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Prepared June 3, 2024 for June 13, 2024 Hearing

To: Coastal Commissioners and Interested Persons
From: Dan Carl, North Central Coast District Director
Subject: North Central Coast District Director’s Report for June 2024

The following coastal development permit (CDP) waivers, immaterial CDP
amendments, immaterial CDP extensions, emergency CDPs (ECDPs), and LCP
certification reviews for the North Central Coast District Office are being reported to the
Commission on June 13, 2024 via public hearing. Pursuant to the Commission’s
procedures, each item has been appropriately noticed as required and each item is also
available for review from the Commission’s North Central Coast District Office in San
Francisco. ECDPs and LCP certification reviews are being reported for informational
purposes and don’t require Commission concurrence, but staff is asking for the
Commission’s concurrence on the other reported items and will report any objections
received and any other relevant information on these items when the Report is
considered on June 13th. The Commission can overturn staff's noticed determinations
for some categories of items subject to certain criteria in each case (see individual items
attached for specific requirements).

Items being reported on June 13, 2024 (see attached)

LCP Certification Reviews
= LCP-2-MAR-24-0002-1, Marin County LCP Amendment, Short Term Rentals

CDP Waivers, Amendments, Extensions
= None

Emergency CDPs
= None



North Central Coast District Deputy Director’'s Report

How to provide testimony at this hearing

This Coastal Commission meeting will occur in person and virtually through video
and teleconference. Please see the Coastal Commission’s Hybrid Hearing
Procedures posted on the Coastal Commission’s webpage at www.coastal.ca.gov for
details on the procedures of this hearing. If you would like to receive a paper copy of
the Coastal Commission’s Hybrid Hearing Procedures, please call 415-904-5202.
The in-person portion of the meeting will be held at Inn at Morro Bay, 60 State Park
Road, Morro Bay, CA, 93442.

How to provide written comments for this hearing

To submit written materials for review by the Commission, either email (via
NorthCentralCoast@coastal.ca.gov) or submit such materials to Commission staff no
later than 5pm on the Friday before the hearing (and staff will then distribute your
materials to the Commission). Note that such materials received after this time will not
be distributed to the Commission. Alternatively, you may also submit such materials
directly to the Commissioners (a current list of Commissioner names and email
addresses is available from Commission staff or from the Commission’s website) as
long as such materials are submitted to all Commissioners, all alternates for
Commissioners, the three non-voting members of the Commission, and Commission
staff. You are requested to summarize the reasons for your position in no more than
two or three pages, if possible.

Questions?

Questions regarding this agenda item and/or this hearing should be directed to the
Commission’s North Central Coast District office at 455 Market Street, Suite 300, San
Francisco, CA 94105, 415-904-5260.
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To: Coastal Commissioners and Interested Persons

Prepared June 3, 2024 (for June 13, 2024 Hearing)

From: Kate Huckelbridge, Executive Director
Stephanie Rexing, North Central Coast District Manager

Subject: Certification Review for Marin County LCP Amendment Number LCP-2-
MAR-24-0002-1 (Short Term Rentals)

On April 11, 2024, the California Coastal Commission considered a proposed Marin
County LCP Amendment Number LCP-2-MAR-24-0002-1 (Short Term Rentals) to
update provisions for short-term rentals (STRs) within residential units in the County
coastal zone. At that time, and after a public hearing, the Commission conditionally
certified the amendment provided it was modified as suggested by the Commission.

The Marin County Board of Supervisors considered the Commission’s conditional
certification on May 7, 2024, and approved a modified version of the LCP amendment
that day in response to the Commission’s conditional certification, including the
suggested modifications (see attachment).

The Executive Director has reviewed the County’s May 7, 2024 action, and has
determined that it is legally adequate to meet all of the Commission’s conditional
certification requirements. The Executive Director will report that determination to the
Coastal Commission at the Commission’s June meeting on June 13, 2024 as part of the
North Central Coast District Director’s Report. The Commission meeting starts at 9 am
on June 13th, and the District Director’'s Report is item number 9 on the agenda for that
day. Interested persons are welcome to submit comments and/or to sign-up to testify to
the Commission regarding this matter under that agenda item (see the Commission’s
website at www.coastal.ca.gov for further information and instructions to participate in
these ways).

Please note that this certification review is not a time to revisit any substantive issues
associated with the approval of the subject LCP amendment, as certification review is
limited to the question of whether the County adopted the suggested modifications to
the LCP amendment approved by the Commission. Please further note that the
Executive Director’s determination is not subject to any required concurrence or
approval by the Commission, but rather is simply being reported to the Commission as
is required by the Commission’s regulations in order to allow for the amended LCP to be
certified in that form (see Title 14, Division 5.5, Sections 13544 and 13544.5). Upon



LCP-2-MAR-24-0002-1 Certification Review

reporting this item to the Commission in the North Central Coast District Director’s
Report, the amended LCP will be certified as of that date and time.

If you have any questions about this LCP amendment certification review
process, including questions about how to submit written comments and/or to
testify to the Commission, please contact the North Central Coast District office
at (415) 904-5260 and/or northcentralcoast@coastal.ca.gov.

