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1. Purpose - to define and regulate short-term rentals within the City of San Diego so that the
people of San Diego are better able to find available housing at reasonable prices and enjoy
peace and tranquility in their home neighborhoods.

2. A short-term rental (STR) is defined in San Diego͛Ɛ MƵnicipal Code as occupation of a
dwelling unit or part thereof for 30 consecutive days or less.

3. A permanent resident is defined as the person who regularly resides at the STR property for
at least 180 days per year. It must be ƚhe properƚǇ oǁner or ƚhe properƚǇ oǁner͛Ɛ leƐƐee
who lives there permanently and has documented permission by the owner to use the
property as a STR.

4. Permit applicants must include the following information when registering annually for a
permit online or in person:

a. A ǀalid Driǀer LicenƐe or Goǀernmenƚ ID Card ƚo ǀerifǇ ƚhe applicanƚ͛Ɛ idenƚiƚǇ͘
b. A valid utility bill for the residence being rented as a STR, and matching the

applicant͛s verified name.
c. LLCs will be required to provide a valid Employer Identification Number and a

Government ID card.
5. STR owners will be required to pay for trash service provided by the City of San Diego in

addition to the STR permit fees.
6. STR Platforms:

a. All platforms that display short-term rental listings for properties in San Diego shall
comply with the following:

i. require that all operators using the platform include a permit number in any
listing for a STR on the platform;

ATTORNEY CLIENT PRIVILEGE
FINAL SIGNED MOU - June 24, 2020

Memorandum of Understanding 

between 

Expedia Group 

and 

UNITE HERE 

Expedia Group and UNITE HERE (collectively, The Parties) are proposing new regulations to 
govern short-term rentals in San Diego. The Parties have agreed to enter into this non-binding 
Memorandum of Understanding outlining the parameters of the regulations, which, if approved 
by the City Council, would balance the need to preserve neighborhood quality of life with 
protecting private property rights.  

The Parties have agreed the following terms and conditions should form the foundation of any 
short-term rental ordinance adopted by the City of San Diego: 

Brief Proposals for STR Regulations 
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ii. check the operator-provided permit nƵmber againƐƚ ƚhe CiƚǇ͛Ɛ regiƐƚrǇ and
deactivate any STR listing that lacks a permit number that appears on the
CiƚǇ͛Ɛ regiƐƚrǇ͖

iii. the City shall create a registry of permitted STR properties that is accessible
to STR platforms; and

iv. the registry shall, at a minimum, include the city-issued permit numbers. The
City will update the registry at least daily to include newly issued permit
numbers.

b. Additionally, STR platforms agree to provide guidance and best practice solutions to
assist the City of San Diego in its development of technology systems to track and
monitor STR usage.

7. A person or LLC who wishes to rent out a STR will be allowed to choose only one Tier at a 
time upon which to get their permit.

8. A property used as a STR will be defined as a STR in one of the following Tiers:
Tier 1:
The lodging will be owned or sub-leased with permission of the owner and rented as a STR 
for an aggregate total of 30 days or less per year. The permanent resident must obtain a 
business license and a STR permit from the City of San Diego to operate the STR and is 
responsible for sending the proper Transient Occupancy Tax to the City Treasurer, unless 
collected and remiƚƚed bǇ a STR plaƚform on ƚhe properƚǇ oǁner͛Ɛ behalf͘ This tier will be 
charged a fee of: $50/year
Tier 2:
The lodging is the permanent residence of the owner or permanent residence of the renter 
who has written permission from the owner to use the property as a STR. A room or rooms 
within the residence are rented as a STR with the permanent resident present. The owner 
must obtain a business license and a STR permit to operate the STR and is responsible for 
sending the Transient Occupancy Tax to the City Treasurer, unless collected and remitted by 
a STR plaƚform on ƚhe properƚǇ oǁner͛Ɛ behalf. This home-sharing includes duplex 
properties, accessory dwelling units and granny flats1 where owner or renter live on site. 
This tier will be charged a fee of: $250/year
Tier 3:
A property owner, or their lessee, has the option to rent out a maximum of one home as a 
whole-home rental. The property can be rented more than 30 days per year as a STR. To 
rent as a STR, the owner must obtain a business license and a STR permit. Individuals and 
LLCs cannot hold more than one STR permit at a time. The owner is responsible for sending 
the Transient Occupancy Tax to the City Treasurer, unless collected and remitted by a STR
plaƚform on ƚhe properƚǇ oǁner͛Ɛ behalf.

