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Prepared September 25, 2026 for October 9, 2026 Hearing

To: Coastal Commissioners and Interested Persons
From: Dan Carl, North Central Coast District Director
Subject: North Central Coast District Director’s Report for October 2026

The California Coastal Commission’s North Central Coast District is reporting the
following coastal development permit (CDP) waivers, immaterial CDP amendments,
immaterial CDP extensions, emergency CDPs (ECDPs), and LCP certification reviews
to the Commission on October 9, 2026, 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 (see location/contact information above). ECDPs and
LCP certification reviews are being reported for informational purposes only 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 October 9. 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 October 9, 2026 (see attached)

LCP Certifications
= | CP-2-PAC-0079-2, Pacifica Short-Term Rentals

Emergency CDPs
= (-2-26-0038, Pacifica Pier Temporary Stabilization and Bathrooms (Pacifica)

CDP Amendments, Extensions, and Waivers
= None



North Central Coast District Deputy Director’s Report

How to provide testimony at this hearing

To provide verbal testimony to the Commission, interested parties must sign up to
speak on this item before the Commission’s Chairperson opens the hearing for it on
October 9", where such parties can sign up to speak either on-line or in-person, and
where such parties can choose to testify either virtually or in-person. More detail on
how to do so can be found in the Coastal Commission’s “Public Participation
Procedures”, where such procedures are available on the Coastal Commission’s
website (www.coastal.ca.gov) under the “Meetings” and “Rules and Procedures”

tab, from Commission staff at any Commission office, or at the meeting itself. In any
case, the hearing will physically take place at City of Oceanside Civic Center, 300 N
Coast Hwy, Oceanside, CA, 92054.

How to provide written comments for this hearing

To submit written materials for Commission review, interested parties may email (to
NorthCentralCoast@coastal.ca.gov), mail (to 455 Market Street, Suite 228, San
Francisco, CA 94105), or directly submit such materials to Commission staff. If such
materials are received by Commission staff by 5pm on the Friday before the
hearing, staff will distribute your materials to the Commission. However,
materials received after this time will not be distributed to the Commission.
Alternatively, including where the above deadline is missed, interested parties 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) if such materials are submitted to all Commissioners and
their alternates, and to Commission staff. Please succinctly summarize the reasons for
your position — and avoid lengthy submittals — as much as 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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Prepared September 25, 2026 (for October 9, 2026 Hearing)
To: Commissioners and Interested Persons

From: Kate Huckelbridge, Executive Director
Stephanie Rexing, North Central Coast District Manager
Mandy Watson, North Central Coast Coastal Planner

Subject: Certification Review for City of Pacifica LCP Amendment Number LCP-
2-PAC-25-0079-2 (Short-Term Rentals)

On August 12, 2026, the California Coastal Commission considered a proposed City of
Pacifica LCP Amendment Number LCP-2-PAC-0079-2 (Short-Term Rentals) designed
to update the Short-Term Rental provisions of the City of Pacifica’s Implementation
Plan. At that time, and after a public hearing, the Commission conditionally certified the
amendment provided it was modified as suggested by the Commission.

The City of Pacifica’s City Council considered the Commission’s conditional certification
on September 14, 2026, and approved a modified version of the LCP amendment that
day in response to the Commission’s conditional certification, including the suggested
modifications (see Exhibits 1, available online).

The Executive Director has reviewed the City’s September 14, 2026 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 October meeting on October 9, 2026 as part
of the North Central Coast District Director's Report. The Commission meeting starts at
9 am on October 9, and the District Director’'s Report is item number 7 on the agenda
for that day. Interested persons are welcome to submit comments and/or sign-up to
testify 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 City 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 reporting this
item to the Commission in the North Central Coast District Director’s Report, the



LCP-2-PAC-25-0079-2 (Short-Term Rentals)

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.

Exhibits:

Exhibit 1 — City of Pacifica’s City Council September 14, 2026 Action: City Council
Resolution No. 907-C.S. and Short-Term Rental IP Update (available online)
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ORDINANCE NO. 907-C.S.

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF PACIFICA
TO AMEND VARIOUS PROVISIONS OF ARTICLE 49 “SHORT-TERM RENTALS” OF
CHAPTER 4 OF TITLE 9 OF THE CITY OF PACIFICA MUNICIPAL CODE (PMC)

INCLUDING TO SECTIONS, 9-4.4901(m), 9-4.4903(c), 9-4.4904(a), 9-4.4905(t), AND 9-

4.4905(v), AS NECESSARY TO IMPLEMENT CERTAIN PROVISIONS OF ITS LOCAL
COASTAL PROGRAM AS CERTIFIED, WITH SUGGESTED MODIFICATIONS, BY THE
CALIFORNIA COASTAL COMMISSION AT THE COASTAL COMMISSION HEARING ON
AUGUST 12TH, 2026; AND FINDING ADOPTION OF THE ORDINANCE EXEMPT FROM

THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

WHEREAS, on June 11, 2018, the City Council of the City of Pacifica adopted
Ordinance 835-C.S. adding Article 49 "Short-Term Rentals" ("STRs") to Chapter 4 of Title 9
of the Pacifica Municipal Code to establish regulations governing the short-term rental of
residential property within the City of Pacifica; and

WHEREAS, on February 27, 2023, the City Council adopted Ordinance 888-C.S.
repealing and replacing Article 49 "Short-term Rentals" of Chapter 4 of Title 9 of the Pacifica
Municipal Code relating to the regulation and permitting of short- term rentals; and

WHEREAS, during 2024, the City Council advanced Goal 3: prioritize protection and
development of affordable housing, Strategy 3.2: Update the Short-Term Rental Ordinance
of the City’s Strategic Plan 2023 to 2030; and

