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SUBJECT:  PLANNING COMMISSION WORKSHOP ON THE DEVELOPMENT OF A 
SHORT-TERM RENTAL PILOT PROGRAM & ENHANCED 
REGULATIONS  

 

 
RECOMMENDATION:  That the Planning Commission:  
 

1) conduct the initial workshop to discuss: the existing Short Term Rental program, 
additional best management practices and enhanced regulations for the 
development of a Short-Term Rental Pilot Program, and  
 

2) consider establishing a Planning Commission Subcommittee to assist in 
development of the Pilot Program and obtaining stakeholder input. 

 
APPLICANT:   City of Dana Point 
 
BACKGROUND: 
 
Short-Term Rentals (STR) have historically been part of Dana Point and many other coastal 
communities. The increased popularity of STRs due to the growth of online platforms 
resulted in the need to establish regulations to ensure they are compatible in residential 
neighborhoods. After a decade long effort to establish an STR ordinance that both complies 
with California Coastal Commission (CCC) requirements and establishes STR standards 
to address community concerns, Dana Point approved a STR ordinance in 2016. 
Subsequent to the ordinance approval, a referendum petition was filed, and, as a result, 
the City Council rescinded the ordinance and decided to allow permitted STRs to continue 
operating until an alternative ordinance is adopted. 
 
Existing Short-Term Rental Permits 
 
Short Term Rental permits were issued starting in 2016, prior to the City Council rescinding 
the ordinance.  Existing permits have been allowed to renew annually since that time. As 
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of September 2020, there are 147 active STR permits.  In 2019, 142 permits generated 
$757,000 of Transient Occupancy Tax (TOT) (five permit holders did not collect TOT in 
2019).  
 
Primary Residency of Existing STR Permit Holders 

 30% of these STR permits have a primary residence in Dana Point  

 27% live permanently in Orange County 

 28% live in California outside of Orange County  

 15% are owners from outside of California 

 5% are considered homestays where they reside in the unit full-time.   

 
Distribution of Existing STR Permits 
Table 1 lists the percentage of STRs by voting district.  Twenty-eight percent of STR permits 
are located on Beach Road, therefore there is a high concentration in District 5.  Other 
common areas for STRs are in the Monarch Hills HOA (Corniche Drive in District 1) and 
Lantern Village (District 4).  
 

Table 1 
Percentage of current STR’s by voting District 

District Percentage of Permits 

1 – West; Corniche  20% 

2 – North  3% 

3 – Northeast 4% 

4 – Lantern Village 31% 

5 – Capo Beach & Beach Road 42% 

 
 
Existing STR Regulations 
 
The STR Business Regulations of the Municipal Code (Section 5.38) are utilized for the 
oversight and enforcement of the existing permitted STRs (Supporting Document 2).  The 
Code requires that a permit be approved per the Community Development Director, and 
renewed annually.  Key conditions of permit issuance include: 
 

1. Proof of HOA compliance 
2. Inspection by the City 
3. Twenty-four hour emergency contact located within a 25 mile radius of the STR to 

respond to issues 
4. Must have a minimum of two off-street parking spaces 
5. may not be used for weddings, parties, bachelor/bachelorette parties, conferences 

or similar events 
6. Advertising shall include STR permit number 
7. Minimum two night stay 
8. Maximum occupancy of two person per bedroom plus two additional persons 



PLANNING COMMISSION AGENDA REPORT 
WORKSHOP REPORT 
SEPTEMBER 28, 2020 
PAGE 3 

 

 

9. Maximum of one vehicle per one bedroom unit or two vehicles maximum with two 
or more bedrooms 

10. No exterior signs advertising STR 
11. The owner, upon notification that the tenants have generated unreasonable noise 

or disturbance or conducted violations of the Municipal Code, shall take action to 
prevent recurrence of such conduct within 24 hours 

 
Penalties for repeat violations include fines up to $1,000 and potential permit revocation.  
 
Existing STR Enforcement Efforts 
 
STR permitting and operations are monitored and regulated by the City’s Code 
Enforcement Division. Code Enforcement staff oversees the permitting, inspections, 
collection of TOT and annual renewal of permits. They also oversee complaints of both 
unpermitted STR’s and nuisances at permitted STR’s. The Code Enforcement Operations 
and Strategic Plan directs the Code Enforcement staff to address STR violations in the 
following manner: 
 

“If the property does not have an STR permit, the property will be issued an NOV 
for advertising without a permit. If not abated, the property owner will receive an 
administrative citation. Host Compliance will also issue first NOV for properties 
they identify to be advertising without proper permits. Advertising can be verified 
through this website for any issues regarding STRs. A complaint line for STRs is 
also maintained by the third party vender and the Code Enforcement Officer in 
charge of STRs should check the complaint log at least once per day. 
 
