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County of Monterey Zoning Administrator Meeting Agenda - Final March 12, 2026

FEE SCAM ALERT: Be aware of a fake invoice scam, if you receive an unexpected invoice related 

to a county project, call the County Permit Center at 831-755-5025 to confirm its authentic.

ALERTA DE ESTAFA DE TARIFAS: Tenga cuidado con las estafas de facturas falsas, si recibe 

una factura inesperada relacionada con un proyecto del condado, llame al Centro de Permisos del 

Condado al 831-755-5025 para confirmar su autenticidad.

The Recommended Action indicates the staff recommendation at the time the agenda was prepared. 

That recommendation does not limit the Zoning Administrator alternative actions on any matter 

before it.

In addition to attending in person, public participation will be available by ZOOM and/or telephonic 

means:

PLEASE NOTE: IF THE ZONING ADMINISTRATOR IS PRESENT IN PERSON, PUBLIC 

PARTICIPATION BY ZOOM IS FOR CONVENIENCE ONLY AND IS NOT REQUIRED BY 

LAW. IF THE ZOOM FEED IS LOST FOR ANY REASON, THE MEETING MAY BE PAUSED 

WHILE A FIX IS ATTEMPTED BUT THE MEETING MAY CONTINUE AT THE DISCRETION 

OF THE ZONING ADMINISTRATOR.

You may participate through ZOOM. For ZOOM participation please join by computer audio at: 

https://montereycty.zoom.us/j/92771458150?from=addon

OR to participate by phone call any of these numbers below: 

 

+ 1 669 900 6833 US (San Jose)

+ 1 346 248 7799 US (Houston)

+ 1 312 626 6799 US (Chicago)

+ 1 929 205 6099 US (New York)

+ 1 253 215 8782 US

+ 1 301 715 8592 US

Enter this Meeting ID number 927 7145 8150 when prompted.

PUBLIC COMMENT: Please submit your comment (limited to 250 or less) to the Clerk at 

zahearingcomments@countyofmonterey.gov. In an effort to assist the Clerk in identifying the agenda 

item relating to your public comment please indicate in the Subject Line, the meeting body (i.e. 

Zoning Administrator Agenda) and item number (i.e. Item No. 10). Your comment will be placed into 

the record at the meeting.

Public Comment Prior to Wednesday at 5:00 PM will be distributed to the Zoning Administrator via 

email.
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Public Comment submitted during the meeting can be submitted at any time and every effort will be 

made to read your comment into the record, but some comments may not be read due to time 

limitations. Comments received after the agenda item will be made part of the record if received 

prior to the end of the meeting.

ALTERNATIVE FORMATS: If requested, the agenda shall be made available in appropriate 

alternative formats to persons with a disability, as required by Section 202 of the Americans with 

Disabilities Act of 1990 (42 USC Sec. 12132) and the federal rules and regulations adopted in 

implementation thereof. For information regarding how, to whom and when a person with a disability 

who requires a modification or accommodation in order to participate in the public meeting may make 

a request for disability-related modification or accommodation including auxiliary aids or services or 

if you have any questions about any of the items listed on this agenda, please call the County of 

Monterey Housing and Community Development at (831) 755-5025.

INTERPRETATION SERVICE POLICY: The County of Monterey Zoning Administrator invites 

and encourages the participation of Monterey County residents at its meetings. If you require the 

assistance of an interpreter, please contact the County of Monterey Housing and Community 

Development Department located in the County of Monterey Government Center, 1441 Schilling 

Place, 2nd Floor South, Salinas - or by phone at (831) 755-5025. The Clerk will make every effort to 

accommodate requests for interpreter assistance. Requests should be made as soon as possible, and 

at a minimum 24 hours in advance of any meeting.

La medida recomendada indica la recomendación del personal en el momento en que se preparó la 

agenda. Dicha recomendación no limita las acciones alternativas del Administrador de Zonificación 

sobre cualquier asunto que se le haya sometido.

Además de asistir en persona, la participación del público estará disponible por ZOOM y/o medios 

telefónicos:

TENGA EN CUENTA: SI EL ADMINISTRADOR DE ZONIFICACIÓN ESTÁ PRESENTE EN 

PERSONA, LA PARTICIPACIÓN PÚBLICA DE ZOOM ES SOLO POR CONVENIENCIA Y NO 

ES REQUERIDA POR LA LEY. SI LA TRANSMISIÓN DE ZOOM SE PIERDE POR 

CUALQUIER MOTIVO, LA REUNIÓN PUEDE PAUSARSE MIENTRAS SE INTENTA UNA 

SOLUCIÓN, PERO LA REUNIÓN PUEDE CONTINUAR A DISCRECIÓN DEL 

ADMINISTRADOR DE ZONIFICACIÓN.

Puede participar a través de ZOOM. Para la participación de ZOOM, únase por computadora en: 

https://montereycty.zoom.us/j/927 7145 8150

O para participar por teléfono, llame a cualquiera de estos números a continuación:

+ 1 669 900 6833 US (San Jose)
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+ 1 346 248 7799 US (Houston)

+ 1 312 626 6799 US (Chicago)

+ 1 929 205 6099 US (New York)

+ 1 253 215 8782 US

+ 1 301 715 8592 US

Presione el código de acceso de reunión: 927 7145 8150 cuando se le solicite.

COMENTARIO PÚBLICO: Por favor envíe su comentario (limitado a 250 palabras o menos) al 

personal de la reunión del Administrador de Zonificación al correo electrónico: 

zahearingcomments@co.monterey.ca.us. En un esfuerzo por ayudar al personal, indique en la línea 

de asunto, la audiencia de la reunión (por ejemplo, Administrador de Zonificación) y el número de la 

agenda (por ejemplo, el No. de agenda 10). Su comentario se incluirá en el registro de la reunión del 

Administrador de Zonificación.

Los comentarios públicos recibidos antes de las 5:00 p.m. el miércoles antes de la reunión del 

Administrador de Zonificación del Condado de Monterey se distribuirán por correo electrónico.

El comentario público enviado durante la reunión se puede enviar en cualquier momento y se hará 

todo lo posible para leer su comentario en el registro, pero algunos comentarios pueden no leerse 

debido a limitaciones de tiempo. Los comentarios recibidos después del tema de la agenda se 

incluirán en el registro si se reciben antes de que finalice la junta.

FORMATOS ALTERNATIVOS: Si se solicita, la agenda se pondrá a disposición de las personas 

con discapacidad en formatos alternativos apropiados, según lo exige la Sección 202 de la Ley de 

Estadounidenses con Discapacidades de 1990 (42 USC Sec. 12132) y las reglas y regulaciones 

federales adoptadas en implementación de la misma. Para obtener información sobre cómo, a quién y 

cuándo una persona con una discapacidad que requiere una modificación o adaptación para participar 

en la reunión pública puede hacer una solicitud de modificación o adaptación relacionada con la 

discapacidad, incluidas las ayudas o servicios auxiliares, o si tiene alguna pregunta sobre cualquiera 

de los temas enumerados en esta agenda, llame al Departamento de Vivienda y Desarrollo 

Comunitario del Condado de Monterey al (831) 755-5025. 

POLÍZA DE SERVICIO DE INTERPRETACIÓN: El Administrador de Zonificación del Condado de 

Monterey invita y apoya la participación de los residentes del Condado de Monterey en sus 

reuniones. Si usted requiere la asistencia de un intérprete, por favor comuníquese con el 

Departamento de Vivienda y Desarrollo Comunitario localizado en el Centro de Gobierno del 

Condado de Monterey, (County of Monterey Government Center), 1441 Schilling Place, segundo 

piso sur, Salinas – o por teléfono al (831) 755-5025. La asistente hará el esfuerzo para acomodar los 

pedidos de asistencia de un intérprete. Los pedidos se deberán hacer lo más pronto posible, y a lo 

mínimo 24 horas de anticipo para cualquier reunión.

NOTE: All agenda titles related to numbered items are live web links. Click on the title to be
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directed to corresponding Staff Report.
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9:30 A.M - Call to Order

ROLL CALL

Mike Novo, Zoning Administrator

Representative from Environmental Health

Representative from Public Works

Representative from Environmental Services

PUBLIC COMMENT

This is a time set aside for the public to comment on a matter that is not on the agenda.

AGENDA ADDITIONS, DELETIONS AND CORRECTIONS

The Zoning Administrator Clerk will announce agenda corrections, deletions and proposed 

additions, which may be acted on by the Zoning Administrator as provided in Sections 

54954.2 of the California Government Code.

ACCEPTANCE OF MINUTES

A. Acceptance of the February 26, 2026, County of Monterey Zoning Administrator 

Meeting Minutes.

Draft Minutes 02-26-26Attachments:

9:30 A.M. - SCHEDULED ITEMS

1. PLN240262 - EVERS COURTLAND F TRS

Administrative hearing to consider construction of a two-story 1,991 square foot 

single-family dwelling with 1,371 square foot unfinished basement, 720 square foot 

attached garage, and associated site improvements including 509 square feet of 

covered porches and decks, (2) five-thousand gallon water tanks, and a 1,670 square 

foot driveway.

Project Location: 148 San Benancio Road, Salinas

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA 

Guidelines section 15303, and there are no exceptions pursuant to Section 15300.2.

Staff Report

Exhibit A - Draft Resolution

Exhibit B - Vicinity Map

Attachments:
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2. PLN250346 - BEAVER JEREMY T & WHITNEY TRS

Public hearing to consider action on a commercial vacation rental to 

allow the use of residential property for transient lodging for a period of 

30 calendar days or fewer.

Project Location: 3105 Stevenson Dr, Pebble Beach, CA 93953

Proposed CEQA Action: Find the project Categorically Exempt pursuant 

to section 15301 of the CEQA Guidelines and find that none of the 

exceptions to the exemptions listed in section 15300.2 can be made.

Staff Report

Exhibit A - Draft Resolution

Exhibit B - Vicinity Map

Attachments:

3. PLN250311 - EDWARDS THOMAS & MANGLONA AMBER

Public hearing to consider a Commercial Vacation Rental to allow the 

use of residential property for transient lodging for a period of 30 

calendar days or fewer.

Project Location: 25068 Highway 1, Carmel, 93923 

Proposed CEQA action: Find the project Categorically Exempt pursuant 

to CEQA Guidelines section 15301, and there are no exceptions 

pursuant to Section 15300.2.

Staff Report

Exhibit A - Draft Resolution

Exhibit B - Vicinity Map

Attachments:

4. PLN250335 - IYER SANTOSH & PUSHPITA 

Public hearing to consider action on a Commercial Vacation Rental to 

allow the use of residential property for transient lodging for a period of 

30 calendar days or fewer.

Project Location: 24620 Lower Trail, Carmel

Proposed CEQA Action: Find the project Categorically Exempt pursuant 

to CEQA Guidelines section 15301 and none of the exceptions to the 

exemptions listed in Section 15300.2 can be made.

Staff Report

Exhibit A - Draft Resolution

Exhibit B - Vicinity Map

Attachments:
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5. PLN250303 - PINKHAM BONNIE C ET AL

Public hearing to consider action on a Commercial Vacation Rental to allow the use of 

residential property for transient lodging for a period of 30 calendar days or fewer.

Project Location: 26274 Inspiration Ave, Carmel, CA, 93923

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA 

Guidelines section 15301 and none of the exceptions to the exemptions listed in 

Section 15300.2 can be made.

Staff Report

Exhibit A - Draft Resolution

Exhibit B - Vicinity Map

Attachments:

OTHER MATTERS

ADJOURNMENT
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Board Report

County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: MIN 26-010 March 12, 2026

Item No.A 

Agenda Ready3/5/2026Introduced: Current Status:

1 MinutesVersion: Matter Type:

Acceptance of the February 26, 2026, County of Monterey Zoning Administrator Meeting Minutes. 

Page 1  County of Monterey Printed on 3/5/2026
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County of Monterey Zoning Administrator Meeting Minutes - Draft February 26, 2026

9:30 A.M - Call to Order

Mike Novo called the meeting to order at 9:30 a.m.

ROLL CALL

Mike Novo, Zoning Administrator

Kyler Asato, Environmental Health

Arlen Blanca and Bora Akkaya, Public Works

Jess Barreras, Environmental Services

PUBLIC COMMENT

None

AGENDA ADDITIONS, DELETIONS AND CORRECTIONS

Clerk Melissa McDougal informed the Zoning Administrator that there was 

correspondence for the following items:

Agenda Item #2 PLN250023, Agenda Item #6 PLN250321, and Agenda Item #7 

PLN250366, all of which was received and distributed.

ACCEPTANCE OF MINUTES

A. Acceptance of the February 12, 2026, County of Monterey Zoning Administrator Meeting Minutes. 

The Zoning Administrator accepted the February 12, 2026, Zoning 

Administrator Meeting Minutes.

9:30 A.M. - SCHEDULED ITEMS

1. PLN240024 - S T C RENEWALS AND SERVICES LTD Public hearing to consider the 

after-the-fact installation of a 5,000-gallon water tank for the purposes of providing emergency 

service to fire protection district within 100-feet of an environmentally sensitive habitat area.

Project Location: as adjacent to 37013 Palo Colorado Canyon Road, Carmel, Big Sur Coast Land 

Use Plan, Coastal Zone

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301, and there are no exceptions pursuant to Section 15300.2

Jordan Evans-Polockow, Project Planner, presented the item.

Public Comment: Brittany Schloss 

The Zoning Administrator found that the project is Categorically Exempt 

pursuant to CEQA Guidelines Section 15301, the permitting of existing 

facilities, and there are no exceptions pursuant to Section 15300.2; and 

approved a Combined Development Permit consisting of a Coastal 

Administrative Permit and Design Approval to allow the after-the-fact 

installation of a 5,000-gallon water tank for the purpose of providing 

emergency service to fire protection district; and Coastal Development Permit 
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to allow development within 100 feet of an environmentally sensitive habitat 

area. The Zoning Administrator included some non-substantive changes to the 

resolution.

2. PLN250023 - RONDA RD INVESTMENTS LLC

Public hearing to consider action on a 1,374 square foot addition to an existing 9,930 square foot 

single family dwelling with an attached garage and associated site improvements; and Reduction in a 

legal non-conforming land use, Pescadero Watershed Coverage, from 16,115 square feet to 10,373 

square feet.

Project Location: 3950 Ronda Rd, Pebble Beach, CA 93953 

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301, and there are no exceptions pursuant to Section 15300.2.

Jordan Evans-Polockow, Project Planner, presented the item.

Public Comment: Tony Lombardo 

The Zoning Administrator found that the project is Categorically Exempt 

pursuant to CEQA Guidelines Section 15301; and approved a Combined 

Development Permit consisting of a Coastal Administrative Permit and Design 

Approval to allow a 1,374 square foot addition to an existing 9,390 square foot 

single family dwelling with an attached garage and associated site 

improvements; and Coastal Development Permit to allow the reduction in a 

legal non-conforming land use, Pescadero Watershed Coverage, from 16,115 

square feet to 10,373 square feet. The Zoning Administrator included some 

non-substantive changes to the resolution.

3. PLN250233 - CRONIN MARY & MATTHEW TRS

Public hearing to consider an after-the-fact Commercial Vacation Rental to allow the use of residential 

property for transient lodging for a period of 30 calendar days or fewer to clear Code Enforcement 

Case 25CE00699.

Project Location: 17420 Cachagua Road, Carmel Valley, CA 93924

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301 and none of the exceptions to the exemptions listed in Section 15300.2 can be made.

Marlene Garcia, Project Planner, presented the item.

Public Comment: Mary Cronin 

The Zoning Administrator found that the project is Categorically Exempt 

pursuant to CEQA Guidelines section 15301 and no exceptions under section 

15300.2 apply; and approved an after-the-fact Use Permit for a Commercial 

Vacation Rental to allow the use of a residential property for transient lodging 

for a period of 30 calendar days or fewer and abate Code Enforcement 

Violation No. 25CE00699. The Zoning Administrator included some 
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non-substantive changes to the resolution.

4. PLN240095 - RUSSELL CAROL TR

Public hearing to consider action on an after-the-fact Commercial Vacation Rental to allow the use of 

residential property for transient lodging for a period of 30 calendar days or fewer to clear Code 

Enforcement Case 21CE00504.

Project Location: 503 Corral de Tierra Rd, Salinas, CA 93908

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301, and find that none of the exceptions to the exemptions listed in section 15300.2 can be 

made.

Kyle Benalcazar, Project Planner, presented the item.

Public Comment: Anna Russell 

The Zoning Administrator found that the project is Categorically Exempt 

pursuant to CEQA Guidelines Section 15301 and no exceptions under section 

15300.2 apply; and approved an after-the-fact Use Permit for Commercial 

Vacation Rental to allow the use of a residential property for transient lodging 

for a period of 30 calendar days or fewer to clear Code Enforcement Case 

21CE00504. The Zoning Administrator noted that there were inconsistencies 

between the staff report and the Operations Plan and required a new condition 

that a final Operations Plan reflect seven overnight guests being allowed, 

consistently describing the number of bedrooms, and the location of 

emergency services.

5. PLN240091 - CEGLAR JUSTIN & SARAH TRS

Public hearing to consider action on an after-the-fact Commercial Vacation Rental to allow the use of 

residential property for transient lodging for a period of 30 calendar days or fewer to clear Code 

Enforcement Case 21CE00505.

Project Location: 505 Corral de Tierra Rd, Salinas, CA 93908

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301, and find that none of the exceptions to the exemptions listed in section 15300.2 can be 

made.

Kyle Benalcazar, Project Planner, presented the item.

Public Comment: Anna Russell 

The Zoning Administrator found that the project is Categorically Exempt 

pursuant to CEQA Guidelines Section 15301 and no exceptions under section 

15300.2 apply; and approved an after-the-fact Use Permit for a Commercial 

Vacation Rental to allow the use of a residential property for transient lodging 

for a period of 30 calendar days or fewer to clear Code Enforcement Case 

21CE00505. The Zoning Administrator included some non-substantive changes 
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to the resolution.

6. PLN250321 - CHOUINARD JOSEPH L & LEON CARMEN E TRS

Public hearing to consider action on an after-the-fact Commercial Vacation Rental to allow the use of 

residential property for transient lodging for a period of 30 calendar days or fewer to clear Code 

Enforcement Case 22CE00333.

Project Location: 24576 Portola Road, Carmel

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301 and none of the exceptions to the exemptions listed in Section 15300.2 can be made.

Jade Mason, Project Planner, presented the item.

Public Comment: Joseph Chouinard, Mary Jane, Susan Jones, Joseph 

Sennish.

The Zoning Administrator found that the project is Categorically Exempt 

pursuant to CEQA Guidelines section 15301 and no exceptions under section 

15300.2 apply; and approved a Coastal Development Permit for a Commercial 

Vacation Rental to allow the use of residential property for transient lodging 

for a period of 30 calendar days or fewer to clear Code Enforcement Case 

22CE00333.The Zoning Administrator included some non-substantive changes 

to the resolution.

7. PLN250366 - PUCZYNSKI SHARON TR & COHN CRAIG TR

Public hearing to consider action on a Commercial Vacation Rental to allow the use of residential 

property for transient lodging for a period of 30 calendar days or fewer.

Project Location: 24571 Portola Road, Carmel

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301 and none of the exceptions to the exemptions listed in Section 15300.2 can be made.

Jade Mason, Project Planner, presented the item.

Public Comment: Sharon Puczynski, Susan Jones 

The Zoning Administrator found that the project is Categorically Exempt 

pursuant to CEQA Guidelines section 15301 and no exceptions under section 

15300.2 apply; and approved a Coastal Development Permit for a Commercial 

Vacation Rental to allow the use of a residence for transient lodging for a 

period of 30 calendar days or fewer. The Zoning Administrator included some 

non-substantive changes to the resolution.
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OTHER MATTERS

None

ADJOURNMENT

The meeting was adjourned at 10:42 a.m
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Board Report

County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: ZA 26-018 March 12, 2026

Item No.1 

Agenda Ready3/3/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

PLN240262 - EVERS COURTLAND F TRS

Administrative hearing to consider construction of a two-story 1,991 square foot single-family dwelling 

with 1,371 square foot unfinished basement, 720 square foot attached garage, and associated site 

improvements including 509 square feet of covered porches and decks, (2) five-thousand gallon water 

tanks, and a 1,670 square foot driveway.

Project Location: 148 San Benancio Road, Salinas

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15303, and there are no exceptions pursuant to Section 15300.2.

RECOMMENDATIONS

It is recommended that the Zoning Administrator adopt a resolution to:

a.  Find the project Categorically Exempt pursuant to CEQA Guidelines section 15303, and 

there are no exceptions pursuant to Section 15300.2.

b.  Approve a Design Approval to allow construction of a two-story 1,991 square foot 

single-family dwelling with 1,371 square foot unfinished basement, 720 square foot attached 

garage, and associated site improvements including 509 square feet of covered porches and 

decks, (2) five-thousand gallon water tanks, and a 1,670 square foot driveway.

 

The attached draft resolution includes findings and evidence for consideration (Exhibit B).  Staff 

recommends approval subject to 7 conditions of approval.

 

PROJECT INFORMATION

Agent: Darren Davis

Property Owner: Courtland Evers

APN: 416-261-023-000

Parcel Size: 5.24 acres or 228, 254 square feet

Zoning: LDR/5-D or Low Density Residential, 5 acres per unit density, Design Control overlay

Plan Area: Toro Area Plan

Flagged and Staked: Yes

 

SUMMARY

Staff is recommending approval of a Design Approval subject to the findings and evidence in the 

attached Resolution (see Exhibit B), and subject to the conditions of approval attached to the 

Resolution.
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Legistar File Number: ZA 26-018

OTHER AGENCY INVOLVEMENT

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions:

HCD-Engineering Services

Environmental Health Bureau

HCD-Environmental Services

Monterey County Regional Fire Protection District

 

Prepared by:  McKenna Bowling, Associate Planner, (831) 755-5298

Reviewed and Approved by:  Jacquelyn M Nickerson, Principal Planner

 

The following attachments are on file with HCD: 

Exhibit A - Draft Resolution including:

- Recommended Conditions of Approval

- Site Plans, Floor Plans & Elevations 

- Colors and Materials

- Inland Design Approval Application Form

Exhibit B - Vicinity Map

Exhibit C -  LUAC Minutes, dated March 9, 2026

 

CC: Front Counter Copy; Toro Land Use Advisory Committee; Monterey County Regional Fire 

Protection District; HCD-Environmental Services; HCD-Engineering Services; Environmental Health 

Bureau; McKenna Bowling, Associate Planner; Jacquelyn M Nickerson, Principal Planner; Courtland 

Evers, Property Owners; Darren Davis, Agent;  The Open Monterey Project; LandWatch (Executive 

Director); Planning File PLN240262.
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County of Monterey

Zoning Administrator

Legistar File Number: ZA 26-018 March 12, 2026

Item No.1 

Agenda Ready3/3/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

PLN240262 - EVERS COURTLAND F TRS

Administrative hearing to consider construction of a two-story 1,991 square foot single-family dwelling 

with 1,371 square foot unfinished basement, 720 square foot attached garage, and associated site 

improvements including 509 square feet of covered porches and decks, (2) five-thousand gallon water 

tanks, and a 1,670 square foot driveway.

Project Location: 148 San Benancio Road, Salinas

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15303, and there are no exceptions pursuant to Section 15300.2.

RECOMMENDATIONS

It is recommended that the Zoning Administrator adopt a resolution to:

a. Find the project Categorically Exempt pursuant to CEQA Guidelines section 15303, and

there are no exceptions pursuant to Section 15300.2.

b. Approve a Design Approval to allow construction of a two-story 1,991 square foot

single-family dwelling with 1,371 square foot unfinished basement, 720 square foot attached

garage, and associated site improvements including 509 square feet of covered porches and

decks, (2) five-thousand gallon water tanks, and a 1,670 square foot driveway.

The attached draft resolution includes findings and evidence for consideration (Exhibit B).  Staff 

recommends approval subject to 7 conditions of approval.

PROJECT INFORMATION

Agent: Darren Davis

Property Owner: Courtland Evers

APN: 416-261-023-000

Parcel Size: 5.24 acres or 228, 254 square feet

Zoning: LDR/5-D or Low Density Residential, 5 acres per unit density, Design Control overlay

Plan Area: Toro Area Plan

Flagged and Staked: Yes

SUMMARY

Staff is recommending approval of a Design Approval subject to the findings and evidence in the 

attached Resolution (see Exhibit B), and subject to the conditions of approval attached to the 

Resolution.

Page 1  County of Monterey Printed on 3/5/2026
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OTHER AGENCY INVOLVEMENT

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions:

HCD-Engineering Services

Environmental Health Bureau

HCD-Environmental Services

Monterey County Regional Fire Protection District

 

Prepared by:  McKenna Bowling, Associate Planner, (831) 755-5298

Reviewed and Approved by:  Jacquelyn M Nickerson, Principal Planner

 

The following attachments are on file with HCD: 

Exhibit A - Draft Resolution including:

- Recommended Conditions of Approval

- Site Plans, Floor Plans & Elevations 

- Colors and Materials

- Inland Design Approval Application Form

Exhibit B - Vicinity Map

Exhibit C -  LUAC Minutes, dated March 9, 2026

 

CC: Front Counter Copy; Toro Land Use Advisory Committee; Monterey County Regional Fire 

Protection District; HCD-Environmental Services; HCD-Engineering Services; Environmental Health 

Bureau; McKenna Bowling, Associate Planner; Jacquelyn M Nickerson, Principal Planner; Courtland 

Evers, Property Owners; Darren Davis, Agent;  The Open Monterey Project; LandWatch (Executive 

Director); Planning File PLN240262.
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DRAFT RESOLUTION 
 

Before the Zoning Administrator 
in and for the County of Monterey, State of California 

 
In the matter of the application of:  
EVERS COURTLAND F TR (PLN240262) 
RESOLUTION NO. 26  
Resolution by the Monterey County Zoning 
Administrator: 

1) Finding that the project qualifies as a Class 3 
Categorical Exemption pursuant to Section 
15303 of the CEQA Guidelines and there are 
no exceptions pursuant to Section 15300.2; and 

2) Approving a Design Approval to allow the 
construction of a two-story 1,991 square foot 
single-family dwelling with 1,371 square foot 
unfinished basement, 720 square foot attached 
garage, and associated site improvements 
including 509 square feet of covered porches 
and decks, (2) five-thousand gallon water 
tanks, and a 1,670 square foot driveway. 
 

[PLN240262] [Courtland Evers], [148 San Benancio, 
Salinas], [Toro Area Plan] (Assessor's Parcel Number 
416-261-023-000)] 

 
 
 

 

The EVERS COURTLAND F TRS application (PLN240262) came on for a public hearing 
before the Monterey County Zoning Administrator on March 12, 2026.  Having considered 
all the written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Zoning Administrator finds and decides as 
follows: 

RECITALS  
 

WHEREAS, the proposed project PLN240262, located at 148 San Benancio Road, Salinas, Toro 
Area Plan. (APN: 416-261-023-000), is consistent with the policies of the Monterey County 
2010 General Plan, Toro Area Plan, and the Monterey County Zoning Ordinance (Title 21); 

WHEREAS, the subject parcel is zoned Low Density Residential, with 5 acres per unit density, 
and Design Control overlay which allows for construction of a single-family dwelling and 
accessory structures, subject to the granting of a Design Approval pursuant to Chapter 21.44; 

WHERERAS, as proposed, the project consists of construction to allow a new two-story 1,991 
square foot single-family dwelling with 1,371 square foot unfinished basement, 720 square foot 
attached garage, and associated site improvements including 509 square feet of covered porches 
and decks, (2) five-thousand gallon water tanks, and a 1,670 square foot driveway. 
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WHEREAS, as detailed in the attached plans, the proposed project meets all required 
development standards established in Monterey County Code (MCC) Section 21.14.060.C and 
2010 General Plan Policy LU-2.2, (see attached plans); 

WHEREAS, as proposed, the project includes 394 square feet of development on slopes 
exceeding 25 percent, and the development on slopes does not exceed ten percent (10%), or 500 
square feet of the total development footprint (whichever is less), a Use Permit shall not be 
required, and therefore is consistent with Open Space Policy 3.5 of the 2010 General Plan; 

WHEREAS, the proposed colors and materials consist of light cream board and batten siding 
with brown roofing materials, and natural redwood decking and guardrails. The colors and 
materials, and bulk and mass blend with the surrounding environment, are consistent with the 
surrounding residential neighborhood character, and other dwellings in the neighborhood; 

WHEREAS, the proposed project is not located in an area of high visual sensitivity and as sited, 
designed, and conditioned, will not result in adverse visual impacts. Further, the project is 
consistent with the applicable scenic resource policies of the 2010 General Plan and the Toro 
Area Plan; 

WHEREAS, the proposed project does include the removal of 3 Coast Live Oaks (TRM260056) 
that are within the building footprint, and is consistent with Title 16 section 16.60.040 for the 
removal of 3 or less protected trees in a one-year period; 

WHEREAS, in accordance with 2010 General Plan Policy and MCC Section 21.66.050, a Phase 
1 Archaeological Report (LIB260040) was prepared. The Phase 1 Archaeological Report 
concluded no cultural or archaeological resources were discovered during field pedestrian survey 
on or about the project site. Therefore, County standard Condition No. 3 has been added to 
require construction be halted in the event resources are uncovered at the site, to allow an 
archaeological evaluate and determine appropriate next measures; 

WHEREAS, the subject property (5 acres) is identified as Parcel 1 (Document No. 2018040207) 
of Volume 36 Page 4 in Record of Survey, recorded April 5, 2022, and is therefore recognized 
by the County as legal lot of record; 

WHEREAS, Monterey County HCD-Planning and HCD-Building Services records were 
reviewed, and the County is not aware of any violations existing on subject property; 

WHEREAS, the project was referred to the Toro Land Use Advisory Committee pursuant to 
Board of Supervisors adopted LUAC Guidelines, on March 9, 2026. The voting outcome and the 
LUAC minutes will be provided at hearing in a staff errata; 

WHEREAS, California Environmental Quality Act (CEQA) Guidelines Section 15303 
categorically exempts new construction of single-family dwellings and accessory structures, and 
as proposed the project includes construction of new two-story single-family dwelling with 
unfinished basement, and attached two-car garage. Therefore, the proposed development is 
consistent with CEQA Guidelines Section 15303 and none of the exceptions under CEQA 
Guidelines Section 15300.2 apply to this project; and 

WHEREAS, pursuant to MCC Section 21.80.040.B, the Planning Commission shall consider 
appeals from the discretionary decisions of the Zoning Administrator and the decision of the 
Planning Commission would be final and may not be appealed. 
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NOW, THEREFORE BE IT RESOLVED, based on the above recitals, the Monterey County 
Zoning Administrator does hereby:  

1) Find that the project qualifies as a Class 3 Categorical Exemption pursuant to Section 
15303 of the CEQA Guidelines and there are no exceptions pursuant to Section 15300.2; 
and 

2) Approve a Design Approval to allow the construction of a two-story 1,991 square foot 
single-family dwelling with 1,371 square foot unfinished basement, 720 square foot 
attached garage, and associated site improvements including 509 square feet of covered 
porches and decks, (2) five-thousand gallon water tanks, and a 1,670 square foot driveway. 

