes to the vacation rental ordinance. 
 
The community of Los Osos urges you to support your staff’s recommendation to 
certify the LCP amendment as submitted. 
 
Sincerely, 
 
Trish Bartel, Chair 
Los Osos Community Advisory Committee 



 

 

 
 
 
 
 
 
 
 
February 4, 2022 
 
California Coastal Commission 
Central Coast District 
725 Front Street, Suite 300 
Santa Cruz, CA 95060 
 
Re: San Luis Obispo County LCP Amendment Number LCP-3-SLO-21-0027-1-Part F (Los 
Osos Vacation Rentals) 
 
Dear Commissioners, 
 

I am writing again on behalf of vacation rentals in Los Osos, CA, and the surrounding 
communities that the Local Coastal Program (LCP) Amendment Number LCP-3-SLO-21-0027-
1-Part F will impact, as prepared on January 21, 2022. We appreciate the Commission’s 
continued commitment to address these unique matters. At this time, we respectfully request the 
Commission further amend the LCP to mitigate the impacts on the tourism industry. Visit SLO 
CAL is the countywide destination management organization for San Luis Obispo County (SLO 
CAL), positioning SLO CAL as the place to visit for potential travelers and proactively managing 
and advocating for the destination to improve resident’s quality of life. We represent more than 
3,000 lodging properties, including hotels/motels, Bed & Breakfasts, RV parks, and vacation 
rentals. The travel and tourism industry in SLO CAL, including vacation rentals, provided over 
$2 billion in local community investments last year, as well as over $66 million in local public 
funding.  
 

We support the suggested modification to Implementation Plan (IP) Section 
23.08.165(C)(4)(iv). The proposed buffers do, in fact, “apply too broadly and include types of 
visitor accommodations, such as homestays, that do not further the primary objective of these 
buffers.”1 In addition, we agree that “the buffer is still more limiting than in other communities” 
(California Coastal Commission, 2022). As you know, neighboring unincorporated communities 
(see Table 1) have existing buffers that vary with the LCP. When the buffer works in tandem with 
a cap, they create downward pressure on the vacation rental market. The buffer’s imposition 
alone indirectly establishes a cap on available vacation rentals when incorporating topography 
and existing structures. A buffer and cap together are duplicative and harmful to our industry. 
Therefore, we recommend an approach aligned with existing County and Commission policies, 
implementing only a 200-foot buffer, similar to that seen in other communities, and without a cap 
on vacation rentals.  

 
1 California Coastal Commission. (2022). San Luis Obispo County LCP Amendment Number LCP-3-SLO-21-0027-1-Part F 
(Los Osos Vacation Rentals), As Prepared January 21, 2022. Santa Cruz, CA. 
 



 

 

 
 
 
 
 
 
 

Table 1-Vacation Rental Minimum Buffers, Approx. Application Fees, and Caps in SLOCAL 

We recognize that the Los Osos, CA area faces water challenges with the groundwater 
basin program. Our industry wants to be leaders in promoting water conservation. We are neutral 
on the proposed modification to IP Section 23.08.165(C)(4)(v). In the future, we hope this new 
standard will be applied consistently across all types of public accommodation, like restaurants, 
hotels, theaters, retail stores, museums, libraries, and parks.  
 

Finally, we recommend that the process requirements for vacation rentals be similar 
regardless of community. Vacation rentals in Los Osos will face a different procedure than their 
competitors in Cambria, Cayucos, and Avila Beach. In Table 1, you can see that in 
unincorporated areas of the county, a vacation rental expects at least $400 in application fees. 
Los Osos vacation rentals will pay a $5000 fee for a Minor Use Permit (MUP). Our investors 
should operate on a level playing field, balancing with the community’s capability to protect the 
local quality of life. Therefore, we propose eliminating the MUP requirement in Los Osos and 
changing the MUP to the same requirements for vacation rentals in Cambria, Cayucos, and Avila 
Beach.  

 
At this time, vacation rentals offer the only opportunity for family lodging in Los Osos, CA. 

The profile of visitors to Los Osos is “typically looking for a more low-key visitor experience” 
(California Coastal Commission, 2022), which is why we have seen increasing demand for 
rentals. Our communities are authentic and unique, striving for the highest levels of 
environmental stewardship that make SLO CAL desirable. We share the Commission’s common 
interest to protect, encourage, and provide lower-cost visitor and recreational facilities. And Visit 
SLO CAL invites the Commission to engage us to further this conversation to ensure policies 
strike the right balance for visitation, access, and stewardship. Thank you in advance for your 
time and consideration of our recommendations. Do not hesitate to contact my team and me at 
Chuck@SLOCAL.com.  
 
Sincerely, 

 
Chuck Davison, CDME 
President & CEO  
Visit SLO CAL 

Jurisdiction Minimum Buffer Approx. Application 
Fees 

Cap on Vacation 
Rentals 

Cambria 200 ft $300 None 
Cayucos 100 ft $300 None 

Avila Beach 50 ft $300 None 
Los Osos (if adopted) 500 ft $5000 55 Units 

City of Morro Bay 175 ft $300 175 Units 

mailto:Chuck@SLOCAL.com
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July 6, 2020 

 
 
Planning Commission, County of San Luis Obispo 
1055 Monterey Street 
San Luis Obispo, CA  93408 
 

Dear Commissioners,   

 

The CBID Advisory Board was briefed on the County’s proposed amendments to Title 
23 – Residential Vacation Rental Ordinance public review draft dated June 8, 2020 for 
the Los Osos community based on the Vacation Rental Guidelines for Los Osos 
submitted by LOCAC Land Use Committee on June 24, 2018. 

The CBID Advisory Board appreciates the County staff carefully considering the impact 
of the proposed LOCAC recommendations.  Our goal is to encourage sensible, 
reasonable regulations throughout all unincorporated communities so that this 
important visitor lodging segment can successfully operate and continue to serve the 
visitors seeking these accommodations.   We all admit that the lack of data does not 
allow any of us to make a well-informed decision, and we know you understand, more 
than anyone, that the voice of all constituents, business owners and locals, need to be 
weighed and taken into account as the Commission makes their recommendation.  

The CBID strongly supports the diversity of our county’s visitor-serving 
accommodations as this mix creates an ideal experience for tourists.  In our busy 
summer months, a lack of lodging inventory is a real challenge, as many of our 
available rooms are typically booked-out.  Thus, it is critical our lodging capacity 
continue to expand so we can meet demand in order for our coastal communities to 
remain competitive with like destinations regionally and throughout California.  

 

Sincerely, 

 

Shirley Lyon, past chair 
Unincorporated San Luis Obispo County Tourism Business Improvement District 
 



From: CentralCoast@Coastal
To: Wahl, Esme@Coastal
Subject: Fw: Public Comment on February 2022 Agenda Item Friday 16e - San Luis Obispo County LCP Amendment No.

LCP-3-SLO-21-0027-1 Part F (Los Osos Vacation Rentals)
Date: Wednesday, February 2, 2022 10:35:39 AM

To include in your post SR corresp.

From: Eve Gruntfest <evegruntfest@gmail.com>
Sent: Tuesday, February 1, 2022 8:52 PM
To: CentralCoast@Coastal <CentralCoast@coastal.ca.gov>
Subject: Public Comment on February 2022 Agenda Item Friday 16e - San Luis Obispo County LCP
Amendment No. LCP-3-SLO-21-0027-1 Part F (Los Osos Vacation Rentals)
 
As a resident of Los Osos, I urge the California Coastal Commission to certify the
Vacation Rental Ordinance for Los Osos that was approved by the County Board of
Supervisors, and is fully supported by the California Coastal Commission staff report. 

The Vacation Rental Ordinance was thoughtfully and carefully developed with broad
public support and lots of community engagement. It represents the views of the vast
majority of Los Osos residents. We recognize that our town attracts visitors and we
already have hotels and vacation rentals to accommodate them. 

The Ordinance allows a balance that preserves our vibrant community character for full
time residents like me. 

I am pleased to see that the Staff Report recognizes the severity of of the water supply
and quality issues in Los Osos. I am also extremely concerned about the status of our
groundwater as it’s our only source of water. 

We cannot accommodate any additional water use by residents or by visitors. People on
vacation do not have a stake in the future of the sustainability of our groundwater, unlike
local residents. They do not “pay” additional fees if they take multiple showers or do
multiple loads of laundry every day after exercise and/or a beach visit.  