WHEREAS, advancement of Goal 3, Strategy 3.2 of the City’s Strategic Plan included
a comprehensive evaluation of the program’s status and enforcement activity; and

WHEREAS, the California State Legislature has declared that housing is statewide
concern; and

WHEREAS, preservation of existing housing is an integral component of the City of
Pacifica Housing Element; and

WHEREAS, the stock of naturally affordable housing that comes from multi-family
complexes is being impacted by short-term rentals, reducing affordable housing; and

WHEREAS, the City Council held a Study Session on June 24, 2024, to receive
information on the Short-Term Rental Program and provide direction on potential ordinance
provisions for City staff to research and analyze and bring back to Council; and

WHEREAS, the City Council held a Study Session on August 26, 2024, with continued
deliberations occurring on September 8, 2024, to consider implementation impacts for each
of the policy and regulatory compliance topics discussed at the June Study Session, and to
provide direction on provisions for the updated Short-Term Rental Ordinance; and
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WHEREAS, on November 5, 2024, city staff consulted with California Coastal
Commission staff to discuss feasibility of the proposed text amendments; and

WHEREAS, during the November 5, 2024, consultation between City staff and CCC
staff, four areas of potential concern were identified and feedback was provided, including
parking requirements, short-term rental density limitations, use of multi-family dwellings as
short-term rentals, and minimum rental duration requirements; and

WHEREAS, on December 4, 2024, the City Council held a Special Council Meeting
to receive updates regarding the November 5, 2024, consultation meeting between City staff
and California Coastal Commission discuss the four topics of concern and provide feedback
and direction to staff on ordinance provisions and amendments; and

WHEREAS, the Planning Commission held a duly noticed public hearing on the
proposed amendments contained in Text Amendment TA-127-25 (File No. 2025-001) (“Draft
Ordinance”) on January 21, 2025, and adopted Resolution No. 2025-001 by a vote of 6 to 0
with 0 of absences, initiating and recommending City Council approval of Text Amendment
TA127-25; and

WHEREAS, the City Council held a duly noticed public hearing on the proposed
ordinance on February 24, 2025, provided additional direction to the City Manager on
revisions to the draft Ordinance, and adjourned the meeting to a future date to continue
deliberations; and

WHEREAS, the City Council continued deliberations on April 14, 2025, at a duly
noticed public hearing, provided final direction to the City Manager for revisions to the draft
Ordinance, and directed the City Manager to refer the revisions back to the Planning
Commission for review and recommendation; and

WHEREAS, on June 16, 2025, the Planning Commission held a duly noticed public
hearing on the proposed amendments contained in Text Amendment TA-157-25 (File No.
2025-001) and adopted Resolution No. 2025-006 by a vote of 6-0 initiating and
recommending to the City Council adoption of Text Amendment TA-157-25 (File No. 2025-
001); and

WHEREAS, the City Council held a duly noticed public hearing on the proposed
ordinance on July 14, 2025, and introduced Ordinance No. 901-C.S. on the same day; and

WHEREAS, the City Council held a duly noticed public hearing on the proposed
ordinance on August 11, 2025, and adopted Ordinance No. 901-C.S. on the same day; and

WHEREAS, Public Resources Code Section 30514 provides that any ordinance
enacted by the City Council which amends the City's zoning standards or zoning map shall
not take effect within the Coastal Zone until the California Coastal Commission certifies an
amendment to the City's Local Coastal Program; and

WHEREAS, the City of Pacifica submitted an application for a Local Coastal Program
Amendments which included the STR zoning text amendments of Ordinance No. 901-C.S.,
to the California Coastal Commission on December29, 2025 (LCP-2-PAC-25-0079-2); and
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WHEREAS, LCP-2-PAC-25-0079-2 was agendized for a duly noticed California
Coastal Commission public hearing on February 4, 2026 with a staff recommenation to
approve the LCP Amendment “as submitted” but was continued to a date uncertain at the
request of Coastal Commission staff; and

WHEREAS, LCP-2-PAC-25-0079-2 was again agendized for a duly noticed California
Coastal Commission public hearing on August 12, 2026, but the Coastal Commission staff
recommendation had changed to include approval with modifications; and

WHEREAS, on that same date, the California Coastal Commission certified the
proposed amendments to the Local Coastal Program Amendment, with modifications
suggested by the Coastal Commission that would eliminatethe primary
residency requirement for STRs in areas within the Coastal Zone and increase the maximum
number of nights an unhosted STR in areas within the Coastal Zone can be rented from 60
to 120 nights; and

WHEREAS, pursuant to California Public Resources Code section 30513(c), the City
of Pacifica may accept, agree, and adopt the modifications to the zoning text certified by the
California Coastal Commission and as reflected in Text Amendment TA-131-26 in order to
effectuate the STR zoning text amendments in the Coastal Zone; and

WHEREAS, on August 25, 2026, the City Council and Planning Commission held a
joint meeting to receive public input and discuss Coastal Commission Modifications to City of
Pacifica LCP Amendment Number 2-PAC-25-0079-2; and

WHEREAS, following the special joint meeting, the Planning Commission held a duly
noticed public hearing at a special meeting on August 25, 2026, on the proposed
amendments contained in Text Amendment TA-131-26, and adopted Resolution No. 2026-
008 by a vote of 6-0 with 1 absence initiating and recommending City Council approval of
Text Amendment TA-131-26; and

WHEREAS, the City Council held a duly noticed public hearing on the proposed
ordinance on September 8, 2026, and introduced Ordinance No. 907-C.S. on the same day;

NOW, THEREFORE, the City Council of the City of Pacifica does ordain as follows:

Section 1. Recitals. The City Council of the City of Pacifica does hereby find that the above
referenced recitals are true and correct and material to the adoption of this Ordinance.