 

PASSED AND ADOPTED this 12th  day of March, 2026. 

 

 

______________________________________ 

                                                                                  Mike Novo, Zoning Administrator 

 

COPY OF THIS DECISION MAILED TO APPLICANT ON _______________. 

 

THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMMISSION.  IF ANYONE 
WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED AND 
SUBMITTED TO THE SECRETARY OF THE PLANNING COMMISSION ALONG WITH THE 
APPROPRIATE FILING FEE ON OR BEFORE _______________. 

 

This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with 
the Court no later than the 90th day following the date on which this decision becomes final.  

 

NOTES 

 

1. You will need a building permit and must comply with the Monterey County Building 
Ordinance in every respect. 

2. Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any 
use conducted, otherwise than in accordance with the conditions and terms of the permit 
granted or until ten days after the mailing of notice of the granting of the permit by the 
appropriate authority, or after granting of the permit by the Board of Supervisors in the event 
of appeal. 

3. Do not start any construction or occupy any building until you have obtained the necessary 
permits and use clearances from Monterey County HCD-Planning and HCD-Building 
Services Department office in Salinas. 
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DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN240262

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Design Approval permit (PLN240262) allows construction of a two-story 1,991 

square foot single-family dwelling with 1,371 square foot unfinished basement, 720 

square foot attached garage, and associated site improvements including 509 square 

feet of covered porches and decks, (2) five-thousand gallon water tanks, and a 1,670 

square foot driveway.  The property is located at 148 San Benancio (Assessor's Parcel 

Number 416-261-023-000),Toro Area Plan. This permit was approved in accordance 

with County ordinances and land use regulations subject to the terms and conditions 

described in the project file.  Neither the uses nor the construction allowed by this 

permit shall commence unless and until all of the conditions of this permit are met to 

the satisfaction of the Director of HCD - Planning.  Any use or construction not in 

substantial conformance with the terms and conditions of this permit is a violation of 

County regulations and may result in modification or revocation of this permit and 

subsequent legal action.  No use or construction other than that specified by this permit 

is allowed unless additional permits are approved by the appropriate authorities.  To the 

extent that the County has delegated any condition compliance or mitigation monitoring 

to the Monterey County Water Resources Agency, the Water Resources Agency shall 

provide all information requested by the County and the County shall bear ultimate 

responsibility to ensure that conditions and mitigation measures are properly fulfilled . 

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

on-going basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:

2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

The applicant shall record a Permit Approval Notice. This notice shall state:

 "A Design Approval (Resolution Number ____________) was approved by Zoning 

Administrator for Assessor's Parcel Number 416-261-023-000 on March 12, 2026. The 

permit was granted subject to 7 conditions of approval which run with the land. A copy 

of the permit is on file with Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

2/10/2026Print Date: Page 1 of 410:54:28AM
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3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

PlanningResponsible Department:

If, during the course of construction, cultural, archaeological, historical or 

paleontological resources are uncovered at the site (surface or subsurface resources) 

work shall be halted immediately within 50 meters (165 feet) of the find until a qualified 

professional archaeologist can evaluate it.  Monterey County HCD - Planning and a 

qualified archaeologist (i.e., an archaeologist registered with the Register of 

Professional Archaeologists) shall be immediately contacted by the responsible 

individual present on-site.  When contacted, the project planner and the archaeologist 

shall immediately visit the site to determine the extent of the resources and to develop 

proper mitigation measures required for recovery.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to this condition on an on-going basis.  

Prior to the issuance of grading or building permits and/or prior to the recordation of the 

final/parcel map, whichever occurs first, the Owner/Applicant shall include 

requirements of this condition as a note on all grading and building plans. The note shall 

state "Stop work within 50 meters (165 feet) of uncovered resource and contact 

Monterey County HCD - Planning and a qualified archaeologist immediately if cultural , 

archaeological, historical or paleontological resources are uncovered."  

When contacted, the project planner and the archaeologist shall immediately visit the 

site to determine the extent of the resources and to develop proper mitigation 

measures required for the discovery.

Compliance or 

Monitoring 

Action to be 

Performed:

4. PD014(A) - LIGHTING - EXTERIOR LIGHTING PLAN

PlanningResponsible Department:

All exterior lighting shall be unobtrusive, down-lit, harmonious with the local area, and 

constructed or located so that only the intended area is illuminated and off -site glare is 

fully controlled. The lighting source shall be shielded and recessed into the fixture. The 

applicant shall submit three (3) copies of an exterior lighting plan which shall indicate 

the location, type, and wattage of all light fixtures and include catalog sheets for each 

fixture.  The lighting shall comply with the requirements of the California Energy Code 

set forth in California Code of Regulations Title 24 Part 6.  The exterior lighting plan 

shall be subject to approval by the Director of HCD - Planning, prior to the issuance of 

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of building permits, the Owner/Applicant shall submit three copies 

of the lighting plans to HCD - Planning for review and approval.  Approved lighting plans 

shall be incorporated into final building plans.

Prior to final/occupancy, the Owner/Applicant/Contractor shall submit written and 

photographic evidence demonstrating that the lighting has been installed according to 

the approved plan.

On an on-going basis, the Owner/Applicant shall ensure that the lighting is installed and 

maintained in accordance with the approved plan.

Compliance or 

Monitoring 

Action to be 

Performed:

2/10/2026Print Date: Page 2 of 410:54:28AM
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5. PW0043 - REGIONAL DEVELOPMENT IMPACT FEE

Public WorksResponsible Department:

Prior to issuance of building permits, applicant shall pay the Regional Development 

Impact Fee (RDIF) pursuant to 

Monterey Code Chapter 12.90. The fee amount shall be determined based on the 

parameters adopted in the current fee 

s c h e d u l e .  F e e  s c h e d u l e  c a n  b e  f o u n d  h e r e : 

https://www.tamcmonterey.org/files/53eb01ba3/2025-

0701Fee_Implementation_Worksheet.xlsx

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits Owner/Applicant shall pay Monterey County 

Building Services Department the 

traffic mitigation fee. Owner/Applicant shall submit proof of payment to the 

HCD-Engineering Services.

Compliance or 

Monitoring 

Action to be 

Performed:

6. PW0045 – COUNTYWIDE TRAFFIC FEE

Public WorksResponsible Department:

Prior to issuance of building permits, the Owner/Applicant shall pay the Countywide 

Traffic Fee or the ad hoc fee 

pursuant to General Plan Policy C-1.8. The fee amount shall be determined based on 

the parameters in the current fee 

schedule. The fee schedule can be found here: 

https://www.countyofmonterey.gov/home/showpublisheddocument/138985/638884451

861730000

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits, the Owner/Applicant shall pay Monterey County 

HCD-Building Services the traffic 

mitigation fee. The Owner/Applicant shall submit proof of payment to HCD-Engineering 

Services.

Compliance or 

Monitoring 

Action to be 

Performed:

2/10/2026Print Date: Page 3 of 410:54:28AM
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7. PD011 - TREE AND ROOT PROTECTION

PlanningResponsible Department:

Trees which are located close to construction site(s) shall be protected from 

inadvertent damage from construction equipment by fencing off the canopy driplines 

and/or critical root zones (whichever is greater) with protective materials, wrapping 

trunks with protective materials, avoiding fill of any type against the base of the trunks 

and avoiding an increase in soil depth at the feeding zone or drip -line of the retained 

trees.  Said protection, approved by certified arborist, shall be demonstrated prior to 

issuance of building permits subject to the approval of HCD - Director of Planning.  If 

there is any potential for damage, all work must stop in the area and a report, with 

mitigation measures, shall be submitted by certified arborist.  Should any additional 

trees not included in this permit be harmed, during grading or construction activities, in 

such a way where removal is required, the owner/applicant shall obtain required 

permits. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of grading and/or building permits, the Owner/Applicant shall submit 

evidence of tree protection to HCD - Planning for review and approval. 

During construction, the Owner/Applicant/Arborist shall submit on-going evidence that 

tree protection measures are in place through out grading and construction phases.  If 

damage is possible, submit an interim report prepared by a certified arborist.

Prior to final inspection, the Owner/Applicant shall submit photos of the trees on the 

property to HCD-Planning after construction to document that tree protection has been 

successful or if follow-up remediation or additional permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:

2/10/2026Print Date: Page 4 of 410:54:28AM
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Board Report

County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: ZA 26-019 March 12, 2026

Item No.2 

Agenda Ready3/3/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

PLN250346 - BEAVER JEREMY T & WHITNEY TRS

Public hearing to consider action on a commercial vacation rental to allow the use of residential 

property for transient lodging for a period of 30 calendar days or fewer.

Project Location: 3105 Stevenson Dr, Pebble Beach, CA 93953

Proposed CEQA Action: Find the project Categorically Exempt pursuant to section 15301 of the 

CEQA Guidelines and find that none of the exceptions to the exemptions listed in section 15300.2 can 

be made.

RECOMMENDATIONS

It is recommended that the Zoning Administrator adopt a Resolution:

a.  Finding the project qualifies for a Class 1 Categorical Exemption pursuant to CEQA 

Guidelines section 15301 and none of the exceptions to the exemptions listed in section 

15300.2 can be made; and

b.  Approving a Use Permit for a commercial vacation rental to allow the use of residential 

property for transient lodging for a period of 30 calendar days or fewer.

The attached draft resolution includes findings and evidence for consideration (Exhibit A).  Staff 

recommends approval subject to 9 conditions of approval.

PROJECT INFORMATION

Agent: Jeremy Beaver

Property Owner: BEAVER JEREMY T & WHITNEY TRS

APN: 007-422-022-000

Parcel Size: 0.27 acres

Zoned: Medium Density Residential, Building Site District-6, Design District, RES District or 

“MDR/B-6-D-RES.”

Plan Area: Greater Monterey Peninsula Area Plan

Flagged and Staked: N/A

Project Planner: Kyle Benalcazar, Assistant Planner

                             benalcazark@countyofmonterey.gov; 831-784-5716

SUMMARY/DISCUSSION:

The project is located at 3105 Stevenson Dr, a privately maintained road, in the Greater Monterey 

Peninsula Area of the unincorporated area of the County of Monterey. On December 1, 2025, the 

Applicant, Jeremy T. and Whitney Beaver, submitted an application seeking to use the existing 

single-family dwelling located on the parcel in a medium density residential neighborhood as a vacation 

Page 1  County of Monterey Printed on 3/5/2026

52



Legistar File Number: ZA 26-019

rental. The site is developed with existing 2,803 square foot single-family dwelling with an attached 

315 square foot garage, and a detached guesthouse. The applicant does not propose to include the 

guesthouse as part of the Commercial Vacation Rental and only proposes to use the single-family 

dwelling and attached garage. Signage will be posted to ensure the guesthouse is not utilized. The 

existing single-family dwelling has four bedrooms, three bathrooms, and a kitchen. The Applicant is 

proposing a maximum occupancy of 9 guests overnight, 14 guests during daytime hours, and a 

maximum of four contractors on site at any time. The property will retain its domestic water 

connections to California American Water Company, a public water provider, and Monterey 

Peninsula Water Management District will continue to provide sewer service. The property will retain 

its solid waste services to GreenWaste Recovery, LLC, a waste management company. Presently, 

only one commercial vacation rental has been permitted in the Greater Monterey Peninsula Area Plan 

under the County’s current regulations pursuant to Title 21, Section 21.64.290. If approved, the 

granting of this Use Permit would allow the establishment of the 25th permitted short-term vacation 

rental in the Greater Monterey Peninsula Area Plan out of 155 Use Permits that may be issued at any 

given time, pursuant to Title 21, Section 21.64.290.F.3.d.

Based on staff’s review of the planning application materials, the property complies with all rules and 

regulations pertaining to zoning uses and other applicable the 2010 County of Monterey General Plan 

(General Plan), Greater Monterey Peninsula Area Plan (GMPAP), Monterey County Code Title 7 

Chapter 7.120 (Title 7), Monterey County Code Title 16 Chapter 16.80 (Title 16), and the Monterey 

County Inland Zoning Ordinance (Title 21).

Land Use

The parcel is zoned Medium Density Residential with a Building Site District-6, Design Control 

overlay, and Parking and Use of Major Recreational Equipment Storage District overlay or 

“MDR/B-6-D-RES.” Title 21 Section 21.12.050.Y allows for the Commercial Vacation Rental use 

subject to the granting of a Use Permit. Title 21 Section 21.64.290.F establishes the regulations for a 

property operating as a Commercial Vacation Rental on such property for transient lodging for a 

period of 30 calendar days or fewer.

The parcel is located on Stevenson Dr with a Design District overlay in the Greater Monterey 

Peninsula Area Plan. However, the project does not propose any physical changes that would have 

any potential to impact scenic/visual resources. No construction, exterior alterations to structures, land 

alteration, or vegetation (or tree) removal are proposed. 

The property complies with Title 21, Section 21.64.290.F.5 in that it has been demonstrated that the 

response time for County emergency services for fire and emergency medical are adequate pursuant to 

the requirements of the 2010 County of Monterey General Plan Safety Element PS-1.1 and Table 

PS-1. The subject property is within a 5-minute drive from the Pebble Beach Fire Station 22 and a 

10-minute drive from the Community Hospital of Monterey Peninsula, which provides 24-hour 

emergency medical and fire response services. County Staff incorporated Condition No. 5 to ensure 

that the guests are provided with information on the response time for emergency medical and fire 

services and that contact information for these services is provided to all guests as a part of the 

informational notice posted within six feet of the front door (Exhibit A). 
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Parking requirements outlined in Title 21 Sections 21.64.290.F.6 and 21.58.040 requires that a 

Single-Family Detached residential dwelling unit have two spaces/unit. The application includes six 

parking spaces, which exceeds the minimum requirements.

The subject property complies with the limitation on the number of Commercial Vacation Rentals per 

legal lot requirements of Title 21 Section 21.64.290.F.7, which only allows one Commercial Vacation 

Rental per legal lot of record. The subject property will be the only Commercial Vacation Rental on 

the legal lot of record. The owner of the subject property complies with the ownership requirements of 

Title 21 Section 21.64.290.F.10, wherein the owner of the subject property is only allowed to have an 

ownership interest in one Commercial Vacation Rental within unincorporated Monterey County. The 

owner of the property does not have an ownership interest in other already operating Commercial 

Vacation Rentals in unincorporated Monterey County, and this would be their first and only 

Commercial Vacation Rental in unincorporated Monterey County. 

As detailed in the draft resolution (Exhibit A), the Applicant has provided evidence of compliance 

with the applicable requirements. The designated Property Manager for the Commercial Vacation 

Rental, Carmel Realty Company, resides at 8th Ave, Carmel-By-The-Sea, CA 93921, approximately 

6.5 miles (16 minutes) from the subject property. Carmel Realty Company’s contact information will 

be provided to the guests of the property, and Carmel Realty Company will be available 24/7 to 

respond to guest or neighborhood questions or concerns. Carmel Realty Company will also ensure 

that any neighbor or guest complaints are resolved within thirty minutes. Carmel Realty Company’s 

contact information will be provided to guests as a part of the informational notice posted within six 

feet of the front door as required pursuant to Title 7 Section 7.120.040.L.

The property has a maximum occupancy of nine overnight guests, 14 daytime guests, and five 

contractors. The proposed occupancy does not exceed the limits set forth in the California Uniform 

Housing Code and the requirements enumerated in Title 7 Section 7.120.070.C, which limit the 

maximum overnight occupancy to two persons per bedroom plus one and not counting infants (zero to 

12 months), with a not to exceed total maximum overnight occupancy of 10 overnight guests, 

regardless of the number of bedrooms in the property. Title 7 Section 7.120.070.C also limits the 

maximum daytime occupancy of occupants and visitors to not exceed a count of 1.5 times the 

maximum overnight occupancy and shall not exceed a total count of 15 persons per unit, no matter 

how many bedrooms.

To ensure the proposed use will not affect the residential character of the neighborhood, the following 

two conditions have been incorporated. Condition No. 3 has been incorporated to ensure that the 

property will not an event venue and Condition No. 4 to ensure that the property will remain in 

compliance with the regulations for Vacation Rentals in Title 7 Chapter 7.120, Title 21 section 

21.64.290 and the Conditions of Approval. Additionally, the proposed Commercial Vacation Rental 

is subject to Monterey County’s Noise Ordinance (Chapter 10.60), which prohibits loud or 

unreasonable noise between the hours of 9:00PM and 7:00AM. In accordance with Title 21 section 

21.64.280.D.2.h, if the property is found to be in violation of the approved operations plan or 

conditions of approval attached to this Use Permit, the permit may be revoked for non-compliance.

Private Road/Access
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The property is within the Pebble Beach Company, the legally established governing structure for the 

private roads used to access the subject parcel. Pebble Beach Company is authorized to make 

determinations regarding the use, maintenance, and related matters regarding the private road. 

Pursuant to Title 21 section 21.64.290.F.4, the subject property must comply with Title 16 Chapter 

16.80, which regulates private roads in Monterey County. The private road accessing the property is 

subject to a private road agreement and a private road maintenance agreement, which is recorded as a 

deed restriction for the subject property. The deed restriction for the subject property was recorded 

as Deed Number 2025020687. 

The deed contains one restriction related to the “Use of Roads and Bridle Paths”, respectively, the fifth 

deed restriction. The fifth restriction states that the property owner “shall maintain and keep in 

repair a road leading from the premises here and described to the nearest public highway, and 

in consideration thereof, and for the purpose of enabling the Grantor to maintain the roads and 

the Del Monte Forest (of which the premises herein described are a part), the Grantee 

personally, and on behalf, of his family, servants and employees, hereby waives the right of free 

ingress and egress to and from the premises herein described, and hereby agrees to pay the 

Grantor on the first day of March of each and every year hereafter, the sum of Twenty-Five 

Dollars ($25.00); provided, however, that during each time as Grantee is the owner of a Class 

“A” Membership Certificate in the Monterey Peninsula Country Club”. The plain language of 

this deed restriction gives the property owner access to their property as long as they pay $25 each 

March 1st. Therefore, the project is classified as a Tier 4 category pursuant to Title 16 Chapter 16.80, 

which means this deed restriction language constitutes the private road agreement and the private road 

maintenance agreement. 

The Pebble Beach Company has provided the County with a letter of blanket objection for all 

vacation rentals in the Pebble Beach Area. The applicant is aware of the objections and restrictions 

outlined within the CC&R and believes he has right to continue the use of the property for the 

proposed application of a Commercial Vacation Rental. 

The County of Monterey’s regulations for private roads, pursuant to Title 16 section 16.80.060.A, 

state that if the Appropriate Authority finds, based on substantial evidence in the record, that a 

substantive dispute exists regarding the use of a private road for a project, the Appropriate Authority 

“may approve the project but shall require as a condition of project approval that the applicant 

provide the County with proof of access demonstrating that the dispute has been satisfactorily 

resolved”. Therefore, staff recommends that Condition of Approval No. 9 to ensure that the 

substantial dispute regarding the plain language of the private road agreement is resolved prior to the 

applicant commencing the use of their property as a commercial vacation rental. This Condition 

requires that the applicant provides the County of Monterey Housing and Community Development 

(HCD) staff with adequate documentation that the private road dispute has been satisfactorily resolved 

and the use of the property as a commercial vacation rental is allowed and does not violate the plain 

language of any deed restrictions and/or private road agreement.

CEQA:

The project qualifies as a categorical exemption from environmental review pursuant to CEQA 

Guidelines section 15301. This exemption applies to the operation of existing private structures, 
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involving negligible or no expansion of an existing use. The Applicant proposes to use a residential 

single-family dwelling for transient lodging where the term of occupancy, possession, or tenancy of the 

property by the person entitled to such occupancy, possession, or tenancy for a period of 30 

consecutive calendar days or fewer. This project does not propose or authorize any additional exterior 

development and/or expansion of the existing structure currently on the project site. 

The subject property will be limited to one rental contract at any given time. All facilities, as planned 

and approved, have been confirmed by County agencies to be adequate for this use. Therefore, the 

proposed use is consistent with the CEQA Guidelines section 15301. None of the exceptions under 

CEQA Guidelines section 15300.2 apply to this project. Additionally, there would be no significant 

effect on the environment due to unusual circumstances. Further, there is no evidence that “the 

cumulative impact of successive projects of the same type in the same place, over time is significant.” 

Additionally, an action is a “project” only when it is either “directly undertaken by any public agency,” 

“supported, in whole or in part” by financial or other forms of assistance from a public agency, or 

involves the issuance of an entitlement by a public agency (Public Resources Code, § 21065). 

The County prepared a Final Environmental Impact Report (FEIR) for the Vacation Rental 

Ordinances project, which was certified by the Board on August 27, 2024 (SCH# 2022080643). The 

FEIR analyzed the project for environmental impacts and did not identify any significant or avoidable 

impacts of Commercial Vacation Rentals up to the Commercial Vacation Rental cap set for each 

County of Monterey Planning Area. This Commercial Vacation Rental does not exceed the cap on 

Commercial Vacation Rentals in the Greater Monterey Peninsula Area Plan. It would be the 25th 

Commercial Vacation Rental out of a maximum of 155 in the Greater Monterey Peninsula Area Plan. 

The FEIR did disclose that vacation rentals have the potential for negative side effects including 

nuisance issues such as traffic, parking and noise. County regulations have been developed and are in 

effect to ensure that vacation rentals remain compatible with existing residential uses and limits such 

nuisances in which the applicant/operator must comply with. Additionally, cumulative impacts of the 

regulations taken together with other past, present, and probable future projects were analyzed. There 

is no evidence suggesting that implementing the regulations would result in significant or unavoidable 

environmental impacts. 

OTHER AGENCY INVOLVEMENT

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions:

None

Prepared by:  Kyle Benalcazar, Assistant Planner

Reviewed/Approved by:  Jacquelyn M. Nickerson, Principal Planner

The following attachments are on file with HCD:

Exhibit A - Draft Resolution including:

- Recommended Conditions of Approval

- Site Plans and Floor Plans 

- Operations Plan

- Home Inspection Checklist

Page 5  County of Monterey Printed on 3/5/2026

56



Legistar File Number: ZA 26-019

Exhibit B - Vicinity Map

cc: Front Counter Copy; Kyle Benalcazar, Assistant Planner; Jacquelyn M. Nickerson, Principal 

Planner; Jeremy T and Whitney Beaver Tr, Property Owners; Interested Party List: The Open 

Monterey Project; LandWatch (Executive Director); Lozeau Drury LLP; Christina McGinnis, Keep 

Big Sur Wild; Planning File PLN250346.
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County of Monterey

Zoning Administrator

Legistar File Number: ZA 26-019 March 12, 2026

Item No.2 

Agenda Ready3/3/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

PLN250346 - BEAVER JEREMY T & WHITNEY TRS

Public hearing to consider action on a commercial vacation rental to allow the use of residential 

property for transient lodging for a period of 30 calendar days or fewer.

Project Location: 3105 Stevenson Dr, Pebble Beach, CA 93953

Proposed CEQA Action: Find the project Categorically Exempt pursuant to section 15301 of the 

CEQA Guidelines and find that none of the exceptions to the exemptions listed in section 15300.2 can 

be made.

RECOMMENDATIONS

It is recommended that the Zoning Administrator adopt a Resolution:

a. Finding the project qualifies for a Class 1 Categorical Exemption pursuant to CEQA

Guidelines section 15301 and none of the exceptions to the exemptions listed in section

15300.2 can be made; and

b. Approving a Use Permit for a commercial vacation rental to allow the use of residential

property for transient lodging for a period of 30 calendar days or fewer.

The attached draft resolution includes findings and evidence for consideration (Exhibit A).  Staff 

recommends approval subject to 9 conditions of approval.

PROJECT INFORMATION

Agent: Jeremy Beaver

Property Owner: BEAVER JEREMY T & WHITNEY TRS

APN: 007-422-022-000

Parcel Size: 0.27 acres

Zoned: Medium Density Residential, Building Site District-6, Design District, RES District or 

“MDR/B-6-D-RES.”

Plan Area: Greater Monterey Peninsula Area Plan

Flagged and Staked: N/A

Project Planner: Kyle Benalcazar, Assistant Planner

benalcazark@countyofmonterey.gov; 831-784-5716

SUMMARY/DISCUSSION:

The project is located at 3105 Stevenson Dr, a privately maintained road, in the Greater Monterey 

Peninsula Area of the unincorporated area of the County of Monterey. On December 1, 2025, the 

Applicant, Jeremy T. and Whitney Beaver, submitted an application seeking to use the existing 

single-family dwelling located on the parcel in a medium density residential neighborhood as a vacation 
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rental. The site is developed with existing 2,803 square foot single-family dwelling with an attached 

315 square foot garage, and a detached guesthouse. The applicant does not propose to include the 

guesthouse as part of the Commercial Vacation Rental and only proposes to use the single-family 

dwelling and attached garage. Signage will be posted to ensure the guesthouse is not utilized. The 

existing single-family dwelling has four bedrooms, three bathrooms, and a kitchen. The Applicant is 

proposing a maximum occupancy of 9 guests overnight, 14 guests during daytime hours, and a 

maximum of four contractors on site at any time. The property will retain its domestic water 

connections to California American Water Company, a public water provider, and Monterey 

Peninsula Water Management District will continue to provide sewer service. The property will retain 

its solid waste services to GreenWaste Recovery, LLC, a waste management company. Presently, 

only one commercial vacation rental has been permitted in the Greater Monterey Peninsula Area Plan 

under the County’s current regulations pursuant to Title 21, Section 21.64.290. If approved, the 

granting of this Use Permit would allow the establishment of the 25th permitted short-term vacation 

rental in the Greater Monterey Peninsula Area Plan out of 155 Use Permits that may be issued at any 

given time, pursuant to Title 21, Section 21.64.290.F.3.d.

Based on staff’s review of the planning application materials, the property complies with all rules and 

regulations pertaining to zoning uses and other applicable the 2010 County of Monterey General Plan 

(General Plan), Greater Monterey Peninsula Area Plan (GMPAP), Monterey County Code Title 7 

Chapter 7.120 (Title 7), Monterey County Code Title 16 Chapter 16.80 (Title 16), and the Monterey 

County Inland Zoning Ordinance (Title 21).

Land Use

The parcel is zoned Medium Density Residential with a Building Site District-6, Design Control 

overlay, and Parking and Use of Major Recreational Equipment Storage District overlay or 

“MDR/B-6-D-RES.” Title 21 Section 21.12.050.Y allows for the Commercial Vacation Rental use 

subject to the granting of a Use Permit. Title 21 Section 21.64.290.F establishes the regulations for a 

property operating as a Commercial Vacation Rental on such property for transient lodging for a 

period of 30 calendar days or fewer.

The parcel is located on Stevenson Dr with a Design District overlay in the Greater Monterey 

Peninsula Area Plan. However, the project does not propose any physical changes that would have 

any potential to impact scenic/visual resources. No construction, exterior alterations to structures, land 

alteration, or vegetation (or tree) removal are proposed. 

The property complies with Title 21, Section 21.64.290.F.5 in that it has been demonstrated that the 

response time for County emergency services for fire and emergency medical are adequate pursuant to 

the requirements of the 2010 County of Monterey General Plan Safety Element PS-1.1 and Table 

PS-1. The subject property is within a 5-minute drive from the Pebble Beach Fire Station 22 and a 

10-minute drive from the Community Hospital of Monterey Peninsula, which provides 24-hour 

emergency medical and fire response services. County Staff incorporated Condition No. 5 to ensure 

that the guests are provided with information on the response time for emergency medical and fire 

services and that contact information for these services is provided to all guests as a part of the 

informational notice posted within six feet of the front door (Exhibit A). 
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Parking requirements outlined in Title 21 Sections 21.64.290.F.6 and 21.58.040 requires that a 

Single-Family Detached residential dwelling unit have two spaces/unit. The application includes six 

parking spaces, which exceeds the minimum requirements.

The subject property complies with the limitation on the number of Commercial Vacation Rentals per 

legal lot requirements of Title 21 Section 21.64.290.F.7, which only allows one Commercial Vacation 

Rental per legal lot of record. The subject property will be the only Commercial Vacation Rental on 

the legal lot of record. The owner of the subject property complies with the ownership requirements of 

Title 21 Section 21.64.290.F.10, wherein the owner of the subject property is only allowed to have an 

ownership interest in one Commercial Vacation Rental within unincorporated Monterey County. The 

owner of the property does not have an ownership interest in other already operating Commercial 

Vacation Rentals in unincorporated Monterey County, and this would be their first and only 

Commercial Vacation Rental in unincorporated Monterey County. 