Wisely, the California Coastal Commission Staff report supports the Vacation Rental
Ordinance as a whole. On behalf of my neighbors I urge you to please certify the
Vacation Rental Ordinance.  Thank you.

mailto:CentralCoast@coastal.ca.gov
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From: CentralCoast@Coastal
To: Wahl, Esme@Coastal
Subject: Fw: Public Comment on February 2022 Agenda Item Friday 16e - San Luis Obispo County LCP Amendment No.

LCP-3-SLO-21-0027-1 Part F (Los Osos Vacation Rentals).
Date: Thursday, February 3, 2022 2:03:21 PM

From: Deborah Marzetta <debmarz.tt@gmail.com>
Sent: Thursday, February 3, 2022 1:55 PM
To: CentralCoast@Coastal <CentralCoast@coastal.ca.gov>
Subject: Public Comment on February 2022 Agenda Item Friday 16e - San Luis Obispo County LCP
Amendment No. LCP-3-SLO-21-0027-1 Part F (Los Osos Vacation Rentals).
 
Dear California Coastal Commission,

First of all I want to express my support and appreciation to the Coastal Commission  staff for the Los Osos
Vacation Rental Ordinance in its current form.

Concern over the issue of protecting housing stock and community quality has continued to build over the last 5
years.  Our dedicated community has demonstrated their strong belief in this endeavor through letters, meetings and
public  comment. The proposed ordinance  addresses  the fundamental concern that exploitative unregulated 
development results  in short term rentals which persistently cause conditions degrading the unique character and
excellent quality of our established and highly valued community.  

Lastly, I am grateful for your staff’s contribution and congratulate them for a job well  done.

Best regards,

Deborah Marzetta

mailto:CentralCoast@coastal.ca.gov
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From: Tina Dickason
To: Kahn, Kevin@Coastal; Wahl, Esme@Coastal; CentralCoast@Coastal
Subject: Commission Agenda Items 16d and 16e, Feb. 11, 2022
Date: Friday, February 4, 2022 4:31:56 PM

Tina S. Dickason
574 Leighton St.
Cambria, CA

February 4, 2022

re:  Agenda Items 16d and 16e, February 11, 2022

Dear Commissioners and Alternates,

Agenda Item 16d
I am writing to thank Commission Staff for recognizing the lack of sustainable water supplies
in Cambria and Los Osos, and as a result, have suggested modifications to not allow ADUs in
these two communities for the time being.
I would urge the Commission to follow the recommendations of Staff on this item.

Agenda Item 16e
I am not understanding Staff's position for agenda item 16e, however.  If a lack of sustainable
water poses an issue for ADUs in Cambria and Los Osos, then I would ask why Staff is only
recommending "vacation rental permit holders to post signs inside the residence, to ensure that
VCRs have the least impact possible on Los Osos's water supply,"  but not in Cambria? (See
Modification 2). It is true that the LCP has some specific requirements for Cayucos and
Cambria, but they do not include, to my knowledge, signs being placed in VCRs for the
purpose of conserving water. Shouldn't both these communities have equal requirements
addressing conservation in the LCP? Since both of these communities are in LOS III, why are
the recommendations from Staff not squarely looking at the similarities that exist in both
communities?  I would ask that the LCP be amended to require that both communities address
water conservation in the same way as it pertains to this agenda item?

Cambria has multiple visitor accommodation provisions which include hotels, motels, B&B's,
in addition to approx. 400 licensed VCRs, Air B&Bs, homestays, etc.  Los Osos, by
comparison, has 3 hotels and 38 VCRs. Staff is recommending a maximum of 55 VCRs for
Los Osos and water-conserving requirements.  What about Cambria?

In the 2020 census, Cambria's population is 5,648, whereas Los Osos's population is 16,533,
yet Staff is recommending a 500-foot buffer area from other VCRs in Los Osos, while
Cambria has a 150-200 foot buffer zone between VCRs.  Since both of these communities are
in a LOS III, why are the recommendations from Staff not squarely looking at the similarities
that exist in both communities, having to do with their limited supplies of water?  Clearly,
Cambria already has far more visitor serving provisions, which in turn, depend on much more
water.

My husband and I had lunch in a Cambria restaurant today--a water-conserving sign was
posted on each table (see attached).  It would be very helpful to have similar signs posted
wherever water is supplied to visitor-serving accommodations in Cambria, as Staff is

mailto:tenacioustina2000@gmail.com
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suggesting in Los Osos.

Please find an equitable solution to this agenda item and a more consistent application to the
LCP.

Respectfully,
Tina Dickason
Cambra resident



February 4, 2021 

RE:   San Luis Obispo County LCP Amendment No. LCP-3-SLO-21-0027-1 Part F (Los Osos 

Vacation Rentals).

Dear Commissioners, 

Please give this Ordinance a more thorough and thoughtful review.   

The amendments recommended are completely inconsistent with the Vacation Rental 
Ordinance for the other communities in the unincorporated area. The proposed 
Ordinance for Los Osos is the most restrictive in the County, especially troubling are the 
following: 

1.  Application Fees:  An STR application for Homes that meet the distance standard in 
Cayucos, Cambria, Avila, Morro Bay are less than $400.00. 
The Application Fee for Los Osos would require an investment of over $5,000.00 for a 
Minor Use Permit, as well hearings at the Board of Supervisors (at Taxpayer Expense) for 
each application - even for properties that meet the proposed distance standard and 
regulations. This is not fair or reasonable for an applicant that meets all the standards 
outlined in a final Los Osos Ordinance.  Eliminate the MUP requirement and set a 
reasonable fee of $400.00 or less, that can be processed like all the other STR 
licenses in our County, without consuming Board time. This would be appropriate, 
and would be consistent with the other application/license protocols in our county. 

2. Distance Standard:  The most restrictive distance standard currently in place in the 
other unincorporated communities is 200 ft., in Cambria.   A 500 Ft Standard is 
unnecessary, as there are very few complaints in the other similar communities with 
distance standards half of this measure. Keep a distance standard of 200 ft or less to 
be consistent with existing Ordinances in the unincorporated area.  

3. Cap: Given the high percentage of homes that hold licenses (60%) without using them 
as visitor serving lodging, a cap of only 55 is inappropriate without a provision that the 
home must be actually utilized as Visitor Serving Lodging.  This cap is also inconsistent 
with the other ordinances in the Unincorporated area of SLO, which do not have Caps.  
Eliminate the Cap or increase it to at least a reasonable percentage of the existing 
homes. Other communities have approximately 3%- 5% Short Term Rentals 
licensed.  A cap of 55 would be less than 1% for Los Osos.  

While I am very supportive of responsible regulation of Short Term Rentals, I am also 
supportive of a consistent, fair application and licensing process for the Coastal Regions 
in San Luis Obispo County. In addition, I applaud the Coastal Commission’s central 
mission to keep the coast accessible to families. Short term Rentals are the best option 
for Families to experience the Coastal regions of California. 

This is one of more overbearing, over restrictive, ordinances I have seen proposed in San 
Luis Obispo County, nearly an outright ban. 

For the last 20 years I have been the owner of a Property Management Company 
(Beachside Rentals) offering Short-term and Long -Term rentals on the Central Coast. 

FROM THE DESK OF:    
TONI LEGRAS 

151 CAYUCOS DRIVE, CAYUCOS CA  93430

https://documents.coastal.ca.gov/reports/2022/2/F16e/F16e-2-2022-report.pdf
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Our company has been a vocal advocate of responsible renting for all properties. I have 
followed all the ordinance developments in California over several years, with a lot of 
experience and knowledge of the complicated subject it presents. 

We have a tremendous respect for the concerns of the neighbors, while believing that 
well managed, properly licensed Short-Term Rentals are a benefit to the Community, the 
County and to those who are able to bring their families to experience an amazing area 
on the California Coast. 

Please take more time to vet this Ordinance, so it is in line with the mission of the Coastal 
Commission and is consistent with with the existing Ordinances San Luis Obispo Coastal 
regions. 

respectfully,


Toni LeGras


CEO/Beachside Rentals Inc.




590 Binscarth Road 
Los Osos, CA  93402 

          February 4, 2022 

 

Subj:   San Luis Obispo County LCP Amendment No. LCP-3-SLO-21-0027-1 Part F   
(Los Osos Vacation Rentals).  

 

Dear Chairman Padilla and Honorable Commissioners, 

 
Thank you for your invaluable service to our state.  And thank you for considering the 

Los Osos Vacation Rental Ordinance.  Please approve this ordinance as presented to you today.   
 