If complaints are received concerning STRs and it is determined the property has 
a valid City STR permit, the Code Officer will contact the owner to immediately to 
abate the violation. If the officer finds evidence of a violation of Section 5.38 the 
Code Enforcement Officer will issue an NOV or Citation, dependent on the 
severity and history of offenses at the property.” 

 
Additionally, Code Officers conduct weekly windshield inspections and after hour roving 
patrols occur during the peak summer season.  Code Officers also coordinate with Police 
Services to share information and provide support in the field. After hour enforcement has 
improved communications with homeowner association security, such as specifically along 
Beach Road and in the Monarch Hills HOA on Corniche Drive.    
 
In 2017, the City of Dana Point retained Host Compliance to monitor advertising platforms, 
such as AirBnB and VRBO, to identify unpermitted short term rentals and assist in 
enforcement.  Host Compliance also sends automated Notice of Violation (NOV) letters on 
the City’s behalf, once the properties have been identified and cleared with City staff. 
 
Since the program inception in mid-2016: 
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 761 code cases have been initiated for violations of the Short Term Rental business 

regulations, 722 of those were for unpermitted STR.  Most owners ceased operation 

after receiving a Notice of Violation.  However, citations/fines were issued to 141 

owners who continued to operate after receiving a NOV.   

 Since 2016, 39 code cases have been opened for potential nuisance violations at 

permitted STRs. Nine citations have been issued for nuisance violations at a 

permitted STR. 

 900 windshield inspection reports have been conducted to determine if additional 

code issues are occurring at the permitted STR properties 

 Over 300 inspection reports have been filed on weekday and weekend nights  

 Since 2017, 176 calls were made to the 24 hour Hotline Call Service operated by 

Host Compliance 

 29% of calls into the hotline are for unpermitted STR 

 34% of calls are for potential nuisances at licensed STRs 

 26% are for inquiries concerning STR permitting  

 11% are general questions 

 
Re-Evaluation of STR Ordinance  
 
In 2018, the City Council formed a Subcommittee to re-evaluate STRs and guide the 
development of a new ordinance that addresses community concerns. The Subcommittee 
was comprised of Council Member Wyatt and previous Council Members Tomlinson (1st 
appointment), and the later Council Member Lewis (replacement). The Subcommittee 
researched STR ordinances for other coastal cities to consider appropriate regulations and 
best management practices for Dana Point. The Subcommittee also met with the CCC staff 
on several occasions to obtain feedback on STR regulations.  
 
Two surveys were initiated to better understand the community’s perspective on STRs. The 
first survey was conducted in June 2018 and received 658 responses from the public. The 
second survey was conducted in March 2020 by FM3 Research that interviewed 500 
demographically diverse Dana Point registered voters.  
 
The CCC staff is aware of the community’s sensitivity to STRs and recommended the City 
develop a STR Pilot Program to address the coastal access requirements of the Coastal 
Act and allow the creation of regulations that balance STRs compatibility with the 
community. This Pilot Program would provide the City with the flexibility to establish and 
modify regulations outside of the City’s Zoning Ordinance and tailor the requirements to be 
compatible with the community. CCCstaff encouraged the City to approve a a Coastal 
Development Permit (CDP) to operate the Pilot Program on a temporary basis.  
 
On July 21, 2020, the City Council was presented with the results of the March 2020 survey 
and the CCCs recommendation to consider developing the STR Pilot Program. The City 
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Council directed staff to move forward with public outreach and the development of a STR 
Pilot Program with input from the Planning Commission.  
 
As described above, there have been multiple efforts over the years to formulate a STR 
program that meets the needs of the community.  To assist in understanding the history of 
these efforts the following documents are attached: 
 

 Municipal Code Section 5.38 Short Term Rental Business Regulations – the current 
regulations affecting STRs.  The intent is to expand upon these regulations to include 
best management practices.   

 City Council Meeting Minutes, October 1, 2019 – Report submitted by Councilmember 
Jamey Federico.  The City Council adopted the following policy objectives to be used in 
drafting any proposed STR ordinance:  

1. Maintain the character of our neighborhoods by not encouraging absentee 
corporate investment. 

2. Firmly protect against nuisances. 
3. Balance the rights and responsibilities of all residents and homeowners and 

honor HOA regulations. 