As detailed in the draft resolution (Exhibit A), the Applicant has provided evidence of compliance 

with the applicable requirements. The designated Property Manager for the Commercial Vacation 

Rental, Carmel Realty Company, resides at 8th Ave, Carmel-By-The-Sea, CA 93921, approximately 

6.5 miles (16 minutes) from the subject property. Carmel Realty Company’s contact information will 

be provided to the guests of the property, and Carmel Realty Company will be available 24/7 to 

respond to guest or neighborhood questions or concerns. Carmel Realty Company will also ensure 

that any neighbor or guest complaints are resolved within thirty minutes. Carmel Realty Company’s 

contact information will be provided to guests as a part of the informational notice posted within six 

feet of the front door as required pursuant to Title 7 Section 7.120.040.L.

The property has a maximum occupancy of nine overnight guests, 14 daytime guests, and five 

contractors. The proposed occupancy does not exceed the limits set forth in the California Uniform 

Housing Code and the requirements enumerated in Title 7 Section 7.120.070.C, which limit the 

maximum overnight occupancy to two persons per bedroom plus one and not counting infants (zero to 

12 months), with a not to exceed total maximum overnight occupancy of 10 overnight guests, 

regardless of the number of bedrooms in the property. Title 7 Section 7.120.070.C also limits the 

maximum daytime occupancy of occupants and visitors to not exceed a count of 1.5 times the 

maximum overnight occupancy and shall not exceed a total count of 15 persons per unit, no matter 

how many bedrooms.

To ensure the proposed use will not affect the residential character of the neighborhood, the following 

two conditions have been incorporated. Condition No. 3 has been incorporated to ensure that the 

property will not an event venue and Condition No. 4 to ensure that the property will remain in 

compliance with the regulations for Vacation Rentals in Title 7 Chapter 7.120, Title 21 section 

21.64.290 and the Conditions of Approval. Additionally, the proposed Commercial Vacation Rental 

is subject to Monterey County’s Noise Ordinance (Chapter 10.60), which prohibits loud or 

unreasonable noise between the hours of 9:00PM and 7:00AM. In accordance with Title 21 section 

21.64.280.D.2.h, if the property is found to be in violation of the approved operations plan or 

conditions of approval attached to this Use Permit, the permit may be revoked for non-compliance.

Private Road/Access
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The property is within the Pebble Beach Company, the legally established governing structure for the 

private roads used to access the subject parcel. Pebble Beach Company is authorized to make 

determinations regarding the use, maintenance, and related matters regarding the private road. 

Pursuant to Title 21 section 21.64.290.F.4, the subject property must comply with Title 16 Chapter 

16.80, which regulates private roads in Monterey County. The private road accessing the property is 

subject to a private road agreement and a private road maintenance agreement, which is recorded as a 

deed restriction for the subject property. The deed restriction for the subject property was recorded 

as Deed Number 2025020687. 

The deed contains one restriction related to the “Use of Roads and Bridle Paths”, respectively, the fifth 

deed restriction. The fifth restriction states that the property owner “shall maintain and keep in 

repair a road leading from the premises here and described to the nearest public highway, and 

in consideration thereof, and for the purpose of enabling the Grantor to maintain the roads and 

the Del Monte Forest (of which the premises herein described are a part), the Grantee 

personally, and on behalf, of his family, servants and employees, hereby waives the right of free 

ingress and egress to and from the premises herein described, and hereby agrees to pay the 

Grantor on the first day of March of each and every year hereafter, the sum of Twenty-Five 

Dollars ($25.00); provided, however, that during each time as Grantee is the owner of a Class 

“A” Membership Certificate in the Monterey Peninsula Country Club”. The plain language of 

this deed restriction gives the property owner access to their property as long as they pay $25 each 

March 1st. Therefore, the project is classified as a Tier 4 category pursuant to Title 16 Chapter 16.80, 

which means this deed restriction language constitutes the private road agreement and the private road 

maintenance agreement. 

The Pebble Beach Company has provided the County with a letter of blanket objection for all 

vacation rentals in the Pebble Beach Area. The applicant is aware of the objections and restrictions 

outlined within the CC&R and believes he has right to continue the use of the property for the 

proposed application of a Commercial Vacation Rental. 

The County of Monterey’s regulations for private roads, pursuant to Title 16 section 16.80.060.A, 

state that if the Appropriate Authority finds, based on substantial evidence in the record, that a 

substantive dispute exists regarding the use of a private road for a project, the Appropriate Authority 

“may approve the project but shall require as a condition of project approval that the applicant 

provide the County with proof of access demonstrating that the dispute has been satisfactorily 

resolved”. Therefore, staff recommends that Condition of Approval No. 9 to ensure that the 

substantial dispute regarding the plain language of the private road agreement is resolved prior to the 

applicant commencing the use of their property as a commercial vacation rental. This Condition 

requires that the applicant provides the County of Monterey Housing and Community Development 

(HCD) staff with adequate documentation that the private road dispute has been satisfactorily resolved 

and the use of the property as a commercial vacation rental is allowed and does not violate the plain 

language of any deed restrictions and/or private road agreement.

CEQA:

The project qualifies as a categorical exemption from environmental review pursuant to CEQA 

Guidelines section 15301. This exemption applies to the operation of existing private structures, 
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involving negligible or no expansion of an existing use. The Applicant proposes to use a residential 

single-family dwelling for transient lodging where the term of occupancy, possession, or tenancy of the 

property by the person entitled to such occupancy, possession, or tenancy for a period of 30 

consecutive calendar days or fewer. This project does not propose or authorize any additional exterior 

development and/or expansion of the existing structure currently on the project site. 

The subject property will be limited to one rental contract at any given time. All facilities, as planned 

and approved, have been confirmed by County agencies to be adequate for this use. Therefore, the 

proposed use is consistent with the CEQA Guidelines section 15301. None of the exceptions under 

CEQA Guidelines section 15300.2 apply to this project. Additionally, there would be no significant 

effect on the environment due to unusual circumstances. Further, there is no evidence that “the 

cumulative impact of successive projects of the same type in the same place, over time is significant.” 

Additionally, an action is a “project” only when it is either “directly undertaken by any public agency,” 

“supported, in whole or in part” by financial or other forms of assistance from a public agency, or 

involves the issuance of an entitlement by a public agency (Public Resources Code, § 21065). 

The County prepared a Final Environmental Impact Report (FEIR) for the Vacation Rental 

Ordinances project, which was certified by the Board on August 27, 2024 (SCH# 2022080643). The 

FEIR analyzed the project for environmental impacts and did not identify any significant or avoidable 

impacts of Commercial Vacation Rentals up to the Commercial Vacation Rental cap set for each 

County of Monterey Planning Area. This Commercial Vacation Rental does not exceed the cap on 

Commercial Vacation Rentals in the Greater Monterey Peninsula Area Plan. It would be the 25th 

Commercial Vacation Rental out of a maximum of 155 in the Greater Monterey Peninsula Area Plan. 

The FEIR did disclose that vacation rentals have the potential for negative side effects including 

nuisance issues such as traffic, parking and noise. County regulations have been developed and are in 

effect to ensure that vacation rentals remain compatible with existing residential uses and limits such 

nuisances in which the applicant/operator must comply with. Additionally, cumulative impacts of the 

regulations taken together with other past, present, and probable future projects were analyzed. There 

is no evidence suggesting that implementing the regulations would result in significant or unavoidable 

environmental impacts. 

OTHER AGENCY INVOLVEMENT

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions:

None

Prepared by:  Kyle Benalcazar, Assistant Planner

Reviewed/Approved by:  Jacquelyn M. Nickerson, Principal Planner

The following attachments are on file with HCD:

Exhibit A - Draft Resolution including:

- Recommended Conditions of Approval

- Site Plans and Floor Plans 

- Operations Plan

- Home Inspection Checklist
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Exhibit B - Vicinity Map

cc: Front Counter Copy; Kyle Benalcazar, Assistant Planner; Jacquelyn M. Nickerson, Principal 

Planner; Jeremy T and Whitney Beaver Tr, Property Owners; Interested Party List: The Open 

Monterey Project; LandWatch (Executive Director); Lozeau Drury LLP; Christina McGinnis, Keep 

Big Sur Wild; Planning File PLN250346.
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DRAFT RESOLUTION 
 

Before the Zoning Administrator 
in and for the County of Monterey, State of California 

 
In the matter of the application of:  
BEAVER JEREMY T & WHITNEY TRS (PLN250346) 
RESOLUTION NO. ---- 
Resolution by the County of Monterey Zoning 
Administrator: 

1) Finding that the project qualifies for a Class 
1 Categorical Exemption pursuant to CEQA 
Guidelines Section 15301 and no exceptions 
under section 15300.2 apply; and 

2) Approving a Use Permit for a Commercial 
Vacation Rental to allow the use of a 
residential property for transient lodging for 
a period of 30 calendar days or fewer. 

[JEREMY T AND WHITNEY BEAVER TRS, 
3105 STEVENSON DR, PEBBLE BEACH, CA 
93953, GREATER MONTEREY PENINSULA 
AREA PLAN (APN: 007-422-022-000)] 

 

 
The BEAVER JEREMY T & WHITNEY TRS application (PLN250346) came on for a 
public hearing before the County of Monterey Zoning Administrator on March 12, 2026.  
Having considered all the written and documentary evidence, the administrative record, 
the staff report, oral testimony, and other evidence presented, the Zoning Administrator 
finds and decides as follows: 

FINDINGS 
 
1.  FINDING:  CONSISTENCY – The Project, as conditioned, is consistent with the 

applicable plans and policies which designate this area as appropriate 
for development. 

 EVIDENCE: a)  During the course of review of this application, the project has been 
reviewed for consistency with the text, policies, and regulations in: 

- the 2010 County of Monterey General Plan; 
- Greater Monterey Peninsula Area Plan (GMPAP);  
- Monterey County Code Chapter 7.120; 
- Roads (Monterey County Code Chapter 16.80); and 
- Monterey County Zoning Ordinance (Title 21).   

Conflicts were found to exist. Communications were received during 
the course of review of the project indicating inconsistencies with the 
text, policies, and regulations in these documents. 

  b)   
 
 
 
 

Project Scope. The project is located at 3105 Stevenson Dr, a privately 
maintained road, in Pebble Beach subject to the Greater Monterey 
Peninsula Land Use Plan. On December 1, 2025, the applicant submitted 
an application seeking to use their existing single-family dwelling located 
on the parcel in a medium density residential neighborhood as a vacation 
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 rental. The site is developed with existing 2,803 square foot single-family 
dwelling with an attached 315 square foot garage, and a detached 
guesthouse. The applicant does not propose to include the guesthouse as 
part of the Commercial Vacation Rental and only proposes to use the 
single-family dwelling and attached garage.  

  c)  Allowed Use. The property is located at 3105 Stevenson Dr, Pebble 
Beach, within the Greater Monterey Peninsula Land Use Plan (APN: 007-
422-022-000). The parcel is zoned Medium Density Residential with a 
Building Site 6 overlay, Design overlay, and a Parking and Use of Major 
Recreational Equipment Storage in Seaward Zone overlay or “MDR-B-
6-D-RES”. Title 21 Section 21.12.050.Y allows for the Commercial 
Vacation Rental use subject to the granting of a Use Permit. Title 21 
Section 21.64.290.F establishes the regulations for a property operating 
as a Commercial Vacation Rental on such property for transient lodging 
for a period of 30 calendar days or fewer. Therefore, the proposed use is 
allowable. 

  d)  Lot Legality. The subject property (0.27 acres in size), APN: 007-422-
022-000, as shown in its current size and configuration and described 
under separate ownership on the 1964 Assessor’s Parcel Map Book 7, 
page 42. Therefore, the County recognizes the property as a legal lot of 
record. 

  e)  Land Use Advisory Committee (LUAC) Review. This project was not 
referred to the Del Monte Forest Land Use Advisory Committee for 
review. Based on the current review guidelines adopted by the Monterey 
County Board of Supervisors per Resolution No. 15-043, this 
application did not warrant referral to the LUAC as it does not fall 
within the LUAC review guidelines.  

  f)  Vacation Rental Operation License. Condition No. 7 requires that the 
applicant obtain a Vacation Rental Operation License and provide 
documentation to prove that they comply with all of the requirements of 
the Vacation Rental Operation License pursuant to Title 7 Chapter 
7.120. The subject property is required as conditioned to ensure that 
they always have an active Vacation Rental Operation License. 

  g)  Business License. Condition No. 6 requires that the applicant obtain a 
Business License and provide documentation to prove that they comply 
with all of the requirements of the Business License pursuant to Title 7 
section 7.02.060. The subject property is required as conditioned to 
ensure that they always have an active Business License.    

  h)  Transient Occupancy Tax. Condition No. 8 requires that the applicant 
register with the County of Monterey Treasurer-Tax Collector to pay 
Transient Occupancy Tax pursuant to Title 5 Chapter 5.40 and must pay 
Transient Occupancy Tax on all applicable rent received from transient 
occupancy of their residential property as a commercial vacation rental. 
The subject property is required as conditioned to ensure payment of 
Transient Occupancy Tax to the County of Monterey Treasurer-Tax 
Collector is made pursuant to Title 5 Chapter 5.40.   

  i)  Adequate Emergency Response Time. Condition No. 5 requires that the 
applicants notify the guests of the average response time for emergency 
fire and medical services and the address and phone number of those 
services. The subject property complies with Title 21 section 
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21.64.290.F.5, adequate emergency response times for fire and 
emergency medical. The submitted Operations Plan includes contact 
information for County emergency services for fire and emergency 
medical. The property complies with adequate public facilities and 
services requirements pursuant to the 2010 County of Monterey General 
Plan Safety Element Policy PS-1.1 and Table PS-1. The subject 
property is within a 5-minute drive from the Pebble Beach Fire Station 
22 and a 10-minute drive from the Community Hospital of Monterey 
Peninsula, which provide 24-hour emergency medical and fire response 
services. Additionally, the applicant provided the property manager, 
Carmel Realty Company, will be available 24/7 to respond within the 30 
minutes to any concerns on the property. The subject property complies 
with the requirement to provide contact information for County 
emergency services for fire and emergency medical. The contact 
information is included as required in the informational signage that 
must be posted within six feet of the front door.  

  j)  Parking. Title 21 section 21.64.290.F.6 requires that commercial 
vacation rentals provide parking in compliance with Title 21 section 
21.58.040. Title 21 section 21.58.040 establishes the minimum required 
parking spaces. A single-family dwelling requires two parking spaces. 
As proposed, the property can accommodate up to six total cars for 
occupants and employees, which exceeds the requirements of Title 21 
section 21.58.040.  

  k)  One Commercial Vacation Rental Per Legal Lot of Record. The subject 
legal lot of record complies with Title 21 section 21.64.290.F.7 as this is 
the only Commercial Vacation Rental on the legal lot of record (APN: 
007-422-022-000). 

  l)  Ownership Interest in One Commercial Vacation Rental in the 
Unincorporated Monterey County. The trustees of the legal lot of record 
comply with Title 21 Section 21.64.290.F.8 and do not have any 
ownership interest in any other Commercial Vacation Rentals in the 
unincorporated Monterey County. This application before the Zoning 
Administrator would be the first and only ownership interest the 
applicants would have in a Commercial Vacation Rental in the 
unincorporated Monterey County.  

  m)  Permit Expiration. Condition No. 4 applies a 7-year expiration to the 
granting of this Use Permit, pursuant to Title 21 Sub-Section 
21.64.290.F.12.a. The purpose of this expiration is to provide adequate 
on-going review of the approved use of the residential property as a 
Commercial Vacation Rental. Prior to its expiration, the 
owner/applicant shall file an extension in accordance with Title 21 
Section 21.74.110, which requires submittal of the request at least 30 
days prior to the expiration date. The appropriate authority to consider 
this extension shall be the Zoning Administrator. This subsequent 
review will ensure: 1) the use continues to meet the standards of Title 21 
and 2) an opportunity for Planning staff’s review for on-going 
compliance with the conditions of approval. 

  n)  Private Road/Access. The property is within the Pebble Beach Company, 
the legally established governing structure for the private roads used to 
access the subject parcel. Pebble Beach Company is authorized to make 
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determinations regarding the use, maintenance, and related matters 
regarding the private road. Pursuant to Title 21 section 21.64.290.F.4, the 
subject property must comply with Title 16 Chapter 16.80, which 
regulates private roads in Monterey County. The private road accessing 
the property is subject to a private road agreement and a private road 
maintenance agreement, which is recorded as a deed restriction for the 
subject property. The deed restriction for the subject property was 
recorded as Deed Number 2025020687.  
The deed contains one restriction related to the “Use of Roads and Bridle 
Paths”, respectively, the fifth deed restriction. The fifth restriction states 
that the property owner “shall maintain and keep in repair a road leading 
from the premises here and described to the nearest public highway, and 
in consideration thereof, and for the purpose of enabling the Grantor to 
maintain the roads and the Del Monte Forest (of which the premises 
herein described are a part), the Grantee personally, and on behalf, of 
his family, servants and employees, hereby waives the right of free ingress 
and egress to and from the premises herein described, and hereby agrees 
to pay the Grantor on the first day of March of each and every year 
hereafter, the sum of Twenty-Five Dollars ($25.00); provided, however, 
that during each time as Grantee is the owner of a Class “A” Membership 
Certificate in the Monterey Peninsula Country Club”. The plain language 
of this deed restriction gives the property owner access to their property 
as long as they pay $25 each March 1st. Therefore, the project is classified 
as a Tier 4 category pursuant to Title 16 Chapter 16.80, which means this 
deed restriction language constitutes the private road agreement and the 
private road maintenance agreement.  
The Pebble Beach Company has provided the County with a letter of 
blanket objection for all vacation rentals in the Pebble Beach Area. The 
applicant is aware of the objections and restrictions outlined within the 
CC&R and believes he has right to continue the use of the property for 
the proposed application of a Commercial Vacation Rental.  
The County of Monterey’s regulations for private roads, pursuant to Title 
16 section 16.80.060.A, state that if the Appropriate Authority finds, 
based on substantial evidence in the record, that a substantive dispute 
exists regarding the use of a private road for a project, the Appropriate 
Authority “may approve the project but shall require as a condition of 
project approval that the applicant provide the County with proof of 
access demonstrating that the dispute has been satisfactorily resolved”. 
Therefore, staff recommends that Condition of Approval No. 9 to ensure 
that the substantial dispute regarding the plain language of the private 
road agreement is resolved prior to the applicant commencing the use of 
their property as a commercial vacation rental. This Condition requires 
that the applicant provides the County of Monterey Housing and 
Community Development (HCD) staff with adequate documentation that 
the private road dispute has been satisfactorily resolved and the use of the 
property as a commercial vacation rental is allowed and does not violate 
the plain language of any deed restrictions and/or private road agreement. 

 
2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the proposed 

development and/or use. 
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 EVIDENCE: a)  The project has been reviewed for site suitability by HCD-Planning. 
County staff reviewed the application materials and plans to verify that 
the project on the subject site conforms to the applicable plans and 
regulations, and there has been no indication from these 
departments/agencies that the site is not suitable for the development. 
Conditions recommended have been incorporated. 

  b)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250346. 

 
3.  FINDING:  HEALTH AND SAFETY – The establishment, maintenance, or 

operation of the project applied for will not, under the circumstances of 
this particular case, be detrimental to the health, safety, peace, morals, 
comfort, and general welfare of persons residing or working in the 
neighborhood of such proposed use, or be detrimental or injurious to 
property and improvements in the neighborhood or to the general 
welfare of the County. 

 EVIDENCE: a)  The project was reviewed by HCD-Planning. The respective agencies 
have recommended conditions, where appropriate, to ensure that the 
project will not have an adverse effect on the health, safety, and welfare 
of persons either residing or working in the neighborhood.   

  b)  Necessary infrastructure is in place to serve the use, as discussed in 
subsequent Evidence “c” through “f”. 

  c)  The property has road access to Stevenson Drive, a private road. No 
alterations to this driveway or access are required for the use (see 
evidence “n” in Finding 1. 

  d)  California American Water currently provides potable water service to 
the subject property, and the existing connection will be retained for the 
proposed use. Sewer service will be provided by Monterey Peninsula 
Water Management District (MPWMD).  

  e)  Solid waste (garbage) collection service is and will continue to be 
provided by GreenWaste Recovery, LLC. 

  f)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250346. 

 
4.  FINDING:  NO VIOLATIONS – The subject property is in compliance with all 

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  

 EVIDENCE: a)  Staff reviewed Monterey County HCD-Planning and HCD-Building 
Services records and is not aware of any current violations existing on 
subject property. 

  b)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250346. 

 
5.  FINDING:  CEQA (Exempt) – The project qualifies for a Class 1 categorical 

exemption pursuant to CEQA Guidelines section 15301 and no unusual 
circumstances were identified to exist for the proposed project.  
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 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines section 
15301, categorically exempts the leasing of existing private structures, 
involving negligible or no expansion of existing or former use.  

  b)  The project proposed to allow the use of an existing residential property 
for transient lodging for a period of 30 calendar days or fewer. The 
project would not expand the residence, nor would it allow any 
additional occupancy beyond what is allowed for the existing residence. 
Therefore, the project fits the criteria of the exemption.   

  c)  None of the exceptions under CEQA Guidelines section 15300.2 apply 
to this project, as discussed in subsequent Evidence “d” through “i”. 

  d)  Class 1 exemptions do not qualify for an exception based on location. 
  e)  

 
 
 
 
 
 
 
 
 
 
 
 
f) 

The County’s regulatory process of Use Permits for the use of an 
existing residential property for transient lodging allows the County to 
regulate such uses in a way that would prevent adverse cumulative 
impacts to the surrounding environment. Consistent with the Findings 
and Purpose in Monterey County Ordinance Number 5422 section 1.F, 
the requirement for a Use Permit for commercial vacation rental 
activities ensures that the impact of such leasing activities can be 
appropriately evaluated. Further, Title 21 section 21.64.290 establishes 
caps on the maximum amount of Use Permits for commercial vacation 
rentals to ensure that the potential cumulative effects of commercial 
vacation rentals are minimized. The project is consistent with all the 
criteria in Title 21 section 21.64.290 and, therefore, would not 
contribute to a cumulative effect.  
The Final Environmental Impact Report (FEIR) analyzed the project for 
environmental impacts and did not identify any significant or 
unavoidable impacts of Commercial Vacation Rentals up to the 
Commercial Vacation Rental cap set for each County of Monterey 
Planning Area. The FEIR did disclose that vacation rentals have the 
potential for negative side effects including nuisance issues such as 
traffic, parking and noise. County regulations have been developed and 
are in effect to ensure that vacation rentals remain compatible with 
existing residential uses and limits such nuisances in which the 
applicant/operator must comply with. Additionally, cumulative impacts 
of the regulations taken together with other past, present, and probable 
future projects were analyzed. There is no evidence suggesting that 
implementing the regulations would result in significant or unavoidable 
environmental impacts. Further, Title 21 section 21.64.290 establishes 
caps on the maximum amount of Use Permits for commercial vacation 
rentals to ensure that the potential cumulative effects of commercial 
vacation rentals are minimized. The granting of this Use Permit would 
allow the establishment of the 25th permitted vacation rental in the 
Greater Monterey Peninsula Area Plan out of a maximum of 155 Use 
Permits that may be issued at any given time pursuant to Title 21 
Section 21.64.290.F.3.b. The project is consistent with all the criteria in 
Title 21 section 21.64.290 and, therefore, would not contribute to a 
cumulative effect. 

  g) There are no unusual circumstances related to the project that would 
create the reasonable possibility of a significant effect. 
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  h) The project would not result in damage to visual resources within view 
of 17-Mile Drive which is approximately one mile west of the property. 
The property is not visible from 17-Mile Drive due to distance and 
intervening vegetation and structures. The project also does not propose 
any physical changes that would damage scenic resources: no 
construction, exterior alterations to structures, land alteration, or 
vegetation (or tree) removal are proposed.  

  i) The project is not located on a hazardous waste site included on any list 
compiled pursuant to Section 65962.5 of the Government Code. 

  j) The project would not damage any historical resources. 
  k) The application, project plans, and related support materials submitted 

by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250346. 

 
6.  FINDING:  APPEALABILITY – The decision on this project may be appealed to the 

Planning Commission. 
 EVIDENCE:  Planning Commission. Pursuant to Title 21 section 21.80.040.B, an 

appeal of the Zoning Administrator’s decision for this project may be 
made to the Planning Commission by any public agency or person 
aggrieved by their decision. 
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DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator 
does hereby:  

1) Find that the project, allowing the use of an existing residential property for transient 
lodging, qualifies for a Class 1 Categorical Exemption pursuant to CEQA Guidelines 
Section 15301, and no exceptions under section 15300.2 apply; and 

2) Approving a Use Permit for a Commercial Vacation Rental to allow the use of a 
residential property for transient lodging for a period of 30 calendar days or fewer. 

Said decision is to be in substantial conformance with the attached plan and subject to the 
attached conditions, which are incorporated herein for reference. 
 

 
PASSED AND ADOPTED this 12th day of March 2026.  
 
 
 
 
 

Mike Novo, AICP 
Zoning Administrator  

 
 

 
COPY OF THIS DECISION MAILED TO APPLICANT ON DATE 
 
THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMISSION.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE SECRETARY OF THE PLANNING COMMISSION ALONG WITH THE 
APPROPRIATE FILING FEE ON OR BEFORE ____________. 
 
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with the 
Court no later than the 90th day following the date on which this decision becomes final.  
 
NOTES 
1. This permit does not authorize any development and only authorizes the use of the residential 

property as transient lodging.  

73



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN250346

County of Monterey HCD Planning

1. PD001(B) - SPECIFIC COMMERCIAL VACATION RENTAL USES ONLY

PlanningResponsible Department:

This Use Permit (PLN250346) allows the use, by any person, of residential property 

single family dwelling for transient lodging for a period of 30 consecutive calendar days 

or fewer, counting portions of calendar days as full days. This property is located at 

3105 Stevenson Dr, Pebble Beach (Assessor’s Parcel Number 007-422-022-000), 

Greater Monterey Peninsula Area Plan. This rental allows an unlimited number of 

transient lodging rentals of up to 30 calendar days per 12-month period.  This permit 

was approved in accordance with County ordinances and land use regulations subject 

to the terms and conditions described in the project file. Neither the uses allowed by 

this permit shall commence unless and until all of the conditions of this permit are met 

to the satisfaction of the Director of HCD. Any use not in substantial conformance with 

the terms and conditions of this permit is a violation of County regulations and may 

result in modification or revocation of this permit and subsequent legal action. No use 

other than that specified by this permit is allowed unless additional permits are 

approved by the appropriate authorities. (HCD - Planning).

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:

2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

The applicant shall record a Permit Approval Notice. This notice shall state:

 "A Use Permit (Resolution Number XXXX) was approved by the Zoning Administrator 

for Assessor's Parcel Number 007-422-022-000 on March 12, 2026. The permit was 

granted subject to 9 conditions of approval which run with the land. A copy of the permit 

is on file with Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

2/13/2026Print Date: Page 1 of 4 1:52:42PM

PLN250346
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3. PD008 - NO EVENTS ALLOWED

PlanningResponsible Department:

Pursuant to Monterey County Code Title 21 Section 21.64.290.A, to protect the 

residential character of the neighborhood on an ongoing basis, the property shall be 

rented for only transient residential-related use. The property shall not be rented to 

either transient or short-term occupants for the purpose of holding a corporate or 

private event unless the County approves a separate entitlement to allow such events 

on the property. (HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

On an on-going basis, the property shall only be rented for transient residential -related 

use.

Compliance or 

Monitoring 

Action to be 

Performed:

4. PD009 - PERMIT LIMITATION OF THE USE OF THE RESIDENTIAL PROPERTY AS A COMMERCIAL VACATION RENTAL

PlanningResponsible Department:

This permit shall be valid for 7 years from the date of permit approval which is March 

12, 2026, unless an extension is filed with County of Monterey HCD – Planning at least 

30 days prior to the expiration of the permit. Approval of this Use Permit is limited to 7 

years to provide an adequate, on-going review of the approved use of the Residential 

Property as a Commercial Vacation Rental. 

The owner/operator shall file an application for extension of the permit in accordance 

with the Monterey County Code Title 21 Sections 21.74.110 and 21.64.290.F.12.b.

Condition/Mitigation 

Monitoring Measure:

The applicant shall commence and operate the authorized use in accordance with 

County codes and State regulations and to the satisfaction of the HCD-Chief of 

Planning. Any request for a Use Permit extension must be received by HCD-Planning 

at least 30 days prior to the expiration date.

Compliance or 

Monitoring 

Action to be 

Performed:

5. PD010 - SIGNAGE FOR ADEQUATE EMERGENCY RESPONSE TIME

PlanningResponsible Department:

To protect the occupants of the Commercial Vacation Rental, applicants must 

demonstrate and post in the Informational Interior Signage that the response times for 

County emergency services for fire and emergency medical will be adequate pursuant 

to the 2010 County of Monterey General Plan Safety Element Policy PS-1.1 and Table 

PS-1. (Monterey County Code Title 21 Section 21.64.290.F.5).

Condition/Mitigation 

Monitoring Measure:

On an on-going basis the applicant shall notify occupants of the Commercial Vacation 

Rental of the average response time for emergency fire and medical services and 

describe the onsite fire protection systems. This information shall be provided to all 

occupants in the Informational Interior Signage and shall satisfy all requirements 

pursuant to Monterey County Code Title 7 Section 7.120.040.L.

Compliance or 

Monitoring 

Action to be 

Performed:

2/13/2026Print Date: Page 2 of 4 1:52:42PM

PLN250346
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6. PD018 - BUSINESS LICENSE REGISTRATION

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Section 7.02.060.C, Owner/Operator is 

required to obtain a business license from the County of Monterey Treasurer -Tax 

Collector. This business license shall be active and renewed annually for the term of 

this Use Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use and on an annual basis, the Owner /Operator shall 

provide proof that the property has been registered with the Monterey County 

Treasurer-Tax Collector.