Section 2. Amendment. Section 9-4.4901, Article 49, “Short-Term Rentals” of Chapter 4,
“Zoning” within Title 9, “Planning and Zoning” is amended as follows, with additions identified
in underline and deletions identified in strikethrough:

“Sec. 9-4.4901. Definitions.

(m)  “Primary residence” means a residence where a Person resides, full-time, for
more than six months out of the year. Primary residence shall not include an
accessory dwelling unit or a Junior accessory dwelling unit. Primary Residence
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requirements shall apply outside of the Coastal Zone pursuant to section 9-

4.4903(c).”

Section 3. Amendment. Section 9-4.4903, Article 49, “Short-Term Rentals” of Chapter 4,

“Zoning” within Title 9, “Planning and Zoning” is amended as follows, with additions identified
in underline and deletions identified in strikethrough:

“Sec. 9-4.4903. Standards applicable to Short-term Rental Sites.
The following standards shall apply to any Site offered as a Short-term Rental. No
Short-term Rental Permit shall be issued if the Site is not compliant with the following:

(@)

In accordance with Section 9-4.453(a)(6) and 9-4.454(a)(6), no Person may
Operate a Short-term Rental in any accessory dwelling unit or junior accessory
dwelling unit.

No Person shall Operate or allow a Short-term Rental in any location not
approved for use as a permanent dwelling unit (received Certificate of
Occupancy or equivalent final inspection), including, but not limited to, any
vehicle, trailer, tent, storage shed or garage;

In areas outside of the Coastal Zone, each Eaeh-Operator Operating a Short-
term Rental shall have their Primary Residence at the Site of the Short-term
Rental. To prove Primary Residency, the Operator Person must provide at least
three forms of documentation to the Administrator evidencing that the Site of
the Short-term Rental is their Primary Residence for more than six months of
the year. A State or Federally issued identification card must be one of the
documents provided, and others may include, but are not limited to, proof of
homeowner's tax exemption, voter registration card or certificate, or proof of
vehicle registration.

An Operator shall Operate only one Short-term Rental at any given time;

For a single-family residential unit or a residential condominium dwelling unit,
one Short-term Rental may Operate as an accessory use on the Site; and

For a Multi-family development, only Hosted Short-term Rentals may be
Operated as an accessory use to an individual unit within the Multi-family
development.”

Section 4. Amendment. Section 9-4.4904, Article 49, “Short-Term Rentals” of Chapter 4,

“Zoning” within Title 9, “Planning and Zoning” is amended as follows, with additions identified
in underline and deletions identified in strikethrough:

“Sec. 9-4.4904. - Short-term Rental Permit required.
Subject to those requirements in Section 9-4.4903 and subject to the Short-term

Rental Permit cap specified in Section 9-4.4902, a Short-term Rental Permit along
with a Short-Term Rental Permit number may be approved and issued by the
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Administrator, provided that the Administrator determines the applicant has met the
following requirements:

(@)

Application. Any Person seeking to Operate a Short-term Rental must complete
an application on a form provided by the City, accompanied with the fees
established by resolution of the City Council. The application form will include,
at a minimum, the following information:

Vi.

Vii.

viii.

Xi.

Xii.

Name and contact information of the Operator;

All adults for whom the property is a permanent residence shall be
listed;

The name and contact information of the authorized Responsible Party.
Any change in the Responsible Party’s address or telephone number
shall be promptly furnished to the City within 48 hours of such change;

Site plan showing location, dimensions, and use of all existing buildings
on the Site, and on-Site parking;

Floor plan showing the use of all rooms per the California Building Code,
and identifying Legally Permitted Bedrooms Rooms, rooms and doors
to be used for the Short-term Rental;

If the Operator is not the property owner, the property owner’s written
consent to the Short-term Rental use;

In_areas outside of the Coastal Zone, the The-Operator shall provide
documentation required by section 9-4.4903(c) that the Site is the
Operator’s Primary Residence;

Identification of whether the Short-term Rental shall be a Hosted or
Unhosted Short-term Rental or combination of both, and the estimated
number of nights per year the Short-term Rental will be rented;

Advertising platform(s) used by the Operator to advertise the Short-term
Rental;

Proof that the Operator has installed a Noise Monitor on the exterior of
the Short-term Rental in a location to ensure that accurate noise levels
can be taken by the Noise Monitor;

Proof of insurance or insurance certificate for the Site.-

The permit application and any associated business licenses shall
include an affidavit signed by the owner under penalty of perjury stating
that all the information in the application is correct and that the owner
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maintains full responsibility that the Short-term Rental shall be
advertised, rented, operated, and maintained in compliance with this
article and all other relevant municipal codes. Failure to sign the affidavit
shall be grounds for denial of a Short-term Rental Permit.

The permit application shall be accompanied by an application fee in an
amount established by City Council resolution. Applications for a Short-term
Rental Permit shall not be deemed complete until all information required by
this article is provided and the Short-term Rental application fee, as set by City
Council resolution, is paid to the City.

The permit application shall be accompanied by a signed safety declaration,
under penalty of perjury, in a form prepared by the Administrator, to be kept in
the property file at the City, self-certifying that the Short -term Rental is in a
safe and habitable condition and contains working smoke detector(s), carbon
monoxide detector(s), and fire extinguishers have been installed and
maintained consistent with the requirements of and in compliance with the
California Fire Code, as adopted by the City in Title 4, Chapter 3, Article 1 of
this Code and the California Building Code, International Property Maintenance
Code and Residential Code, as adopted by the City in Title 8 of this Code.

Inspection of Short-term Rentals. For Short-term Rentals, the City shall conduct
a life, safety and health inspection of the proposed Short-term Rental unit, prior
to issuing a Short-term Rental Permit.