This ordinance is the product of a thorough public process that began with the active 

participation of many people representing a good cross-section of this community, and 
culminated in the recent thoughtful conferrals between your staff and SLO County to better 
understand and resolve some last minute questions. 

 
I appreciate your staff’s perceptive analysis of Los Osos’ unique character and its 

challenges with respect to vacation rentals.  Most notably, unlike many other coastal 
communities, Los Osos is not a tourist town.  Rather, Los Osos is a low key bedroom 
community.  In an increasingly difficult housing market, and with resource limits that constrain 
growth here, protecting housing for residents is our greatest imperative. 

 
This ordinance strikes a good balance between protecting housing and community 

character and providing visitor accommodations.  As you know, the vacation rental landscape 
has changed in recent years, with significant impacts in many communities throughout the 
state.  The standards in this ordinance were developed based on lessons learned from these 
other places, especially our other local coastal communities. 
 
 I extend my thanks to your staff for their well-considered recommendations, and I thank 
you for your thoughtful consideration.  Please approve this ordinance as is. 
 
          Sincerely, 
 

 
           

Lisa Wallender 



STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY  GAVIN NEWSOM, GOVERNOR 

CALIFORNIA COASTAL COMMISSION  
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October 13, 2021 
 
California Coastal Commission 
Central Coast District 
725 Front Street, Suite 300 
Santa Cruz, CA 95060 
 
Re: San Luis Obispo County LCP Amendment Number LCP-3-SLO-21-0027-1-Part F (Los Osos Vacation 
Rentals) 
 
Dear Commissioners, 
 
I am writing today in reference to Item #20F on your October 15, 2021 agenda, a hearing to consider a request 
to amend the Local Coastal Program’s (LCP) Implementation Plan (IP), establishing specific requirements to the 
community of Los Osos.  
 
Visit SLO CAL is the countywide destination marketing and management organization for San Luis Obispo 
County (SLO CAL). We represent all lodging properties in the county including hotels/motels, Bed & Breakfasts, 
RV parks, and vacation rentals. We are active not only in marketing the destination to potential visitors, but 
also in advocating on behalf of the industry with our local governments and state and federal officials.  
 
The Travel & Tourism industry in San Luis Obispo County, including vacation rentals, provided over $1.2 billion 
in local community investments last year, as well as over $66 million in local public funding, despite the 
economic impact of COVID-19. While it is no secret that our industry has been severely impacted by the 
current pandemic and travel restrictions, our industry is doing everything they can to prevent the spread of 
COVID-19 and protect the visitors that do come into our county. There have been no cases of COVID-19 linked 
back to one of our lodging properties to-date. 
 
In relation to the proposed amendments, we very much understand the need for sensible regulations and to 
ensure that our communities remain authentic, keep their unique characteristics, and most importantly, that 
our residents maintain a high quality of life. We also know that several Community Advisory Councils across 
the county are watching this process diligently, waiting to amend their own vacation rental regulations based 
on the action that the Coastal Commission takes on this matter. 
 
We encourage the Coastal Commission to consider a modified approach allowing more vacation rentals 
along the coastline, compliant with the Coastal Commission’s support of vacation rentals as low-cost visitor 
serving accommodations; and instituting a more reasonable density barrier further inland. The proposed 
500-foot buffer is inconsistent with the buffers in other unincorporated communities; it is much larger than 
the 200-foot buffers required in Cambria, the 50-100-foot buffers required in Cayucos and the 50-foot  
 



 

 

 
 
 
 
 
 
 
 
buffers required in Avila Beach. Additionally, we would ask that the proposed cap of 55 vacation rental units 
be eliminated, as there are no caps for other unincorporated communities in San Luis Obispo County, and at 
a minimum, that existing vacation rentals be grandfathered in. Lastly, we would recommend that there be 
no Minor Use Permit requirement for those that comply with distance standards, as this is more restrictive 
than all of the other minor use permits in the county.  
 
We are supportive of the limitation of vacation rentals to single-family dwelling units, as we know that we are 
in dire need of affordable housing and that the multi-family dwelling units are a great solution.  
 
While we understand the urge to implement a density barrier across the entire community to “lessen the 
impact”, we know that there is no true data across the country showing that vacation rentals are not 
compatible with residential communities or that they in some way cause harm. That claim is backed by the 
lack of valid code enforcement complaints that communities receive regarding vacation rentals. Many of the 
single-family homes along our coastline are second homes for people that visit our communities for only a few 
weeks each year. Those homes can either be vacant for the remainder of the year, sitting idly by generating no 
benefit, or they can be used to welcome visitors from around the world, to show off our communities and to 
gain the much-needed financial investment they make in our restaurants, retailers and local experiences.  
 
We would also support a continuance on this decision extending the deadline for final Commission action on 
the proposed amendment by one year so that additional due diligence can be completed.  
 
Our industry is dedicated to the communities we serve and we ask that as you make a decision on this 
amendment, you consider the industry’s contribution and dedication to the community.  
 
If you have additional questions or concerns, please contact me at Chuck@SLOCAL.com.  
 
Thank you for your consideration, 
 
 
 
Chuck Davison, CDME 
President & CEO,  
Visit SLO CAL 

mailto:Chuck@SLOCAL.com


From: Patrick McGibney
To: Wahl, Esme@Coastal
Subject: Vacation Rentals
Date: Sunday, December 5, 2021 1:19:54 PM

Greetings Esme, I’m sharing a correspondence thread I had with Sue
Morgenthaler who is on LOCAC regarding vacation rentals. I just spoke with Pat
Veesart who suggested I share my concerns with you. Vacation rentals are
another draw on our water basin. Out of town renters don’t share our concerns of
conserving water, and there are some in our community who make their living off
exploiting our water source. Are the concerns below expressed by Sue M.
accurate? What can you share in regards to the Vacation Rental Ordinance that
was before the Commission? 

Thank you for all you’re doing, it’s good that the Central Coast has CCC
representation once again - and from someone so capable.

As with all threads, start at the bottom.

Sincerely,
Patrick McGibney 
Los Osos Sustainability Group

Begin forwarded message:q

From: Sue <smrgnthlr@gmail.com>
Date: December 3, 2021 at 7:05:28 PM PST
To: Patrick McGibney <Patindi@aol.com>
Subject: Re: Agenda for LUC

﻿Hi Patrick,

Unfortunately nothing happened at the CCC. All they did was vote to
extend their deadline to hear our ordinance. I think it works this way-
because it is an amendment to an LCP, they only had 3 months from
presentation to make a decision. By law they are allowed one 1-year
extension. That is what they voted on. There was no discussion, it
was on the consent agenda. 

I believe the staff may have been approached by a vacation rental
agent from Los Osos. A couple days before our meeting with the
commission we went from a glowing staff report to a postponement
and the questioning of 3 things-

1. Is it appropriate that the 500’ buffer be between a vacation rental
and any type of short term rental rather than between 2 vacation
rentals? This is language (approximately) from the Title 23 vacation
rental ordinance and it is now being questioned countywide. 

mailto:patindi@aol.com
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2. They are questioning the 500’ buffer. 

3. Should it be required that a homeowner use his vacation rental
license or lose it?

We are making our push now to fight back. 

If you’d like to talk, tell me when would it be good for you Saturday
or Sunday and we’ll talk. Sue 

Sent from my iPhone

On Dec 3, 2021, at 6:12 PM, Patrick McGibney
<patindi@aol.com> wrote:

﻿Thanks Sue. These are on my radar and I’m on the list of
interested parties. The first 3 will be appealed and I think
the vacation rental should be also, but I’d like to speak
with you on what happened with the CCC regarding VR?
Would you call me when you have a minute?

Blessings,

Patrick

On Dec 3, 2021, at 3:59 PM, Susan
Morgenthaler <smrgnthlr@gmail.com>
wrote:

﻿Hi PAtrick,

Here is the agenda for the Land use
Committee on Monday the 6th, 7pm on
zoom. Lots of new water usage. We have
one project that is asking for a new house
with a swimming pool! I think that might be
for discussion in January, not sure if it is on
Monday’s agenda or not! Anyway we also
have one Vacation Rental.
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Thanks, Sue

<LUC Agenda 12:6:2021.pdf>



 

 

 
 
 
 
 
 
October 13, 2021 
 
California Coastal Commission 
Central Coast District 
725 Front Street, Suite 300 
Santa Cruz, CA 95060 
 
Re: San Luis Obispo County LCP Amendment Number LCP-3-SLO-21-0027-1-Part F (Los Osos Vacation 
Rentals) 
 
Dear Commissioners, 
 
I am writing today in reference to Item #20F on your October 15, 2021 agenda, a hearing to consider a request 
to amend the Local Coastal Program’s (LCP) Implementation Plan (IP), establishing specific requirements to the 
community of Los Osos.  
 