Compliance or 

Monitoring 

Action to be 

Performed:

7. PD031 - VACATION RENTAL OPERATION LICENSE

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Chapter 7.120, applicants are required to 

obtain a Vacation Rental Operation License from the County of Monterey HCD. This 

Vacation Rental Operation License shall be active and renewed annually for the term of 

this Use Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use, HCD will issue the applicant a Vacation Rental 

Operation License.

Compliance or 

Monitoring 

Action to be 

Performed:

8. PD053 - TOT REGISTRATION

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Section 7.120.040.C, Owner/Operator is 

required to register for Transient Occupancy Tax (TOT) with the County of County of 

Monterey Treasurer Tax Collector. The applicant's Transient Occupancy Tax Certificate 

shall be active for the term of this Use Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use and on a quarterly basis, the Owner/Operator shall 

pay Transient Occupancy Tax to the Monterey County Treasurer-Tax Collector pursuant 

to Monterey County Code Title 5 Chapter 5.40.

Compliance or 

Monitoring 

Action to be 

Performed:

2/13/2026Print Date: Page 3 of 4 1:52:42PM

PLN250346
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9. PDSP001 – USE OF PRIVATE ROAD

PlanningResponsible Department:

The project requires use of a private road, as defined by Monterey County Code (MCC) 

Chapter 16.80, which is owned by the Pebble Beach Company.  There is a deed 

restriction on the subject property that meets the definition of a private road agreement 

and private road maintenance agreement under MCC Chapter 16.80. There is 

substantial evidence that a substantive dispute exists over the use of the private road 

for the project. The applicant/Owner/Operator shall provide HCD-Planning with proof of 

access and adequate documentation demonstrating that: 1) the private road dispute 

has been satisfactorily resolved; and/or 2) the use of the property as a Commercial 

Vacation Rental is allowed and does not violate the plain language of any deed 

restrictions and/or private road agreement. Adequate documentation may include: 

written withdrawal of objections; a final settlement or final judicial determination; or 

written permission from the legally established private road governing structure such 

as a homeowners’ association or similar organization where said governing structure 

is authorized to make determinations regarding the use, maintenance, and related 

matters regarding the private road.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use, the Applicant/Owner/Operator shall provide 

adequate documentation to HCD-Planning for review and approval satisfying the 

requirements of this condition.

Compliance or 

Monitoring 

Action to be 

Performed:

2/13/2026Print Date: Page 4 of 4 1:52:42PM
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Vacation Rental Operations Plan

HOUSING AND COMMUNITY DEVELOPMENT

Announcements Development Services Planning
Services

Permit Center GIS / Maps About Us 

County of Monterey
Housing and Community Development
Planning - Building - Housing

1441 Schilling Place, South 2  Floor

Salinas, California 93901-4527

(831) 755-5025

nd

Vacation Rental Operations Plan

______________________________________________________________________________________________

Vacation Rental Type

Number of Non-hosted Rentals Per Year:

200 characters

Fire Station Name and Address

Street Number and Name

City State/Province/Region

Postal/ZIP Code

Fire Station Phone

(___) ___-____

Police Station Name and Address

Street Number and Name

City State/Province/Region

Postal/ZIP Code

Police Station Phone

(___) ___-____

Hospital Emergency Room Name and Address

Street Number and Name

City State/Province/Region

Postal/ZIP Code

12/6/24, 8:35 AM Vacation Rental Operations Plan | County of Monterey, CA

https://www.countyofmonterey.gov/government/departments-a-h/housing-community-development/permit-center/forms-applications/vacation-rental-operations-plan 1/2

V Commercial

10

Pebble Beach Ca

03053

Pebble Beach FireStation 22 - 3101 Forest Lake Rd B

831 375 4204

carmel police department

CA

junipero Ave and 4th Ave 

Pebble Beach

93923

831 624 6403

community Hospital of the monterey peninsula 23625 Holman Highway 

monterey ca

93940
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To receive a copy of your submission, please fill out your email address below and submit.

Email Address 

reCAPTCHA
I'm not a robot

Privacy  - Terms

Review Submit

Hospital Phone

(___) ___-____

24-hour Clinic Name and Address

Street Number and Name

City State/Province/Region

Postal/ZIP Code

24-hour Clinic Phone

(___) ___-____

Number of employees who will maintain the Vacation Rental (such as landscape services, housekeeping services, management services, etc.):

200 characters

Submit the following documents:

Evacuation Maps.

Most recent bill for waste services.

Most recent bill for public sewer services.

Most recent water bill or water test.

On-site Parking Plan (if not included as a part of the Site Plan or Floor Plan).

NOTE: Upon completion, please click the "Print Form" button and save this form to your computer as a PDF and upload it into your Accela Citizen
Access account. Upon entering your email address and clicking "Submit", you will receive an emailed confirmation of your form.

Completion of this form does not start the application process, all necessary forms must be uploaded to your Accela account.

If you chose another language, completed this form, and would like to save a copy of this form in that language, please click the "Print Form" button
and save this form as a PDF before clicking "Submit".

1441 Schilling Place South 2nd Floor Salinas, CA 93901 831-755-5025 Sitemap Contact Us       

Print Form

12/6/24, 8:35 AM Vacation Rental Operations Plan | County of Monterey, CA

https://www.countyofmonterey.gov/government/departments-a-h/housing-community-development/permit-center/forms-applications/vacation-rental-operations-plan 2/2

□ 

831 624 5311

Same as hospital 

4

3105stevenson@gmail.com

X
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INSPECTION REPORT

For the Property at:

3105 STEVENSON DRIVE
PEBBLE BEACH, CA 93953

Prepared for: LUKE WISEMAN
Inspection Date: Monday, May 19, 2025

Prepared by: Danny Duncan

iSPEC Home Inspection
8 El Caminito Road, Suite 101

Carmel Valley, CA  93924
Danny 831-277-3025

www.ispechomeinspection.com
danny@ispechomeinspection.com

Read & Received 1 - 51 pages

Sign DATE

Sign DATE
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Bureau of Land Management, Esri, HERE, Garmin, INCREMENT P,
Intermap, USGS, METI/NASA, EPA, USDA

±
0 600

Feet

APPLICANT:

APN: FILE #

2500 FT Buffer300 FT BufferProject Site

GREATER MONTEREY PENINSULA

BEAVER JEREMY T & WHITNEY TRS

PLN250346

PLANNER: KYLE BENALCAZAR

007422022000
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Board Report

County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: ZA 26-016 March 12, 2026

Item No.3 

Agenda Ready2/27/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

PLN250311 - EDWARDS THOMAS & MANGLONA AMBER

Public hearing to consider a Commercial Vacation Rental to allow the use of residential property for 

transient lodging for a period of 30 calendar days or fewer.

Project Location: 25068 Highway 1, Carmel, 93923 

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301, and there are no exceptions pursuant to Section 15300.2.

RECOMMENDATIONS

It is recommended that the Zoning Administrator adopt a resolution to:

a.  Find the project qualifies for a Class 1 Categorical Exemption from CEQA Guidelines Section 

15301, and that none of the exceptions from Section 15300.2 apply to the project; and

b.  Approve a Use Permit for a Commercial Vacation Rental to allow the use of a residential 

property for transient lodging for a period of 30 calendar days or fewer.

The attached draft resolution includes findings and evidence for consideration (Exhibit A).  Staff 

recommends approval subject to 9 conditions of approval.

PROJECT INFORMATION

Agent: John Mason

Property Owner: Thomas Edwards & Amber Manglona

APN: 009-152-002-000

Parcel Size: 0.26 acres

Zoning: Medium Density Residential, 2 acres per unit with a Design Control, or “MDR/2-D(CZ)”

Plan Area: Carmel Area Land Use Plan, Coastal Zone

Flagged and Staked: N/A 

Project Planner: Jordan Evans-Polockow, Assistant Planner

                                    Evans-PolockowJ@countyofmonterey.gov, (831)783-7065

SUMMARY/DISCUSSION

The project site is located at 25068 Highway 1 in Carmel, within the Carmel Area Land Use Plan. On 

November 11, 2025, the Owners, Thomas Edwards and Amber Manglona, submitted an application 

seeking to use their existing single-family dwelling located in medium density residentially zoned 

neighborhood as a Commercial Vacation Rental. The site is developed with an existing 2,607 square 

foot single-family dwelling and a detached two-car garage. 

Page 1  County of Monterey Printed on 3/5/2026

90



Legistar File Number: ZA 26-016

The single dwelling has four bedrooms, four bathrooms, a kitchen, living room, and detached garage. 

The Applicant/Owner is proposing that the residence be occupied by a maximum of 9 people 

overnight and 14 people during daytime hours at the property at a time. The property will retain its 

potable water through California American Water, who will also be sufficient in its continuance in 

providing sewer for the dwelling. The property will retain its solid waste services to Waste 

Management, a waste management company. The property is on 25068 Highway 1, a scenic highway. 

If approved, the granting of this Coastal Development Permit would allow the establishment of the 

second permitted vacation rental in the Carmel Area Land Use Plan out of a maximum of 118 Coastal 

Development Permits that may be issued at any given time pursuant to Title 20 Section 

20.64.290.F.3.b.

Based on staff’s analysis, the proposed project is consistent with the policies and regulations pertaining 

to zoning uses and any other applicable provisions of the 1982 Monterey County General Plan 

(General Plan), Carmel Area Land Use Plan (CAR LUP), Carmel Area Implementation Plan (CAR 

CIP), Monterey County Code Title 7 Chapter 7.120, Monterey County Code Chapter 16.80, and 

applicable sections of the Monterey County Coastal zoning ordinance (Title 20).

Land Use

The parcel is zoned Medium Density Residential, 2 acres per unit with a Design Control Overlay, or 

“MDR/2-D(CZ)”. Title 20 Section 20.12.050.DD allows for the Commercial Vacation Rental use 

subject to the granting of a Coastal Development Permit. Title 20 Section 20.64.290.F establishes the 

regulations for a property operating as a Commercial Vacation Rental on such property for transient 

lodging for a period of 30 calendar days or fewer.

The property complies with Title 20 Section 20.64.290.F.5, adequate emergency response times for 

fire and emergency medical. The submitted Operations Plan includes contact information for County 

emergency services for fire and emergency medical. Adequate is defined as 5-8 minutes within 

Community Areas, Community Plans, and Sphere of Influence, 12 minutes within Rural centers, and 

45 minutes for all other areas. The subject property falls within the City of Carmel-By-The-Sea sphere 

of influence; therefore, is subject to the 5-8 minute response time. Carmel Highlands Fire Department 

is 4-8 minutes away, and the Community Hospital of the Monterey Peninsula is 4-7 minutes away, 

which provides 24-hour emergency medical and fire response services. Staff incorporated Condition 

No. 5 to ensure that the guests are provided with information on the response time for emergency 

medical and fire services and that contact information for these services is provided to all guests as a 

part of the informational notice posted within six feet of the front door (Exhibit A). 

Parking requirements outlined in Title 20 Sections 20.64.290.F.6 and 20.58.040 requires that a 

Single-Family Detached residential dwelling unit have 2 spaces/unit. The application includes adequate 

parking spaces (2 guest parking spaces), which exceeds the minimum requirements.

The subject property complies with the limitation on the number of Commercial Vacation Rentals per 

legal lot requirements of Title 20 Section 20.64.290.F.7, which allows one Commercial Vacation 

Rental per legal lot of record. The subject property will be the only Commercial Vacation Rental on 

the legal lot of record. The owner of the subject property complies with the ownership requirements of 

Title 20 Section 20.64.290.F.10, wherein the owner of the subject property is allowed to have an 
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ownership interest in one Commercial Vacation Rental within unincorporated Monterey County. The 

owners of the property do not have an ownership interest in other already operating Commercial 

Vacation Rentals in unincorporated Monterey County, and this would be their first and only 

Commercial Vacation Rental in unincorporated Monterey County. 

As detailed in the draft resolution (Exhibit A), the Applicant/Owner has provided evidence of 

compliance with the applicable requirements. The designated Property Manager for the Commercial 

Vacation Rental will be the owner, Thomas Edwards, who will reside at 3603 Eastfield Road, Carmel, 

CA 93923, which is a 6-10-minute drive away. Mr. Edwards’ contact information will be provided to 

the guests of the property, and Mr. Edwards will be available 24/7 to respond to guest or 

neighborhood questions or concerns. Mr. Edwards’ contact information will be provided to guests as 

a part of the informational notice posted within six feet of the front door as required pursuant to Title 7 

Section 7.120.040.L. 

The property has a maximum occupancy of 9 overnight guests and 14 daytime guests. The proposed 

occupancy does not exceed the limits set forth in the California Uniform Housing Code and the 

requirements enumerated in Title 7 Section 7.120.070.C, which limit the maximum overnight 

occupancy to two persons per bedroom plus one and not counting infants (zero to twelve months), 

with a not to exceed total maximum overnight occupancy of 10 overnight guests, regardless of the 

number of bedrooms in the property. 

To ensure the proposed use will not affect the residential character of the neighborhood, the following 

two conditions have been incorporated. Condition No. 3 has been incorporated to ensure that the 

property will not be rented for the purposes of holding a corporate or private event venue and 

Condition No. 4 to ensure that the property will remain in compliance with the regulations for Vacation 

Rentals in Title 7 Chapter 7.120, Title 20 section 20.64.290 and the Conditions of Approval. 

Additionally, the proposed Commercial Vacation Rental is subject to Monterey County’s Noise 

Ordinance (Chapter 10.60), which prohibits loud or unreasonable noise between the hours of 9:00PM 

and 7:00AM. In accordance with Title 20 section 20.70.060, if the property is found to be in violation 

of the approved operations plan or conditions of approval attached to this Coastal Development 

Permit, the permit may be revoked for non-compliance.

CEQA: 

The project qualifies as a categorical exemption from environmental review pursuant to CEQA 

Guidelines section 15301. This exemption applies to the operation of existing private structures, 

involving negligible or no expansion of an existing use. The Applicant/Owner proposes to use a 

residential single-family dwelling for transient lodging where the term of occupancy, possession, or 

tenancy of the property by the person entitled to such occupancy, possession, or tenancy for a period 

of 30 consecutive calendar days or fewer. This project does not propose or authorize any additional 

exterior development and/or expansion of the existing structure currently on the project site. 

The subject property will be limited to one rental contract at any given time. All facilities, as planned 

and approved, have been confirmed by County agencies to be adequate for this use. Therefore, the 

proposed use is consistent with the CEQA Guidelines Section 15301. None of the exceptions under 

CEQA Guidelines Section 15300.2 apply to this project. Additionally, there will be no significant 
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effect on the environment due to unusual circumstances. Further, there is no evidence that “the 

cumulative impact of successive projects of the same type in the same place, over time is significant.” 

Additionally, an action is a “project” only when it is either “directly undertaken by any public agency,” 

“supported, in whole or in part” by financial or other forms of assistance from a public agency or 

involves the issuance of an entitlement by a public agency (Public Resources Code, § 21065).

The County prepared a FEIR for the Vacation Rental Ordinances project, which was certified by the 

Board on August 27, 2024 (SCH# 2022080643). The FEIR analyzed the project for environmental 

impacts and did not identify any significant or unavoidable impacts of Commercial Vacation Rentals up 

to the Commercial Vacation Rental cap set for each County of Monterey Planning Area. This 

Commercial Vacation Rental does not exceed the cap on Commercial Vacation Rentals in the Carmel 

Area Land Use Plan. It would be the second Commercial Vacation Rental in the Carmel Area Land 

Use Plan.  The FEIR did disclose that vacation rentals have the potential for negative side effects 

including nuisance issues such as traffic, parking and noise. County regulations have been developed 

and are in effect to ensure that vacation rentals remain compatible with existing residential uses and 

limits such nuisances in which the applicant/operator must comply with.  Additionally, cumulative 

impacts of the regulations taken together with other past, present, and probable future projects were 

analyzed. There is no evidence suggesting that implementing the regulations would result in a significant 

or unavoidable environmental impacts.

OTHER AGENCY INVOLVEMENT

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions:

HCD-Planning

Prepared by:  Jordan Evans-Polockow, Assistant Planner, x7065

Reviewed and Approved by:  Jacquelyn M. Nickerson, Principal Planner

The following attachments are on file with HCD: 

Exhibit A - Draft Resolution including:

- Recommended Conditions of Approval

- Site Plans

- Operational Plan

- Home Inspection Checklist

Exhibit B - Vicinity Map

cc: Front Counter Copy; HCD-Planning; Jordan Evans-Polockow, Planner; Jacquelyn M. Nickerson, 

Principal Planner; Thomas Edwards and Amber Manglona, Property Owners; Thomas Edwards, 

Agent; Interested Parties: The Open Monterey Project (Molly Erickson); Laborers International Union 

of North America (Lozeau Drury LLP); Christina McGinnis, Keep Big Sur Wild; LandWatch; 

Planning File PLN250311.
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County of Monterey

Zoning Administrator

Legistar File Number: ZA 26-016 March 12, 2026

Item No.3 

Agenda Ready2/27/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

PLN250311 - EDWARDS THOMAS & MANGLONA AMBER

Public hearing to consider a Commercial Vacation Rental to allow the use of residential 

property for transient lodging for a period of 30 calendar days or fewer.

Project Location: 25068 Highway 1, Carmel, 93923 

Proposed CEQA action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301, and there are no exceptions pursuant to Section 15300.2.

RECOMMENDATIONS

It is recommended that the Zoning Administrator adopt a resolution to:

a. Find the project qualifies for a Class 1 Categorical Exemption from CEQA Guidelines

Section 15301, and that none of the exceptions from Section 15300.2 apply to the

project; and

b. Approve a Use Permit for a Commercial Vacation Rental to allow the use of a

residential property for transient lodging for a period of 30 calendar days or fewer.

The attached draft resolution includes findings and evidence for consideration (Exhibit A).  

Staff recommends approval subject to 9 conditions of approval.

PROJECT INFORMATION

Agent: John Mason

Property Owner: Thomas Edwards & Amber Manglona

APN: 009-152-002-000

Parcel Size: 0.26 acres

Zoning: Medium Density Residential, 2 acres per unit with a Design Control, or 

“MDR/2-D(CZ)”

Plan Area: Carmel Area Land Use Plan, Coastal Zone

Flagged and Staked: N/A 

Project Planner: Jordan Evans-Polockow, Assistant Planner

Evans-PolockowJ@countyofmonterey.gov, (831)783-7065

SUMMARY/DISCUSSION

The project site is located at 25068 Highway 1 in Carmel, within the Carmel Area Land Use 

Plan. On November 11, 2025, the Owners, Thomas Edwards and Amber Manglona, submitted 

an application seeking to use their existing single-family dwelling located in medium density 

residentially zoned neighborhood as a Commercial Vacation Rental. The site is developed with 

an existing 2,607 square foot single-family dwelling and a detached two-car garage. 
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The single dwelling has four bedrooms, four bathrooms, a kitchen, living room, and detached 

garage. The Applicant/Owner is proposing that the residence be occupied by a maximum of 9 

people overnight and 14 people during daytime hours at the property at a time. The property 

will retain its potable water through California American Water, who will also be sufficient in 

its continuance in providing sewer for the dwelling. The property will retain its solid waste 

services to Waste Management, a waste management company. The property is on 25068 

Highway 1, a scenic highway. If approved, the granting of this Coastal Development Permit 

would allow the establishment of the second permitted vacation rental in the Carmel Area Land 

Use Plan out of a maximum of 118 Coastal Development Permits that may be issued at any 

given time pursuant to Title 20 Section 20.64.290.F.3.b.

Based on staff’s analysis, the proposed project is consistent with the policies and regulations 

pertaining to zoning uses and any other applicable provisions of the 1982 Monterey County 

General Plan (General Plan), Carmel Area Land Use Plan (CAR LUP), Carmel Area 

Implementation Plan (CAR CIP), Monterey County Code Title 7 Chapter 7.120, Monterey 

County Code Chapter 16.80, and applicable sections of the Monterey County Coastal zoning 

ordinance (Title 20).

Land Use

The parcel is zoned Medium Density Residential, 2 acres per unit with a Design Control 

Overlay, or “MDR/2-D(CZ)”. Title 20 Section 20.12.050.DD allows for the Commercial 

Vacation Rental use subject to the granting of a Coastal Development Permit. Title 20 Section 

20.64.290.F establishes the regulations for a property operating as a Commercial Vacation 

Rental on such property for transient lodging for a period of 30 calendar days or fewer.

The property complies with Title 20 Section 20.64.290.F.5, adequate emergency response times 

for fire and emergency medical. The submitted Operations Plan includes contact information 

for County emergency services for fire and emergency medical. Adequate is defined as 5-8 

minutes within Community Areas, Community Plans, and Sphere of Influence, 12 minutes 

within Rural centers, and 45 minutes for all other areas. The subject property falls within the 

City of Carmel-By-The-Sea sphere of influence; therefore, is subject to the 5-8 minute response 

time. Carmel Highlands Fire Department is 4-8 minutes away, and the Community Hospital of 

the Monterey Peninsula is 4-7 minutes away, which provides 24-hour emergency medical and 

fire response services. Staff incorporated Condition No. 5 to ensure that the guests are provided 

with information on the response time for emergency medical and fire services and that contact 

information for these services is provided to all guests as a part of the informational notice 

posted within six feet of the front door (Exhibit A). 

Parking requirements outlined in Title 20 Sections 20.64.290.F.6 and 20.58.040 requires that a 

Single-Family Detached residential dwelling unit have 2 spaces/unit. The application includes 

adequate parking spaces (2 guest parking spaces), which exceeds the minimum requirements.

The subject property complies with the limitation on the number of Commercial Vacation 

Rentals per legal lot requirements of Title 20 Section 20.64.290.F.7, which allows one 

Commercial Vacation Rental per legal lot of record. The subject property will be the only 

Commercial Vacation Rental on the legal lot of record. The owner of the subject property 
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complies with the ownership requirements of Title 20 Section 20.64.290.F.10, wherein the 

owner of the subject property is allowed to have an ownership interest in one Commercial 

Vacation Rental within unincorporated Monterey County. The owners of the property do not 

have an ownership interest in other already operating Commercial Vacation Rentals in 

unincorporated Monterey County, and this would be their first and only Commercial Vacation 

Rental in unincorporated Monterey County. 

As detailed in the draft resolution (Exhibit A), the Applicant/Owner has provided evidence of 

compliance with the applicable requirements. The designated Property Manager for the 

Commercial Vacation Rental will be the owner, Thomas Edwards, who will reside at 3603 

Eastfield Road, Carmel, CA 93923, which is a 6-10-minute drive away. Mr. Edwards’ contact 

information will be provided to the guests of the property, and Mr. Edwards will be available 

24/7 to respond to guest or neighborhood questions or concerns. Mr. Edwards’ contact 

information will be provided to guests as a part of the informational notice posted within six 

feet of the front door as required pursuant to Title 7 Section 7.120.040.L. 

The property has a maximum occupancy of 9 overnight guests and 14 daytime guests. The 

proposed occupancy does not exceed the limits set forth in the California Uniform Housing 

Code and the requirements enumerated in Title 7 Section 7.120.070.C, which limit the 

maximum overnight occupancy to two persons per bedroom plus one and not counting infants 

(zero to twelve months), with a not to exceed total maximum overnight occupancy of 10 

overnight guests, regardless of the number of bedrooms in the property. 

To ensure the proposed use will not affect the residential character of the neighborhood, the 

following two conditions have been incorporated. Condition No. 3 has been incorporated to 

ensure that the property will not be rented for the purposes of holding a corporate or private 

event venue and Condition No. 4 to ensure that the property will remain in compliance with the 

regulations for Vacation Rentals in Title 7 Chapter 7.120, Title 20 section 20.64.290 and the 

Conditions of Approval. Additionally, the proposed Commercial Vacation Rental is subject to 

Monterey County’s Noise Ordinance (Chapter 10.60), which prohibits loud or unreasonable 

noise between the hours of 9:00PM and 7:00AM. In accordance with Title 20 section 

20.70.060, if the property is found to be in violation of the approved operations plan or 

conditions of approval attached to this Coastal Development Permit, the permit may be revoked 

for non-compliance.

CEQA: 

The project qualifies as a categorical exemption from environmental review pursuant to CEQA 

Guidelines section 15301. This exemption applies to the operation of existing private structures, 

involving negligible or no expansion of an existing use. The Applicant/Owner proposes to use a 

residential single-family dwelling for transient lodging where the term of occupancy, 

possession, or tenancy of the property by the person entitled to such occupancy, possession, or 

tenancy for a period of 30 consecutive calendar days or fewer. This project does not propose or 

authorize any additional exterior development and/or expansion of the existing structure 

currently on the project site. 

The subject property will be limited to one rental contract at any given time. All facilities, as 

planned and approved, have been confirmed by County agencies to be adequate for this use. 
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Therefore, the proposed use is consistent with the CEQA Guidelines Section 15301. None of 

the exceptions under CEQA Guidelines Section 15300.2 apply to this project. Additionally, 

there will be no significant effect on the environment due to unusual circumstances. Further, 

there is no evidence that “the cumulative impact of successive projects of the same type in the 

same place, over time is significant.” Additionally, an action is a “project” only when it is either 

“directly undertaken by any public agency,” “supported, in whole or in part” by financial or 

other forms of assistance from a public agency or involves the issuance of an entitlement by a 

public agency (Public Resources Code, § 21065).

The County prepared a FEIR for the Vacation Rental Ordinances project, which was certified 

by the Board on August 27, 2024 (SCH# 2022080643). The FEIR analyzed the project for 

environmental impacts and did not identify any significant or unavoidable impacts of 

Commercial Vacation Rentals up to the Commercial Vacation Rental cap set for each County of 

Monterey Planning Area. This Commercial Vacation Rental does not exceed the cap on 

Commercial Vacation Rentals in the Carmel Area Land Use Plan. It would be the second 

Commercial Vacation Rental in the Carmel Area Land Use Plan.  The FEIR did disclose that 

vacation rentals have the potential for negative side effects including nuisance issues such as 

traffic, parking and noise. County regulations have been developed and are in effect to ensure 

that vacation rentals remain compatible with existing residential uses and limits such nuisances 

in which the applicant/operator must comply with.  Additionally, cumulative impacts of the 

regulations taken together with other past, present, and probable future projects were analyzed. 

There is no evidence suggesting that implementing the regulations would result in a significant 

or unavoidable environmental impacts.

OTHER AGENCY INVOLVEMENT

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions:

HCD-Planning

Prepared by:  Jordan Evans-Polockow, Assistant Planner, x7065

Reviewed and Approved by:  Jacquelyn M. Nickerson, Principal Planner

The following attachments are on file with HCD: 

Exhibit A - Draft Resolution including:

- Recommended Conditions of Approval

- Site Plans

- Operational Plan

- Home Inspection Checklist

Exhibit B - Vicinity Map

cc: Front Counter Copy; HCD-Planning; Jordan Evans-Polockow, Planner; Jacquelyn M. 

Nickerson, Principal Planner; Thomas Edwards and Amber Manglona, Property Owners; 

Thomas Edwards, Agent; Interested Parties: The Open Monterey Project (Molly Erickson); 

Laborers International Union of North America (Lozeau Drury LLP); Christina McGinnis, Keep 

Big Sur Wild; LandWatch; Planning File PLN250311.
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DRAFT RESOLUTION 
 

Before the Housing and Community Development Zoning Administrator 
in and for the County of Monterey, State of California 

 
In the matter of the application of:  
EDWARDS THOMAS & MANGLONA AMBER  
(PLN250311) 
RESOLUTION NO. ---- 
Resolution by the County of Monterey Zoning 
Administrator: 

1) Finding that the project qualifies for a Class 
4 Categorical Exemption pursuant to CEQA 
Guidelines Section 15301; and 

2) Approving a Commercial Vacation Rental to 
allow the use of residential property for 
transient lodging for a period of 30 calendar 
days or fewer. 

[PLN250311 EDWARDS THOMAS & 
MANGLONA AMBER, 25068 Highway 1, Carmel, 
Carmel Area Land Use Plan, Coastal Zone (APN: 
009-152-002-000)] 

 

 
The EDWARDS THOMAS & MANGLONA AMBER application (PLN250311) came on 
for a public hearing before the County of Monterey Zoning Administrator on March 12th, 
2026.  Having considered all the written and documentary evidence, the administrative 
record, the staff report, oral testimony, and other evidence presented, the Zoning 
Administrator finds and decides as follows: 

FINDINGS 
 
1.  FINDING:  CONSISTENCY – The Project, as conditioned, is consistent with the 

applicable plans and policies which designate this area as appropriate 
for development. 

 EVIDENCE: a)  During the course of review of this application, the project has been 
reviewed for consistency with the text, policies, and regulations in: 

- the 2010 Monterey County General Plan (General Plan); 
- Carmel Area Land Use Plan (CAR LUP);  
- Carmel Area Coastal Implementation Plan (CAR CIP); 
- Monterey County Code Chapter 7.120; and 
- Monterey County Zoning Ordinance (Title 20).   