(i) A life, safety, and health and safety inspection shall include
verification of the number of Legally Permitted Bedrooms, the presence and
operation of working smoke detector(s), carbon monoxide detector(s), fire
extinguishers, pools/spas, and lighted ingress/egress. The City shall also verify
that no space has been converted into a bedroom or living space without
permits required by the California Building Code, International Property
Maintenance Code and Residential Code, as adopted by the City in Title 8, or
any other provision of this Code.

(i) The permit application shall be accompanied by a separate STR
inspection fee in an amount established by City Council resolution.

Consent to Inspection and Production of Records. For all Short-term Rentals,
the permit application shall be accompanied by a consent to inspection in a
form prepared by the Administrator, which shall be signed by the Operator and
if the Operator is not the owner of the Site, the owner of the Site consenting to
(i) physical inspection(s) by city staff, contractors, or representatives for the
purpose of verifying compliance with this article during regular business hours
(7:30 a.m. to 5:30 p.m.) upon forty-eight (48) hours’ notice and (ii) that if said
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inspection is deemed necessary by the Administrator because of complaints
received by the City of non-compliance, the Operator will produce records
demonstrating compliance with all provisions of this article within seven (7)
calendar days of the request.

Compliance with the Municipal Code. No Short-term Rental Permit shall be
issued if there are any unresolved or outstanding building, electrical, plumbing,
fire, health, housing, police, or planning violations or enforcement actions
issued by the City or other enforcement agency, including but not limited to,
any administrative citations, notices of violation, notices to cure, orders of
abatement, cease and desist orders, or correction notices related to the Site.

Compliance with Operation Requirements. No Short-term Rental Permit shall
be issued if the Site has had two or more violations of this article within twelve
months prior to application submittal. No Short-term Rental Permit shall be
issued if the Operator has had a Short-term Rental Permit revoked within
twelve months of the application date by the City of Pacifica.

Waitlist. The Administrator will maintain a waiting list when the number of Short-
term Rental applicants exceeds the Short-term Rental Permit cap identified in
Section 9-4.4902. The Administrator will continually maintain the Short-term
Rental Permit cap inventory as Permits are not renewed or revoked. Persons
wishing to be placed on the waitlist shall submit a waitlist application on a form
provided by the City accompanied by the completed Short-term Rental Permit
application required by Section 9-4.4904(a). A nonrefundable waitlist
application fee in an amount established by resolution of the City Council shall
be remitted with the application. Short-term Rental applications for qualifying
properties on the waitlist will be processed bi-annually between October 31 and
November 30 of each year and between April 30 and May 31 of each year
based on the date of receipt of the application, starting with the oldest date.
The Administrator, in their discretion, may require an Applicant placed on the
waitlist to provide updated information at the time a Short-Term Rental Permit
becomes available, in accordance with requirements in place at the time the
application is being considered.

Appeals of Determination of Administrator. Any decision of an Administrator
relating to an application or the waitlist may be appealed within ten (10) days
of the decision of the Administrator to an administrative hearing officer,
pursuant to the process specified in section 9-4.4908(d).

All Operators and their respective Sites, authorized by the City for the
Operation of a Short-term Rental pursuant to this article, shall be listed on a
registry created by the City and updated periodically by the City. The City shall
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publish the registry on the City’s website, and a copy shall be sent electronically
to any Person or Hosting Platform upon request.”

Section 5. Amendment. Section 9-4.4905, Article 49, “Short-Term Rentals” of Chapter 4,

“Zoning” within Title 9, “Planning and Zoning” is amended as follows, with additions identified
in underline and deletions identified in strikethrough:

“Sec. 9-4.4905. Operation Requirements.
A Short-term Rental must comply with the following operation requirements at all times
that the Short-term Rental Permit is issued:

(@)

(b)

Permit required. The Short-term Rental must be operated under a valid Short-
term Rental Permit issued by the City in accordance with Section 9-4.4904;

The Operator shall, during the term of the Short-term Rental Permit, promptly
inform the Administrator regarding any changes to the information provided in
the application, including contact information and Advertising platform(s) used
by the Operator to advertise the Short-term Rental;

The Operator shall, at all times while the Site is being used as a Short-term
Rental, maintain a Responsible Party that can be reached via telephone
twenty-four (24) hours a day, seven (7) days a week, to respond to complaints
regarding the use of the Short-term Rental. The Operator can be identified as
the Responsible Party. The Responsible Party shall be a local contact person
who shall meet all of the following requirements: 1) be available 24 hours per
day and seven days a week when the Short-term Rental is in Operation and 2)
be accessible and able to respond in person at the Short-term Rental within a
reasonable time of 30 minutes to any complaint regarding condition, operation,
or conduct of occupants of the dwelling and 3) be responsive to take remedial
action necessary to resolve any violation of the requirements of this article;

The Operator must provide the following materials electronically to any Short-
term Renters before arrival and make available printed materials at the Site for
the guest with the following information:

i. A diagram of exits, fire extinguisher locations, and fire and police
contact numbers;

ii. The Short-term Rental Operator’s contact information;

iii The Responsible Party’s contact information;

iv. Information on the maximum allowed number of occupants, parking
capacity and location of parking spaces, noise regulations, disclosure
that the property is equipped with a noise monitoring device, quiet
hours, and trash, composting, and recycling disposal requirements
including collection time and date and instructions on collection and use
of the collection containers;

V. The City's noise regulations (Chapter 10 of Title 5 of this Code); and

Vi. The City's Social Host Liability Ordinance (Chapter 28 of Title 5 of this
Code);
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The Operator shall include the City-issued Short-term Rental Permit number in
any Advertising platform or any other advertisement appearing in any
newspaper, magazine, brochure, television trade paper, internet website, etc.,
that promotes the availability or existence of a Short-term Rental on the Site.
The Short-term Rental Permit number must also be prominently and legibly
included in the first line of the property description text in any advertisement in
the following format: “City of Pacifica Short-term Rental Permit No. ####;”