1 GrannǇ flaƚƐ andͬor acceƐƐorǇ dǁelling ƵniƚƐ bƵilƚ prior ƚo ƚhe CiƚǇ of San Diego͛Ɛ Sepƚember ϭϮ͕ ϮϬϭϳ GrannǇ Flaƚ 
Ordinance are eligible to be used as a STR. Granny flats and/or accessory dwelling units built after the 2017 
ordinance are not allowed to be used as a STR. 
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Any whole-home STR shall require a two-night minimum stay for guests. The two-night 
minimum applies to Tiers 3 and 4, but does not apply to Tiers 1 and 2. 

The amount of whole-home STRs shall not exceed 0.7 percent of the Total Housing Units in 
the City of San Diego per SANDAG͛Ɛ annƵal Demographic and Socioeconomic HoƵƐing 
estimates2. Today this amount equates to 3,750 whole-home STRs in the City of San Diego. 
STRs associated with Tiers 1, 2 and 4 are not to be counted in the 0.7 percent whole-home 
permit cap. Homes with 3 bedrooms or less will be charged a fee of: $1000/year. Homes 
with more than 3 bedrooms will be charged a fee of: $1500/year.  

Tier 4:  
Mission Beach will stand as an individual tier allowing for up to 30 percent of housing 
inventory to be used as whole-home STR rentals. The amount of whole-home STRs should 
not exceed more ƚhan ϯϬ percenƚ of Toƚal HoƵƐing UniƚƐ in ƚhe commƵniƚǇ per SANDAG͛Ɛ 
annual Demographic and Socioeconomic Housing estimates3. Today this amount equates to 
1,086 whole-home STRs in the Mission Beach Community. The owner must obtain a 
business license and a STR permit to operate the STR and is responsible for sending the 
Transient Occupancy Tax to the City Treasurer, unless collected and remitted by a STR 
plaƚform on ƚhe properƚǇ oǁner͛Ɛ behalf.  

Any whole-home STR shall require a two-night minimum stay for guests. The two-night 
minimum applies to Tiers 3 and 4, but does not apply to Tiers 1 and 2.  

Homes with 3 bedrooms or less will be charged a fee of: $1000/year. Homes with more than 
3 bedrooms will be charged a fee of: $1500/year.  

STR Enforcement 
In order to facilitate neighborhood quality of life, STR operators will be required to provide 
guests with a Good Neighbor policy4 designed to make the guest familiar with parking and 
other rules of conduct that promote neighborhood cohesion and livability. The Good Neighbor 
policy shall remind guests that they are obligated to follow all City laws or face escalating fines 
and citations at the discretion of the responding officer.  

In instances where noise and nuisance complaints arise, Code Enforcement, together with the 
Police Department when necessary, will be responsible for determining if a violation has occurred. 

A fine or citation may be given to the STR owner and the guest at the discretion of the 
responding officer for all verified violations:  

• A firƐƚ reƐponƐe noƚice conƐƚiƚƵƚeƐ a ͚ǁarning͛͘ 
• A second and ƐƵbƐeqƵenƚ reƐponƐe noƚice maǇ reƐƵlƚ in ƚhe properƚǇ͛Ɛ reƐponƐible 

person or primary resident being issued an administrative citation.5 

2 http://datasurfer.sandag.org/download/sandag_estimate_2018_jurisdiction_san-diego.pdf 
3 http://datasurfer.sandag.org/download/sandag_estimate_2018_cpa_mission-beach.pdf 

4 See accompanying policy document example 
5 §12.0301 Administrative Remedies in the San Diego Municipal Code 
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The Travel Technology Association 

