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[CAUTION: External Email] 

Good Afternoon, 

Attached please find Better Neighbor LA’s comment letter on the Direction on Potential Revisions to the 
City’s Short-Term Rental Regulations.  

Thank you, 

Maura O’Neill 
Policy Analyst and Advocate 
Better Neighbors LA  

CAUTION: This email originated from outside of the City of Pacifica. Unless you recognize the sender's email address 
and know the content is safe, do not click links, open attachments or reply. 



 

 
   

 
December 5, 2024 

Pacifica City Council 
2212 Beach Blvd    
Pacifica, CA 94044 
publiccomment@pacifica.gov  
VIA EMAIL 
 
RE: Direction on Potential Revisions to the City’s Short-Term Rental Regulations   
 
Dear Honorable Mayor Vaterlaus and Pacifica City Councilmembers,  
 
 Better Neighbors LA is a coalition of hosts, tenants, housing activists and community 
members. We conduct data analysis and research on the short-term rental industry, including the 
industry’s impact on coastal communities.1 Better Neighbors also works to promote short-term 
rental policies that foster true home-sharing in hosted-only short-term rentals within the Coastal 
Zone, which is the best way to balance the preservation of affordable housing and coastal public 
access. 

The updated ordinance is a good step towards safeguarding existing housing stock; 
however, without further amendments to the ordinance, the proliferation of short-term rental 
(“STRs”) will continue to leave long-term residents at risk of displacement. BNLA urges the 
Pacifica City Council to amend current STR regulations to a true home-sharing model composed 
of hosted-only rentals to prevent displacement and ensure that communities are protected from 
the negative effects of STRs. Should the Council decide not to move forward with a true home-
sharing model, we encourage the City to adopt common-sense policies present in many 
jurisdictions throughout the California coast, including tightened primary residency 
requirements, establishing a 60-night cap on the number of nights an unhosted short-term 
rental can operated annually, setting STR density limits, and banning STRs in multifamily 
units.  

 Based on our data analysis and research, we suggest that the City Council move forward 
with the following ordinance amendments:   

1. Define Unhosted vs. Hosted Short-Term Rentals: We support the latest position by 
the Council to update the ordinance to differentiate between hosted and unhosted 
STRs. Unhosted STRs are housing units used solely as tourist-serving 
accommodations and remove housing from the market. According to STR listing data 
from AirDNA, as of March 2023 there were approximately 198 short-term rentals 

 
1 https://www.betterneighborsla.org/  
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operating in Pacifica, 173 of which were unhosted.2  Maintaining this distinction 
keeps critical housing stock on the market by enabling the city to limit unhosted 
STRs.     

2. Restrict Unhosted Short-Term Rentals: BNLA advocates strongly for Pacifica to 
allow hosted-only STRs with a primary residency requirement. While hosted STRs 
most likely are tied to an actual inhabitant of Pacifica, unhosted STRs are not. 
Unhosted STRs are more likely to be owned by corporations and have no full-time, 
taxpaying resident associated with them—a significant issue in a city whose 
population is already shrinking.  

3. 60-Night Cap on Unhosted STRs Annually: If the Council opts not to ban unhosted 
STRs entirely, we suggest limiting the rental of unhosted STRs to 60 days per 
calendar year, rather than 90. This cap is similar to the one adopted by the City of 
Half Moon Bay.3 

4. Primary Residency Requirement for Hosts: We support the updated ordinance’s 
primary residency requirement and requirement of at least two forms of 
documentation to verify eligibility as a primary resident; however, both forms of 
verification should be as airtight as possible to prevent gaming of the verification 
system. We believe that a homeowner's exemption, which is nearly impossible to 
claim for a non-primary resident, should be one required form of documentation. 
Relying solely on voter registrations or leases might allow ineligible hosts to obtain a 
permit. Tightening the proof of primary residency will better ensure that hosts are 
unable to violate the ordinance. The intent should be to ensure one STR per natural 
person, a policy that the Coastal Commission most recently approved in Marin 
County in April 2024.4 

5. STR Density Limits: We support the recommendation from Pacifica Homes Are Not 
Hotels (PHANH) to update the ordinance to include a 250-foot lineal distance 
between STRs and to set a limitation of no more than 15% of homes on any block 
operating as STRs. Such a limitation would help distribute the impact of the negative 
effects of short-term rentals, as well as preserve the existing neighborhood character 
per the Local Coastal Plan. Some streets in Pacifica contain up to 8 STRs in total, 
which alters the neighborhood irrevocably and causes significant negative 
externalities for residents. Density limits are needed to prevent the continued 
corporatization of housing, as they provide a significant roadblock to corporate 
speculators intending to buy up swathes of properties to turn into tourist 
accommodations. Both Pacific Grove and Seaside have successfully implemented 
density requirements based on lineal-foot distance from parcel boundaries.5 

6. Multifamily Units: The updated ordinance caps the number of multifamily buildings 
that can operate as an STR at 10% of the units in each building. We believe this will 