Attachment: Marin County Board of Supervisors’ May 7, 2024 Action
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MARIN COUNTY BOARD OF SUPERVISORS

ORDINANCE NO. 3816

AN URGENCY ORDINANCE AMENDING CHAPTER 5.41 OF THE MARIN COUNTY
CODE

hohk ok ok ok ok ok ok ok okkokkokokokokkkkokkkk

The Board of Supervisors ordains as follows:
SECTION I: FINDINGS
The Board of Supervisors makes the following findings in support of this ordinance:

1. On August 7, 2018, the Marin County Board of Supervisors found that the growth
of Short Term Rentals may lead to neighborhood conflicts unless appropriate rules are
established and understood by property owners, community members, and decision
makers and adopted the County’s first short term rental ordinance (Ord. No. 3695) to
remain in effect for 24 months, unless extended by the Marin County Board of Supervisors.

2. On July 28, 2020, before the sunset of Ordinance No. 3695, the Marin County
Board of Supervisors found that Ordinance No. 3695 had successfully met many of its
original objectives, and adopted an ordinance extending its terms, with certain refinements
(Ord. No. 3739). The Board also directed staff to re-evaluate these short term rental
regulations when circumstances regarding the COVID-19 pandemic improved sufficiently
to allow better public outreach.

3. On May 24, 2022, the Marin County Board of Supervisors found that an
affordable housing shortage for middle- and lower-income working families has continued
to worsen in the greater San Francisco Bay Area, impacting the ability of these families to
live in or near the communities where they work. Middle- and lower-income families in the
communities of West Marin are experiencing these housing impacts. Short term rentals
exacerbate these problems, and their impact is particularly magnified in the communities
of West Marin, because of the lack of housing stock. Conversion of housing units to
vacation rentals further reduces housing stock and contributes to increased housing costs
for both renters and buyers. In response, the Board adopted an ordinance establishing a
moratorium on new short-term rental use in the West Marin Transient Occupancy Tax
Area (the “West Marin Area,” as defined in Ordinance No. 3692) through July 8, 2022
(Ord. No. 3768).

4, On June 21, 2022, the Marin County Board of Supervisors adopted an ordinance
extending the moratorium established in Ordinance No. 3768 through May 23, 2024 (Ord.
No. 3769) in conformance with State law, to allow time for the Board and County staff to
study and evaluate policies and contemplated zoning proposals to improve the availability
of middle- and lower-income housing in the West Marin Area, while preserving coastal
access. The Board of Supervisors reaffirms its findings in Ordinance Nos. 3695, 3739,
3768, and 3769 as if fully set forth herein.

5. Since Fall 2022, County staff has worked to draft a new short term rental

ordinance. This work has included robust public outreach and engagement, including

district-wide listening sessions, community meetings, empirical data collection in the form

of a survey, facilitated group discussions with stakeholders, and Marin County Planning
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Commission workshops. Nearly 400 public comments have been shared with County staff
as part of this process.

6. It is in the public interest to minimize the adverse impact of short term rental
activity on the health and safety of residents and visitors, and to ensure such activity is
conducted in a manner that preserves existing housing and communities.

7. On October 23, 2023, the Marin County Planning Commission held a duly
noticed public hearing, heard public testimony, and directed staff to make changes to the
draft short term rental standards, to be included in Marin County Code (MCC) Chapter
5.41.

8. Changes to the regulation of short term rentals in the Coastal Zone requires an
amendment to the County’s Local Coastal Program, which amendment must be certified
by the California Coastal Commission, pursuant to the California Coastal Act (Public
Resources Code § 30000 et seq.). On November 13, 2023, the Marin County Planning
Commission held a duly noticed public hearing to take public testimony and adopted a
resolution to recommend to the Board of Supervisors that it authorize the Community
Development Agency to submit a Local Coastal Program amendment application to the
California Coastal Commission and, upon approval of that application, subsequently
amend MCC Chapter 5.41.

9. The Board of Supervisors held a duly noticed public hearing on January 11, 2024
to consider the Planning Commission’s recommendation and take public comment. At the
conclusion of that hearing, the Board of Supervisors adopted a resolution authorizing
submittal to the Coastal Commission of the draft short term rental regulations, and an
application to amend the Land Use Plan and Implementation Plan of the County’s Local
Coastal Program.

10. Pursuant to Section 13551 of Title 14 of the California Code of Regulations, as
interpreted and applied by the Coastal Commission, the January 11, 2024 County
resolution regarding the application for a Local Coastal Program Amendment specified
that the Local Coastal Program Amendment would not become effective following
certification by the Coastal Commission unless and until the Board of Supervisors takes
further action to place it into effect.

11. On April 11, 2024, the Coastal Commission certified the County’s Local Coastal
Program Amendment, with modifications, as consistent with the Coastal Act.

12. Government Code 25123(d) authorizes the Board to adopt an ordinance as an
urgency measure for the immediate preservation of the public peace, health, or safety,
provided it contains a declaration of the facts constituting the urgency, and is passed by a
four-fifths vote of the board of supervisors.

13. The moratorium on new short-term rental use ends May 23, 2024. Allowing the
moratorium to end without the new regulations set forth in this ordinance in effect would
threaten the public peace, health, and safety of Marin communities, including most
specifically West Marin communities, for several reasons. Unless the new regulations set
forth in this ordinance are effective prior to the expiration of the moratorium, there will be
no limit on the number of short term rental licenses available in West Marin communities
once the moratorium expires. This will likely result in significant, unregulated growth in the
number of new short term rental operations in West Marin, where the adverse impacts of
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