Each Short-term Rental Site shall be identified with a single, weatherproof
exterior sign, not more than two (2) square feet in total area, posted either at
the front of the Site and visible from the right-of-way for single family dwellings,
or on the door if it is a hosted Multi-family dwelling unit or condominium,
indicating the Site is being utilized as a Short-term Rental. The sign shall
include the Short-term Rental Permit number and a Quick Response (QR) code
that is a minimum of 3-by-3 inches with the Operator's name and contact
information and the Responsible Party’s name and contact information, if
different, and a link to the City’s code enforcement website. The sign shall be
in a form approved by the Administrator. At a minimum, the sign shall be posted
while the Site is being utilized as a Short-term Rental;

A Short-term Rental shall not create pedestrian, automobile, or truck traffic
detrimental to property in the vicinity or neighborhood parking impacts. The
property address shall be clearly marked;

A Short-term Rental shall comply with all provisions of the Pacifica Municipal
Code, including, but not limited to the City’s noise regulations (Chapter 10 of
Title 5 of this Code) and the Loud and Unruly Gatherings and Social Host
Liability Ordinance (Chapter 28 of Title 5 of this Code), Garbage, Collection
and Recycling (Chapter 5 of Title 6 of this Code), and the Building Regulations
(Chapters 1-17 of Title 8 of this Code);

A Short-term Rental shall comply with all applicable state and local laws and
orders, including any public health order;

Each Person Operating a Short-term Rental shall comply with the transient
occupancy tax requirements set forth in Chapter 7 of Title 3 (Transient
Occupancy Tax) of this Code, and shall obtain a Transient Occupancy
Registration Certificate pursuant to Section 3.7-06 for the entire period of time
the Site is used as a Short-term Rental,

Each Person Operating a Short-term Rental shall obtain a business license
and pay the business license tax required pursuant to Chapter 1 of Title 3
(Business Licenses) of this Code for the entire period of time the Site is used
as a Short-term Rental;

The Operator of a Hosted Short-term Rental must be on-Site between the
hours of 11:00 p.m. and 6:00 a.m. when the Site is being utilized as a Short-
term Rental;



ORDINANCE NO. 907-C.S.

Maximum overnight occupancy for all Short-term Rentals shall not exceed two
(2) Short-term Renters per Legally Permitted Bedroom. Children under the age
of six (6) shall not count towards these occupancy limits;

In addition to the maximum number of Short-term Renters allowed, the number
of Visitors allowed at any time in a Short-term Rental shall not exceed one half
of the maximum Short-term Renters allowed, and visitor hours are limited to
8:00 a.m. — 10:00 p.m,;

Short-term Renters shall not make any excessive or loud noise during Quiet
Hours from 10:00 p.m. to 7:00 a.m. daily;

Use of all outdoor pools, spas and hot tubs shall be prohibited between the
hours of 10:00 p.m. and 7:00 a.m.;

In addition to the noise standards identified in Chapter 10 of Title 5 and Chapter
28 of Title 5 of this Code, no radio receiver, musical instrument, phonograph,
compact disk player, loudspeaker, karaoke machine, sound amplifier, or any
machine, device or equipment that produces or reproduces any sound shall be
used outside or be audible from the outside of any Short-term Rental. Any
machine, device or equipment that amplifies music inside any Short-term
Rental shall not be heard beyond the property line of the Short-term Rental at
all times;

Each Operator shall install and maintain in continuous operation a Noise
Monitor on the exterior of the Short-term Rental to ensure compliance with the
City’s noise regulations (Chapter 10 of Title 5 of this Code). The Operator shall
retain a record of the Noise Monitor readings for a period of thirty (30) days
after each Rental of the Short-term Rental;

The Short-term Rental must provide at least one off-street parking space per
Legally Permitted Bedroom that is being utilized as a Short-term Rental, which
shall be dedicated and available to Short-term Renters during the period of the
Rental,

Short-term Rentals shall not be concurrently used for any commercial Event
(such as a corporate retreat or conference), and shall not be used for any non-
commercial Event that is likely to result in a violation of traffic, parking, noise,
or other standards regulating the residential use and character of the
neighborhood. Home occupations conducted by the operator primaryresident
compliant with the City’s home occupation ordinance are allowed; provided that
parking and all other requirements for both the Short-term Rental and the home
occupation are met;

Short-term Rental use shall comply with trash and recycling requirements and
scheduled solid waste pick-up days at least once per week. Trash and recycling
containers shall be located to be readily accessible for servicing, but shall not
be placed within the limits of any street, road, avenue, way, alley, public place,
or any other places as to constitute a nuisance; and
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(v) Unhosted Short-Term Rentals. The following additional operation requirements
shall apply only to Unhosted Short-term Rentals:

i In areas outside of the Coastal Zone, an-Anr-Unhosted Short-term Rental
shall be Operated no more than 60 nights per year, commencing on
October 315t of each year and ending October 30t of each year.

ii. In areas within the Coastal Zone, unhosted short-term rental shall be
operated no more than 120 nights per year, commencing on October 31
of each year and ending October 30 of each year.

ii#. Minimum Stay. Unhosted Short-term Rentals shall have a minimum two
consecutive night stay for Short-term Renters.

ivi.  Unhosted Short-term Rentals are prohibited in Multi-family development
units.”

Except as specifically modified herein, all other provisions of Article 49 shall remain
unchanged.