Visit SLO CAL is the countywide destination marketing and management organization for San Luis Obispo 
County (SLO CAL). We represent all lodging properties in the county including hotels/motels, Bed & Breakfasts, 
RV parks, and vacation rentals. We are active not only in marketing the destination to potential visitors, but 
also in advocating on behalf of the industry with our local governments and state and federal officials.  
 
The Travel & Tourism industry in San Luis Obispo County, including vacation rentals, provided over $1.2 billion 
in local community investments last year, as well as over $66 million in local public funding, despite the 
economic impact of COVID-19. While it is no secret that our industry has been severely impacted by the 
current pandemic and travel restrictions, our industry is doing everything they can to prevent the spread of 
COVID-19 and protect the visitors that do come into our county. There have been no cases of COVID-19 linked 
back to one of our lodging properties to-date. 
 
In relation to the proposed amendments, we very much understand the need for sensible regulations and to 
ensure that our communities remain authentic, keep their unique characteristics, and most importantly, that 
our residents maintain a high quality of life. We also know that several Community Advisory Councils across 
the county are watching this process diligently, waiting to amend their own vacation rental regulations based 
on the action that the Coastal Commission takes on this matter. 
 
We encourage the Coastal Commission to consider a modified approach allowing more vacation rentals 
along the coastline, compliant with the Coastal Commission’s support of vacation rentals as low-cost visitor 
serving accommodations; and instituting a more reasonable density barrier further inland. The proposed 
500-foot buffer is inconsistent with the buffers in other unincorporated communities; it is much larger than 
the 200-foot buffers required in Cambria, the 50-100-foot buffers required in Cayucos and the 50-foot  
 



 

 

 
 
 
 
 
 
 
 
buffers required in Avila Beach. Additionally, we would ask that the proposed cap of 55 vacation rental units 
be eliminated, as there are no caps for other unincorporated communities in San Luis Obispo County, and at 
a minimum, that existing vacation rentals be grandfathered in. Lastly, we would recommend that there be 
no Minor Use Permit requirement for those that comply with distance standards, as this is more restrictive 
than all of the other minor use permits in the county.  
 
We are supportive of the limitation of vacation rentals to single-family dwelling units, as we know that we are 
in dire need of affordable housing and that the multi-family dwelling units are a great solution.  
 
While we understand the urge to implement a density barrier across the entire community to “lessen the 
impact”, we know that there is no true data across the country showing that vacation rentals are not 
compatible with residential communities or that they in some way cause harm. That claim is backed by the 
lack of valid code enforcement complaints that communities receive regarding vacation rentals. Many of the 
single-family homes along our coastline are second homes for people that visit our communities for only a few 
weeks each year. Those homes can either be vacant for the remainder of the year, sitting idly by generating no 
benefit, or they can be used to welcome visitors from around the world, to show off our communities and to 
gain the much-needed financial investment they make in our restaurants, retailers and local experiences.  
 
We would also support a continuance on this decision extending the deadline for final Commission action on 
the proposed amendment by one year so that additional due diligence can be completed.  
 
Our industry is dedicated to the communities we serve and we ask that as you make a decision on this 
amendment, you consider the industry’s contribution and dedication to the community.  
 
If you have additional questions or concerns, please contact me at Chuck@SLOCAL.com.  
 
Thank you for your consideration, 
 
 
 
Chuck Davison, CDME 
President & CEO,  
Visit SLO CAL 
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December 8, 2021


Subject: The Los Osos Vacation Rental Ordinance


To:  Kevin Kahn / California Coastal Commission


Dear Kevin Kahn,


I want to submit a little input regarding the Los Osos Vacation Rental Ordinance as it is 
being reviewed. I commend the staff report prepared on Oct. 1st, 2021. The report 
supports and understands the limiting factors specific to Los Osos. The Ordinance 
integrates vacation rentals within the context of our community, and with respect to 
preserving community character, protect coastal resources, preserve housing stock, 
and is consistent with local land use policies. These fundamental set of parameters 
center on the groundwater basin, sewer, and ESHA, and the constraints of these issues 
on our housing supply is most elemental in answering why we need the set of 
regulations in place for vacation rentals. Every house taken away and turned into a 
vacation rental is a magnified loss for Los Osos. 


The 500 ft. Density distribution regulation is well suited to the varied types of 
landscapes that define our neighborhoods. With our unique location being on the bay, 
the residential layout in Los Osos is not cookie cutter. It’s not a consistent rectilinear 
grid layout, nor are all the properties uniform. This unique landscape following the edge 
of the Morro Bay shoreline is varied with different residential lot sizes, widths and 
lengths - some properties are multiple acres, and some are 25ft. wide. Also, there are 
sloped hill neighborhoods where through traffic for fire and safety vehicles are the 
utmost importance. This unique landscape is different from Avila and Cayucos. The 
problem without a minimum Density 500 ft. radius is that VRs could be placed in 
concentrations in close proximity, and targeted areas of shoreline bayside properties 
and in the upper view neighborhoods in the hills. The 500 ft. radius will assist in the 
spreading out of VRs into all neighborhoods, and therefore sharing the integration as to 
not over concentrate any one neighborhood as a vacation rental target area. The Cap 
works with the Density regulation by providing a security into the future, and together 
prevent over loading our community with too many VRs, or too many in one area. With 
out these regulations, Los Osos could see a vanishing of the full time resident 
population, and the diversity of people that make our community unique. Los Osos has 
already seen a depletion of affordable housing and long term rentals from the short 
term rental trend, including non-permitted VR platforms, and compounded with the 
California housing crisis. 
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As far as visitor-serving opportunities, Los Osos has a variety of lodging experiences. 
Hotels continue to expand, Homestay businesses are encouraged, and Los Osos is 
nearby to the camp grounds in Montana de Oro and Morro Bay. 


The questioning of the unused permit holders is a County-wide concern. The County 
could solve the problem outside of the Los Osos VR Ordinance, and not hold up this 
much needed ordinance. The use of setting time limits for unused VR permits, plus the 
addition of a lottery system might be a good start.


If you have any questions, please let me know.


Sincerely,


Lisa Denker

Los Osos
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From: Robin and/or Joe McPeak
To: Kahn, Kevin@Coastal; Wahl, Esme@Coastal
Subject: Los Osos Vacation Rental Ordinance
Date: Wednesday, December 8, 2021 9:05:20 AM

To: Kevin Kahn
      Esme Wahl

Date: December 8, 2021

Subject:  Los Osos Vacation Rental Ordinance

I am writing to state my support for the Los Osos Vacation Rental Ordinance. I expect you have
recently received several similar email correspondences from people I participated with
developing and shepherding what originally were known as the Los Osos Vacation Rental
Guidelines through the process of codification: drafting guidelines with extensive community
input with compromises made, approval from the Los Osos Community Advisory Committee
and its Land Use subcommittee, County planners, County Planning Commission (passed
unanimously), and the Board of Supervisors (passed by a 3-2 majority).

I understand you feel that there are three issues in the ordinance that require further
consideration. These questions deal with vacation rentals versus homestays, placeholder
vacation rentals (vacation rentals that are never actually rented out), and buffer guidelines.

The first two issues are driven by County action. I think these issues were raised by opponents
of the ordinance amendment only to distract.

The county vacation rental ordinances for all unincorporated coastal communities include in
the buffer requirements distance from all visitor-serving accommodations, which includes
homestays. There is nothing novel with this being included in the ordinance amendment for
Los Osos.

Placeholder vacation rentals are not relevant to this discussion either. A licensed vacation
rental is a property that is allowed to be rented out. It may not have been rented out
yesterday or today. But the property could very well be rented out tomorrow. It holds a
license to be potentially rented.

A number of county supervisors have discussed their displeasure in not benefitting from
transitory occupancy taxes from placeholder vacation rental licenses in the unincorporated
areas. The onus is on the county to determine how to discourage placeholder licenses and the
policy should not just apply to Los Osos but to other unincorporated coastal towns as well. For
example, an expiration date could be placed on the license which would require the licensee
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to pay a renewal fee. The county planning commission suggested putting an expiration date
on the multi-use permit. This is one step the county could take to discourage placeholder
vacation rentals.