No conflicts were found to exist.  No communication was received 
during the course of review of the project indicating any inconsistencies 
with the text, policies, and regulations in these documents. 

  b)  Project Scope. The project is located at 25068 Highway 1, a state scenic 
highway, in Carmel subject to the Carmel Area Land Use Plan, Coastal 
Zone. The site is developed with an existing 2,607 square foot single-
family dwelling and a 400 square foot detached garage. On November 
13th, 2025, the applicant submitted an application seeking to use their 
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single-family dwelling located in a residentially developed 
neighborhood as a Commercial Vacation Rental. 

  c)  Allowed Use. The property is located at 25068 Highway 1 in Carmel, 
Carmel Area Land Use Plan, Coastal Zone (Assessor’s Parcel Number: 
009-152-002-000). The subject parcel is zoned Medium Density 
Residential, 2 acres per unit with a Design Control, or “MDR/2-D(CZ)”. 
Title 20 Section 20.12.050.DD allows for the Commercial Vacation 
Rental use subject to the granting of a Coastal Development Permit. 
Title 20 Section 20.64.290.F establishes the regulations for a property 
operating as a Commercial Vacation Rental on such property for 
transient lodging for a period of 30 calendar days or fewer. Therefore, 
the proposed use is allowable.  

  d)  Lot Legality. The subject property (0.26 acres in size), APN: 009-152-
002-000, is identified as Parcel 2 in Block 23 on a Cities & Towns Map 
of Hatton Fields Tract No. 2 in Book 3 Page 32 recorded to recognize a 
portion of Rancho Canada de la Segunda Subdivision, recorded on April 
5th, 1926. Therefore, the County recognizes this lot as a legal lot of 
record. 

  e)  Land Use Advisory Committee (LUAC). This project was not referred 
to the Carmel Highlands LUAC for review. Based on the current review 
guidelines adopted by the Monterey County Board of Supervisors per 
Resolution No. 15-043, this application did not warrant referral to the 
LUAC as it does not fall within the LUAC review guidelines. 

  f)  Vacation Rental Operation License. Condition No. 7 requires that the 
applicant obtain a Vacation Rental Operation License and provide 
documentation to prove that they comply with all of the requirements of 
the Vacation Rental Operation License pursuant to Title 7 Chapter 
7.120. The subject property is required as conditioned to ensure that 
they always have an active Vacation Rental Operation License. 

  g)  Business License. Condition No. 6 requires that the applicant obtain a 
Business License and provide documentation to prove that they comply 
with all of the requirements of the Business License pursuant to Title 7 
Section 7.02.060. The subject property is required as conditioned to 
ensure that they always have an active Business License. 

  h)  Transient Occupancy Tax. Condition No. 8 requires that the applicant 
register with the County of Monterey Treasurer-Tax Collector to pay 
Transient Occupancy Tax pursuant to Title 5 Chapter 5.40 and must pay 
Transient Occupancy Tax on all applicable rent received from transient 
occupancy of their residential property as a Commercial Vacation 
Rental. The subject property is required as conditioned to ensure 
payment of Transient Occupancy Tax to the County of Monterey 
Treasurer-Tax Collector is made pursuant to Title 5 Chapter 5.40. 

  i)  Adequate Emergency Response Time. Condition No. 5 requires that the 
applicants notify the guests of the average response time for emergency 
fire and medical services and the address and phone number of those 
services. The subject property complies with Title 20 Section 
20.64.290.F.5, adequate emergency response times for fire and 
emergency medical. The submitted Operations Plan includes contact 
information for County emergency services for fire and emergency 
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medical. Adequate is defined as 5-8 minutes within Community Areas, 
Community Plans, and Sphere of Influence, 12 minutes within Rural 
centers, and 45 minutes for all other areas. The subject property falls 
within the City of Carmel-By-The-Sea sphere of influence; therefore, is 
subject to the 5–8 minute response time. Carmel Highlands Fire 
Department is 4-8 minutes away, and the Community Hospital of the 
Monterey Peninsula is 4-7 minutes away, which provides 24-hour 
emergency medical and fire response services. The subject property 
complies with the requirement to provide contact information for 
County emergency services for fire and emergency medical. The 
designated Property Manager for the Commercial Vacation Rental will 
be the owner, Thomas Edwards, who will reside at 3603 Eastfield Road, 
Carmel, CA 93923, which is a 6–10-minute drive away. The contact 
information is included as required in the informational signage that 
must be posted within six feet of the front door. 

  j)  Parking. Parking requirements outlined in Title 20 Sections 
20.64.290.F.6 and 20.58.040 require that a Single-Family Detached 
residential dwelling unit have 2 spaces/unit, which this application 
complies with as illustrated in the attached plans. 

  k)  One Commercial Vacation Rental Per Legal Lot of Record. The subject 
legal lot of record complies with Title 20 Section 20.64.290.F.7 as this 
is the only Commercial Vacation Rental on the legal lot of record (APN: 
009-152-002-000). 

  l)  Ownership Interest in One Commercial Vacation Rental in the 
Unincorporated Monterey County. The trustees of the legal lot of record 
comply with Title 20 Section 20.64.290.F.8 and do not have any 
ownership interest in any other Commercial Vacation Rentals in the 
unincorporated Monterey County. This application before the Zoning 
Administrator would be the first and only ownership interest the 
applicants would have in a Commercial Vacation Rental in the 
unincorporated Monterey County. 

  m)  Permit Expiration. Condition No. 4 applies a 7-year expiration to the  
granting of this Coastal Development Permit, pursuant to Title 20 Sub-
Section 20.64.290.F.12.a. The purpose of this expiration is to provide 
adequate ongoing review of the approved use of the residential property 
as a Commercial Vacation Rental. Prior to its expiration, the 
owner/applicant shall file an extension in accordance with Title 20 
Section 20.70.110, which requires submittal of the request at least 30  
days prior to the expiration date. The appropriate authority to consider  
this extension shall be the Zoning Administrator. This subsequent 
review will ensure: 1) the use continues to meet the standards of Title 
20, and 2) an opportunity for Planning staff’s review for ongoing 
compliance with the conditions of approval. 

  n)  Access. The property is accessed through a state scenic highway known 
as Highway 1, a public highway, and pursuant to Title 20 Section 
20.64.290.F.4, and therefore, the subject property is not subject to the 
regulations in Title 16 Chapter 16.80. No comments or objectives have 
been received and no further documentation or condition is required of 
the applicant. 
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  o)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN250311. 

 
2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the proposed 

development and/or use. 
 EVIDENCE: a)  The project has been reviewed for site suitability by the following 

departments and agencies: HCD-Planning. County staff reviewed the 
application materials and plans to verify that the project on the subject 
site conforms to the applicable plans and regulations, and there has been 
no indication from these departments/agencies that the site is not 
suitable for the development.  Conditions recommended have been 
incorporated. 

  b)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN250311. 

 
3.  FINDING:  HEALTH AND SAFETY – The establishment, maintenance, or 

operation of the project applied for will not under the circumstances of 
this particular case be detrimental to the health, safety, peace, morals, 
comfort, and general welfare of persons residing or working in the 
neighborhood of such proposed use or be detrimental or injurious to 
property and improvements in the neighborhood or to the general 
welfare of the County. 

 EVIDENCE: a)  The project was reviewed by HCD-Planning and Environmental Health 
Bureau. The respective agencies have recommended conditions, where 
appropriate, to ensure that the project will not have an adverse effect on 
the health, safety, and welfare of persons either residing or working in 
the neighborhood.   

  b)  Necessary infrastructure is in place to serve the use, as discussed in the 
evidence below. 

  c)  The property has road access to Monterey Highway 1, a scenic highway, 
through an existing driveway. No alterations to this driveway or access 
are required for the use (see evidence “n” in Finding 1). 

  d)  Potable water and wastewater will be provided to the parcel by 
California American Water through the Monterey Peninsula Water 
Management District (MPWMD). 

  e)  Solid waste (garbage) collection service is and will continue to be 
provided by Waste Management. 

  f)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN250311. 

 
4.  FINDING:  NO VIOLATIONS – The subject property is in compliance with all 

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  

 EVIDENCE: a)  Staff reviewed County of Monterey HCD-Planning and HCD-Building 
Services records and is not aware of any violations existing on subject 
property. 
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  b)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN250311. 

 
5.  FINDING:  CEQA (Exempt) – The project is categorically exempt from 

environmental review and no unusual circumstances were identified to 
exist for the proposed project. 

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines section 
15301, categorically exempts the leasing of existing private structures, 
involving negligible or no expansion of existing or former use.  

  b)  The project proposed to allow the use of an existing residential property 
for transient lodging for a period of 30 calendar days or fewer. The 
project would not expand the residence nor would it allow any 
additional occupancy beyond what is allowed for the existing residence. 
Therefore, the project fits the criteria of the exemption. 

  c)  None of the exceptions under CEQA Guidelines section 15300.2 apply 
to this project, as discussed in subsequent Evidence “d” through “i”. 

  d)  Class 1 exemptions are not qualified for an exception by their location. 
  e)  The County’s regulatory process of Coastal Development Permits for 

the use of an existing residential property for transient lodging allows 
the County to regulate such uses in a way that would prevent adverse 
cumulative impacts to the surrounding environment. Consistent with the 
Findings and Purpose in Monterey County Ordinance Number 5439 
Section 1.F, the requirement for a Coastal Development Permit for 
Commercial Vacation Rental activities ensures that the impact of such 
leasing activities can be appropriately evaluated. Further, Title 20 
Section 20.64.290 establishes caps on the maximum amount of Coastal 
Development Permits for Commercial Vacation Rentals to ensure that 
the potential cumulative effects of Commercial Vacation Rentals are 
minimized. The maximum allowed for the Carmel Area Land Use Plan 
is 118. This application is the 2nd approved. The project is consistent 
with all the criteria in Title 20 section 20.64.290 and, therefore, would 
not contribute to a cumulative effect. 

  f)  The County prepared a FEIR for the Vacation Rental Ordinances 
project, which was certified by the Board on August 27, 2024 (SCH# 
2022080643). The FEIR analyzed the project for environmental impacts 
and did not identify any significant or unavoidable impacts of 
Commercial Vacation Rentals up to the Commercial Vacation Rental 
cap set for each County of Monterey Planning Area. This Commercial 
Vacation Rental does not exceed the cap on Commercial Vacation 
Rentals in the Carmel Area Land Use Plan. It would be the second 
Commercial Vacation Rental in the Carmel Area Land Use Plan. The 
FEIR did disclose that vacation rentals have the potential for negative 
side effects including nuisance issues such as traffic, parking and noise. 
County regulations have been developed and are in effect to ensure that 
vacation rentals remain compatible with existing residential uses and 
limits such nuisances in which the applicant/operator must comply with. 
Additionally, cumulative impacts of the regulations taken together with 
other past, present, and probable future projects were analyzed. There is 
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no evidence suggesting that implementing the regulations would result 
in significant or unavoidable environmental impacts.  

  g)  There are no unusual circumstances related to the project that would 
create the reasonable possibility of a significant effect. 

  h)  The project would not result to damage to scenic resources within view 
of State Scenic Highway. The nearest designated State Scenic Highway 
is Highway 1, as Highway 1 is the project site’s existing access road 
that is accessed from the subject property’s private driveway. The 
property is visible from Highway 1 for less than two seconds due to 
distance, and dense intervening vegetation. The project also does not 
propose any physical changes that would damage scenic resources: no 
construction, exterior alterations to structures, land alteration, or 
vegetation (or tree) removal are proposed. 

  i)  The project is not located on a hazardous waste site included on any list 
compiled pursuant to Section 65962.5 of the Government code. 

  j)  See supporting Finding Nos. 1 and 2. The application, project plans, and 
related support materials submitted by the project applicant to County of 
Monterey HCD-Planning found in Project File PLN250311. 
 

6.  FINDING:  PUBLIC ACCESS- The project is in conformance with the public 
access and recreation policies of the Coastal Act (specifically Chapter 3 
of the Coastal Act of 1976, commencing with Section 30200 of the 
Public Resources Code) and applicable Local Coastal Program, and 
does not interfere with any form of historic public use or trust rights. 

 EVIDENCE: a) No public access is required as part of the project as no substantial 
adverse impact on access, either individually or cumulatively, as 
described in Section 20.146.130 of the Monterey County Coastal 
Implementation Plan can be demonstrated.  

  b) No evidence or documentation has been submitted or found showing the 
existence of historic public use or trust rights over this property. 

  c) The subject property is not described as an area where the Local Coastal 
Program requires visual or physical public access (Carmel Area, Figure 
3, Local Coastal Program Public Access). 

  d) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250311. 

 
 
7.  FINDING:  APPEALABILITY – The decision on this project may be appealed to the 

Board of Supervisors and California Coastal Commission. 
 EVIDENCE: a) Board of Supervisors. Pursuant to Title 20 Section 20.86.030.A, an 

appeal of the Zoning Administrator’s decision for this project may be 
made to the Board of Supervisors by any public agency or person 
aggrieved by their decision. 

  b) Coastal Commission.  Pursuant to Title 20 section 20.86.080.A, the 
project is subject to appeal by/to the California Coastal Commission 
because it involves development that is permitted in the underlying zone 
as a conditional use. 

 
 

106



 
EDWARDS THOMAS & MANGLONA  
AMBER PLN250311  Page 7 

DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator 
does hereby:  

1. Find the project qualifies for a Class 1 Categorical Exemption pursuant to CEQA 
Guidelines Section 15301;  

2. Approve the Coastal Development Permit for a Commercial Vacation Rental to allow the 
use of a residential property for transient lodging for a period of 30 calendar days or 
fewer. 

All of which are in general conformance with the attached sketch and subject to the attached 
conditions, all being attached hereto and incorporated herein by reference. 
 

 
PASSED AND ADOPTED this 12th day of March 2026.  
 
 
 

Mike Novo, AICP 
Zoning Administrator  

 
 

COPY OF THIS DECISION MAILED TO APPLICANT ON _____________. 
 
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE 
COMPLETED AND SUBMITTED TO THE CLERK TO THE BOARD ALONG WITH THE 
APPROPRIATE FILING FEE ON OR BEFORE _______________. 
 
THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE 
COASTAL COMMISSION.  UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL 
ACTION NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION-
MAKING BODY, THE COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL 
PERIOD.  AN APPEAL FORM MUST BE FILED WITH THE COASTAL COMMISSION.  
FOR FURTHER INFORMATION, CONTACT THE COASTAL COMMISSION AT (831) 
427-4863 OR AT 725 FRONT STREET, SUITE 300, SANTA CRUZ, CA. 
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to 
California Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of 
Mandate must be filed with the Court no later than the 90th day following the date on which this 
decision becomes final.  
 
 
NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building Ordinance 

in every respect. 
 
Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use 
conducted, otherwise than in accordance with the conditions and terms of the permit granted or 
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until ten days after the mailing of notice of the granting of the permit by the appropriate authority, 
or after granting of the permit by the Board of Supervisors in the event of appeal.   

 
 Do not start any construction or occupy any building until you have obtained the necessary permits 

and use clearances from Monterey County HCD-Planning and HCD-Building Services 
Department office in Salinas.   

 
2. This permit expires 3 years after the above date of granting thereof unless construction or use is 

started within this period.  
 
Form Rev. 1-27-2021 

 

108



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN250311

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Coastal Development Permit (PLN250311) allows the use of residential property 

for transient lodging for a period of 30 calendar days or fewer. The property is located 

at 25068 Highway 1, Carmel (Assessor's Parcel Number 009-152-002-000), Carmel 

Area Land Use Plan. This permit was approved in accordance with County ordinances 

and land use regulations subject to the terms and conditions described in the project 

file.  Neither the uses nor the construction allowed by this permit shall commence 

unless and until all of the conditions of this permit are met to the satisfaction of the 

Director of HCD - Planning.  Any use or construction not in substantial conformance 

with the terms and conditions of this permit is a violation of County regulations and may 

result in modification or revocation of this permit and subsequent legal action.  No use 

or construction other than that specified by this permit is allowed unless additional 

permits are approved by the appropriate authorities.  To the extent that the County has 

delegated any condition compliance or mitigation monitoring to the Monterey County 

Water Resources Agency, the Water Resources Agency shall provide all information 

requested by the County and the County shall bear ultimate responsibility to ensure that 

conditions and mitigation measures are properly fulfilled. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

on-going basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:

2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

The applicant shall record a Permit Approval Notice. This notice shall state:

 "A Coastal Development Permit (Resolution Number ____________) was approved by 

the Zoning Administrator for Assessor's Parcel Number 009-152-002-000 on March 

12th, 2026. The permit was granted subject to 9 conditions of approval which run with 

the land. A copy of the permit is on file with Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

2/22/2026Print Date: Page 1 of 3 9:11:06PM
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3. PD008 - NO EVENTS ALLOWED

PlanningResponsible Department:

Pursuant to Monterey County Code Title 20 Section 20.64.290.A, to protect the 

residential character of the neighborhood on an ongoing basis, the property shall be 

rented for only transient residential-related use. The property shall not be rented to 

either transient or short-term occupants for the purpose of holding a corporate or 

private event unless the County approves a separate entitlement to allow such events 

on the property. (HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

On an on-going basis, the property shall only be rented for transient residential -related 

use.

Compliance or 

Monitoring 

Action to be 

Performed:

4. PD009 - PERMIT LIMITATION OF THE USE OF THE RESIDENTIAL PROPERTY AS A COMMERCIAL VACATION RENTAL

PlanningResponsible Department:

This permit shall be valid for 7 years from the date of permit approval which is March 

12th, 2026, unless an extension is filed with County of Monterey HCD – Planning at 

least 30 days prior to the expiration of the permit. Approval of this Use Permit is limited 

to 7 years to provide an adequate, on-going review of the approved use of the 

Residential Property as a Commercial Vacation Rental. 

The owner/operator shall file an application for extension of the permit in accordance 

with the Monterey County Code Title 21 Sections 21.74.110 and 21.64.290.F.12.b.

Condition/Mitigation 

Monitoring Measure:

The applicant shall commence and operate the authorized use in accordance with 

County codes and State regulations and to the satisfaction of the HCD-Chief of 

Planning. Any request for a Use Permit extension must be received by HCD-Planning 

at least 30 days prior to the expiration date.

Compliance or 

Monitoring 

Action to be 

Performed:

5. PD010 - SIGNAGE FOR ADEQUATE EMERGENCY RESPONSE TIME

PlanningResponsible Department:

To protect the occupants of the Commercial Vacation Rental, applicants must 

demonstrate and post in the Informational Interior Signage that the response times for 

County emergency services for fire and emergency medical will be adequate pursuant 

to the 2010 County of Monterey General Plan Safety Element Policy PS-1.1 and Table 

PS-1. (Monterey County Code Title 21 Section 21.64.290.F.5).

Condition/Mitigation 

Monitoring Measure:

On an on-going basis the applicant shall notify occupants of the Commercial Vacation 

Rental of the average response time for emergency fire and medical services and 

describe the onsite fire protection systems. This information shall be provided to all 

occupants in the Informational Interior Signage and shall satisfy all requirements 

pursuant to Monterey County Code Title 7 Section 7.120.040.L.

Compliance or 

Monitoring 

Action to be 

Performed:

2/22/2026Print Date: Page 2 of 3 9:11:06PM
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6. PD018 - BUSINESS LICENSE REGISTRATION

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Section 7.02.060.C, Owner/Operator is 

required to obtain a business license from the County of Monterey Treasurer -Tax 

Collector. This business license shall be active and renewed annually for the term of 

this Use Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use and on an annual basis, the Owner /Operator shall 

provide proof that the property has been registered with the Monterey County 

Treasurer-Tax Collector.

Compliance or 

Monitoring 

Action to be 

Performed:

7. PD031 - VACATION RENTAL OPERATION LICENSE

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Chapter 7.120, applicants are required to 

obtain a Vacation Rental Operation License from the County of Monterey HCD. This 

Vacation Rental Operation License shall be active and renewed annually for the term of 

this Use Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use, HCD will issue the applicant a Vacation Rental 

Operation License.

Compliance or 

Monitoring 

Action to be 

Performed:

8. PD053 - TOT REGISTRATION

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Section 7.120.040.C, Owner/Operator is 

required to register for Transient Occupancy Tax (TOT) with the County of County of 

Monterey Treasurer Tax Collector. The applicant's Transient Occupancy Tax Certificate 

shall be active for the term of this Use Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use and on a quarterly basis, the Owner/Operator shall 

pay Transient Occupancy Tax to the Monterey County Treasurer-Tax Collector pursuant 

to Monterey County Code Title 5 Chapter 5.40.

Compliance or 

Monitoring 

Action to be 

Performed:

9. PD006(A) - CONDITION COMPLIANCE FEE

PlanningResponsible Department:

The Owner/Applicant shall pay the Condition Compliance fee, as set forth in the fee 

schedule adopted by the Board of Supervisors, for the staff time required to satisfy 

conditions of approval. The fee in effect at the time of payment shall be paid prior to 

clearing any conditions of approval.

Condition/Mitigation 

Monitoring Measure:

Prior to clearance of conditions, the Owner/Applicant shall pay the Condition 

Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

Compliance or 

Monitoring 

Action to be 

Performed:
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25068 Highway 1,
Carmel, CA

Site Plan/ Parking Plan

90 ft

125 ft

25068 Highway 1, Carmel, Ca

Parking Area

Parking Area
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Total Property 0.26 Acres
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25068 Highway 1,
Carmel, CA

Evacuation Map to Nearest Highwayr
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25068 Highway 1,
Carmel, CA

Map to Nearest Fire Station
Carmel By The Sea Fire Department

Sixth Ave and San Carlos 0.8 mi.
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25068 Highway 1,
Carmel, CA

Map to Nearest Emergency Room and 24- hour Clinic:
Community of the Monterey Peninsula (CHOMP) 

23625 Holman Highway, Monterey, CA 1.6 mi.
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Board Report

County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: ZA 26-017 March 12, 2026

Item No.4 

Agenda Ready2/27/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

PLN250335 - IYER SANTOSH & PUSHPITA 

Public hearing to consider action on a Commercial Vacation Rental to allow the use of residential 

property for transient lodging for a period of 30 calendar days or fewer.

Project Location: 24620 Lower Trail, Carmel

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301 and none of the exceptions to the exemptions listed in Section 15300.2 can be made.

RECOMMENDATIONS

It is recommended that the Zoning Administrator adopt a Resolution:

a.  Finding the project qualifies for a Class 1 Categorical Exemption pursuant to CEQA 

Guidelines section 15301 and none of the exceptions to the exemptions listed in Section 

15300.2 can be made; and

b.  Approving a Coastal Development Permit for a Commercial Vacation Rental to allow the use 

of a residential property for transient lodging for a period of 30 calendar days or fewer.

The attached draft resolution includes findings and evidence for consideration (Exhibit A).  Staff 

recommends approval subject to 9 conditions of approval.

PROJECT INFORMATION

Agent: Iyer Santosh

Property Owner: Iyer Santosh & Pushpita

APN: 009-073-014-000 

Parcel Size: 0.175 acres

Zoning: Medium Density Residential with a maximum Density of 2 units per acre and a Design 

Control overlay in the Coastal Zone or “MDR/2-D(CZ)”

Plan Area: Carmel Area Land Use Plan

Flagged and Staked: Not Applicable

Project Planner: Marlene Garcia, Assistant Planner

                                    garciam19@countyofmonterey.gov; 831-755-5114

SUMMARY:

The project is located at 24620 Lower Trail, a county-maintained road, in Carmel subject to the 

Carmel Area Land Use Plan. On January 28, 2026, the applicant submitted an application seeking to 

use their existing single-family dwelling located in a residentially developed neighborhood as a 

Commercial Vacation Rental. 
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The subject property is an existing 1,500 square foot single-family dwelling with two bedrooms, two 

bathrooms, and a kitchen. The Applicant/Owner is proposing that the residence be occupied by a 

maximum of 5 people overnight and 8 people during daytime hours at the property at a time.

The property will retain its domestic water connections to California American Water, a private water 

provider, and Carmel Area Wastewater District will continue to provide sewer service. The property 

will retain its solid waste services to Waste Management, a waste management company. If approved, 

the granting of this Coastal Development Permit would allow the establishment of the third permitted 

vacation rental in the Carmel Area Land Use Plan out of 218 Coastal Development Permits permitted 

pursuant to Title 20 Section 20.64.290.F.3.b.

DISCUSSION:

Based on staff’s analysis, the proposed project is consistent with the policies and regulations pertaining 

to zoning uses and any other applicable provisions of the 1982 County of Monterey General Plan 

(General Plan), Carmel Area Land Use Plan (CAR LUP), Carmel Area Coastal Implementation Plan 

(CIP), Monterey County Code Title 7 Chapter 7.120, Monterey County Code Chapter 16.80, and 

the Monterey County Coastal Zoning Ordinance (Title 20).

Land Use

The parcel is zoned Medium Density Residential with a maximum Density of 2 units per acre and a 

Design Control overlay in the Coastal Zone or “MDR/2-D(CZ)”. Title 20 Section 20.12.050.DD 

allows for the Commercial Vacation Rental use, subject to the granting of a Coastal Development 

Permit. Title 20 Section 20.64.290.F establishes the regulations for a property operating as a 

Commercial Vacation Rental on such property for transient lodging for a period of 30 calendar days 

or fewer.

The property complies with Title 20 Section 20.64.290.F.5 in that it has been demonstrated that the 

response time for County emergency services for fire and emergency medical services is adequate . 

Adequate is defined as 5-8 minutes within Community Areas, Community Plans, and Sphere of 

Influence, 12 minutes within Rural centers, and 45 minutes for all other areas. The subject property 

falls within the Sphere of Influence for the City of Carmel-By-The-Sea; therefore, it is subject to the 

5-8 minute response time for County emergency services. Cypress Fire Protection District is 8 minutes 

away, and the Community Hospital of the Monterey Peninsula is 4 minutes away, which provides 

24-hour emergency medical and fire response services. Staff incorporated Condition No. 6 to ensure 

that the guests are provided with information on the response time for emergency medical and fire 

services and that contact information for these services is provided to all guests as a part of the 

informational notice posted within six feet of the front door (Exhibit A).

Parking requirements outlined in Title 20 Sections 20.64.290.F.6 and 20.58.040 require that a 

Single-Family Detached residential dwelling unit have 2 spaces/unit, which this application complies 

with as illustrated in the attached plans.

The subject property complies with the limitation on the number of Commercial Vacation Rentals per 

legal lot requirements of Title 20 Section 20.64.290.F.7, which allows one Commercial Vacation 

Rental per legal lot of record. The subject property will be the only Commercial Vacation Rental on 

the legal lot of record. The owner of the subject property complies with the ownership requirements of 
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Title 20 Section 20.64.290.F.10, wherein the owner of the subject property is allowed to have an 

ownership interest in one Commercial Vacation Rental within unincorporated Monterey County. The 

owners of the property do not have an ownership interest in other already operating Commercial 

Vacation Rentals in unincorporated Monterey County, and this would be their first and only 

Commercial Vacation Rental in unincorporated Monterey County.

As detailed in the draft resolution (Exhibit A), the Applicant/Owner has provided evidence of 

compliance with the applicable requirements. The designated Property Manager for the Commercial 

Vacation Rental, Liliana Jerman, resides at 1057 San Vicente Ave, Salinas, CA 93901, approximately 

27 minutes away (20-mile drive) from the subject property. Liliana Jerman’s contact information will 

be provided to the guests of the property and will be available 24/7 to respond to guest or 

neighborhood questions or concerns, and has the ability to arrive within thirty minutes. This contact 

information will be provided to guests as a part of the informational notice posted within six feet of the 

front door as required pursuant to Title 7 Section 7.120.040.L.

The property has a maximum occupancy of 5 overnight guests and 8 daytime guests. The proposed 

occupancy does not exceed the limits set forth in the California Uniform Housing Code and the 

requirements enumerated in Title 7 Section 7.120.070.C, which limit the maximum overnight 

occupancy to two persons per bedroom plus one and not counting infants (zero to twelve months), 

with a not to exceed total maximum overnight occupancy of 10 overnight guests, regardless of the 

number of bedrooms in the property. Title 7 Section 7.120.070.C also limits the maximum daytime 

occupancy of occupants and visitors to not exceed a count of 1.5 times the maximum overnight 

occupancy and shall not exceed a total count of 15 persons per unit, no matter how many bedrooms.

To ensure the proposed use will not affect the residential character of the neighborhood, the following 

two conditions have been incorporated. Condition No. 4 has been incorporated to ensure that the 

property will not be an event venue, and Condition No. 5 to ensure that the property will remain in 

compliance with the regulations for Vacation Rentals in Title 7 Chapter 7.120, Title 20 section 

20.64.290, and the Conditions of Approval. Additionally, the proposed Commercial Vacation Rental 

is subject to Monterey County’s Noise Ordinance (Chapter 10.60), which prohibits loud or 

unreasonable noise between the hours of 9:00PM and 7:00AM. In accordance with Title 20 section 

20.70.060, if the property is found to be in violation of the approved operations plan or conditions of 

approval attached to this Coastal Development Permit, the permit may be revoked for 

non-compliance.

Access 

The property is accessed through Lower Trail, a County maintained, public road, and therefore is not 

subject to Title 16 Chapter 16.80, which regulates private roads in Monterey County pursuant to Title 

20 Section 20.64.290.F.4. The road accessing the subject property is not subject to a private road 

agreement or a private road maintenance. No comments or objections have been received, and no 

further documentation or conditions are required of the applicant.

CEQA:

The project qualifies as a categorical exemption from environmental review pursuant to CEQA 

Guidelines section 15301. This exemption applies to the operation of existing private structures, 
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involving negligible or no expansion of an existing use. The Applicant/Owner proposes to use a 

residential single-family dwelling for transient lodging where the term of occupancy, possession, or 

tenancy of the property by the person entitled to such occupancy, possession, or tenancy for a period 

of 30 consecutive calendar days or fewer. This project does not propose or authorize any additional 

exterior development and/or expansion of the existing structure currently on the project site.

The subject property will be limited to one rental contract at any given time. All facilities, as planned 

and approved, have been confirmed by County agencies to be adequate for this use. Therefore, the 

proposed use is consistent with the CEQA Guidelines Section 15301. None of the exceptions under 

CEQA Guidelines Section 15300.2 apply to this project. Additionally, there will be no significant 

effect on the environment due to unusual circumstances. Further, there is no evidence that “the 

cumulative impact of successive projects of the same type in the same place, over time is significant.” 

Additionally, an action is a “project” only when it is either “directly undertaken by any public agency,” 

“supported, in whole or in part” by financial or other forms of assistance from a public agency, or 

involves the issuance of an entitlement by a public agency (Public Resources Code, § 21065).