In addition Council directed the Subcommittee to conduct public outreach and 
authorized the City Manager to conduct a statistically valid resident STR survey.  

 City Council Staff Report and Minutes November 19, 2019 – Report submitted by Mayor 
Pro Tem Wyatt requesting action to develop an ordinance, as recommended by the City 
Council Subcommittee.  The staff report provides background, but no action was taken 
by the City Council. 

 City Council Staff Report and Minutes, July 21, 2020 – City Council review of STR 
survey results and consideration to direct staff to develop a Home Stay STR Program.  
The City Council ultimately directed staff to develop a Pilot Program to include all STR 
types.  

 March 2020 STR Survey Results - A statistically valid survey (conducted by FM3 
Research) reflecting the community’s feedback on the different types of STRs, as well 
as their opinion on the currently operating STRs. The three types of STRs evaluated in 
the survey included home stay, primary residence, and non-primary residence. 

 June 2018 STR Survey Results – The survey was developed by the Subcommittee to 
obtain input from Dana Point Community residents on key issues associated with STRs.  

 CCC Letter to City on STRs, dated December 6, 2016 – This letter details the Coastal 
Commission’s perspective related to STR in 2016.   
 

DISCUSSION:  
 
Per City Council direction, the STR Pilot Program will be developed to include each STR 
type, including home stay, primary residence, and non-primary residence. Council also 
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indicated a robust enforcement program shall be considered to address potential impacts 
to the community. The following outlines the tentative schedule for development of the Pilot 
Program and opportunities for public participation.   
 

1. September 28, 2020 – 1st Planning Commission Workshop – Introduce STR Pilot 
Program options and explore regulation and enforcement concepts. 

2. Fall 2020 – 2nd Planning Commission Workshop – Introduce draft STR Pilot 
Program, business regulations and enforcement program. 

3. Winter 2020 – Planning Commission Public Hearing to consider the Coastal 
Development Permit (CDP) for the Pilot Program. 

Pilot Program  
 
Supporting Document 1 provides the framework for the Pilot Program and will be utilized 
as the basis for the Planning Commission’s discussion. Components include: zoning, 
application submittal items, noticing, operational and management requirements, parking 
standards, occupancy, among other elements.  Supporting Document 1 provides three 
distinct categories of recommendations: 
 

1. “Pilot Program Recommendations” – The recommendations provide the basis for 
the STR Pilot Program and generally reflect comments from the City Council 
Subcommittee and city staff.   

2. “For Consideration” – Following the Subcommittee’s review, city staff conducted a 
review of other ordinances and identified additional provisions that may be 
considered for the Pilot Program. 

3. “Other” – A list of other regulations implemented by other jurisdictions is also 
provided for discussion.    

Staff is requesting feedback from the Planning Commission and the public. The comments 
received on the regulations and best management practices will be utilized to develop a 
draft Pilot Program, update the City’s Municipal Code STR Business Regulations (Section 
5.38), and evaluate the long term status of the existing STRs. The update to the Municipal 
Code would ensure consistency with the regulations of the active STRs and the Pilot 
Program. 
 
NOTIFICATION/FOLLOW-UP:   
 
Stakeholders requesting to be notified were provided advanced notice of the Planning 
Commission’s Public Workshop.  Notification of the meeting was also posted on the City’s 
social media outlets.  
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SUPPORTING  DOCUMENTS:    
 

1. STR Regulations and Best Management Practices Table 
2. Municipal Code Section 5.38 Short Term Rental Business Regulations 
3. City Council Meeting Report and Minutes, July 21, 2020  
4. City Council Meeting Report and Minutes, November 19, 2019 
5. City Council Meeting Report and Minutes, October 1, 2019  
6. March 2020 STR Survey Results 

7. 2018 STR Survey Results 
8. CCC Letter to City on STRs, December 6, 2016 
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SUPPORTING DOCUMENT 1: STR Regulations and Best Management Practices Table 
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SUPPORTING DOCUMENT 2: Municipal Code Section 5.38 Short Term Rental Business 
Regulations  
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SUPPORTING DOCUMENT 3: City Council Meeting Report and Minutes, July 21, 2020
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SUPPORTING DOCUMENT 4: City Council Meeting Report and Minutes, November 19, 
2019
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SUPPORTING DOCUMENT 5: City Council Meeting Report and Minutes, October 1, 
2019
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SUPPORTING DOCUMENT 6: March 2020 STR Survey Results 
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SUPPORTING DOCUMENT 7: 2018 STR Survey Results 
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SUPPORTING DOCUMENT 8: CCC Letter to City on STRs, December 6, 2016 
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