 
2 Data on file with BNLA. AirDNA combines data from STR websites to put together a picture of the STR market in a particular 
area: https://www.airdna.co/  
3 https://documents.coastal.ca.gov/reports/2023/3/W14b/W14b-3-2023-report.pdf  
4 https://documents.coastal.ca.gov/reports/2024/4/Th9a/Th9a-4-2024-report.pdf  
5  Seaside: https://www.ci.seaside.ca.us/662/Short-Term-Rental-
Program#:~:text=The%20property%20must%20comply%20with,verify%20compliance%20with%20this%20requirement. 
Pacific Grove: 
https://www.cityofpacificgrove.org/our_city/departments/administrative_services/business_taxes,_license___resources/short-
term_rental_program/index.php  
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create enforcement challenges and is more likely to remove affordable housing from 
the market by allowing portions of each multi-family unit building to be used as 
tourist accommodations. We align with the California Coastal Commission who 
believe that allowing multifamily units to be used at STRs would result in a reduction 
of relatively affordable housing stock and endorse their recommendation to prohibit 
STRs in multifamily buildings. 

7. Enforcement: The City is right to consider enforcement procedures for unpermitted 
STRs. However, BNLA believes that courtesy notices for violations of the ordinance 
will administratively burden staff and complicate enforcement without recovering 
costs. Without immediate, actionable penalties for violation, the ordinance lacks teeth. 
Enforcing regulations would also allow the City to recuperate revenue through fines 
and penalties for violations. 

8. Accountability for Platforms: Ensuring that platforms crack down on non-compliant 
listings and comply with regulatory requirements is also essential to enforcing the 
ordinance. The Council should hold platforms accountable for allowing listings that 
violate the City’s ordinance. This includes establishing a fine that could be issued for 
platforms that facilitate bookings and payments for non-compliant listings.  

We urge the Council to adopt the recommendations above in an updated ordinance, which 
would strengthen regulations to adequately protect long-term residents while allowing hosted 
STRs to exist. Should you have any questions, please contact Maura O’Neill at 
maura@betterneighborsla.org. 

 

Sincerely, 

 

/s/ Randy Renick 

 

mailto:maura@betterneighborsla.org
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From: Cindy Abbott 
Sent: Friday, December 6, 2024 12:17 PM
To: Vaterlaus, Sue; Beckmeyer, Sue; Bier, Mary; Boles, Christine; Bigstyck, Tygarjas
Cc: Public Comment
Subject: Re: City Council Special Meeting, Dec 5, 2024 - Short Term Rentals -- Correction and 

additional notes

[CAUTION: External Email] 

Hi City Councilmembers, 
Appreciate so much your continuing focus on the important issue of STR regulations.  Some good progress 
was made last evening (parking regulations and removing multi-family complexes from being allowed as 
STRs).   A couple of brief follow-ups (for now!) after last night's meeting.   

The Coastal Commission has a log of Commission LCP Actions on Short Term Rentals.  It appears to get 
updates when an action or a little bit longer (as there was a recent hearing on an LCP in Seal Beach - southern 
California - in July 2024, that isn't posted yet.  Seal Beach restricted STRs to only being allowed in the coastal 
zone -- but then a large part of the City is a wildlife reserve AND Leisure World, that houses over a third of the 
city's population).  Regardless, a very useful tool with the snapshot it provides and then the link to the LCP 
action and the Ordinance.  A link to the CCC spreadsheet is HERE.   

The list of available STR permits should be readily accessible to anyone in the City to verify a legally permitted 
STR, as you've been advocating for. In addition to signage being posted on the permitted STR premise (and of 
course on the online rental platforms!)  I've shared before that the City of Santa Cruz has a search tool on 
their STR information page.  A link to the page is HERE.    Surely this is something that our City permitting 
system, the outside consultant and IT should be able to do.  And, once the system becomes automated (it can 
pull and be posted once a month or every two weeks) additional staff time won't be needed to provide this 
information.  Automation to put pins on a map could probably be done too! 

While we've heard ongoing discussion of how the list of STRs is always changing making it hard to provide 
data, it seems worthwhile to ask for verification of this.  Glancing at the lists provided over the past, much of it 
seems static and unchanging.  A comparison of lists and/or timing of when permits being filed to understand 
staff (and consultant) workload for the past two years seems like it would be useful information to have and 
not very time intensive.   

Most importantly, I'd like to call out one significant correction to my email below -- see highlight in yellow -
-  (there are other small things... as noted last night during oral public comment, the email was being finalized 
during the Tsunami warning and I didn't get to do a good proof job!) is that the work should be completed 
now.  A couple of months of additional work after all the time to get this moving along and the many good 
results so far, shouldn't leave areas unaddressed.  Density is very important with its impact on the 
coastal zone and all of our Pacifica neighborhoods.  While the data we have is for STRs that exist today, 
updating the ordinance robustly now is to ensure that we are addressing the problem for the years ahead and 
don't need to continue to allocate staff time to continual updates.   