The County prepared a FEIR for the Vacation Rental Ordinances project, which was certified by the 

Board on August 27, 2024 (SCH# 2022080643). The FEIR analyzed the project for environmental 

impacts and did not identify any significant or unavoidable impacts of Commercial Vacation Rentals up 

to the Commercial Vacation Rental cap set for each County of Monterey Planning Area. This 

Commercial Vacation Rental does not exceed the cap on Commercial Vacation Rentals in the Carmel 

Area Land Use Plan. It would be the 4th Commercial Vacation Rental out of a maximum of 218 in the 

Carmel Area Land Use Plan. The FEIR did disclose that vacation rentals have the potential for 

negative side effects including nuisance issues such as traffic, parking and noise. County regulations 

have been developed and are in effect to ensure that vacation rentals remain compatible with existing 

residential uses and limits such nuisances in which the applicant/operator must comply with.  

Additionally, cumulative impacts of the regulations taken together with other past, present, and 

probable future projects were analyzed. There is no evidence suggesting that implementing the 

regulations would result in a significant or unavoidable environmental impacts.

OTHER AGENCY INVOLVEMENT

None

Prepared by: Marlene Garcia, Assistant Planner

Reviewed/Approved by: Jacquelyn M. Nickerson, Principal Planner

The following attachments are on file with HCD: 

Exhibit A - Draft Resolution including:

- Recommended Conditions of Approval

- Site Plans and Floor Plans 

- Home Inspection Checklist

Exhibit B - Vicinity Map

cc: Front Counter Copy; Marlene Garcia, Assistant Planner; Jacquelyn M. Nickerson, Principal 

Planner; Iyer Santosh & Pushpita, Property Owners; Interested Party List: The Open Monterey 
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Project; LandWatch (Executive Director); Lozeau Drury LLP; Christina McGinnis, Keep Big Sur 

Wild; Planning File PLN250335.
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County of Monterey

Zoning Administrator

Legistar File Number: ZA 26-017 March 12, 2026

Item No.4 

Agenda Ready2/27/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

PLN250335 - IYER SANTOSH & PUSHPITA 

Public hearing to consider action on a Commercial Vacation Rental to allow the use of 

residential property for transient lodging for a period of 30 calendar days or fewer.

Project Location: 24620 Lower Trail, Carmel

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301 and none of the exceptions to the exemptions listed in Section 15300.2 can be 

made.

RECOMMENDATIONS

It is recommended that the Zoning Administrator adopt a Resolution:

a. Finding the project qualifies for a Class 1 Categorical Exemption pursuant to CEQA

Guidelines section 15301 and none of the exceptions to the exemptions listed in Section

15300.2 can be made; and

b. Approving a Coastal Development Permit for a Commercial Vacation Rental to allow

the use of a residential property for transient lodging for a period of 30 calendar days or

fewer.

The attached draft resolution includes findings and evidence for consideration (Exhibit A).  

Staff recommends approval subject to 9 conditions of approval.

PROJECT INFORMATION

Agent: Iyer Santosh

Property Owner: Iyer Santosh & Pushpita

APN: 009-073-014-000 

Parcel Size: 0.175 acres

Zoning: Medium Density Residential with a maximum Density of 2 units per acre and a 

Design Control overlay in the Coastal Zone or “MDR/2-D(CZ)”

Plan Area: Carmel Area Land Use Plan

Flagged and Staked: Not Applicable

Project Planner: Marlene Garcia, Assistant Planner

garciam19@countyofmonterey.gov; 831-755-5114

SUMMARY:

The project is located at 24620 Lower Trail, a county-maintained road, in Carmel subject to the 

Carmel Area Land Use Plan. On January 28, 2026, the applicant submitted an application 

seeking to use their existing single-family dwelling located in a residentially developed 

neighborhood as a Commercial Vacation Rental. 
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The subject property is an existing 1,500 square foot single-family dwelling with two 

bedrooms, two bathrooms, and a kitchen. The Applicant/Owner is proposing that the residence 

be occupied by a maximum of 5 people overnight and 8 people during daytime hours at the 

property at a time.

The property will retain its domestic water connections to California American Water, a private 

water provider, and Carmel Area Wastewater District will continue to provide sewer service. 

The property will retain its solid waste services to Waste Management, a waste management 

company. If approved, the granting of this Coastal Development Permit would allow the 

establishment of the third permitted vacation rental in the Carmel Area Land Use Plan out of 

218 Coastal Development Permits permitted pursuant to Title 20 Section 20.64.290.F.3.b.

DISCUSSION:

Based on staff’s analysis, the proposed project is consistent with the policies and regulations 

pertaining to zoning uses and any other applicable provisions of the 1982 County of Monterey 

General Plan (General Plan), Carmel Area Land Use Plan (CAR LUP), Carmel Area Coastal 

Implementation Plan (CIP), Monterey County Code Title 7 Chapter 7.120, Monterey County 

Code Chapter 16.80, and the Monterey County Coastal Zoning Ordinance (Title 20).

Land Use

The parcel is zoned Medium Density Residential with a maximum Density of 2 units per acre 

and a Design Control overlay in the Coastal Zone or “MDR/2-D(CZ)”. Title 20 Section 

20.12.050.DD allows for the Commercial Vacation Rental use, subject to the granting of a 

Coastal Development Permit. Title 20 Section 20.64.290.F establishes the regulations for a 

property operating as a Commercial Vacation Rental on such property for transient lodging for 

a period of 30 calendar days or fewer.

The property complies with Title 20 Section 20.64.290.F.5 in that it has been demonstrated that 

the response time for County emergency services for fire and emergency medical services is 

adequate. Adequate is defined as 5-8 minutes within Community Areas, Community Plans, and 

Sphere of Influence, 12 minutes within Rural centers, and 45 minutes for all other areas. The 

subject property falls within the Sphere of Influence for the City of Carmel-By-The-Sea; 

therefore, it is subject to the 5-8 minute response time for County emergency services. Cypress 

Fire Protection District is 8 minutes away, and the Community Hospital of the Monterey 

Peninsula is 4 minutes away, which provides 24-hour emergency medical and fire response 

services. Staff incorporated Condition No. 6 to ensure that the guests are provided with 

information on the response time for emergency medical and fire services and that contact 

information for these services is provided to all guests as a part of the informational notice 

posted within six feet of the front door (Exhibit A).

Parking requirements outlined in Title 20 Sections 20.64.290.F.6 and 20.58.040 require that a 

Single-Family Detached residential dwelling unit have 2 spaces/unit, which this application 

complies with as illustrated in the attached plans.

The subject property complies with the limitation on the number of Commercial Vacation 

Rentals per legal lot requirements of Title 20 Section 20.64.290.F.7, which allows one 

Commercial Vacation Rental per legal lot of record. The subject property will be the only 
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Commercial Vacation Rental on the legal lot of record. The owner of the subject property 

complies with the ownership requirements of Title 20 Section 20.64.290.F.10, wherein the 

owner of the subject property is allowed to have an ownership interest in one Commercial 

Vacation Rental within unincorporated Monterey County. The owners of the property do not 

have an ownership interest in other already operating Commercial Vacation Rentals in 

unincorporated Monterey County, and this would be their first and only Commercial Vacation 

Rental in unincorporated Monterey County.

As detailed in the draft resolution (Exhibit A), the Applicant/Owner has provided evidence of 

compliance with the applicable requirements. The designated Property Manager for the 

Commercial Vacation Rental, Liliana Jerman, resides at 1057 San Vicente Ave, Salinas, CA 

93901, approximately 27 minutes away (20-mile drive) from the subject property. Liliana 

Jerman’s contact information will be provided to the guests of the property and will be available 

24/7 to respond to guest or neighborhood questions or concerns, and has the ability to arrive 

within thirty minutes. This contact information will be provided to guests as a part of the 

informational notice posted within six feet of the front door as required pursuant to Title 7 

Section 7.120.040.L.

The property has a maximum occupancy of 5 overnight guests and 8 daytime guests. The 

proposed occupancy does not exceed the limits set forth in the California Uniform Housing 

Code and the requirements enumerated in Title 7 Section 7.120.070.C, which limit the 

maximum overnight occupancy to two persons per bedroom plus one and not counting infants 

(zero to twelve months), with a not to exceed total maximum overnight occupancy of 10 

overnight guests, regardless of the number of bedrooms in the property. Title 7 Section 

7.120.070.C also limits the maximum daytime occupancy of occupants and visitors to not 

exceed a count of 1.5 times the maximum overnight occupancy and shall not exceed a total 

count of 15 persons per unit, no matter how many bedrooms.

To ensure the proposed use will not affect the residential character of the neighborhood, the 

following two conditions have been incorporated. Condition No. 4 has been incorporated to 

ensure that the property will not be an event venue, and Condition No. 5 to ensure that the 

property will remain in compliance with the regulations for Vacation Rentals in Title 7 Chapter 

7.120, Title 20 section 20.64.290, and the Conditions of Approval. Additionally, the proposed 

Commercial Vacation Rental is subject to Monterey County’s Noise Ordinance (Chapter 

10.60), which prohibits loud or unreasonable noise between the hours of 9:00PM and 7:00AM. 

In accordance with Title 20 section 20.70.060, if the property is found to be in violation of the 

approved operations plan or conditions of approval attached to this Coastal Development 

Permit, the permit may be revoked for non-compliance.

Access 

The property is accessed through Lower Trail, a County maintained, public road, and therefore 

is not subject to Title 16 Chapter 16.80, which regulates private roads in Monterey County 

pursuant to Title 20 Section 20.64.290.F.4. The road accessing the subject property is not 

subject to a private road agreement or a private road maintenance. No comments or objections 

have been received, and no further documentation or conditions are required of the applicant.

CEQA:
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The project qualifies as a categorical exemption from environmental review pursuant to CEQA 

Guidelines section 15301. This exemption applies to the operation of existing private structures, 

involving negligible or no expansion of an existing use. The Applicant/Owner proposes to use a 

residential single-family dwelling for transient lodging where the term of occupancy, 

possession, or tenancy of the property by the person entitled to such occupancy, possession, or 

tenancy for a period of 30 consecutive calendar days or fewer. This project does not propose or 

authorize any additional exterior development and/or expansion of the existing structure 

currently on the project site.

The subject property will be limited to one rental contract at any given time. All facilities, as 

planned and approved, have been confirmed by County agencies to be adequate for this use. 

Therefore, the proposed use is consistent with the CEQA Guidelines Section 15301. None of 

the exceptions under CEQA Guidelines Section 15300.2 apply to this project. Additionally, 

there will be no significant effect on the environment due to unusual circumstances. Further, 

there is no evidence that “the cumulative impact of successive projects of the same type in the 

same place, over time is significant.” Additionally, an action is a “project” only when it is either 

“directly undertaken by any public agency,” “supported, in whole or in part” by financial or 

other forms of assistance from a public agency, or involves the issuance of an entitlement by a 

public agency (Public Resources Code, § 21065).

The County prepared a FEIR for the Vacation Rental Ordinances project, which was certified 

by the Board on August 27, 2024 (SCH# 2022080643). The FEIR analyzed the project for 

environmental impacts and did not identify any significant or unavoidable impacts of 

Commercial Vacation Rentals up to the Commercial Vacation Rental cap set for each County of 

Monterey Planning Area. This Commercial Vacation Rental does not exceed the cap on 

Commercial Vacation Rentals in the Carmel Area Land Use Plan. It would be the 4th 

Commercial Vacation Rental out of a maximum of 218 in the Carmel Area Land Use Plan. The 

FEIR did disclose that vacation rentals have the potential for negative side effects including 

nuisance issues such as traffic, parking and noise. County regulations have been developed and 

are in effect to ensure that vacation rentals remain compatible with existing residential uses and 

limits such nuisances in which the applicant/operator must comply with.  Additionally, 

cumulative impacts of the regulations taken together with other past, present, and probable 

future projects were analyzed. There is no evidence suggesting that implementing the 

regulations would result in a significant or unavoidable environmental impacts.

OTHER AGENCY INVOLVEMENT

None

Prepared by: Marlene Garcia, Assistant Planner

Reviewed/Approved by: Jacquelyn M. Nickerson, Principal Planner

The following attachments are on file with HCD: 

Exhibit A - Draft Resolution including:

- Recommended Conditions of Approval

- Site Plans and Floor Plans 

- Home Inspection Checklist

Exhibit B - Vicinity Map
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cc: Front Counter Copy; Marlene Garcia, Assistant Planner; Jacquelyn M. Nickerson, Principal 

Planner; Iyer Santosh & Pushpita, Property Owners; Interested Party List: The Open Monterey 

Project; LandWatch (Executive Director); Lozeau Drury LLP; Christina McGinnis, Keep Big 

Sur Wild; Planning File PLN250335.
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DRAFT RESOLUTION 

 
Before the Zoning Administrator 

in and for the County of Monterey, State of California 
 

In the matter of the application of:  
IYER SANTOSH & PUSHPITA (PLN250335) 
RESOLUTION NO. ---- 
Resolution by the County of Monterey Zoning 
Administrator: 

1) Finding that the project qualifies for a Class 
1 Categorical Exemption pursuant to CEQA 
Guidelines section 15301 and no exceptions 
under section 15300.2 apply; and 

2) Approving a Coastal Development Permit 
for a Commercial Vacation Rental to allow 
the use of a residential property for transient 
lodging for a period of 30 calendar days or 
fewer. 

[PLN250335 IYER SANTOSH & PUSHPITA, 
24620 Lower Trail, Carmel (Assessor's Parcel Number 
009-073-014-000), Carmel Area Land Use Plan, 
Coastal Zone] 

 

 
The IYER SANTOSH & PUSHPITA application (PLN250335) came on for a public 
hearing before the County of Monterey Zoning Administrator on March 12, 2026. Having 
considered all the written and documentary evidence, the administrative record, the staff 
report, oral testimony, and other evidence presented, the Zoning Administrator finds and 
decides as follows: 

FINDINGS 
 
1.  FINDING:  CONSISTENCY – The Project, as conditioned, is consistent with the 

applicable plans and policies which designate this area as appropriate 
for development. 

 EVIDENCE: a)  During the course of review of this application, the project has been 
reviewed for consistency with the text, policies, and regulations in: 

- the 1982 County of Monterey General Plan (General Plan); 
- Carmel Area Land Use Plan (CAR LUP);  
- Carmel Area Coastal Implementation Plan (CAR CIP); 
- Monterey County Code Chapter 7.120; and 
- Monterey County Coastal Zoning Ordinance (Title 20).   

No conflicts were found to exist. No communications were received 
during the course of review of the project indicating any inconsistencies 
with the text, policies, and regulations in these documents. 

  b)  Project Scope. The site is developed with an existing 1,500 square foot 
single family dwelling inclusive of two bedrooms, two bathrooms, and a 
kitchen. On January 28, 2026, the applicant submitted an application 
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seeking to use their existing single-family dwelling as a Commercial 
Vacation Rental. 

  c)  Allowed Use. The property is located at 24620 Lower Trail, Carmel 
within the Carmel Area Land Use Plan (APN: 009-073-014-000). The 
parcel is zoned Medium Density Residential with a maximum Density of 
2 units per acre and a Design Control overlay in the Coastal Zone or 
“MDR/2-D(CZ)”. Title 20 Section 20.12.050.DD allows for the 
Commercial Vacation Rental use, subject to the granting of a Coastal 
Development Permit. Title 20 Section 20.64.290.F establishes the 
regulations for a property operating as a Commercial Vacation Rental on 
such property for transient lodging for a period of 30 calendar days or 
fewer. Therefore, the proposed use is allowable. 

  d)  Lot Legality. The subject parcel (Assessor’s Parcel Number 009-073-
014-000) is shown in its current size and configuration and described in 
the 1964 and 1972 Assessor’s Map Book 9, Page 7.  Therefore, the 
County recognizes the subject property as a legal lot of record 

  e)  Land Use Advisory Committee (LUAC). This project was not referred 
to the Carmel Highlands LUAC for review. Based on the current review 
guidelines adopted by the Monterey County Board of Supervisors per 
Resolution No. 15-043, this application did not warrant referral to the 
LUAC as it does not fall within the LUAC review guidelines. 

  f)  Business License. Condition No. 7 requires that the applicant obtain a 
Business License and provide documentation to prove that they comply 
with all of the requirements of the Business License pursuant to Title 7 
Section 7.02.060. The subject property is required as conditioned to 
ensure that they always have an active Business License. 

  g)  Vacation Rental Operation License. Condition No. 8 requires that the 
applicant obtain a Vacation Rental Operation License and provide 
documentation to prove that they comply with all of the requirements of 
the Vacation Rental Operation License pursuant to Title 7 Chapter 
7.120. The subject property is required as conditioned to ensure that 
they always have an active Vacation Rental Operation License. 

  h)  Transient Occupancy Tax. Condition No. 9 requires that the applicant 
register with the County of Monterey Treasurer-Tax Collector to pay 
Transient Occupancy Tax pursuant to Title 5 Chapter 5.40 and must pay 
Transient Occupancy Tax on all applicable rent received from transient 
occupancy of their residence as a Commercial Vacation Rental. The 
subject property is required as conditioned to ensure payment of 
Transient Occupancy Tax to the County of Monterey Treasurer-Tax 
Collector is made pursuant to Title 5 Chapter 5.40.   

  i)  Adequate Emergency Response Time. Condition No. 6 requires that the 
applicants notify the guests of the average response time for emergency 
fire and medical services and the address and phone number of those 
services. The subject property complies with Title 20 Section 
20.64.290.F.5 in that it has been demonstrated that the response time for 
County emergency services for fire and emergency medical services is 
adequate. Adequate is defined as 5-8 minutes within Community Areas, 
Community Plans, and Sphere of Influence, 12 minutes within Rural 
centers, and 45 minutes for all other areas. The subject property falls 
within the Sphere of Influence for the City of Carmel-By-The-Sea; 
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therefore, it is subject to the 5-8 minute response time for County 
emergency services.  Cypress Fire Protection District is 8 minutes away, 
and the Community Hospital of the Monterey Peninsula is 4 minutes 
away, which provides 24-hour emergency medical and fire response 
services.  The subject property complies with the requirement to provide 
contact information for County emergency services for fire and 
emergency medical. Additionally, the applicant has demonstrated 
compliance with the regulations for a property manager, Liliana Jerman, 
residing at 1057 San Vicente Ave, Salinas, CA 93901, approximately 27 
minutes away (20-mile drive) from the subject property. Liliana 
Jerman’s contact information will be provided to the guests of the 
property and will be available 24/7 to respond to guest or neighborhood 
questions or concerns and can arrive within thirty minutes from the 
subject property.  The contact information is included as required in the 
informational signage that must be posted within six feet of the front 
door.  

  j)  Parking. Parking requirements outlined in Title 20 Sections 20.64.290.F.6 
and 20.58.040 require that a Single-Family Detached residential dwelling 
unit have 2 spaces/unit, which this application complies with as illustrated 
in the attached plans. 

  k)  One Commercial Vacation Rental Per Legal Lot of Record. The subject 
legal lot of record complies with Title 20 Section 20.64.290.F.7, as this 
is the only Commercial Vacation Rental on the legal lot of record (APN: 
009-073-014-000). 

  l)  Ownership Interest in One Commercial Vacation Rental in the 
Unincorporated Monterey County. The trustees of the legal lot of record 
comply with Title 20 Section 20.64.290.F.8 and do not have any 
ownership interest in any other Commercial Vacation Rentals in the 
unincorporated Monterey County. This application, before the Zoning 
Administrator, would be the first and only ownership interest the 
applicants would have in a Commercial Vacation Rental in the 
unincorporated Monterey County.  

  m)  Permit Expiration. Condition No. 5 applies a 7-year expiration to the  
granting of this Coastal Development Permit, pursuant to Title 20 Sub-
Section 20.64.290.F.12.a. The purpose of this expiration is to provide 
adequate ongoing review of the approved use of the residence as a 
Commercial Vacation Rental. Prior to its expiration, the 
owner/applicant shall file an extension in accordance with Title 20 
Section 20.70.110, which requires submittal of the request at least 30 
days prior to the expiration date. The appropriate authority to consider  
this extension shall be the Zoning Administrator. This subsequent 
review will ensure: 1) the use continues to meet the standards of Title 
20, and 2) an opportunity for Planning staff’s review for ongoing 
compliance with the conditions of approval. 

  n)  Access. The subject property is accessed by a county-maintained road, 
therefore no further documentation or condition is required of the 
applicant. 

  o)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250335. 
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2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the proposed 

development and/or use. 
 EVIDENCE: a)  The project has been reviewed for site suitability by the following 

departments and agencies: HCD-Planning. County staff reviewed the 
application materials and plans to verify that the project on the subject 
site conforms to the applicable plans and regulations, and there has been 
no indication from these departments/agencies that the site is not 
suitable for the development. Conditions recommended have been 
incorporated. 

  b)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250335. 

 
3.  FINDING:  HEALTH AND SAFETY – The establishment, maintenance, or 

operation of the project applied for will not, under the circumstances of 
this particular case, be detrimental to the health, safety, peace, morals, 
comfort, and general welfare of persons residing or working in the 
neighborhood of such proposed use, or be detrimental or injurious to 
property and improvements in the neighborhood or to the general 
welfare of the County. 

 EVIDENCE: a)  The project was reviewed by HCD-Planning and the Environmental 
Health Bureau.  The respective agencies have recommended conditions, 
where appropriate, to ensure that the project will not have an adverse 
effect on the health, safety, and welfare of persons either residing or 
working in the neighborhood.   

  b)  The property has road access from Lower Trail, a public road. No 
alterations to this driveway or access are required for the use (see 
evidence “n” in Finding 1. 

  c)  California American Water currently provides potable water service to 
the subject property and the existing connection will be retained for the 
proposed use. Sewer service will be provided by Carmel Area 
Wastewater District (CAWD). 

  d)  Solid waste (garbage) collection service is and will continue to be 
provided by Waste Management. 

  e)  To address emergency situations, the attached Operations Plan includes 
an evacuation map which is placed in a location that is easy to access by 
renters. 

  f)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250335. 

 
4.  FINDING:  NO VIOLATIONS – The subject property shall comply with all rules 

and regulations pertaining to zoning uses, subdivision, and any other 
applicable provisions of the County’s zoning ordinance.  No violations 
exist on the property.  

 EVIDENCE: a)  Staff reviewed Monterey County HCD-Planning and HCD-Building 
Services records and is not aware of any current violations existing on 
subject property. 
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  b)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250335. 

 
5.  FINDING:  CEQA (Exempt) – The project qualifies for a Class 1 categorical 

exemption pursuant to CEQA Guidelines section 15301 and no unusual 
circumstances were identified to exist for the proposed project.  

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines section 
15301, categorically exempts the leasing of existing private structures, 
involving negligible or no expansion of existing or former use.  

  b)  The project proposed to allow the use of an existing residential property 
for transient lodging for a period of 30 calendar days or fewer. The 
project would not expand the residence, nor would it allow any 
additional occupancy beyond what is allowed for the existing residence. 
Therefore, the project fits the criteria of the exemption.   

  c)  None of the exceptions under CEQA Guidelines section 15300.2 apply 
to this project, as discussed in subsequent Evidence “d” through “i”. 

  d)  Class 1 exemptions are not qualified for an exception by their location. 
  e)  The County’s regulatory process of Coastal Development Permits for 

the use of an existing residential property for transient lodging allows 
the County to regulate such uses in a way that would prevent adverse 
cumulative impacts to the surrounding environment. Consistent with the 
Findings and Purpose in Monterey County Ordinance Number 5439 
Section 1.F, the requirement for a Coastal Development Permit for 
Commercial Vacation Rental activities ensures that the impact of such 
leasing activities can be appropriately evaluated.  
 
Further, County prepared a FEIR for the Vacation Rental Ordinances 
project, which was certified by the Board on August 27, 2024 (SCH# 
2022080643). The FEIR analyzed the project for environmental impacts 
and did not identify any significant or unavoidable impacts of 
Commercial Vacation Rentals up to the Commercial Vacation Rental 
cap set for each County of Monterey Planning Area. This Commercial 
Vacation Rental does not exceed the cap on Commercial Vacation 
Rentals in the Carmel Area Land Use Plan. It would be the 4th 
Commercial Vacation Rental out of a maximum of 218 in the Carmel 
Area Land Use Plan. The FEIR did disclose that vacation rentals have 
the potential for negative side effects including nuisance issues such as 
traffic, parking and noise. County regulations have been developed and 
are in effect to ensure that vacation rentals remain compatible with 
existing residential uses and limits such nuisances in which the 
applicant/operator must comply with.  Additionally, cumulative impacts 
of the regulations taken together with other past, present, and probable 
future projects were analyzed. There is no evidence suggesting that 
implementing the regulations would result in a significant or 
unavoidable environmental impacts.  

  f)  There are no unusual circumstances related to the project that would 
create a reasonable possibility of a significant effect. 

  g)  The project would not result in damage to scenic resources within view 
of the State Scenic Highway. The nearest designated State Scenic 
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Highway is Highway 1, which is approximately 0.30 miles east of the 
property. However, the property is not visible from Highway 1 due to 
distance and intervening vegetation and structures. The project also does 
not propose any physical changes that would damage scenic resources: 
no construction, exterior alterations to structures, land alteration, or 
vegetation (or tree) removal are proposed. 

  h)  The project is not located on a hazardous waste site included on any list 
compiled pursuant to Section 65962.5 of the Government code. 

  i)  The project would not damage any historical resources. 
  j)  The application, project plans, and related support materials submitted 

by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250335. 

    
6. FINDING:  PUBLIC ACCESS- The project is in conformance with the public 

access and recreation policies of the Coastal Act (specifically Chapter 3 
of the Coastal Act of 1976, commencing with Section 30200 of the 
Public Resources Code) and applicable Local Coastal Program, and 
does not interfere with any form of historic public use or trust rights. 

 EVIDENCE: a) No public access is required as part of the project as no substantial 
adverse impact on access, either individually or cumulatively, as 
described in Section 20.146.130 of the Monterey County Coastal 
Implementation Plan can be demonstrated. 

  b) No evidence or documentation has been submitted or found showing the 
existence of historic public use or trust rights over this property. 

  c) The subject property is not described as an area where the Local Coastal 
Program requires visual or physical public access (Carmel Area, Figure 3, 
Local Coastal Program Public Access). 

  d) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250335. 

 
7. FINDING:  APPEALABILITY – The decision on this project may be appealed to the 

Board of Supervisors and California Coastal Commission. 
 EVIDENCE: a) 

 
 

Board of Supervisors. Pursuant to Title 20 Section 20.86.030.A, an 
appeal of the Zoning Administrator’s decision for this project may be 
made to the Board of Supervisors by any public agency or person 
aggrieved by their decision. 

  b) Coastal Commission.  Pursuant to Title 20 section 20.86.080.A, the 
project is subject to appeal by/to the California Coastal Commission 
because it involves development that is permitted in the underlying zone 
as a conditional use. 
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DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator 
does hereby:  

1) Find that the project, allowing the use of an existing residence for transient lodging, 
qualifies for a Class 1 Categorical Exemption pursuant to CEQA Guidelines Section 
15301, and no exceptions under section 15300.2 apply; and 

2) Approve a Coastal Development Permit for a Commercial Vacation Rental to allow the 
use of a residential property for transient lodging for a period of 30 calendar days or 
fewer. 

Said decision is to be in substantial conformance with the attached plan and subject to the 
attached conditions, which are incorporated herein for reference. 
 

 
PASSED AND ADOPTED this 12th day of March 2026, 
 
 
 

Mike Novo, AICP 
Zoning Administrator  

 
 

 
COPY OF THIS DECISION MAILED TO APPLICANT ON DATE 
 
THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMISSION.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE SECRETARY OF THE PLANNING COMMISSION ALONG WITH THE 
APPROPRIATE FILING FEE ON OR BEFORE ____________. 
 
THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE 
COASTAL COMMISSION.  UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL 
ACTION NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING 
BODY, THE COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD.  AN 
APPEAL FORM MUST BE FILED WITH THE COASTAL COMMISSION.  FOR FURTHER 
INFORMATION, CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 
FRONT STREET, SUITE 300, SANTA CRUZ, CA. 
 
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with the 
Court no later than the 90th day following the date on which this decision becomes final.  
 
NOTES 
 
1. This permit does not authorize any development and only authorizes the use of the residential 

property as transient lodging.  
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DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN250335

County of Monterey HCD Planning

1. PD001(B) - SPECIFIC COMMERCIAL VACATION RENTAL USES ONLY

PlanningResponsible Department:

This Coastal Development Permit (PLN250335) allows the use, by any person, of 

residential property [single family dwelling, manufactured home, or mobile home on a 

permanent foundation] for transient lodging for a period of 30 consecutive calendar 

days or fewer, counting portions of calendar days as full days. This property is located 

at 24620 Lower Trail (Assessor’s Parcel Number 009-073-014-000), Carmel Area Land 

Use Plan. This rental allows an unlimited number of transient lodging rentals of up to 30 

calendar days per 12-month period.  This permit was approved in accordance with 

County ordinances and land use regulations subject to the terms and conditions 

described in the project file. Neither the uses allowed by this permit shall commence 

unless and until all of the conditions of this permit are met to the satisfaction of the 

Director of HCD. Any use not in substantial conformance with the terms and conditions 

of this permit is a violation of County regulations and may result in modification or 

revocation of this permit and subsequent legal action. No use other than that specified 

by this permit is allowed unless additional permits are approved by the appropriate 

authorities. (HCD - Planning).

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:

2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

The applicant shall record a Permit Approval Notice. This notice shall state:

 "A Coastal Development Permit (Resolution Number ____________) was approved by 

Zoning Administrator for Assessor's Parcel Number 009-073-014-000 on March 12, 

2026. The permit was granted subject to 9 conditions of approval which run with the 

land. A copy of the permit is on file with Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

2/25/2026Print Date: Page 1 of 3 2:02:27PM
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3. PD006(A) - CONDITION COMPLIANCE FEE

PlanningResponsible Department:

The Owner/Applicant shall pay the Condition Compliance fee, as set forth in the fee 

schedule adopted by the Board of Supervisors, for the staff time required to satisfy 

conditions of approval. The fee in effect at the time of payment shall be paid prior to 

clearing any conditions of approval.