The 500-foot buffer requirement is the key to this ordinance amendment for Los Osos, a real
town with real homes for real people. Los Osos differs from the county’s other unincorporated
coastal towns in that these other towns are heavily focused on tourism, have much smaller
populations and a smaller proportion of year-round residents than Los Osos. The difference
results in a need for a different standard to be applied for community policies and ordinances.

We are talking about a vacation rental ordinance for Los Osos that allows for a limited number
of vacation rentals placed throughout the town and provides overnight options to coastal
visitors yet does not allow an over saturation of vacation rentals in a neighborhood. The 500-
foot buffer between vacation rentals and other visitor-serving accommodations will help
protect the housing stock and our community character. The county’s other unincorporated
coastal towns have smaller buffers but the density standard for these more tourist-focused
towns should not be applied to Los Osos, a residential town.

I appreciate your attention to my concern to maintain Los Osos as a real town with real homes
for real people.

Best,

Robin McPeak
Los Osos



From: Susan Morgenthaler
To: Kahn, Kevin@Coastal
Cc: Wahl, Esme@Coastal
Subject: Los Osos Amendment to Title 23 Vacation Rental Ordinance- Regulations being reconsidered
Date: Sunday, December 5, 2021 3:16:23 PM
Attachments: Letter on reconsidered regulations Los Osos Vacation Rental Ordinance.pdf

Kevin,

Some of us who helped create the Los Osos Vacation Rental Guidelines, now the Los Osos amendment to the Title
23 Vacation Rental Ordinance, would like to communicate with you, explain how and why these regulations were
crafted, specifically the regulations you are reconsidering. Perhaps we can give you another point of view.

Thank you for your concern and dedication to our Ordinance.

Here is my correspondence to you.
Thanks,
Sue Morgenthaler
Los Osos Resident
LOCAC/Land Use Committee
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December 5, 2021 
To: Kevin Kahn, Coastal Commission 
From: Sue Morgenthaler, Los Osos 
 
Dear Kevin, 
 
Back in October when the Los Osos Vacation Rental Amendment to the Title 23 Ordinance was 
first scheduled for approval with the Coastal Commission, we asked our community, through 
their correspondence, to support your staff report. It seemed you had understood the thinking 
and concerns that went into crafting each regulation and how they all work together as a 
whole. We felt you appreciated the balance we were trying to achieve, how the document 
works to integrate vacation rentals into our neighborhoods while protecting the integrity of our 
community. 
 
Now, since writing that report, our hearing was postponed, and you are questioning several 
things.  
 
A quick step back in time…initiated by the community, LOCAC and the Land Use Committee 
engaged the public in discussions and workshops to negotiate a set of guidelines by which to 
judge vacation rentals. The meetings were attended by a diverse group of residents; those who 
wanted no more vacation rentals in Los Osos to a small but loud group of realtors/managers 
who publicly proclaimed the entire shoreline should be converted to vacation rentals, to those 
who understood the need to integrate vacation rentals into the community and wanted to find 
a balance.  
 
After nearly a year the parties, all of whom had an equal opportunity to participate, arrived at a 
compromise. Since then, the guidelines adapted into the Los Osos Amendment to the Title 23 
Vacation Rental Ordinance and were approved by the SLO County Planning Commission and the 
SLO County Board of Supervisors. 
 
A few of us are writing to you now, to share with you our perspective on the points you are 
challenging. We are a community of people dedicated to finding a balance between honoring 
the Coastal Commission’s precedent to provide access to the coast for all and to honor the right 
of Los Osos to preserve its community, “to accommodate vacation rentals in a way that 
respects local context”. 
 
The Los Osos specific regulations as they exist in the ordinance are reasonable and balanced, 
they allow for the integration of vacation rentals into the community, spreading them out to 
protect the neighborhood character. That is where the 500’ buffer comes in.  
 
I understand the 500’ buffer is being questioned; first questioned is the language used 
countywide that a buffer exists between all existing short-term rentals (rather than between 
vacation rentals themselves), but also questioned is the buffer itself, specifically the 500’. 
 







Regarding the buffer itself, since there is a cap, why is a 500’ buffer at all egregious, why should 
anyone question it? A 500’ buffer does not limit the number of allowed vacation rentals, we 
have a cap. All it does is spread them out more evenly so that one particular neighborhood is 
not unfairly harmed or compromised. There is no need to destroy a neighborhood, to what 
goal? 
 
Also, if the goal is truly to accommodate visitors, an honest approach would be to spread the 
rentals more evenly throughout the community so people of all economic status can afford to 
visit. A 500’ buffer will help to achieve this. Vacation rentals do not have to be just for the 
wealthy. 
 
To address keeping the countywide language of the buffer being between a vacation rental and 
any short-term housing option inclusive of a homestay, I do not take a stand as it appears to be 
a countywide concern, but it is important to note that it cannot always be assumed that a 
licensed homestay always acts as a homestay.  
 
Some homestays are presently operating in Los Osos as vacation rentals. There are no code 
enforcement checks, there is no on-site checking done by the county when a homestay is 
applied for. There seems to be no process to ensure a homestay operates as a homestay. In a 
manner of speaking, this language protects us as a sort of built-in code enforcer. 
 
It is also important to remember here that early regulations for vacation rentals were made 
when times were different. Now that the internet has taken over and the popularity and ease 
at which vacation rentals can be had is through the roof, most towns are having to create new 
regulations after the fact, to stop the rampant destruction of their communities.  
 
Perhaps it is time to move from the standard language and listen to a community with different 
ideas, eager to protect itself. Bear in mind there was considerable thought behind the 500’ 
buffer, please respect our community and maintain that number, help us protect our 
neighborhoods. 
 
Los Osos is fortunate; we have the opportunity to be proactive. We can fulfill the mandate of 
the Coastal Commission in a balanced and guided way while still preserving the character of our 
town.  
 
Thank you for all your work on this, 
Sue Morgenthaler 
Los Osos Resident 
 
  
  
 
 
 







 







December 5, 2021 
To: Kevin Kahn, Coastal Commission 
From: Sue Morgenthaler, Los Osos 
 
Dear Kevin, 
 
Back in October when the Los Osos Vacation Rental Amendment to the Title 23 Ordinance was 
first scheduled for approval with the Coastal Commission, we asked our community, through 
their correspondence, to support your staff report. It seemed you had understood the thinking 
and concerns that went into crafting each regulation and how they all work together as a 
whole. We felt you appreciated the balance we were trying to achieve, how the document 
works to integrate vacation rentals into our neighborhoods while protecting the integrity of our 
community. 
 
Now, since writing that report, our hearing was postponed, and you are questioning several 
things.  
 
A quick step back in time…initiated by the community, LOCAC and the Land Use Committee 
engaged the public in discussions and workshops to negotiate a set of guidelines by which to 
judge vacation rentals. The meetings were attended by a diverse group of residents; those who 
wanted no more vacation rentals in Los Osos to a small but loud group of realtors/managers 
who publicly proclaimed the entire shoreline should be converted to vacation rentals, to those 
who understood the need to integrate vacation rentals into the community and wanted to find 
a balance.  
 
After nearly a year the parties, all of whom had an equal opportunity to participate, arrived at a 
compromise. Since then, the guidelines adapted into the Los Osos Amendment to the Title 23 
Vacation Rental Ordinance and were approved by the SLO County Planning Commission and the 
SLO County Board of Supervisors. 
 
A few of us are writing to you now, to share with you our perspective on the points you are 
challenging. We are a community of people dedicated to finding a balance between honoring 
the Coastal Commission’s precedent to provide access to the coast for all and to honor the right 
of Los Osos to preserve its community, “to accommodate vacation rentals in a way that 
respects local context”. 
 
The Los Osos specific regulations as they exist in the ordinance are reasonable and balanced, 
they allow for the integration of vacation rentals into the community, spreading them out to 
protect the neighborhood character. That is where the 500’ buffer comes in.  
 
I understand the 500’ buffer is being questioned; first questioned is the language used 
countywide that a buffer exists between all existing short-term rentals (rather than between 
vacation rentals themselves), but also questioned is the buffer itself, specifically the 500’. 
 



Regarding the buffer itself, since there is a cap, why is a 500’ buffer at all egregious, why should 
anyone question it? A 500’ buffer does not limit the number of allowed vacation rentals, we 
have a cap. All it does is spread them out more evenly so that one particular neighborhood is 
not unfairly harmed or compromised. There is no need to destroy a neighborhood, to what 
goal? 
 
Also, if the goal is truly to accommodate visitors, an honest approach would be to spread the 
rentals more evenly throughout the community so people of all economic status can afford to 
visit. A 500’ buffer will help to achieve this. Vacation rentals do not have to be just for the 
wealthy. 
 