It continues to be disheartening that in light of the concerns raised about staff resources, that the vast public 
knowledge that the community has researched isn't being tapped into by staff.  Crowd or community sourcing 
of information -- with appropriate links and documentation -- that can be verified by staff, could be so useful if 
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staff would be open to it.  Throughout this process the community has provided information that staff didn't 
seek or provide.   

Again, I am very appreciative of everyone's time -- yours, staffs and the community -- to return our residential 
neighborhoods to the community. 
Onward, 
Cindy Abbott 
West Sharp Park  

On Thu, Dec 5, 2024 at 11:07 AM Cindy Abbott  wrote: 
Dear Mayor Vaterlaus and City Councilmembers, 

Thank you for continuing the process to an updated Short Term Rental Ordinance.  A journey that has been focused on 
ensuring our housing stock isn’t commoditized for commercial gain and the return of our residential neighborhoods for 
the long term benefit of community members of all ages and economic backgrounds.   

The recent meeting between City staff and Coastal staff supports what the community has been sharing with you over 
the past two plus years.  The proliferation of unhosted short term rentals has impacted the affordability of housing and 
negatively impacted the character of our residential neighborhoods.  It was heartening to read the staff report and I 
strongly support the recommendations of Coastal staff to: 

 A neighborhood-based density requirement, such as Coastal staff has recommended, is crucial to
restoring the residential character of neighborhoods in Pacifica.  No area of Pacifica is far from the beautiful
hillsides and coast that surround us.  No one neighborhood should bear more of a burden than all of the
others.  The City of Pacifica has worked through overlays for pot shop and has a distributed safe parking
program.

Just like other municipalities along the coast have done, a sub-allocation of STR permits must be put in place to 
alleviate the unfair incumbrance created by proliferation of STRs in close proximity.   Please do NOT take a 
“wait and see” approach, but direct these actions now.   (It was the STR densification in West Sharp Park that 
led me to this now multi- years long activism for an updated Ordinance.  A wait and see approach means we 
will go for many more years without a complete package of necessary regulation that have been successfully 
implemented in other areas.)   

 Require short term rentals to provide one parking space per STR bedroom.  Pacifica City staff notes that
the “built form” of Half Moon Bay and Marin County – municipalities that have recently updated and have
approved STR Ordinances that require one parking space per STR bedroom – have more developable areas of
unconstrained land.  The constrained neighborhoods in Pacifica, particularly in the small historic residential
neighborhoods of West Sharp Park, Pedro Point, Rockaway, and Vallemar, in addition to neighborhoods with
difficult hillside parking are actually indicative of why the requirement for one parking space per STR bedroom
is necessary.

 City documents regularly note the “naturally affordable housing” present in neighborhoods with multi-
family apartment buildings.  We’ve heard stories already of displacement and loss of this housing due to the
commercialization of apartments as they’ve been converted into hotel space for tourists versus long-term
housing for the community.  The Coastal staff recommendation to prohibit STRs in multi-family properties is
appropriate and will restore properties to the form of housing they were originally built for.

 Primary Residence Requirement is crucial to limit the corporatization of our limited residential housing
stock.  Documentation of residency must include at least two of the following: Property Tax Bill reflecting
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homeowner's tax exemption; voter registration card or certificate; or proof of vehicle registration.  (Other 
forms of documentation such as a utility bill do not document primary residency.)   

 The discussion about the limitation on the number of days a year an unhosted STR can be rented out
should be revisited by City Council, with consideration given to the 60 day limitation that exists in Half Moon
Bay and has received the approval of the Coastal Commission.

While it’s recognized that the staff report for this meeting is limited to only a subset of the regulations that have been 
discussed and direction provided to staff, an important reminder is to continue to direct staff to ensure a focus on 
regulation, reducing the timeframe for action, imposing meaningful fines (the City of Seaside imposes fines of $2,500 
per day for illegal STRs for example), and revocation of licenses as applicable.   

Additionally, platform accountability must be included in the Ordinance as other cities have done.  For example, STR 
permit numbers must be displayed on all platforms, and signage at legally permitted STRs must be posted in a visible 
location.  24/7 Contact information and timeline for response.   Online platforms must also remove all listings that 
don’t comply with the city’s updated ordinance and should be required to provide documentation on the number of 
nights rented per STR on a regular basis to ensure compliance with the law.    

We’re getting close to a robust new Ordinance, but we are not there yet.  Please support the direction provided by 
Coastal staff.  Let’s not be daunted by remarks about the “complexity” and possible (though not verifiable) impact on 
tourism revenue.  So many other places – with far more of a tourist industry than Pacifica – have taken action for the 
good of the community and housing.   

Thank you. 

Cindy Abbott 
West Sharp Park 

CAUTION: This email originated from outside of the City of Pacifica. Unless you recognize the sender's email address 
and know the content is safe, do not click links, open attachments or reply. 
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