Condition/Mitigation 

Monitoring Measure:

Prior to clearance of conditions, the Owner/Applicant shall pay the Condition 

Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

Compliance or 

Monitoring 

Action to be 

Performed:

4. PD008 - NO EVENTS ALLOWED

PlanningResponsible Department:

Pursuant to Monterey County Code Title 20 Section 20.64.290.A, to protect the 

residential character of the neighborhood on an ongoing basis, the property shall be 

rented for only transient residential-related use. The property shall not be rented to 

either transient or short-term occupants for the purpose of holding a corporate or 

private event unless the County approves a separate entitlement to allow such events 

on the property. (HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

On an on-going basis, the property shall only be rented for transient residential -related 

use.

Compliance or 

Monitoring 

Action to be 

Performed:

5. PD009 - PERMIT LIMITATION OF THE USE OF THE RESIDENTIAL PROPERTY AS A COMMERCIAL VACATION RENTAL

PlanningResponsible Department:

This permit shall be valid for 7 years from the date of permit approval which is March 

12, 2026, unless an extension is filed with County of Monterey HCD – Planning at least 

30 days prior to the expiration of the permit. Approval of this Use Permit is limited to 7 

years to provide an adequate, on-going review of the approved use of the Residential 

Property as a Commercial Vacation Rental. 

The owner/operator shall file an application for extension of the permit in accordance 

with the Monterey County Code Title 20 Sections 20.70.110 and 20.64.290.F.12.b.

Condition/Mitigation 

Monitoring Measure:

The applicant shall commence and operate the authorized use in accordance with 

County codes and State regulations and to the satisfaction of the HCD-Chief of 

Planning. Any request for a Use Permit extension must be received by HCD-Planning 

at least 30 days prior to the expiration date.

Compliance or 

Monitoring 

Action to be 

Performed:

2/25/2026Print Date: Page 2 of 3 2:02:27PM
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6. PD010 - SIGNAGE FOR ADEQUATE EMERGENCY RESPONSE TIME

PlanningResponsible Department:

To protect the occupants of the Commercial Vacation Rental, applicants must 

demonstrate and post in the Informational Interior Signage that the response times for 

County emergency services for fire and emergency medical will be adequate pursuant 

to Monterey County Code Title 20 Section 20.64.290.F.5.

Condition/Mitigation 

Monitoring Measure:

On an on-going basis the applicant shall notify occupants of the Commercial Vacation 

Rental of the average response time for emergency fire and medical services and 

describe the onsite fire protection systems. This information shall be provided to all 

occupants in the Informational Interior Signage and shall satisfy all requirements 

pursuant to Monterey County Code Title 7 Section 7.120.040.L.

Compliance or 

Monitoring 

Action to be 

Performed:

7. PD018 - BUSINESS LICENSE REGISTRATION

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Section 7.02.060.C, Owner/Operator is 

required to obtain a business license from the County of Monterey Treasurer -Tax 

Collector. This business license shall be active and renewed annually for the term of 

this Use Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use and on an annual basis, the Owner /Operator shall 

provide proof that the property has been registered with the Monterey County 

Treasurer-Tax Collector.

Compliance or 

Monitoring 

Action to be 

Performed:

8. PD031 - VACATION RENTAL OPERATION LICENSE

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Chapter 7.120, applicants are required to 

obtain a Vacation Rental Operation License from the County of Monterey HCD. This 

Vacation Rental Operation License shall be active and renewed annually for the term of 

this Use Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use, HCD will issue the applicant a Vacation Rental 

Operation License.

Compliance or 

Monitoring 

Action to be 

Performed:

9. PD053 - TOT REGISTRATION

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Section 7.120.040.C, Owner/Operator is 

required to register for Transient Occupancy Tax (TOT) with the County of County of 

Monterey Treasurer Tax Collector. The applicant's Transient Occupancy Tax Certificate 

shall be active for the term of this Use Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use and on a quarterly basis, the Owner/Operator shall 

pay Transient Occupancy Tax to the Monterey County Treasurer-Tax Collector pursuant 

to Monterey County Code Title 5 Chapter 5.40.

Compliance or 

Monitoring 

Action to be 

Performed:

2/25/2026Print Date: Page 3 of 3 2:02:27PM
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County of Monterey
Housing and Community Development

Vacation Rental Home Inspection Checklist
Property Information

Vacation Rental Address and Unit/Suite/Apt # 24620 Lower Trail, Carmel, CA 93923

Total number of bedrooms 2

Total number of onsite parking spaces (e.g. garage, driveway) 2
 

Interior Inspection

Beds are located in approved Bedrooms, in compliance with the Building Code at the time of construction, with appropriate ingress and egress.

Every sleeping room has a functional smoke alarm.

Every hallway with a sleeping room has a functional smoke alarm. Every floor has a functional carbon monoxide alarm.

All built-in kitchen appliances operate properly and space for food storage, preparation, and serving are in good and safe condition. 

All electrical outlets in kitchen and bathrooms are Ground Fault Circuit Interrupter (GFCI) protected.

Water heater is properly strapped, adequately vented, and temperature and pressure relief valves are drained to outside.

Other heating equipment is in safe operating condition and placed in an approved location.

There is at least one readily accessible Class A fire extinguisher located in the home

that has been serviced annually by a certied fire extinguisher company.

The building conforms to the applicable state building and fire codes at the time the building was constructed.

Exterior Inspection

There is no evidence of infestation, garbage, and debris at the site.

The property has active garbage pick-up service.

If a garage is present, it is only used as a garage and only non-combustible flooring exists. Driveway, if present, is open and accessible to vehicles.

Property is in an overall safe and sanitary condition.

Water heater is properly strapped, adequately vented, and temperature and valves are drained to outside.
Other heating equipment is in safe operating condition and placed in an approved location.

Home Inspection Results

Passed

Failed

Remarks/Observations:
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Home Inspector Certification 
Under penalty of perjury, the undersigned certifies that the information on this form is based on an actual site inspection of the property and is complete
and accurate.

Home Inspector or General Contractor Name & Acknowledgement:

California Contractors State License Board License Classication Type B

California Contractors State License Board License Classication Type B-2

California Contractors State License Board License Classication Type C-47

California Real Estate Inspection Association

American Society of Home Inspectors (ASHI)

International Code Council

International Association of Certied Home Inspectors

Please check the relevant certication agency and write your License/Certication number below:

Inspector Name: Robert Vierra Certification No#: ASHI Certified Inspector #250145

Date: 10  / 20 / 2025

Signed:  RobeȨȵ VierrƝ
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Board Report

County of Monterey
Board of Supervisors 

Chambers

168 W. Alisal St., 1st Floor

Salinas, CA 93901

Legistar File Number: ZA 26-020 March 12, 2026

Item No.5 

Agenda Ready3/3/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

PLN250303 - PINKHAM BONNIE C ET AL

Public hearing to consider action on a Commercial Vacation Rental to allow the use of residential 

property for transient lodging for a period of 30 calendar days or fewer.

Project Location: 26274 Inspiration Ave, Carmel, CA, 93923

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301 and none of the exceptions to the exemptions listed in Section 15300.2 can be made.

RECOMMENDATIONS

It is recommended that the Zoning Administrator adopt a Resolution:

a.  Finding the project qualifies for a Class 1 Categorical Exemption pursuant to CEQA 

Guidelines section 15301 and none of the exceptions to the exemptions listed in Section 

15300.2 can be made; and

b.  Approving a Coastal Development Permit for a Commercial Vacation Rental to allow the use 

of a residential property for transient lodging for a period of 30 calendar days or fewer.

 

The attached draft resolution includes findings and evidence for consideration (Exhibit A).  Staff 

recommends approval subject to 8 conditions of approval.

 

PROJECT INFORMATION

Agent: Daniel Pinkham

Property Owner: Bonnie C Pinkham Et Al

APN: 009-431-006-000

Parcel Size: 0.18 acres

Zoning: Medium Density Residential with a maximum Density of 2 units per acre, a Design 

Control overlay, and a Structure Height limit of 18 feet in the Coastal Zone or 

“MDR/2-D(18’)(CZ)”

Plan Area: Carmel Area Land Use Plan

Flagged and Staked: Not Applicable

Project Planner: Jade Mason, Assistant Planner

                              masonj@countyofmonterey.gov; 831-755-3759

 

SUMMARY:

The project is located at 26274 Inspiration Avenue, a County maintained road, in Carmel. On 

October 30, 2025, the agent submitted an application seeking to use their existing single-family 

dwelling located in a residentially developed neighborhood as a Commercial Vacation Rental. The 

application materials were deemed complete on January 23, 2026.
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The site is developed with an existing 1,612 square foot single-family dwelling with two bedrooms, 

two bathrooms, and a kitchen. The agent is proposing that the residence be occupied by a maximum 

of 5 people overnight and 8 people during daytime hours at the property at a time. The property will 

retain its domestic water connections to California American Water, a public water provider, and 

Carmel Area Wastewater District will continue to provide sewer service. The property will retain its 

solid waste services to Waste Management, a waste management company. If approved, the granting 

of this Coastal Development Permit would allow the establishment of the 6th permitted vacation rental 

in the Carmel Area Land Use Plan out of 118 Coastal Development Permits permitted pursuant to 

Title 20 Section 20.64.290.F.3.b.

 

DISCUSSION:

Based on staff’s analysis, the proposed project is consistent with the policies and regulations pertaining 

to zoning uses and any other applicable provisions of the 1982 County of Monterey General Plan 

(General Plan), Carmel Area Land Use Plan (CAR LUP), Carmel Area Coastal Implementation Plan 

(CIP), Monterey County Code Title 7 Chapter 7.120, Monterey County Code Chapter 16.80, and 

the Monterey County Coastal Zoning Ordinance (Title 20). 

 

Land Use

The parcel is zoned Medium Density Residential with a maximum Density of 2 units per acre, a Design 

Control overlay, and a Structure Height limit of 18 feet in the Coastal Zone or “MDR/2-D(18’)(CZ)”. 

Title 20 Section 20.12.050.DD allows for the Commercial Vacation Rental use, subject to the granting 

of a Coastal Development Permit. Title 20 Section 20.64.290.F establishes the regulations for a 

property operating as a Commercial Vacation Rental on such property for transient lodging for a 

period of 30 calendar days or fewer.

 

The property complies with Title 20 Section 20.64.290.F.5 in that it has been demonstrated that the 

response time for County emergency services for fire and emergency medical services is adequate . 

Adequate is defined as 5-8 minutes within Community Areas, Community Plans, and Sphere of 

Influence, 12 minutes within Rural centers, and 45 minutes for all other areas. The subject property 

falls within the Sphere of Influence for the City of Carmel-By-The-Sea; therefore, it is subject to the 

5-8 minute response time for County emergency services. Cypress Fire Protection District Station 25 

is 7-9 minutes away, the Community Hospital of the Monterey Peninsula is 12-20 minutes away, and 

MoGo Urgent Care- Carmel is 8-10 minutes away, which provides fire and emergency medical 

response services. These response times reflect travel times for various times of the day and comply 

with Title 20 Section 20.64.290.F.5. Staff incorporated Condition No. 5 to ensure that the guests are 

provided with information on the response time for emergency medical and fire services and that 

contact information for these services is provided to all guests as a part of the informational notice 

posted within six feet of the front door (Exhibit A). 

 

Parking requirements outlined in Title 20 Sections 20.64.290.F.6 and 20.58.040 require that a 

Single-Family Detached residential dwelling unit have 2 spaces/unit, which this application complies 

with as illustrated in the attached plans.
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The subject property complies with the limitation on the number of Commercial Vacation Rentals per 

legal lot requirements of Title 20 Section 20.64.290.F.7, which allows one Commercial Vacation 

Rental per legal lot of record. The subject property will be the only Commercial Vacation Rental on 

the legal lot of record. The owner of the subject property complies with the ownership requirements of 

Title 20 Section 20.64.290.F.10, wherein the owner of the subject property is allowed to have an 

ownership interest in one Commercial Vacation Rental within unincorporated Monterey County. The 

owners of the property do not have an ownership interest in other already operating Commercial 

Vacation Rentals in unincorporated Monterey County, and this would be their first and only 

Commercial Vacation Rental in unincorporated Monterey County. 

 

As detailed in the draft resolution (Exhibit A), the Applicant/Owner has provided evidence of 

compliance with the applicable requirements. The designated Property Manager for the Commercial 

Vacation Rental, Kristina Bellem of Draper Services, resides at San Carlos Street, 

Carmel-By-The-Sea, CA 93923, approximately 7 minutes away (1.4-mile drive) from the subject 

property. Kristina Bellem’s contact information will be provided to the guests of the property and will 

be available 24/7 to respond to guest or neighborhood questions or concerns and has the ability to 

arrive within thirty minutes. This contact information will be provided to guests as a part of the 

informational notice posted within six feet of the front door as required pursuant to Title 7 Section 

7.120.040.L.  

 

The property has a maximum occupancy of 5 overnight guests and 8 daytime guests. The proposed 

occupancy does not exceed the limits set forth in the California Uniform Housing Code and the 

requirements enumerated in Title 7 Section 7.120.070.C, which limit the maximum overnight 

occupancy to two persons per bedroom plus one and not counting infants (zero to twelve months), 

with a not to exceed total maximum overnight occupancy of 10 overnight guests, regardless of the 

number of bedrooms in the property. Title 7 Section 7.120.070.C also limits the maximum daytime 

occupancy of occupants and visitors to not exceed a count of 1.5 times the maximum overnight 

occupancy and shall not exceed a total count of 15 persons per unit, no matter how many bedrooms.

 

To ensure the proposed use will not affect the residential character of the neighborhood, the following 

two conditions have been incorporated. Condition No. 3 has been incorporated to ensure that the 

property will not be an event venue, and Condition No. 4 to ensure that the property will remain in 

compliance with the regulations for Vacation Rentals in Title 7 Chapter 7.120, Title 20 section 

20.64.290, and the Conditions of Approval. Additionally, the proposed Commercial Vacation Rental 

is subject to Monterey County’s Noise Ordinance (Chapter 10.60), which prohibits loud or 

unreasonable noise between the hours of 9:00PM and 7:00AM. In accordance with Title 20 section 

20.70.060, if the property is found to be in violation of the approved operations plan or conditions of 

approval attached to this Coastal Development Permit, the permit may be revoked for 

non-compliance.

 

Access 

The property is accessed through Inspiration Avenue, a County maintained, public road, and therefore 

is not subject to Title 16 Chapter 16.80, which regulates private roads in Monterey County pursuant 

to Title 20 Section 20.64.290.F.4. The road accessing the subject property is not subject to a private 

road agreement or a private road maintenance. No comments or objections have been received, and 
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no further documentation or conditions are required of the applicant.

 

CEQA:

The project qualifies as a categorical exemption from environmental review pursuant to CEQA 

Guidelines section 15301. This exemption applies to the operation of existing private structures, 

involving negligible or no expansion of an existing use. The Applicant/Owner proposes to use a 

residential single-family dwelling for transient lodging where the term of occupancy, possession, or 

tenancy of the property by the person entitled to such occupancy, possession, or tenancy for a period 

of 30 consecutive calendar days or fewer. This project does not propose or authorize any additional 

exterior development and/or expansion of the existing structure currently on the project site. 

 

The subject property will be limited to one rental contract at any given time. All facilities, as planned 

and approved, have been confirmed by County agencies to be adequate for this use. Therefore, the 

proposed use is consistent with the CEQA Guidelines Section 15301. None of the exceptions under 

CEQA Guidelines Section 15300.2 apply to this project. Additionally, there will be no significant 

effect on the environment due to unusual circumstances. Further, there is no evidence that “the 

cumulative impact of successive projects of the same type in the same place, over time is significant.” 

Additionally, an action is a “project” only when it is either “directly undertaken by any public agency,” 

“supported, in whole or in part” by financial or other forms of assistance from a public agency, or 

involves the issuance of an entitlement by a public agency (Public Resources Code, § 21065). 

 

The County prepared a Final Environmental Impact Report (FEIR) for the Vacation Rental 

Ordinances project, which was certified by the Board on August 27, 2024 (SCH# 2022080643). The 

FEIR analyzed the project for environmental impacts and did not identify any significant or unavoidable 

impacts of Commercial Vacation Rentals up to the Commercial Vacation Rental cap set for each 

County of Monterey Planning Area. This Commercial Vacation Rental does not exceed the cap on 

Commercial Vacation Rentals in the Carmel Area Land Use Plan as it would be the 6th Commercial 

Vacation Rental in this area. The FEIR did disclose that vacation rentals have the potential for negative 

side effects including nuisance issues such as traffic, parking and noise. County regulations have been 

developed and are in effect to ensure that vacation rentals remain compatible with existing residential 

uses and limits such nuisances in which the applicant/operator must comply with.  Additionally, 

cumulative impacts of the regulations taken together with other past, present, and probable future 

projects were analyzed. There is no evidence suggesting that implementing the regulations would result 

in significant or unavoidable environmental impacts. 

 

OTHER AGENCY INVOLVEMENT

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions:

HCD-Planning

 

Prepared by: Jade Mason, Assistant Planner

Reviewed/Approved by: Jacquelyn M. Nickerson, Principal Planner

 

The following attachments are on file with HCD: 

Exhibit A - Draft Resolution including:
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- Recommended Conditions of Approval

- Site Plans and Floor Plans 

- Operations Plan

- Home Inspection Checklist

Exhibit B - Vicinity Map

 

cc: Front Counter Copy; HCD-Planning; Jade Mason, Assistant Planner; Jacquelyn M. Nickerson, 

Principal Planner; Bonnie C Pinkham Et Al, Property Owners; Interested Party List: The Open 

Monterey Project; LandWatch (Executive Director); Lozeau Drury LLP; Christina McGinnis, Keep 

Big Sur Wild; Planning File PLN250303.
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County of Monterey

Zoning Administrator

Legistar File Number: ZA 26-020 March 12, 2026

Item No.5 

Agenda Ready3/3/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

PLN250303 - PINKHAM BONNIE C ET AL

Public hearing to consider action on a Commercial Vacation Rental to allow the use of 

residential property for transient lodging for a period of 30 calendar days or fewer.

Project Location: 26274 Inspiration Ave, Carmel, CA, 93923

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301 and none of the exceptions to the exemptions listed in Section 15300.2 can be 

made.

RECOMMENDATIONS

It is recommended that the Zoning Administrator adopt a Resolution:

a. Finding the project qualifies for a Class 1 Categorical Exemption pursuant to CEQA

Guidelines section 15301 and none of the exceptions to the exemptions listed in Section

15300.2 can be made; and

b. Approving a Coastal Development Permit for a Commercial Vacation Rental to allow

the use of a residential property for transient lodging for a period of 30 calendar days or

fewer.

The attached draft resolution includes findings and evidence for consideration (Exhibit A).  

Staff recommends approval subject to 8 conditions of approval.

PROJECT INFORMATION

Agent: Daniel Pinkham

Property Owner: Bonnie C Pinkham Et Al

APN: 009-431-006-000

Parcel Size: 0.18 acres

Zoning: Medium Density Residential with a maximum Density of 2 units per acre, a Design 

Control overlay, and a Structure Height limit of 18 feet in the Coastal Zone or 

“MDR/2-D(18’)(CZ)”

Plan Area: Carmel Area Land Use Plan

Flagged and Staked: Not Applicable

Project Planner: Jade Mason, Assistant Planner

masonj@countyofmonterey.gov; 831-755-3759

SUMMARY:

The project is located at 26274 Inspiration Avenue, a County maintained road, in Carmel. On 

October 30, 2025, the agent submitted an application seeking to use their existing single-family 

dwelling located in a residentially developed neighborhood as a Commercial Vacation Rental. 
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The application materials were deemed complete on January 23, 2026.

 

The site is developed with an existing 1,612 square foot single-family dwelling with two 

bedrooms, two bathrooms, and a kitchen. The agent is proposing that the residence be occupied 

by a maximum of 5 people overnight and 8 people during daytime hours at the property at a 

time. The property will retain its domestic water connections to California American Water, a 

public water provider, and Carmel Area Wastewater District will continue to provide sewer 

service. The property will retain its solid waste services to Waste Management, a waste 

management company. If approved, the granting of this Coastal Development Permit would 

allow the establishment of the 6th permitted vacation rental in the Carmel Area Land Use Plan 

out of 118 Coastal Development Permits permitted pursuant to Title 20 Section 

20.64.290.F.3.b.

 

DISCUSSION:

Based on staff’s analysis, the proposed project is consistent with the policies and regulations 

pertaining to zoning uses and any other applicable provisions of the 1982 County of Monterey 

General Plan (General Plan), Carmel Area Land Use Plan (CAR LUP), Carmel Area Coastal 

Implementation Plan (CIP), Monterey County Code Title 7 Chapter 7.120, Monterey County 

Code Chapter 16.80, and the Monterey County Coastal Zoning Ordinance (Title 20). 

 

Land Use

The parcel is zoned Medium Density Residential with a maximum Density of 2 units per acre, a 

Design Control overlay, and a Structure Height limit of 18 feet in the Coastal Zone or 

“MDR/2-D(18’)(CZ)”. Title 20 Section 20.12.050.DD allows for the Commercial Vacation 

Rental use, subject to the granting of a Coastal Development Permit. Title 20 Section 

20.64.290.F establishes the regulations for a property operating as a Commercial Vacation 

Rental on such property for transient lodging for a period of 30 calendar days or fewer.

 

The property complies with Title 20 Section 20.64.290.F.5 in that it has been demonstrated that 

the response time for County emergency services for fire and emergency medical services is 

adequate. Adequate is defined as 5-8 minutes within Community Areas, Community Plans, and 

Sphere of Influence, 12 minutes within Rural centers, and 45 minutes for all other areas. The 

subject property falls within the Sphere of Influence for the City of Carmel-By-The-Sea; 

therefore, it is subject to the 5-8 minute response time for County emergency services. Cypress 

Fire Protection District Station 25 is 7-9 minutes away, the Community Hospital of the 

Monterey Peninsula is 12-20 minutes away, and MoGo Urgent Care- Carmel is 8-10 minutes 

away, which provides fire and emergency medical response services. These response times 

reflect travel times for various times of the day and comply with Title 20 Section 20.64.290.F.5. 

Staff incorporated Condition No. 5 to ensure that the guests are provided with information on 

the response time for emergency medical and fire services and that contact information for these 

services is provided to all guests as a part of the informational notice posted within six feet of 

the front door (Exhibit A). 

 

Parking requirements outlined in Title 20 Sections 20.64.290.F.6 and 20.58.040 require that a 

Single-Family Detached residential dwelling unit have 2 spaces/unit, which this application 

complies with as illustrated in the attached plans.
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The subject property complies with the limitation on the number of Commercial Vacation 

Rentals per legal lot requirements of Title 20 Section 20.64.290.F.7, which allows one 

Commercial Vacation Rental per legal lot of record. The subject property will be the only 

Commercial Vacation Rental on the legal lot of record. The owner of the subject property 

complies with the ownership requirements of Title 20 Section 20.64.290.F.10, wherein the 

owner of the subject property is allowed to have an ownership interest in one Commercial 

Vacation Rental within unincorporated Monterey County. The owners of the property do not 

have an ownership interest in other already operating Commercial Vacation Rentals in 

unincorporated Monterey County, and this would be their first and only Commercial Vacation 

Rental in unincorporated Monterey County. 

 

As detailed in the draft resolution (Exhibit A), the Applicant/Owner has provided evidence of 

compliance with the applicable requirements. The designated Property Manager for the 

Commercial Vacation Rental, Kristina Bellem of Draper Services, resides at San Carlos Street, 

Carmel-By-The-Sea, CA 93923, approximately 7 minutes away (1.4-mile drive) from the 

subject property. Kristina Bellem’s contact information will be provided to the guests of the 

property and will be available 24/7 to respond to guest or neighborhood questions or concerns 

and has the ability to arrive within thirty minutes. This contact information will be provided to 

guests as a part of the informational notice posted within six feet of the front door as required 

pursuant to Title 7 Section 7.120.040.L.  

 

The property has a maximum occupancy of 5 overnight guests and 8 daytime guests. The 

proposed occupancy does not exceed the limits set forth in the California Uniform Housing 

Code and the requirements enumerated in Title 7 Section 7.120.070.C, which limit the 

maximum overnight occupancy to two persons per bedroom plus one and not counting infants 

(zero to twelve months), with a not to exceed total maximum overnight occupancy of 10 

overnight guests, regardless of the number of bedrooms in the property. Title 7 Section 

7.120.070.C also limits the maximum daytime occupancy of occupants and visitors to not 

exceed a count of 1.5 times the maximum overnight occupancy and shall not exceed a total 

count of 15 persons per unit, no matter how many bedrooms.

 

To ensure the proposed use will not affect the residential character of the neighborhood, the 

following two conditions have been incorporated. Condition No. 3 has been incorporated to 

ensure that the property will not be an event venue, and Condition No. 4 to ensure that the 

property will remain in compliance with the regulations for Vacation Rentals in Title 7 Chapter 

7.120, Title 20 section 20.64.290, and the Conditions of Approval. Additionally, the proposed 

Commercial Vacation Rental is subject to Monterey County’s Noise Ordinance (Chapter 

10.60), which prohibits loud or unreasonable noise between the hours of 9:00PM and 7:00AM. 

In accordance with Title 20 section 20.70.060, if the property is found to be in violation of the 

approved operations plan or conditions of approval attached to this Coastal Development 

Permit, the permit may be revoked for non-compliance.

 

Access 

The property is accessed through Inspiration Avenue, a County maintained, public road, and 

therefore is not subject to Title 16 Chapter 16.80, which regulates private roads in Monterey 

County pursuant to Title 20 Section 20.64.290.F.4. The road accessing the subject property is 
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not subject to a private road agreement or a private road maintenance. No comments or 

objections have been received, and no further documentation or conditions are required of the 

applicant.

 

CEQA:

The project qualifies as a categorical exemption from environmental review pursuant to CEQA 

Guidelines section 15301. This exemption applies to the operation of existing private structures, 

involving negligible or no expansion of an existing use. The Applicant/Owner proposes to use a 

residential single-family dwelling for transient lodging where the term of occupancy, 

possession, or tenancy of the property by the person entitled to such occupancy, possession, or 

tenancy for a period of 30 consecutive calendar days or fewer. This project does not propose or 

authorize any additional exterior development and/or expansion of the existing structure 

currently on the project site. 

 

The subject property will be limited to one rental contract at any given time. All facilities, as 

planned and approved, have been confirmed by County agencies to be adequate for this use. 

Therefore, the proposed use is consistent with the CEQA Guidelines Section 15301. None of 

the exceptions under CEQA Guidelines Section 15300.2 apply to this project. Additionally, 

there will be no significant effect on the environment due to unusual circumstances. Further, 

there is no evidence that “the cumulative impact of successive projects of the same type in the 

same place, over time is significant.” Additionally, an action is a “project” only when it is either 

“directly undertaken by any public agency,” “supported, in whole or in part” by financial or 

other forms of assistance from a public agency, or involves the issuance of an entitlement by a 

public agency (Public Resources Code, § 21065). 

 

The County prepared a Final Environmental Impact Report (FEIR) for the Vacation Rental 

Ordinances project, which was certified by the Board on August 27, 2024 (SCH# 2022080643). 

The FEIR analyzed the project for environmental impacts and did not identify any significant or 

unavoidable impacts of Commercial Vacation Rentals up to the Commercial Vacation Rental 

cap set for each County of Monterey Planning Area. This Commercial Vacation Rental does not 

exceed the cap on Commercial Vacation Rentals in the Carmel Area Land Use Plan as it would 

be the 6th Commercial Vacation Rental in this area. The FEIR did disclose that vacation rentals 

have the potential for negative side effects including nuisance issues such as traffic, parking and 

noise. County regulations have been developed and are in effect to ensure that vacation rentals 

remain compatible with existing residential uses and limits such nuisances in which the 

applicant/operator must comply with.  Additionally, cumulative impacts of the regulations taken 

together with other past, present, and probable future projects were analyzed. There is no 

evidence suggesting that implementing the regulations would result in significant or 

unavoidable environmental impacts. 

 

OTHER AGENCY INVOLVEMENT

The following agencies have reviewed the project, have comments, and/or have recommended 

conditions:

HCD-Planning

 

Prepared by: Jade Mason, Assistant Planner

Reviewed/Approved by: Jacquelyn M. Nickerson, Principal Planner
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The following attachments are on file with HCD: 

Exhibit A - Draft Resolution including:

- Recommended Conditions of Approval

- Site Plans and Floor Plans 

- Operations Plan

- Home Inspection Checklist

Exhibit B - Vicinity Map

 

cc: Front Counter Copy; HCD-Planning; Jade Mason, Assistant Planner; Jacquelyn M. 

Nickerson, Principal Planner; Bonnie C Pinkham Et Al, Property Owners; Interested Party List: 

The Open Monterey Project; LandWatch (Executive Director); Lozeau Drury LLP; Christina 

McGinnis, Keep Big Sur Wild; Planning File PLN250303.
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DRAFT RESOLUTION 
 

Before the Zoning Administrator 
in and for the County of Monterey, State of California 

 
In the matter of the application of:  
PINKHAM BONNIE C ET AL (PLN250303) 
RESOLUTION NO. ---- 
Resolution by the County of Monterey Zoning 
Administrator: 

1) Finding that the project qualifies for a Class 
1 Categorical Exemption pursuant to CEQA 
Guidelines section 15301 and no exceptions 
under section 15300.2 apply; and 

2) Approving a Coastal Development Permit 
for a Commercial Vacation Rental to allow 
the use of residential property for transient 
lodging for a period of 30 calendar days or 
fewer. 