Section 6. Compliance with CEQA. The City Council hereby finds that the action to adopt
this Ordinance is exempt from the provisions of the California Environmental Quality Act
(CEQA), pursuant to the CEQA Guidelines (14 Cal. Code Regs. 15000 et seq.), including
without limitation under Section 15061(b)(3) of the CEQA Guidelines because it can be seen
with certainty that there is no possibility the adoption of this Ordinance may have a significant
effect on the environment. The revised ordinance will continue to allow a maximum of 150
Short-term rentals in the City, the same number as the existing ordinance and will primarily
establish operational requirements for existing short-term rentals that are designed to
address community concerns and ensure responsible Short-term rental operations. The
revisions to the ordinance also do not involve any physical changes to the environment or the
construction of new facilities or infrastructure.

Additionally, the Ordinance is exempt from CEQA pursuant to CEQA Guidelines section
15301(Class 1-Existing Facilities) as the Ordinance makes amendments to the City’s current
short-term rental permitting program for existing residential dwelling units. The Ordinance
involves negligible or no expansion of existing or former use. The text amendment would
make amendments to the existing Short-term Rental STR Ordinance to, among other things,
revise provisions related to Short-term rental operation and enforcement actions for non-
compliance. The exceptions to the exception in CEQA Guidelines section 15300.2(a)-(f) do
not apply to the draft Ordinance. The City Clerk shall file a Notice of Exemption with the San
Mateo County Clerk.

Section 7. Severability. If any section, subsection, sentence, clause, or phase of this
Ordinance is for any reason held to be invalid, such decision shall not affect the validity of the
remaining portions of this Ordinance. The City Council hereby declares that it should have
adopted the Ordinance and each section, subsection, sentence, clause or phrase thereof,
irrespective of the fact that any one or more sections, subsections, sentence, clauses or
phrases be declared unconstitutional.
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Section 8. Publication. The City Clerk is hereby ordered and directed to certify to the passage
of this Ordinance by the City Council of the City of Pacifica, California, and cause the same
to be published in accordance with State law.

Section 9. Effective Date. This Ordinance shall be in full force and effective thirty (30) days
after its adoption and shall be published and posted as required by law. For areas within the
Coastal Zone, this Ordinance shall not become effective until the California Coastal
Commission certifies an amendment to the City’s local coastal program.

PASSED AND ADOPTED at a regular meeting of the City Council of the City of Pacifica,
California, held on the 14" day of September, 2026, by the following vote:

AYES, Councilmembers: Qgcﬁcmdacf/ ’B.Z(‘, GoleS ) fS‘QI‘;)O.Yq ) m‘_fj‘j‘:{_r
NOES, Councilmembers: ()/(ﬂ\

ABSENT, Councilmembers: 1 (o

ABSTAIN, Councilmembers: 1 (G

Christine Boles Mayor

ATTEST P)PP OVE@%FQ}
/{/dq ( L/'/g't—/ T N e

Sarah Coffey, City C{érk Mfch‘élle Kenyon,-Cily Attorney




STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

455 MARKET STREET, SUITE 300
SAN FRANCISCO, CA 94105

PHONE: (415) 904-5200
FAX: (415) 904-5400
WEB: WWW.COASTAL.CA.GOV

EMERGENCY COASTAL DEVELOPMENT PERMIT
Emergency CDP G-2-26-0038

(Pacifica Pier Temporary Stabilization and Bathrooms)
Issue Date: September 8, 2026

Permittee: City of Pacifica
Emergency Location: Pacifica Municipal Pier, in Pacifica in San Mateo County

Emergency Description: Observed, unexpected structural concerns at the pier and
pier abutment, including significant cracking, as well as slumping of the pier abutment,
led to the determination by City’s Public Works department that both the pier and pier
abutment are unsafe for the public, leading to closure of the pier and demolition of Chit
Chat Cafe, as authorized by Emergency Coastal Development G-2-26-0020.

Emergency Development: Relocation of approximately 300 rocks (each about 5x5
feet) or approximately 1,500 tons of existing riprap from the southern adjacent project
vicinity and placement of the relocated riprap at the base of the pier abutment to provide
temporary stabilization against further cracking and slumping; installation of a temporary
porta potty bathroom to serve the area while the pier remains closed; and
implementation of temporary safety measures, such as signage and fencing, as
necessary.

Executive Director’s Determination

The Executive Director of the California Coastal Commission hereby finds that: (a) a
sudden unexpected occurrence demanding immediate action to prevent or mitigate loss
or damage to life, health, property or essential public services exists (i.e., an
“‘emergency” (see Title 14 California Code of Regulations Section 13009 and California
Coastal Act (Public Resources Code) Section 30624); (b) the emergency requires
action more quickly than allowed by the procedures for regular CDPs; (c) the
emergency development can and will be completed within 30 days unless otherwise
specified by the terms of this ECDP; (d) the emergency development carried out under
this ECDP is considered temporary work done in an emergency situation to abate an
emergency and is undertaken at Permittee risk; (e) a regular CDP must be obtained for
the emergency development to become more than temporary emergency abatement
and/or if the Permittee wishes to expand the scope of work beyond that authorized by
this ECDP; (f) absent obtaining a regular CDP, the emergency development shall be
removed and the affected area restored; and (g) Commission staff will review public
comment on the proposed emergency development as time allows.



Emergency CDP G-2-26-0038 (Pacifica Pier Temporary Stabilization and
Bathrooms)
Issue Date: September 8, 2026

The emergency development is hereby approved, subject to the conditions listed below.

DocuSigned by:

6{6\7\1\“\,&. t L‘(i;\o

nnnnnnnnnnnnnnn

Stephanie ReXihg, North Central Coast District Manager, for Kate Hucklebridge, Executive Director

09/08/2026

Conditions of Approval

1. The enclosed ECDP acceptance form must be signed by the Permittee and returned
to the California Coastal Commission’s North Central Coast District Office within 15
days of the date of this ECDP (i.e., by September 23, 2026). This ECDP is not valid
unless and until the acceptance form has been received in the North Central Coast
District Office.