3033 Wilson Blvd., Suite 700, Arlington, VA 22201-(703)-842-3754 
www.TravelTech.org 

September 22, 2021 

San Diego City Council 
202 C Street, 10th Floor 
San Diego, CA 92101 

Dear Council President Jennifer Campbell: 

This information is provided in response to a request for data on the short-term rental (STR) 
industry in the City of San Diego.  This data was acquired from Transparent Intelligence 
(Transparent), a leading, independent data intelligence provider for the short-term rental 
industry.  All data points, except where otherwise noted, reflect analysis inclusive of Airbnb and 
Vrbo. 

The number of short-term rentals in any given market can fluctuate over time, including year 
over year.  Fluctuations are caused by a number of potential factors, including health mandates 
and COVID restrictions, other types of government regulations, and market trends.  These 
numbers are a snapshot of listings available for booking as of September 1, 2021.    

• Overall, in San Diego there are roughly 12,300 listings, with 84% entire homes vs 16%
private or shared rooms, and the average listing has a capacity of 4.8.

• 39% of San Diego listings fall within the Coastal Zone, which is itself more weighted toward
entire home listings (93%), and the average listing is larger, with a capacity of 5.8.

• City-wide, 74% of listings are apartments or houses, 8% are hotels, 1% are hostels, with all
other listing types making up 17%. In the Coastal Zone, these values are 78%, 7%, 1%, and
15% respectively.

• In San Diego, the ADR is $216. Within the Coastal Zone, this increases to $306.
• Overall, San Diego hosted roughly 1.7M nights in the past 12 months, with the average listing

hosting 160 nights. 85% of these nights occurred in Entire Home listings.
• The Coastal Zone accounted for 42% of these Nights, and the average listing there hosted 172

nights. 94% of these nights occurred in Entire Home listings.
• In San Diego, summer is the busiest season, with June, July and August receiving the

highest nights booked. Overall occupancy is roughly 75% for the year, but increases to 83%
in June, July, and August.

• The same is true within the Coastal Zone, however occupancy is uniformly higher: 78%
overall, and 86% in peak months.

• The average trip was 4.4* nights for San Diego and 4.2* nights within the Coastal Zone.
• 18%* of trips in San Diego were Family Trips**. In the Coastal Zone this was even higher at

22%*.

Notes about these data points: 
• Family Trip % determined using Airbnb data only
• "Family Trips" are defined as having a Child (2-12) or Infant (0-2) count of > 0
• ADR calculated using the base price taken from the calendar view of listings, exclusive of

fees, long-term discounts, and taxes.
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Year Month
Downtown Del Mar/Oceanside La Jolla Coastal Mission Bay Pt. Loma - Airport

2020 Jan 77.6% 62.0% 69.2% 69.0% 68.5%
2020 Feb 83.0% 71.4% 77.5% 74.2% 74.0%
2020 Mar 31.5% 39.2% 30.9% 33.3% 41.5%
2020 Apr 15.2% 27.3% 9.8% 20.0% 22.2%
2020 May 29.2% 38.2% 27.0% 29.3% 35.7%
2020 Jun 30.5% 47.8% 38.2% 39.9% 42.8%
2020 Jul 34.9% 59.3% 46.9% 49.9% 51.4%
2020 Aug 32.8% 57.9% 54.7% 59.2% 52.8%
2020 Sep 39.2% 56.6% 54.4% 55.2% 52.1%
2020 Oct 35.7% 54.2% 48.4% 50.6% 49.9%
2020 Nov 31.4% 43.5% 33.5% 32.3% 42.3%
2020 Dec 18.5% 32.8% 18.9% 20.3% 31.8%
2021 Jan 19.2% 35.9% 21.6% 20.6% 29.7%
2021 Feb 29.7% 45.4% 35.8% 31.9% 39.4%
2021 Mar 39.9% 56.8% 46.2% 50.5% 53.5%
2021 Apr 46.9% 62.1% 59.1% 58.4% 60.2%
2021 May 51.7% 62.3% 61.4% 59.1% 64.6%
2021 Jun 67.6% 71.6% 70.9% 75.7% 78.1%
2021 Jul 76.3% 79.1% 83.8% 82.2% 79.1%
2021 Aug 70.2% 67.6% 74.8% 69.0% 72.9%
2021 Sep 61.2% 62.8% 71.4% 62.8% 70.9%
2021 Oct 62.2% 65.4% 71.8% 62.4% 69.3%
2021 Nov 58.3% 62.2% 67.5% 59.2% 63.9%
2021 Dec 56.0% 56.9% 57.4% 47.5% 61.9%