To address keeping the countywide language of the buffer being between a vacation rental and 
any short-term housing option inclusive of a homestay, I do not take a stand as it appears to be 
a countywide concern, but it is important to note that it cannot always be assumed that a 
licensed homestay always acts as a homestay.  
 
Some homestays are presently operating in Los Osos as vacation rentals. There are no code 
enforcement checks, there is no on-site checking done by the county when a homestay is 
applied for. There seems to be no process to ensure a homestay operates as a homestay. In a 
manner of speaking, this language protects us as a sort of built-in code enforcer. 
 
It is also important to remember here that early regulations for vacation rentals were made 
when times were different. Now that the internet has taken over and the popularity and ease 
at which vacation rentals can be had is through the roof, most towns are having to create new 
regulations after the fact, to stop the rampant destruction of their communities.  
 
Perhaps it is time to move from the standard language and listen to a community with different 
ideas, eager to protect itself. Bear in mind there was considerable thought behind the 500’ 
buffer, please respect our community and maintain that number, help us protect our 
neighborhoods. 
 
Los Osos is fortunate; we have the opportunity to be proactive. We can fulfill the mandate of 
the Coastal Commission in a balanced and guided way while still preserving the character of our 
town.  
 
Thank you for all your work on this, 
Sue Morgenthaler 
Los Osos Resident 
 
  
  
 
 
 



 



My name is William Mehring and I live in Cabrillo Estates, los Osos. I am very concerned about 
how many people in the neighborhood are narrowing the use of our homes. I have legally 
applied for a homestay permit and have been granted it. I think it’s very important that this is 
always maintained and that. I think we must ensure that as we are loading more and more 
controls on our properties and how your neighbors can see how you can use your land and 
home that this does not get out of control. I don’t want not want my property rights to be 
diminished any more than they already are. A lot of people in the 08 crash would have lost their 
homes if it was not for the ability to rent out some or all of their homes. I will never have a 
person renting out one of my rooms without me being here and that is my choice but I am 
concerned that people have the right to do with their property what they want as long as they 
keep up their homes. This includes renting out the entire home. If anything the correct direction 
might be to increase the laws that govern noise and where people can call police if things get 
out of hand. There can also be restrictions on parking such as I have been placed on my 
homestay application. I have enjoyed renting out rooms to people from other countries and 
learning about their culture. There are also financial rewards to this as well as the increased 
sense of a global community. My stand is that homestay should always be allowed and I am 
concerned about losing the freedom to rent out my house if I wish to. I think about this for other 
people that might be in a diff icult f inancial situation. Be careful on the slippery slope. Sincerely, 
Dr. William Mehring 



From: Susan Morgenthaler
To: Wahl, Esme@Coastal
Cc: Lisa Wallender; Lisa Denker; Trish Bartel; Robin McPeak
Subject: Hello from Sue Morgenthaler of Los Osos
Date: Sunday, December 5, 2021 1:34:09 PM

Hi Ms.Wahl,

I am Sue Morgenthaler, a resident of Los Osos and an original participant in the creation of the Los Osos Vacation
Rental Guidelines, now known as the Los Osos Amendment to the Title 23 Vacation Rental Ordinance.

I understand you are the new Central Coast representative for the Coastal Commission. As you know, Los Osos has
an amendment to the Title 23 Vacation Rental Ordinance before the commission. The staff reported completely in
our favor In October before they were given a reason to question a few of our regulations.

In November we were postponed indefinitely, I guess to conform to the procedure of amending an LCP. 

We, those of us working to represent and activate the community of Los Osos in this endeavor, are in the process of
writing our thoughts and reasons for our words to Kevin Kahn. We had held off doing so in October, we thought it
best to just thank the staff and support them for understanding why we had done what we did and how all of our
regulations worked together to find a balance between welcoming vacation rentals into the community and at the
same time protecting the character of our neighborhoods.

I believe you are our new Central Coast representative and I was wondering if you would be interested in us putting
you into our loop to keep you informed of what we are doing?

Patrick McGibney gave you a glowing review! so I thought I would contact you and introduce myself.

We are grateful to have a representative of the Commission that we can approach. As you know, there are so many
things going on in Los Osos right now, from water usage to vacation rentals to habitat abuse. We are unincorporated
and as such have no government. The county really has dropped the ball, and if their new redistricting goes through,
we will never hear from them again! So to be able to reach out to the Coastal Commission is gold.

Thank you,
Sue Morgenthaler
Los Osos Resident
LOCAC Secretary, member of the Land Use Committee
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From: Kahn, Kevin@Coastal
To: Wahl, Esme@Coastal
Subject: FW: Vacation Rental Ordinance in Los Osos
Date: Tuesday, December 7, 2021 9:16:06 AM

From: bboyd <bboyd2002@earthlink.net> 
Sent: Tuesday, December 7, 2021 8:54 AM
To: Kahn, Kevin@Coastal <Kevin.Kahn@coastal.ca.gov>
Subject: Vacation Rental Ordinance in Los Osos

To: Kevin Kahn, Staff District Supervisor for the Central Coastal District, California Coastal
Commission
From: Beverly Boyd, Los Osos Resident
Date: December 7, 2021
Subject: Vacation Rental Ordinance in Los Osos

Thank you and your staff for your initial recommendation to the Coastal Commission of the Los Osos
Ordinance regarding vacation rentals. Based on months of public outreach, including extensive
discussions at multiple meetings with the Los Osos community as well as research of standards set
by other coastal towns, even those in other counties, LOCAC approved the document that the Land
Use Subcommittee had created. The Vacation Rental (VR) Ordinance was then approved, as you
know, by the San Luis Obispo Planning Commission as well as the SLO County Supervisors. Now you
are reviewing it again.

I understand that you are questioning the 500-foot distance requirement between vacation rentals.
That part of the Ordinance actually represents a compromise. Whereas some in the community
wanted no restrictions at all, I believe businesses (and VRs are businesses, after all!) should not be
located in residential zones. Business or mixed-used zones are where they belong.

This became most apparent to me when a VR application appeared for what would have been
another VR next door to an existing one on the Santa Lucia/Pasadena Avenue corridor where other
VRs exist as well. Wrapped around this beautiful corner of Los Osos is the bay itself, making that
street one of the most desirable streets in town. If it weren't zoned "residential," a developer would
have snapped it up and built an enormous hotel there. Since 1969, long before I moved to Los Osos,
I have visited relatives who live on that street. It's a quiet neighborhood of caring residents who
know and look out for each other. It—or any other street in town—should not become what is, in
effect, a motel row.

This neighborhood, like others, has done more than its fair share to accommodate short-term rental
visitors to this coastal community. Neighbors have endured raucous parties and negligent behaviors
with no help from County Code Enforcement when it's needed. With only two sheriffs patrolling the
coast from San Simeon to Avila Beach, help from them isn't always available. This is true for other
neighborhoods as well.
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With VRs throughout the town, ones that aren't reflected on the County's map or in its records, it's
even more important that there be a 500-foot rule for legal VRs.
 
No neighborhood should bear the burden of a plethora of VRs. If we must have VRs in residential
districts, then they should be scattered in all areas of the town, thereby providing affordability to
more people. Los Osos is an unincorporated bedroom community with a population one-and-a half
times the size of the city of Morro Bay. We need housing for permanent residents, especially for
those who need long-term rentals. For them, too, please support the 500-foot VR rule. Thank you.
 
Sincerely,
Beverly Boyd
 
 



From: Kahn, Kevin@Coastal
To: Wahl, Esme@Coastal
Subject: FW: vacation rental ordinance for Los Osos CA
Date: Monday, December 6, 2021 3:45:37 PM

From: Trish Bartel <trishbartel00@gmail.com> 
Sent: Monday, December 6, 2021 1:30 PM
To: Kahn, Kevin@Coastal <Kevin.Kahn@coastal.ca.gov>
Subject: Fwd: vacation rental ordinance for Los Osos CA

Try again 

Sent from my iPhone
Trish Bartel

Begin forwarded message:

From: Trish Bartel <trishbartel00@gmail.com>
Date: December 6, 2021 at 1:20:23 PM PST
To: kevinkahn@coastal.ca.gov
Subject: vacation rental ordinance for Los Osos CA

﻿
Dear Mr. Kahn,
I am writing to request a meeting with you.  I am the Chair of Los Osos Community
Advisory Council (LOCAC).  I have been involved from the absolute beginning on getting
the vacation rental guidelines/ordinance approved first by the community through
focus groups/petitions, to getting LOCAC approval, then the SLO County planning
department, Planning Commission, and finally the Board of Supervisors of SLO County.  