2. All emergency development shall be limited in scale and scope to that specifically
identified in the Emergency Permit Application Form dated received in the
Commission’s North Central Coast District Office on August 26, 2026. Only that
emergency development specifically described in this ECDP and for the specific
location listed above is authorized. Any other development requires separate
authorization from the Executive Director or the Commission, as applicable.

3. The emergency development authorized on a temporary basis by this ECDP must
be completed within 30 days of ECDP issuance (i.e., by Thursday, October 8, 2026).

4. This ECDP does not obviate the need to obtain necessary authorizations and/or
permits from other agencies (e.g., California State Lands Commission, California
Department of Fish and Wildlife, U.S. Fish and Wildlife Service, U.S. Army Corps of
Engineers, etc.). The Permittee shall submit to the Executive Director copies of all
such authorizations and/or permits upon their issuance.

5. By exercising this ECDP, Permittee acknowledges and agrees that: (a) the
emergency development is temporary, is designed to temporarily abate the
emergency, and shall be removed unless and until a regular CDP authorizing the
work is approved, and provided the Permittee adheres to such regular CDP’s terms
and conditions; and (b) a regular CDP is subject to all of the provisions of the
California Coastal Act (as codified in Sections 30000 to 30900 of the Public
Resources Code) and any applicable Local Coastal Program (LCP) policies and may
be conditioned accordingly to avoid and/or to offset coastal resource impacts
consistent with the Coastal Act (and LCP as applicable) (including but not limited to
requirements for public access provisions (such as offers to dedicate, easements, in-
lieu fees, etc.), assumption/disclosure of risks (including deed restrictions), triggers
for relocation/removal, offsetting mitigations, etc.). The Permittee acknowledges that
review of the CDP application to determine consistency with the Coastal Act (and
LCP as applicable) will be based on the conditions the property was legally in prior
to initiation of the temporary emergency development that is the subject of this
ECDP.
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. By exercising this ECDP, the Permittee acknowledges and agrees in relation to this
ECDP and the emergency development that it authorizes: (a) to assume all risks
(including all coastal hazard risks, that include but are not limited to episodic and
long-term shoreline retreat and coastal erosion, high seas, ocean waves, tidal scour,
storms, tsunami, coastal flooding, landslide, earth movement, and the interaction of
all of these, many of which will worsen with future sea level rise); (b) to
unconditionally waive any claim of damage and/or liability against the Commission
and/or its officers, employees, agents, successors and/or assigns; (c) to indemnify
and hold harmless the Commission and its officers, employees, agents, successors
and/or assigns against any and all liability, claims, demands, damages, costs
(including costs and fees incurred in defense of such claims), expenses, and
amounts paid in settlement, including as it relates to any damages to public and/or
private properties and/or personal injury; (d) that any adverse effects to property or
people caused by the emergency development shall be fully the responsibility of the
Permittee.

. The Permittee shall reimburse the Commission in full for all Commission costs and

attorneys’ fees (including but not limited to such costs/fees that are: (a) charged by
the Office of the Attorney General; and/or (b) required by a court that the
Commission incurs in connection with the defense of any action brought by a party
other than the Permittee against the Commission, its officers, employees, agents,
successors and/or assigns challenging the approval or issuance of this ECDP, the
interpretation and/or enforcement of ECDP terms and conditions, or any other matter
related to this ECDP. The Permittee shall reimburse the Commission within 60 days
of being informed by the Executive Director of the amount of such costs/fees. The
Commission retains complete authority to conduct and direct the defense of any
such action against the Coastal Commission, its officers, employees, agents,
successors and/or assigns.

. Within 90 days of ECDP issuance (i.e., by December 7, 2026), the Permittee shall
either: (a) remove all of the materials placed or installed in connection with the
emergency development, and restore all affected areas to their prior condition or
better, all subject to Executive Director review and approval (and, in some cases, if
directed by the Executive Director, subject to a regular CDP); or (b) submit a
complete application (i.e., satisfying the requirements of Title 14 California Code of
Regulations Section 13056) for a regular CDP to authorize the emergency
development (or for a different project designed to address the emergency
development), including submitting all information and materials requested, and as
directed, by the Executive Director if/when the Executive Director determines that
such application is incomplete. If such regular follow-up CDP application is
withdrawn by the Permittee, or is denied by the Commission, or if it remains
incomplete for a period of 120 days after the Executive Director informs the
Permittee that the application is incomplete, then all of the materials placed and/or
installed in connection with the emergency development shall be removed, and all
affected areas shall be restored to their prior condition or better, all subject to
Executive Director review and approval (and, in some cases, if directed by the
Executive Director, subject to a regular CDP).
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9. Failure to meet any of the applicable requirements of Condition 8 above shall
constitute a knowing and intentional violation of the Coastal Act and may result in
formal enforcement action by the Executive Director and/or the Commission. Such
formal action may include: recordation of a Notice of Violation on the Permittee’s
property; the issuance of a Cease and Desist Order and/or a Restoration Order;
imposition of administrative penalties of up to $11,250 per day per violation; a civil
lawsuit (that may result in the imposition of monetary penalties, including daily
penalties of up to $15,000 per violation per day); and/or other applicable penalties
and relief pursuant to Coastal Act Chapter 9. In addition, failure to follow and meet
all terms and conditions of this ECDP shall also constitute a knowing and intentional
Coastal Act violation to which the same actions above may be applied.

10. All emergency development shall be limited to the least amount necessary to
temporarily abate the emergency, and shall be undertaken in a time and manner that
avoids any and all coastal resource impacts as much as possible, including avoiding
impacts to public access. The Permittee shall keep the Executive Director informed
regarding emergency development progress, including in terms of any issues
encountered that may require adjustment.