Occupancy Rate



THE CITY OF SAN DIEGO 

M  E  M  O  R  A  N  D  U  M 

DATE: January 7, 2022 

TO: Honorable Council President Elo-Rivera and Members of the City Council 

FROM: Elizabeth Correia, City Treasurer 

SUBJECT: Short-Term Residential Occupancy Lottery – Tier 3 and Tier 4 Good Actor 
Prioritization 

________________________________________________________ 

On October 11, 2021, the Office of the City Treasurer presented a Short-Term Residential 
Occupancy (STRO) lottery methodology for Tier 3 and Tier 4 licenses to the City Council.  The 
methodology presented focused on lottery eligibility. Staff was asked to incorporate 
prioritization of good actors as provided in the motion passed by City Council on February 23, 
2021 and report back to Council via memo.   

City Council defined a good actor as a Host that has: 

1. Paid Transient Occupancy Tax (TOT), whether directly to the City or through an Online
Hosting Platform,

2. Recent booking activity, and
3. Less than three (3) verifiable complaints.

The lack of available data and noncompliance with existing TOT regulations poses a significant 
challenge to staff when applying priority criteria.  Although some Hosts remit TOT directly to 
the City, the majority of Hosts utilize a hosting platform that remits TOT to the City in the 
aggregate; therefore, the City does not receive the data necessary to verify eligibility during 
the application process. Additionally, some hosting platforms offer an “opt out” option; 
participation in this option means that the hosting platform collects TOT but does not remit 
the TOT to the City. Any reports provided by hosts reflecting TOT collected would require 
payment validation from the hosting platforms.  Although this data is not currently received 
by the City, some of the hosting platforms have verbally committed to providing data that will 
allow staff to validate some priority criteria1.  If data is not made available, some Hosts may 
not receive priority points. 

1 City staff will work with hosting platforms to execute written agreements based on verbal commitments. 
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Additionally, many Hosts have not completed individual TOT registration as required by the 
San Diego Municipal Code (SDMC)2.  It is the duty and responsibility of the City Treasurer to 
enforce all taxing provisions of the SDMC, including the TOT registration requirement.  
 
Lottery Prioritization (Good Actor) 
In order to fulfill the City Treasurer City Charter section 45 responsibilities, prioritization will 
include Hosts who completed TOT registration as of the date of the first reading of the 
Ordinance.  As a result, for purposes of lottery prioritization, a good actor will be defined as 
applicants who: 
 

1. Demonstrate compliance with the registration and tax remittance requirements as 
outlined in the SDMC Chapter 3, Article 5, Division 1 – Transient Occupancy Tax (TOT), 

2. Have verifiable proof of booking activity of more than 90 days per calendar year, and 
3. Have no verifiable violations for the dwelling unit in the prior two (2) calendar years. 

Note verifiable violations are those in which a penalty was issued by Development 
Services Department. 

 
Lottery prioritization will be based on a weighted scale with points assigned as defined in the 
table below.  To satisfy the direction provided by City Council, staff has assigned higher priority 
points to the three criteria memorialized during the previous City Council meetings.   
 
Although priority points will not guarantee a license, it will improve the probability that good 
actors will receive a license and still provide an opportunity for a license to newcomers in the 
industry.  A priority point will be granted to applicants meeting each of the following criteria: 
 

Criteria Priority Weight Point 
Hosts in compliance with Transient Occupancy Tax (TOT) 
registration requirement as of STRO Ordinance First Reading 
(February 23, 2021) 

1 

Hosts with proof of booking activity of more than 90 days per 
calendar year and operating during the previous (maximum of 3 
points): 

a.   One (1) to two (2) calendar years; or 
b.  More than two (2) calendar years but less than five (5) 

calendar years; or 
c.   Five (5) calendar years or more. 