LOCAC has been made aware that the California Coastal Commissioners have some
questions on how the ordinance was created.  We in LOCAC would be happy to clear up
any questions and to make sure you hear the answers from the community of Los Osos.

We will clear our calendars to be available to answer questions.

Thanks for your time and let me know if you can arrange a time to meet on Zoom, in
person or by phone.

Sincerely,

Trish Bartel
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Chair, Los Osos Community Advisory Council
949-212-8158



I am writing a response to the proposed short term vacation rental ordinances proposed by the 
County with the intent of postponing the adoption of the ordinances and to revise the ordinances to 
protect the Residents and vacationers of Los Osos.  

What makes Los Osos different from other central coast, coastal communities where we need a 
buffer up to 10 times larger than these communities? It is stated that 19 of 38 current vacation rentals 
are not within compliance of the new ordinances. But according to the county interactive land use map 
and the measuring tool on the map, with both the “Vacation rental” and “All lodging” (which includes 
homestays)  boxes checked, there are only 5 vacation rentals that have more than 500’ between them 
and the nearest “lodging service”. This, as stated in your recommendation, will decrease the number of 
vacation rentals and could potentially wipe them out with there being no cap/density requirement for 
homestays. For example, if we continue to add homestays with no cap/density, but include homestays 
as a “lodging service” in the 500’ buffer requirement, then over time the vacation rentals could 
completely go away. This would leave only homestays. Homestays do not accommodate 3+ size families 
that are trying to visit our town. Also, it needs to be cleared up whether a cap/buffer will be required for 
homestays. The new ordinances written from the county says that the buffer will apply to any “lodging 
service” and homestays are considered a lodging service. The staff recommendation seems to think that 
the buffer/cap will not apply to the homestays.  

The county estimates that there are 38 vacation rentals in Los Osos. The truth of the matter is 
there are 38 LEGAL vacation rentals in the area. On Air Bnb there are 41 “Entire Residential House” 
rentals and 50 listed as “entire home” on VRBO. With my estimates, disregarding the double postings 
between ABNB, VRBO, and other booking sites (craigslist, booking.com, ie.) I estimate there are 65 
entire home vacation rentals in Los Osos. Their listing as an “entire home” concludes that these are 
vacation rentals not homestays. There are also dozens of  entire “Cottages” and “guest houses” which 
are not legal to rent as vacation rentals. The demand for vacation rentals cannot be met with the cap 
and the buffer. If our intention as a community is to support small businesses within our town and 
accommodate those who would like to visit, the new ordinances do not allow for any growth in vacation 
rentals or even the sustainability of vacation rentals. 

From a geometry perspective, the cap will never be met with the buffer requirement that will be 
implemented- How many 1000’ diameter circles (each circle representing a vacation rental and/or 
lodging business) can you fit in the residential area of Los Osos? From google earth area measurements 
I’ve calculated 60 million sq. ft. With no spaces between circles, you can fit 49 1000’ diameter circles in 
that square area. We couldn’t meet the cap if there were no lodging business’ and every vacation rental 
was spaced exactly 500’ apart.   

There is already a huge barrier of entry to obtaining a vacation rental permit in Los Osos 
because of the requirement of a minor use permit. This $3,000 expense is already an obstacle for the 
local resident that wants “the possibility” to obtain a short term rental permit to offset the cost of living 
here. I speak for myself and other neighbors that want to be able to rent out our homes on the weekend 
when we are out of town. I am passionate about this issue because I am one of the residents that will be 
affected by these new ordinances. I submitted my permit application and payment on Aug 23, 2021 and 
I have not gotten responses back from the land use committee and LOCAC which is required for a minor 
use permit. After these ordinances are adopted, my home will not qualify because of a homestay that is 
480’ away! I am currently still in the middle of the minor use permit process and have not been able to 



get a recommendation from the Los Osos LUC or LOCAC. I have also been told by the County that my 
minor use permit will get denied because the decision makers will “base their decision on the proposed 
ordinances.” The County and the Minor Use permit process is enough to keep us from obtaining a 
permit, so these proposed ordinances don’t solve anything.  

I urge you to postpone adopting this ordinance until different guidelines that promote 
sustainable growth and realistic buffer requirements. I also urge the county to look at other cities that 
actually have an issue with vacation rentals such as southern California vacation hot spots to see what 
ordinances they have adopted such as setting a max number of stays/year, requiring the vacation rental 
to be a primary residence, or the LOCAC suggestion of 1 vacation rental per person.  

Also, If the County is worried about the effects of vacation rentals on cost of living, they should 
start enforcing the vacation rental permit requirement to operate a vacation rental. There is no use in 
adopting more ordinances when the majority of the vacation rentals listed are not legal. 

Thank you for your time. I appreciate your thoughtful consideration of my statement.  



From: Kahn, Kevin@Coastal
To: Wahl, Esme@Coastal
Subject: FW: Los Osos Vacation Rentals Commission Item
Date: Tuesday, December 7, 2021 9:17:02 AM
Attachments: Los Osos VR Regulations.Coastal Commission.2021.10.15.pdf
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From: Craig, Susan@Coastal <Susan.Craig@coastal.ca.gov> 
Sent: Tuesday, November 2, 2021 1:43 PM
To: Kahn, Kevin@Coastal <Kevin.Kahn@coastal.ca.gov>
Subject: FW: Los Osos Vacation Rentals Commission Item
 
 
 

From: Chuck Davison <Chuck@SLOCAL.com> 
Sent: Tuesday, November 2, 2021 1:11 PM
To: Craig, Susan@Coastal <Susan.Craig@coastal.ca.gov>
Subject: Los Osos Vacation Rentals Commission Item
 
Susan,
 
I am writing today in reference to the Los Osos Vacation Rental item to be heard by the
Coastal Commission and the request to amend the Local Coastal Program’s (LCP)
Implementation Plan (IP), establishing specific requirements to the community of Los
Osos. 
 
As outlined in the attached letter to the Commission Visit SLO CAL, the countywide
destination marketing and management organization representing lodging (hotels, vacation
rentals, B&Bs and RV Parks) is asking the Commission to consider a modified approach,
allowing more vacation rentals along the coastline, compliant with the Coastal
Commission’s support of vacation rentals as low-cost visitor serving accommodations; and
instituting a more reasonable density barrier further inland. The proposed 500-foot buffer is
inconsistent with the buffers in other unincorporated communities; it is much larger than the
200-foot buffers required in Cambria, the 50-100-foot buffers required in Cayucos and the
50-foot buffers required in Avila Beach. Additionally, we would ask that the proposed cap of
55 vacation rental units be eliminated, as there are no caps for other unincorporated
communities in San Luis Obispo County. There continues to be a majority of licensed
vacation rentals that go unrented all year in Los Osos.  Lastly, we would recommend that
there be no Minor Use Permit requirement for those that comply with distance standards,
as this is more restrictive than all of the other minor use permits in the county 
 
 
We are supportive of the limitation of vacation rentals to single-family dwelling units, as we
know that we are in dire need of affordable housing and that the multi-family dwelling units
are a great solution. With that said, based on the cost of the majority of the vacation rental
units they would not qualify as affordable or workforce housing. 
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October 13, 2021 
 
California Coastal Commission 
Central Coast District 
725 Front Street, Suite 300 
Santa Cruz, CA 95060 
 
Re: San Luis Obispo County LCP Amendment Number LCP-3-SLO-21-0027-1-Part F (Los Osos Vacation 
Rentals) 
 
Dear Commissioners, 
 
I am writing today in reference to Item #20F on your October 15, 2021 agenda, a hearing to consider a request 
to amend the Local Coastal Program’s (LCP) Implementation Plan (IP), establishing specific requirements to the 
community of Los Osos.  
 
Visit SLO CAL is the countywide destination marketing and management organization for San Luis Obispo 
County (SLO CAL). We represent all lodging properties in the county including hotels/motels, Bed & Breakfasts, 
RV parks, and vacation rentals. We are active not only in marketing the destination to potential visitors, but 
also in advocating on behalf of the industry with our local governments and state and federal officials.  
 
The Travel & Tourism industry in San Luis Obispo County, including vacation rentals, provided over $1.2 billion 
in local community investments last year, as well as over $66 million in local public funding, despite the 
economic impact of COVID-19. While it is no secret that our industry has been severely impacted by the 
current pandemic and travel restrictions, our industry is doing everything they can to prevent the spread of 
COVID-19 and protect the visitors that do come into our county. There have been no cases of COVID-19 linked 
back to one of our lodging properties to-date. 
 