11.A licensed civil engineer with experience in coastal structures and processes shall
oversee all construction activities and shall ensure that all emergency development
is limited to the least amount necessary to temporarily abate the emergency
consistent with the terms and conditions of this ECDP.

12. All emergency construction activities shall limit impacts to coastal resources
(including public recreational access and the Pacific Ocean) to the maximum extent
feasible including by, at a minimum, adhering to the following construction
requirements:

a. Construction activities shall be limited to no more than a total of 7 days, and shall
take place on non-holiday weekdays to the maximum extent feasible.

b. All construction activities shall take place during daylight hours (i.e., from one-
hour before sunrise to one-hour after sunset). Lighting of the beach and/or
intertidal area is prohibited.

c. Construction work and equipment operations: shall avoid areas seaward of the
tidal extent as much as possible; shall be prohibited in ocean waters and/or
wetted sand (i.e., areas either wet and/or with a noticeable sheen from tidal
and/or wave action); and shall avoid beachgoers and beach recreational areas
as much as possible.

d. All construction areas shall be minimized and demarked by temporary fencing
designed to allow through public access and protect public safety to the
maximum extent feasible, where such areas shall be limited in their spatial extent
as much as possible. Construction (including but not limited to construction
activities, and materials and/or equipment storage) is prohibited outside of the
defined construction, staging, and storage areas.
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e. The construction site shall maintain good construction site housekeeping controls
and procedures (e.g., clean up all leaks, drips, and other spills immediately; keep
equipment covered and out of the rain (including covering exposed piles of soll
and wastes); dispose of all wastes properly, place trash receptacles on site for
that purpose, and cover open trash receptacles during wet weather; remove all
construction debris from the beach; etc.).

f. All construction activities that result in discharge of materials, polluted runoff, or
wastes to the beach or the adjacent marine environment shall be prohibited.
Equipment washing, refueling, and/or servicing shall not take place on the beach.
Any erosion and sediment controls used shall be in place prior to the
commencement of construction as well as at the end of each workday.

g. All areas impacted by construction activities shall be restored to their pre-
construction condition or better within three days of completion of construction.
Any beach sand that is impacted by construction shall be filtered as necessary to
remove any construction debris.

h. All contractors shall ensure that work crews are carefully briefed on the
importance of observing the construction precautions given the sensitive work
environment. Construction contracts shall contain appropriate penalty provisions
sufficient to offset the cost of retrieval/cleanup of foreign materials not properly
contained and/or remediation to ensure compliance with this ECDP otherwise.

13. The Permittee shall notify planning staff of the Coastal Commission’s North Central
Coast District Office immediately upon completion of construction. If planning staff
should identify reasonable restoration measures, such measures shall be
implemented immediately.

14.Copies of this ECDP shall be maintained in a conspicuous location at the
construction job site at all times, and such copies shall be available for public review
on request. All persons involved with the construction shall be briefed on the content
and meaning of this ECDP, and the public review requirements applicable to it, prior
to commencement of construction.

15. Within 30 days of completion of construction authorized by this ECDP, the Permittee
shall submit site plans and cross sections to the Executive Director clearly identifying
all development completed under this emergency authorization (comparing the legal
pre-emergency development condition to both the emergency condition and to the
post-emergency development condition), and a narrative description of all
emergency development activities undertaken pursuant to this ECDP. Photos
showing the project site before the emergency (if available), during emergency
development construction and structural assessment activities, and after the work or
structural assessment authorized by this ECDP is complete shall be provided with
the site plans and cross sections.

16. A construction coordinator shall be designated to be contacted during construction
should questions arise regarding the construction (in case of both regular inquiries
and emergencies), and the construction coordinator’s contact information (i.e.,
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address, email, phone numbers, etc.) including, at a minimum, an email address and
a telephone number (with voice mail capabilities) that will be made available 24
hours a day for the duration of construction, shall be conspicuously posted at the job
site where such contact information is readily visible from public viewing areas,
along with indication that the construction coordinator should be contacted in the
case of questions regarding the construction (in case of both regular inquiries and
emergencies). The construction coordinator shall record the contact information
(e.g., name, address, email, phone number, etc.) and nature of all complaints
received regarding the construction, and shall investigate complaints and take
remedial action, if necessary, within 24 hours of receipt of the complaint or inquiry.
The Permittee shall submit the record of complaints/inquiries and actions taken in
response to the Executive Director on a weekly basis, and upon completion of
construction activities.

17.Minor adjustments to the requirements above, including deadline adjustments, may
be allowed by the Executive Director if the Executive Director determines that such
adjustments: (a) are deemed reasonable and necessary to help to temporarily abate
the identified emergency, including as emergency conditions may change; (b) are
designed to avoid coastal resource impacts (and limit those that are unavoidable) as
much as possible; and (c) in the case of deadline extension adjustments, are
appropriate in light of circumstances, including that the Permittee has shown
diligence in pursuing the emergency development and meeting all ECDP terms and
conditions.

18.By exercising this ECDP, Permittee acknowledges and agrees that this ECDP shall
not constitute evidence against and/or a waiver of any public rights which may exist
on the property.

19. The Permittee shall disclose this ECDP, including all of its terms and conditions, to
any prospective buyer of the affected property during the period of time that any
development that is the subject of this ECDP remains on such property.

20. Failure to comply with the terms and conditions of this ECDP may result in
enforcement action under the provisions of Coastal Act Chapter 9. The issuance of
this ECDP does not constitute admission as to the legality of any development
undertaken on the property without a CDP and shall be without prejudice to the
California Coastal Commission’s ability to pursue any remedy under Coastal Act
Chapter 9.

If you have any questions about the provisions of this ECDP, please contact the
Commission's North Central Coast District Office at 455 Market Street, Suite 300, San
Francisco, CA 94105; northcentralcoast@coastal.ca.gov; and/or (415) 904-5260.
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