 
 
 
1 
2 
 
3 

Hosts with verifiable proof of payment of Transient Occupancy 
Tax (TOT) per year for (maximum of 3 points): 

a.  Previous one (1) to two (2) calendar years; or  
b. More than two (2) calendar years but less than five (5) 

calendar years; or 
c.  Five (5) calendar years or more. 

 
 
1 
2 
 
3 

Hosts operating during the previous two (2) calendar years and 
have no verifiable code violations during the previous two (2) 
calendar years 

3 

Maximum Weight Possible 10 
 

 
2 SDMC §35.0113 (as amended August 6, 1990 by Ordinance 17508) requires Operators renting Occupancy to 
Transients, to register with the City Treasurer and obtain a “Transient Occupancy Registration Certificate” to be 
posted at all times within thirty (30) days after commencing business.  
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Prioritization criteria are in addition to the minimum application requirements as outlined in 
the STRO ordinance section 510.0105. For an application to be considered complete and 
submitted, Hosts must certify under penalty of perjury that all information contained in the 
application, including prioritization criteria, is accurate.  A Host’s failure to provide adequate 
documentation may result in the removal of prioritization points or revocation of a license. 
Licenses issued to Hosts that are determined by the City to contain false or inaccurate data 
may be revoked. 
 
Prioritizing good actors who have long standing economic activity in the STRO industry 
advances the purpose of the Ordinance by: 
 

• Allowing the City to continue to maximize TOT to protect the cleanliness and public 
safety of our neighborhoods, while continuing to support the small businesses that rely 
on tourism resulting from STRO, 

• Preserving low cost accommodations at the coast consistent with the requirements of 
the Coastal Act, and 

• Supporting the City’s desire for safe and livable neighborhoods by reducing the strain 
on San Diego Police Department and Code Enforcement related to STRO operation. 

 
Lottery Methodology 
After passage of the published lottery application submission date, if the total number of Tier 
3 or Tier 4 applications received are greater than the number of licenses available, completed 
applications will be weighted as outlined above. The lottery, including weighting, will be 
conducted by staff from the Performance and Analytics Department and will be done by 
random lottery as presented to City Council on October 11, 2021. 
 
cc: Honorable Mayor Todd Gloria 

Honorable City Attorney Mara Elliott 
Paola Avila, Chief of Staff, Office of the Mayor 
Jay Goldstone, Chief Operating Officer 
Jeff Kawar, Interim Independent Budget Analyst 
Matthew Vespi, Chief Financial Officer 
Jeff Sturak, Deputy Chief Operating Officer 
Jessica Lawrence, Director of Policy, Office of the Mayor 
Adrian Granda, Director of Government Affairs, Office of the Mayor 
Kirby Brady, Director, Performance & Analytics Department 
Elyse Lowe, Director, Development Services Department 
Mike Hansen, Director, Planning Department 
Heather Ferbert, Chief Deputy City Attorney 
Kate Malcolm, Deputy City Attorney 
Darren Bennet, Deputy Director, Information Technology Department  
Nicole LeClair-Miller, Deputy Director, Office of the City Treasurer 
Leslie Sennett, Deputy Director, Development Services Department 
Tricia Mendenhall, Financial Operations Manager, Office of the City Treasurer 
Chris Haley, Program Manager, Police Department 
Renee Mezo, Development Project Manager III, Planning Department 

 



Demographic and Socioeconomic Estimates
Community Planning Area
Mission Beach

5,984

5,976

8

Total Population

  Household Population

  Group Quarters Population

IMPORTANT ADVISORY:

Caution should be taken when using data for small population groups, particularly at small levels of geography. Minor adjustments were made (such as 
correcting the location of housing units that were erroneously allocated by the Census Bureau to roads and open space) to more accurately reflect the 
region’s true population and housing distribution.