In relation to the proposed amendments, we very much understand the need for sensible regulations and to 
ensure that our communities remain authentic, keep their unique characteristics, and most importantly, that 
our residents maintain a high quality of life. We also know that several Community Advisory Councils across 
the county are watching this process diligently, waiting to amend their own vacation rental regulations based 
on the action that the Coastal Commission takes on this matter. 
 
We encourage the Coastal Commission to consider a modified approach allowing more vacation rentals 
along the coastline, compliant with the Coastal Commission’s support of vacation rentals as low-cost visitor 
serving accommodations; and instituting a more reasonable density barrier further inland. The proposed 
500-foot buffer is inconsistent with the buffers in other unincorporated communities; it is much larger than 
the 200-foot buffers required in Cambria, the 50-100-foot buffers required in Cayucos and the 50-foot  
 







 


 


 
 
 
 
 
 
 
 
buffers required in Avila Beach. Additionally, we would ask that the proposed cap of 55 vacation rental units 
be eliminated, as there are no caps for other unincorporated communities in San Luis Obispo County, and at 
a minimum, that existing vacation rentals be grandfathered in. Lastly, we would recommend that there be 
no Minor Use Permit requirement for those that comply with distance standards, as this is more restrictive 
than all of the other minor use permits in the county.  
 
We are supportive of the limitation of vacation rentals to single-family dwelling units, as we know that we are 
in dire need of affordable housing and that the multi-family dwelling units are a great solution.  
 
While we understand the urge to implement a density barrier across the entire community to “lessen the 
impact”, we know that there is no true data across the country showing that vacation rentals are not 
compatible with residential communities or that they in some way cause harm. That claim is backed by the 
lack of valid code enforcement complaints that communities receive regarding vacation rentals. Many of the 
single-family homes along our coastline are second homes for people that visit our communities for only a few 
weeks each year. Those homes can either be vacant for the remainder of the year, sitting idly by generating no 
benefit, or they can be used to welcome visitors from around the world, to show off our communities and to 
gain the much-needed financial investment they make in our restaurants, retailers and local experiences.  
 
We would also support a continuance on this decision extending the deadline for final Commission action on 
the proposed amendment by one year so that additional due diligence can be completed.  
 
Our industry is dedicated to the communities we serve and we ask that as you make a decision on this 
amendment, you consider the industry’s contribution and dedication to the community.  
 
If you have additional questions or concerns, please contact me at Chuck@SLOCAL.com.  
 
Thank you for your consideration, 
 
 
 
Chuck Davison, CDME 
President & CEO,  
Visit SLO CAL 
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We hope the Coastal Commission will take these items into consideration as they prepare
to hear the item.  Thank you.
 
 
 
All the Best,
 
Chuck
 

 
Chuck Davison, CDME | President & CEO
Visit SLO CAL
Chuck@SLOCAL.com
O: 805.541.8000 ext. 105 | C: 702.430.0866
SLOCAL.com
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I am writing a response to the proposed short term vacation rental ordinances proposed by the 
County with the intent of postponing the adoption of the ordinances and to revise the ordinances to 
protect the Residents and vacationers of Los Osos.  

What makes Los Osos different from other central coast, coastal communities where we need a 
buffer up to 10 times larger than these communities? It is stated that 19 of 38 current vacation rentals 
are not within compliance of the new ordinances. But according to the county interactive land use map 
and the measuring tool on the map, with both the “Vacation rental” and “All lodging” (which includes 
homestays)  boxes checked, there are only 5 vacation rentals that have more than 500’ between them 
and the nearest “lodging service”. This, as stated in your recommendation, will decrease the number of 
vacation rentals and could potentially wipe them out with there being no cap/density requirement for 
homestays. For example, if we continue to add homestays with no cap/density, but include homestays 
as a “lodging service” in the 500’ buffer requirement, then over time the vacation rentals could 
completely go away. This would leave only homestays. Homestays do not accommodate 3+ size families 
that are trying to visit our town. Also, it needs to be cleared up whether a cap/buffer will be required for 
homestays. The new ordinances written from the county says that the buffer will apply to any “lodging 
service” and homestays are considered a lodging service. The staff recommendation seems to think that 
the buffer/cap will not apply to the homestays.  

The county estimates that there are 38 vacation rentals in Los Osos. The truth of the matter is 
there are 38 LEGAL vacation rentals in the area. On Air Bnb there are 41 “Entire Residential House” 
rentals and 50 listed as “entire home” on VRBO. With my estimates, disregarding the double postings 
between ABNB, VRBO, and other booking sites (craigslist, booking.com, ie.) I estimate there are 65 
entire home vacation rentals in Los Osos. Their listing as an “entire home” concludes that these are 
vacation rentals not homestays. There are also dozens of  entire “Cottages” and “guest houses” which 
are not legal to rent as vacation rentals. The demand for vacation rentals cannot be met with the cap 
and the buffer. If our intention as a community is to support small businesses within our town and 
accommodate those who would like to visit, the new ordinances do not allow for any growth in vacation 
rentals or even the sustainability of vacation rentals. 

From a geometry perspective, the cap will never be met with the buffer requirement that will be 
implemented- How many 1000’ diameter circles (each circle representing a vacation rental and/or 
lodging business) can you fit in the residential area of Los Osos? From google earth area measurements 
I’ve calculated 60 million sq. ft. With no spaces between circles, you can fit 49 1000’ diameter circles in 
that square area. We couldn’t meet the cap if there were no lodging business’ and every vacation rental 
was spaced exactly 500’ apart.   

There is already a huge barrier of entry to obtaining a vacation rental permit in Los Osos 
because of the requirement of a minor use permit. This $3,000 expense is already an obstacle for the 
local resident that wants “the possibility” to obtain a short term rental permit to offset the cost of living 
here. I speak for myself and other neighbors that want to be able to rent out our homes on the weekend 
when we are out of town. I am passionate about this issue because I am one of the residents that will be 
affected by these new ordinances. I submitted my permit application and payment on Aug 23, 2021 and 
I have not gotten responses back from the land use committee and LOCAC which is required for a minor 
use permit. After these ordinances are adopted, my home will not qualify because of a homestay that is 
480’ away! I am currently still in the middle of the minor use permit process and have not been able to 



get a recommendation from the Los Osos LUC or LOCAC. I have also been told by the County that my 
minor use permit will get denied because the decision makers will “base their decision on the proposed 
ordinances.” The County and the Minor Use permit process is enough to keep us from obtaining a 
permit, so these proposed ordinances don’t solve anything.  

I urge you to postpone adopting this ordinance until different guidelines that promote 
sustainable growth and realistic buffer requirements. I also urge the county to look at other cities that 
actually have an issue with vacation rentals such as southern California vacation hot spots to see what 
ordinances they have adopted such as setting a max number of stays/year, requiring the vacation rental 
to be a primary residence, or the LOCAC suggestion of 1 vacation rental per person.  

Also, If the County is worried about the effects of vacation rentals on cost of living, they should 
start enforcing the vacation rental permit requirement to operate a vacation rental. There is no use in 
adopting more ordinances when the majority of the vacation rentals listed are not legal. 

Thank you for your time. I appreciate your thoughtful consideration of my statement.  









From: Robin and/or Joe McPeak 
Sent: Thursday, October 7, 2021 7:41 PM 
To: CentralCoast@coastal.ca.gov <CentralCoast@coastal.ca.gov> 
Subject: Public Comment on October 2021 Agenda Item Friday 20f - San Luis Obispo County LCP 
Amendment No. LCP-3-SLO-21-0027-1-Part F (Los Osos Vacation Rentals)  
  
Dear Commissioners:  
 
The Los Osos Community Advisory Council and its Land Use Committee, with extensive 
community input, developed and approved the Los Osos Vacation Rental Guidelines. The 
guidelines were designed to avoid the deleterious effect vacation rentals can have on a 
bedroom community while still accommodating visitors in short term vacation rentals dispersed 
evenly throughout the town.  
 
These guidelines were supported by County Planning staff and were approved by the San Luis 
Obispo County Planning Commissioners (unanimously) and the County Board of Supervisors. 
 
Please follow the recommendation of the staff report and certify San Luis Obispo County LCP 
Amendment Number LCP-3-SLO-21-0027- 
1-Part F (Los Osos Vacation Rentals).  
 
 
Sincerely, 
 
 
 
Robin McPeak 
Los Osos Resident 
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