In addition, Census 2010 does not include information about structure type or household income. Those details and other demographic estimates shown 
here are developed from other sources, including the California Department of Finance E-5 estimates for cities and the County of San Diego; San Diego 
County Assessor Records, vital events records from the California Department of Health, and income data from the U.S. Census Bureau American 
Community Survey.

Caution should always be taken when using data for small population groups, particularly at small levels of geography.

Persons Per Household

Single Family - Attached

% of Total

Median Household Income

Housing and Occupancy

Total Housing Units

Mobile Home and Other

Adjusted for Inflation (2010 $)

Multi-Family

Single Family - Detached

Household Income
Households by Income Category (2010 $, adjusted for inflation)

Vacancy
RateHouseholds

Total
Housing

Units

$100,000-
$124,999

2020

$30,000-
$44,999

$15,000-
$29,999

$125,000-
$149,999

$150,000-
$199,999

$60,000-
$74,999

$45,000-
$59,999

Less than 
$15,000

$75,000-
$99,999

$200,000
or more

6% 18% 13% 21% 4%9% 2% 8%9%11%

3,602
823

1,014
1,765

0

2,756
624
761

1,371
0

23.5%
24.2%
25.0%
22.3%

--

2.17

Apr 1, 2020

$67,312

Source: SANDAG, Current Estimates
SANDAG
www.sandag.org

July 23, 2021
Mission Beach
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5,984

330

390

256

167

61

231

516

786

552

434

402

314
326
127
190
283
254
162
105

98

3,150
202
184
118

83
33

107
285
462
290
239
230
178
179

67
97

125
112

62
50
47

Total Population
  Under 5
  5 to 9
  10 to 14
  15 to 17
  18 and 19
  20 to 24
  25 to 29
  30 to 34
  35 to 39
  40 to 44
  45 to 49
  50 to 54
  55 to 59
  60 and 61
  62 to 64
  65 to 69
  70 to 74
  75 to 79
  80 to 84
  85 and older

Total  Male Female

2,834
188
146
138

84
28

124
231
324
262
195
172
136
147

60
93

158
142
100

55
51

Population by Age and Sex

Population by Age

47%
48%
44%
54%
50%
46%
54%
45%
41%
47%
45%
43%
43%
45%
47%
49%
56%
56%
62%
52%
52%

Percent
Female

Under 18
65 and older
Median Age

1,143 587 556 49%

37.3 36.7 37.9 N/A
902 396 506 56%

Source: SANDAG, Current Estimates
SANDAG
www.sandag.org

July 23, 2021
Mission Beach
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Population by Race, Ethnicity and Age

Total Population
  Under 5
  5 to 9
  10 to 14
  15 to 17
  18 and 19
  20 to 24
  25 to 29
  30 to 34
  35 to 39
  40 to 44
  45 to 49
  50 to 54
  55 to 59
  60 and 61
  62 to 64
  65 to 69
  70 to 74
  75 to 79
  80 to 84
  85 and older

1,170

83
86

65
45
23
52

111
136

86
67
61
60
57
25
45
49
40
34
22
23

4,191
268
219
149
104

29
160
351
589
409
308
295
214
229

92
123
201
189
119

75
68

71
3
4
5
6
0
4
8
8
4

10
2
4
1
0
2
4
3
1
0
2

20

2

0

1

2

0

1

0

2

2

2

2

2
1
0
0
1
1
0
1
0

Asian &
Pacific Isl.

American
IndianBlackHispanic White All Other

Non-Hispanic

289

10

20

20

7

5
10
23
27
31
23
26
19
18

5
7

18
9
4
4
3

243

12
13

16
3
4
4

23
24
20
24
16
15
20

5
13
10
12

4
3
2

Median Age

Under 18
65 and older

279 740 18 5 57 44
168 652 10 3 38 31

34.4 37.8 33.4 40.0 38.6 40.5

Source: SANDAG, Current Estimates
SANDAG
www.sandag.org

July 23, 2021
Mission Beach
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