[PLN250303 PINKHAM BONNIE C ET AL, 26274 
Inspiration Avenue, Carmel (Assessor's Parcel 
Number 009-431-006-000), Carmel Area Land Use 
Plan, Coastal Zone] 

 

 
The PINKHAM BONNIE C ET AL application (PLN250303) came on for a public hearing 
before the County of Monterey Zoning Administrator on March 12, 2026. Having 
considered all the written and documentary evidence, the administrative record, the staff 
report, oral testimony, and other evidence presented, the Zoning Administrator finds and 
decides as follows: 

FINDINGS 
 
1.  FINDING:  CONSISTENCY – The Project, as conditioned, is consistent with the 

applicable plans and policies which designate this area as appropriate 
for development. 

 EVIDENCE: a)  During the course of review of this application, the project has been 
reviewed for consistency with the text, policies, and regulations in: 

- the 1982 County of Monterey General Plan (General Plan); 
- Carmel Area Land Use Plan (CAR LUP);  
- Carmel Area Coastal Implementation Plan (CAR CIP); 
- Monterey County Code Chapter 7.120; and 
- Monterey County Coastal Zoning Ordinance (Title 20).   

No conflicts were found to exist. No communications were received 
during the course of review of the project indicating any inconsistencies 
with the text, policies, and regulations in these documents. 

  b)  Project. The project is located at 26274 Inspiration Avenue, a County 
maintained road, in Carmel and the site is developed with an existing 
1,612 square foot single-family dwelling containing two bedrooms, two 
bathrooms, and a kitchen. The applicant proposed transient use of the 
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residence prior to the County adopting regulations for vacation rentals 
in the Coastal Zone. 

  c)  Allowed Use. The parcel is zoned Medium Density Residential with a 
maximum Density of 2 units per acre, a Design Control overlay, and a 
Structure Height limit of 18 feet in the Coastal Zone or “MDR/2-
D(18’)(CZ)”. Title 20 Section 20.12.050.DD allows for the Commercial 
Vacation Rental use, subject to the granting of a Coastal Development 
Permit. Title 20 Section 20.64.290.F establishes the regulations for a 
property operating as a Commercial Vacation Rental on such property for 
transient lodging for a period of 30 calendar days or fewer. Therefore, the 
proposed use is allowable. 

  d)  Lot Legality. The subject property, APN: 009-431-006-000, is identified 
as Lot 23, as shown in its current size and configuration and described 
in the Cities and Towns Map Book 2, Page 24. Therefore, the County 
recognizes the property as a legal lot of record. 

  e)  Land Use Advisory Committee (LUAC). This project was not referred 
to the Carmel Highlands LUAC for review. Based on the current review 
guidelines adopted by the Monterey County Board of Supervisors per 
Resolution No. 15-043, this application did not warrant referral to the 
LUAC as it does not fall within the LUAC review guidelines. 

  f)  Vacation Rental Operation License. Condition No. 7 requires that the 
applicant obtain a Vacation Rental Operation License and provide 
documentation to prove that they comply with all of the requirements of 
the Vacation Rental Operation License pursuant to Title 7 Chapter 
7.120. The subject property is required as conditioned to ensure that 
they always have an active Vacation Rental Operation License. 

  g)  Business License. Condition No. 6 requires that the applicant obtain a 
Business License and provide documentation to prove that they comply 
with all of the requirements of the Business License pursuant to Title 7 
Section 7.02.060. The subject property is required as conditioned to 
ensure that they always have an active Business License.    

  h)  Transient Occupancy Tax. Condition No. 8 requires that the applicant 
register with the County of Monterey Treasurer-Tax Collector to pay 
Transient Occupancy Tax pursuant to Title 5 Chapter 5.40 and must pay 
Transient Occupancy Tax on all applicable rent received from transient 
occupancy of their residence as a Commercial Vacation Rental. The 
subject property is required as conditioned to ensure payment of 
Transient Occupancy Tax to the County of Monterey Treasurer-Tax 
Collector is made pursuant to Title 5 Chapter 5.40.   

  i)  Adequate Emergency Response Time. Condition No. 5 requires that the 
applicants notify the guests of the average response time for emergency 
fire and medical services and the address and phone number of those 
services. The property complies with Title 20 Section 20.64.290.F.5 in 
that it has been demonstrated that the response time for County 
emergency services for fire and emergency medical services is adequate. 
Adequate is defined as 5-8 minutes within Community Areas, 
Community Plans, and Sphere of Influence, 12 minutes within Rural 
centers, and 45 minutes for all other areas. The subject property falls 
within the Sphere of Influence for the City of Carmel-By-The-Sea; 
therefore, it is subject to the 5-8 minute response time for County 
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emergency services. Cypress Fire Protection District Station 25 is 7-9 
minutes away, the Community Hospital of the Monterey Peninsula is 
12-20 minutes away, and MoGo Urgent Care- Carmel is 8-10 minutes 
away, which provides emergency medical and fire response services. 
These response times reflect travel times for various times of the day 
and comply with Title 20 Section 20.64.290.F.5. The subject property 
complies with the requirement to provide contact information for 
County emergency services for fire and emergency medical. The 
designated Property Manager for the Commercial Vacation Rental, 
Kristina Bellem, resides at San Carlos Street, Carmel-By-The-Sea, CA 
93923, approximately 7 minutes away (1.4-mile drive) from the subject 
property. The contact information is included as required in the 
informational signage that must be posted within six feet of the front 
door, pursuant to Title 7 Section 7.120.040.L.  

  j)  Parking. Parking requirements outlined in Title 20 Sections 20.64.290.F.6 
and 20.58.040 require that a Single-Family Detached residential dwelling 
unit have 2 spaces/unit, which this application complies with as illustrated 
in the attached plans. 

  k)  One Commercial Vacation Rental Per Legal Lot of Record. The subject 
legal lot of record complies with Title 20 Section 20.64.290.F.7, as this 
is the only Commercial Vacation Rental on the legal lot of record (APN: 
009-093-002-000). 

  l)  Ownership Interest in One Commercial Vacation Rental in the 
Unincorporated Monterey County. The trustees of the legal lot of record 
comply with Title 20 Section 20.64.290.F.8 and do not have any 
ownership interest in any other Commercial Vacation Rentals in the 
unincorporated Monterey County. This application, before the Zoning 
Administrator, would be the first and only ownership interest the 
applicants would have in a Commercial Vacation Rental in the 
unincorporated Monterey County.  

  m)  Permit Expiration. Condition No. 4 applies a 7-year expiration to the  
granting of this Coastal Development Permit, pursuant to Title 20 Sub-
Section 20.64.290.F.12.a. The purpose of this expiration is to provide 
adequate ongoing review of the approved use of the residence as a 
Commercial Vacation Rental. Prior to its expiration, the 
owner/applicant shall file an extension in accordance with Title 20 
Section 20.70.110, which requires submittal of the request at least 30 
days prior to the expiration date. The appropriate authority to consider 
this extension shall be the Zoning Administrator. This subsequent 
review will ensure: 1) the use continues to meet the standards of Title 
20, and 2) an opportunity for Planning staff’s review for ongoing 
compliance with the conditions of approval. 

  n)  Access. The property is accessed through Inspiration Avenue, a County 
maintained, public road, and therefore is not subject to Title 16 Chapter 
16.80, which regulates private roads in Monterey County pursuant to Title 
20 Section 20.64.290.F.4. The road accessing the subject property is not 
subject to a private road agreement or a private road maintenance. No 
comments or objections have been received, and no further 
documentation or conditions are required of the applicant. 
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  o)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250303. 

 
2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the proposed 

development and/or use. 
 EVIDENCE: a)  The project has been reviewed for site suitability by the following 

departments and agencies: HCD-Planning. County staff reviewed the 
application materials and plans to verify that the project on the subject 
site conforms to the applicable plans and regulations, and there has been 
no indication from these departments/agencies that the site is not 
suitable for the use. Conditions recommended have been incorporated. 

  b)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250303. 

 
3.  FINDING:  HEALTH AND SAFETY – The establishment, maintenance, or 

operation of the project applied for will not, under the circumstances of 
this particular case, be detrimental to the health, safety, peace, morals, 
comfort, and general welfare of persons residing or working in the 
neighborhood of such proposed use, or be detrimental or injurious to 
property and improvements in the neighborhood or to the general 
welfare of the County. 

 EVIDENCE: a)  The project was reviewed by HCD-Planning. The respective agencies 
have recommended conditions, where appropriate, to ensure that the 
project will not have an adverse effect on the health, safety, and welfare 
of persons either residing or working in the neighborhood.   

  b)  Necessary infrastructure is in place to serve the use, as discussed in the 
evidence below. 

  c)  The property has road access from Portola Road, a public road. No 
alterations to this driveway or access are required for the use (see 
evidence “n” in Finding 1. 

  d)  California American Water currently provides potable water service to 
the subject property, and the existing connection will be retained for the 
proposed use. Sewer service will be provided by Carmel Area 
Wastewater District. 

  e)  Solid waste (garbage) collection service is and will continue to be 
provided by Waste Management. 

  f)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250303. 

 
4.  FINDING:  NO VIOLATIONS – The subject property is in compliance with all 

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  

 EVIDENCE: a)  Staff reviewed Monterey County HCD-Planning and HCD-Building 
Services records and is not aware of any current violations existing on 
subject property. 
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  b)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250303. 

 
5.  FINDING:  CEQA (Exempt) – The project qualifies for a Class 1 categorical 

exemption pursuant to CEQA Guidelines section 15301 and no unusual 
circumstances were identified to exist for the proposed project.  

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines section 
15301, categorically exempts the leasing of existing private structures, 
involving negligible or no expansion of existing or former use.  

  b)  The project proposed to allow the use of an existing residence for 
transient lodging for a period of 30 calendar days or fewer. The project 
would not expand the residence, nor would it allow any additional 
occupancy beyond what is allowed for the existing residence. Therefore, 
the project fits the criteria of the exemption.   

  c)  None of the exceptions under CEQA Guidelines section 15300.2 apply 
to this project, as discussed in subsequent Evidence “d” through “i”. 

  d)  Class 1 exemptions are not qualified for an exception by their location. 
  e)  The County’s regulatory process of Coastal Development Permits for 

the use of an existing residential property for transient lodging allows 
the County to regulate such uses in a way that would prevent adverse 
cumulative impacts to the surrounding environment. Consistent with the 
Findings and Purpose in Monterey County Ordinance Number 5439 
Section 1.F, the requirement for a Coastal Development Permit for 
Commercial Vacation Rental activities ensures that the impact of such 
leasing activities can be appropriately evaluated. Further, Title 20 
Section 20.64.290 establishes caps on the maximum amount of Coastal 
Development Permits for Commercial Vacation Rentals to ensure that 
the potential cumulative effects of Commercial Vacation Rentals are 
minimized. This Commercial Vacation Rental does not exceed the 118 
Commercial Vacation Rental cap in the Carmel Area Land Use Plan as 
it would be the 6th Commercial Vacation Rental in this area. The 
project is consistent with all the criteria in Title 20 Section 20.64.290 
and, therefore, would not contribute to a cumulative effect.  

  f)  The County prepared a Final Environmental Impact Report (FEIR) for 
the Vacation Rental Ordinances project, which was certified by the 
Board on August 27, 2024 (SCH# 2022080643). The FEIR disclosed 
that vacation rentals have the potential for negative side effects 
including nuisance issues such as traffic, parking and noise. County 
regulations have been developed and are in effect to ensure that vacation 
rentals remain compatible with existing residential uses and limits such 
nuisances with which the applicant/operator must comply. Additionally, 
cumulative impacts of the regulations taken together with other past, 
present, and probable future projects were analyzed. There is no 
evidence suggesting that implementing the regulations would result in 
significant or unavoidable environmental impacts. 

  g)  There are no unusual circumstances related to the project that would 
create a reasonable possibility of a significant effect. 

  h)  The project would not result in damage to scenic resources within view 
of the State Scenic Highway. The nearest designated State Scenic 
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Highway is Highway 1, which is approximately 1.25 miles east of the 
property. However, the property is not visible from Highway 1 due to 
distance and intervening vegetation and structures. The project also does 
not propose any physical changes that would damage scenic resources: 
no construction, exterior alterations to structures, land alteration, or 
vegetation (or tree) removal are proposed. 

  i)  The project is not located on a hazardous waste site included on any list 
compiled pursuant to Section 65962.5 of the Government Code. 

  j)  The project would not damage any historical resources. 
  k)  The application, project plans, and related support materials submitted 

by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250303. 

    
6. FINDING:  PUBLIC ACCESS- The project is in conformance with the public 

access and recreation policies of the Coastal Act (specifically Chapter 3 
of the Coastal Act of 1976, commencing with Section 30200 of the 
Public Resources Code) and applicable Local Coastal Program, and 
does not interfere with any form of historic public use or trust rights. 

 EVIDENCE: a) No public access is required as part of the project as no substantial 
adverse impact on access, either individually or cumulatively, as 
described in Section 20.146.130 of the Monterey County Coastal 
Implementation Plan can be demonstrated. 

  b) No evidence or documentation has been submitted or found showing the 
existence of historic public use or trust rights over this property. 

  c) The subject property is not described as an area where the Local Coastal 
Program requires visual or physical public access (Carmel Area, Figure 3, 
Local Coastal Program Public Access). 

  d) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250303. 

 
7. FINDING:  APPEALABILITY – The decision on this project may be appealed to the 

Board of Supervisors and California Coastal Commission. 
 EVIDENCE: a) 

 
 

Board of Supervisors. Pursuant to Title 20 Section 20.86.030.A, an 
appeal of the Zoning Administrator’s decision for this project may be 
made to the Board of Supervisors by any public agency or person 
aggrieved by their decision. 

  b) Coastal Commission.  Pursuant to Title 20 section 20.86.080.A, the 
project is subject to appeal by/to the California Coastal Commission 
because it involves development that is permitted in the underlying zone 
as a conditional use. 
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DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the Zoning Administrator 
does hereby:  

1) Find that the project, allowing the use of an existing residence for transient lodging, 
qualifies for a Class 1 Categorical Exemption pursuant to CEQA Guidelines Section 
15301, and no exceptions under section 15300.2 apply; and 

2) Approve a Coastal Development Permit for a Commercial Vacation Rental to allow the 
use of residential property for transient lodging for a period of 30 calendar days or fewer. 

The said decision is to be in substantial conformance with the attached plan and subject to the 
attached conditions, which are incorporated herein for reference. 
 

 
PASSED AND ADOPTED this 12th day of March 2026, 
 
 
 
 
 

Mike Novo, AICP 
Zoning Administrator  

 
 

 
COPY OF THIS DECISION MAILED TO APPLICANT ON DATE 
 
THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMISSION.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE SECRETARY OF THE PLANNING COMMISSION ALONG WITH THE 
APPROPRIATE FILING FEE ON OR BEFORE DATE.  
 
THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE 
COASTAL COMMISSION.  UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL 
ACTION NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING 
BODY, THE COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD.  AN 
APPEAL FORM MUST BE FILED WITH THE COASTAL COMMISSION.  FOR FURTHER 
INFORMATION, CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 
FRONT STREET, SUITE 300, SANTA CRUZ, CA. 
 
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with the 
Court no later than the 90th day following the date on which this decision becomes final.  
 
NOTES 
 
1. This permit does not authorize any development and only authorizes the use of the residential 

property as transient lodging.  
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DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN250303

County of Monterey HCD Planning

1. PD001(B) - SPECIFIC COMMERCIAL VACATION RENTAL USES ONLY

PlanningResponsible Department:

This Coastal Development Permit (PLN250303) allows the use, by any person, of 

residential property [single family dwelling, manufactured home, or mobile home on a 

permanent foundation] for transient lodging for a period of 30 consecutive calendar 

days or fewer, counting portions of calendar days as full days. This property is located 

at 26274 Inspiration Avenue (Assessor’s Parcel Number 009-431-006-000), Carmel 

Area Land Use Plan. This rental allows an unlimited number of transient lodging rentals 

of up to 30 calendar days per 12-month period.  This permit was approved in 

accordance with County ordinances and land use regulations subject to the terms and 

conditions described in the project file. Neither the uses allowed by this permit shall 

commence unless and until all of the conditions of this permit are met to the 

satisfaction of the Director of HCD. Any use not in substantial conformance with the 

terms and conditions of this permit is a violation of County regulations and may result in 

modification or revocation of this permit and subsequent legal action. No use other than 

that specified by this permit is allowed unless additional permits are approved by the 

appropriate authorities. (HCD - Planning).

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:

2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

The applicant shall record a Permit Approval Notice. This notice shall state:

 "A Coastal Development Permit (Resolution Number ____________) was approved by 

Zoning Administrator for Assessor's Parcel Number 009-431-006-000 on March 12, 

2026. The permit was granted subject to 8 conditions of approval which run with the 

land. A copy of the permit is on file with Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

3/3/2026Print Date: Page 1 of 311:31:16AM
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3. PD008 - NO EVENTS ALLOWED

PlanningResponsible Department:

Pursuant to Monterey County Code Title 20 Section 20.64.290.A, to protect the 

residential character of the neighborhood on an ongoing basis, the property shall be 

rented for only transient residential-related use. The property shall not be rented to 

either transient or short-term occupants for the purpose of holding a corporate or 

private event unless the County approves a separate entitlement to allow such events 

on the property. (HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

On an on-going basis, the property shall only be rented for transient residential -related 

use.

Compliance or 

Monitoring 

Action to be 

Performed:

4. PD009 - PERMIT LIMITATION OF THE USE OF THE RESIDENTIAL PROPERTY AS A COMMERCIAL VACATION RENTAL

PlanningResponsible Department:

This permit shall be valid for 7 years from the date of permit approval which is March 

12, 2026, unless an extension is filed with County of Monterey HCD – Planning at least 

30 days prior to the expiration of the permit. Approval of this Coastal Development 

Permit is limited to 7 years to provide an adequate, on-going review of the approved 

use of the Residential Property as a Commercial Vacation Rental . 

The owner/operator shall file an application for extension of the permit in accordance 

with the Monterey County Code Title 20 Sections 20.70.110 and 20.64.290.F.12.b.

Condition/Mitigation 

Monitoring Measure:

The applicant shall commence and operate the authorized use in accordance with 

County codes and State regulations and to the satisfaction of the HCD-Chief of 

Planning. Any request for a Coastal Development Permit extension must be received 

by HCD-Planning at least 30 days prior to the expiration date.

Compliance or 

Monitoring 

Action to be 

Performed:

5. PD010 - SIGNAGE FOR ADEQUATE EMERGENCY RESPONSE TIME

PlanningResponsible Department:

To protect the occupants of the Commercial Vacation Rental, applicants must 

demonstrate and post in the Informational Interior Signage that the response times for 

County emergency services for fire and emergency medical will be adequate . 

(Monterey County Code Title 20 Section 20.64.290.F.5).

Condition/Mitigation 

Monitoring Measure:

On an on-going basis the applicant shall notify occupants of the Commercial Vacation 

Rental of the average response time for emergency fire and medical services and 

describe the onsite fire protection systems. This information shall be provided to all 

occupants in the Informational Interior Signage and shall satisfy all requirements 

pursuant to Monterey County Code Title 7 Section 7.120.040.L.

Compliance or 

Monitoring 

Action to be 

Performed:

3/3/2026Print Date: Page 2 of 311:31:16AM
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6. PD018 - BUSINESS LICENSE REGISTRATION

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Section 7.02.060.C, Owner/Operator is 

required to obtain a business license from the County of Monterey Treasurer -Tax 

Collector. This business license shall be active and renewed annually for the term of 

this Coastal Development Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use and on an annual basis, the Owner /Operator shall 

provide proof that the property has been registered with the Monterey County 

Treasurer-Tax Collector.

Compliance or 

Monitoring 

Action to be 

Performed:

7. PD031 - VACATION RENTAL OPERATION LICENSE

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Chapter 7.120, applicants are required to 

obtain a Vacation Rental Operation License from the County of Monterey HCD. This 

Vacation Rental Operation License shall be active and renewed annually for the term of 

this Coastal Development Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use, HCD will issue the applicant a Vacation Rental 

Operation License.

Compliance or 

Monitoring 

Action to be 

Performed:

8. PD053 - TOT REGISTRATION

PlanningResponsible Department:

Pursuant to Monterey County Code Title 7 Section 7.120.040.C, Owner/Operator is 

required to register for Transient Occupancy Tax (TOT) with the County of Monterey 

Treasurer Tax Collector. The applicant's Transient Occupancy Tax Certificate shall be 

active for the term of this Coastal Development Permit.

Condition/Mitigation 

Monitoring Measure:

Prior to the commencement of use and on a quarterly basis, the Owner/Operator shall 

pay Transient Occupancy Tax to the Monterey County Treasurer-Tax Collector pursuant 

to Monterey County Code Title 5 Chapter 5.40.

Compliance or 

Monitoring 

Action to be 

Performed:

3/3/2026Print Date: Page 3 of 311:31:16AM
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Site Plan 

26274 Inspiration Ave.

Carmel, CA 93923


Lot Size: ~8000 Sq. Ft.

Home Size ~1612 Sq. Ft.


Submitted by:
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Floor Plan 

26274 Inspiration Ave.

Carmel, CA 93923


Submitted by:

Daniel Pinkham
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Vacation Rental Operations Plan

HOUSING AND COMMUNITY DEVELOPMENT

Announcements Development Services Planning
Services

Permit Center GIS / Maps About Us 

County of Monterey
Housing and Community Development
Planning - Building - Housing

1441 Schilling Place, South 2  Floor

Salinas, California 93901-4527

(831) 755-5025

nd

Vacation Rental Operations Plan

______________________________________________________________________________________________

Vacation Rental Type

Number of Non-hosted Rentals Per Year:

200 characters

Fire Station Name and Address

Street Number and Name

City State/Province/Region

Postal/ZIP Code

Fire Station Phone

(___) ___-____

Police Station Name and Address

Street Number and Name

City State/Province/Region

Postal/ZIP Code

Police Station Phone

(___) ___-____

Hospital Emergency Room Name and Address

Street Number and Name

City State/Province/Region

Postal/ZIP Code

12/6/24, 8:35 AM Vacation Rental Operations Plan | County of Monterey, CA

https://www.countyofmonterey.gov/government/departments-a-h/housing-community-development/permit-center/forms-applications/vacation-rental-operations-plan 1/2

V 
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https://www.countyofmonterey.gov/government/departments-a-h/housing-community-development
https://www.countyofmonterey.gov/government/departments-a-h/housing-community-development
Daniel Pinkham
26274 Inspiration Ave., Carmel CA 93923

Daniel Pinkham
Commercial

Daniel Pinkham
approximately 20

Daniel Pinkham
Rio Road Fire Station, 3775 Rio Rd

Daniel Pinkham
Carmel

Daniel Pinkham
CA

Daniel Pinkham
93923

Daniel Pinkham
831

Daniel Pinkham
624

Daniel Pinkham
4511

Daniel Pinkham
Carmel Police Department, Junipero Ave & 4th Ave

Daniel Pinkham
Carmel

Daniel Pinkham
CA

Daniel Pinkham
93923

Daniel Pinkham
831

Daniel Pinkham
624

Daniel Pinkham
Community Hospital of the Monterey Peninsula, 24625 Holman Hwy

Daniel Pinkham
Monterey

Daniel Pinkham
CA

Daniel Pinkham
93940

Daniel Pinkham
6403



To receive a copy of your submission, please fill out your email address below and submit.

Email Address 

reCAPTCHA
I'm not a robot

Privacy  - Terms

Review Submit

Hospital Phone

(___) ___-____

24-hour Clinic Name and Address

Street Number and Name

City State/Province/Region

Postal/ZIP Code

24-hour Clinic Phone

(___) ___-____

Number of employees who will maintain the Vacation Rental (such as landscape services, housekeeping services, management services, etc.):

200 characters

Submit the following documents:

Evacuation Maps.

Most recent bill for waste services.

Most recent bill for public sewer services.

Most recent water bill or water test.

On-site Parking Plan (if not included as a part of the Site Plan or Floor Plan).

NOTE: Upon completion, please click the "Print Form" button and save this form to your computer as a PDF and upload it into your Accela Citizen
Access account. Upon entering your email address and clicking "Submit", you will receive an emailed confirmation of your form.

Completion of this form does not start the application process, all necessary forms must be uploaded to your Accela account.

If you chose another language, completed this form, and would like to save a copy of this form in that language, please click the "Print Form" button
and save this form as a PDF before clicking "Submit".

1441 Schilling Place South 2nd Floor Salinas, CA 93901 831-755-5025 Sitemap Contact Us       

Print Form

12/6/24, 8:35 AM Vacation Rental Operations Plan | County of Monterey, CA

https://www.countyofmonterey.gov/government/departments-a-h/housing-community-development/permit-center/forms-applications/vacation-rental-operations-plan 2/2

□ 
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5311
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0 Employees (all maintenance services will be provided by a combination of vendors and the owner)

Daniel Pinkham
danielbpinkham@gmail.com



Total Account
Balance Due

Current Invoice
ChargesAdjustmentsPaymentsPrevious Balance

- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - Please detach and send the lower portion with payment - - - (no cash or staples) - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -

Payment Terms Total Due Amount
Due Upon Receipt $131.01

0527000086521393000002646220000001310100000013101 5

WM CORPORATE SERVICES, INC.
AS PAYMENT AGENT
PO BOX 541008
LOS ANGELES, CA 90054-1008

DOUG PINKHAM
144 WALDO AVE
PIEDMONT CA 94611-3943

Page 1 of 2

I2216R78

Customer ID: 8-65213-93000
Customer Name: DOUG PINKHAM
Service Period: OCT-NOV-DEC SERVICE
Invoice Date: 10/01/2025
Invoice Number: 0264622-0527-4

Invoice Date Invoice Number Customer ID
(Include with your payment)

10/01/2025 0264622-0527-4 8-65213-93000

131.01 (131.01) 131.01 131.01

Your Payment is Due

Due Upon Receipt

If full payment of the invoiced amount is
not received within 60 days of the invoice
date, you will be charged a monthly late
charge of 1.5% of the unpaid amount, with
a minimum monthly charge of $5, or such
late charge allowed under applicable law,
regulation or contract.

Your Total Due

$131.01

USA WASTE OF CALIFORNIA, INC.
CARMEL MARINA CORPORATION
PO BOX 3020
MONROE, WI 53566-8320
(800) 321-8226

*** DO NOT PAY-AUTOMATIC PAYMENT WILL BE PROCESSED ***
Your bank account will be drafted $131.01.

How to Contact Us

Visit wm.com/MyWM
Create a My WM profile for easy access to

your pickup schedule, service alerts and
online tools for billing and more. Have a

question? Check our support center or start
a chat.

0.00

53
0-

00
48

79
0-

05
27

-2

To view your Insert
Click the link below:

INSERT1

SLMR 0247176

INVOICE

+ + + =

Remit To:

Customer Service: (800) 321-8226

IMPORTANT MESSAGES
All billing disputes must be resolved within 60 days of the original invoice. When leaving present address, it is your responsibility to cancel
service by calling customer service.
***Notice regarding personal information - We collect personal information in conjunction with accounts and processing of payments.
Depending upon your applicable state law, you may have certain rights regarding your personal information. To learn more about your rights,
visit wm.com/privacy.
***WM only sells services online through our own website at wm.com. WM does not sell any services through other on-line marketplaces. To
arrange services for your business or home, visit wm.com directly.
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Important Account Messages

Amount

Enclosed

Service Address:

DANIEL PINKHAM

26274 INSPIRATION AVE NUE

CARMEL, CA 93923-9123

Total Amount Due:

Payment Due By:

$186.83

October 29, 2025

Thank you for using AutoPay. Payment will be automatically

deducted on the bill due date.

Billing Date: October 07, 2025

Service Period: Sep 06 to Oct 06 (31 Days)

Total Gallons: 6,358

Account No. 1015-210020147113

Total Amount Due:

Payment Due By:

$186.83

October 29, 2025

$

Paid Electronically on Due Date

CALIFORNIA AMERICAN WATER

PO BOX 7150

PASADENA, CA  91109-7150 

DANIEL PINKHAM

144 WALDO AVE

PIEDMONT, CA 94611-3943

Service to: 

26274 INSPIRATION AVE NUE

CARMEL, CA 93923-9123

P.O. BOX 91623

RANTOUL, IL 61866-8623

Page 1 of 7 

623756684536

THANK YOU FOR BEING OUR CUSTOMER

Statement

Account No.1015-210020147113

6Please return bottom portion with your payment. DO NOT send cash. Retain upper portion for your records.  6

00010152100201471130000000000018683017

Account Summary – See page 3 for Account Detail

Prior Billing:

$196.72

Payments - Thank You!

-

$196.72

Balance Forward:

=

$0.00

Service Related Charges:

+

$137.66

Pass Through Charges:

+

$46.08

Taxes:

+

$3.09

Total Amount Due:

=

$186.83

View your account information or pay your bill

anytime at: www.amwater.com/MyAccount

Pay by Phone: Pay anytime at 1-855-748-6066

Customer Service: 1-888-237-1333

M-F 7:00am to 7:00pm – Emergencies 24/7

In Person: We have agreements with several authorized payment

locations in our service areas. See the reverse side for more

information.

CALIFORNIA AMERICAN WATER

PO BOX 7150

PASADENA, CA  91109-7150

For more information, visit www.californiaamwater.com

· Want to get to know us better? Visit 

www.californiaamwater.com to learn more about the 

services we provide.

· Thank you for being a long time customer! We work hard 

every day to deliver water service that is safe, reliable, and 

affordable -- our customers deserve nothing less.
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Evacuation Map 

26274 Inspiration Ave.

Carmel, CA 93923
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Route to Nearest Emergency 
Room & 24-Hour Clinic
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Route to Nearest Fire Station
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Route to Nearest Highway
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Bureau of Land Management, Esri, HERE, Garmin, INCREMENT P,
Intermap, USGS, METI/NASA, EPA, USDA

±
0 600

Feet

APPLICANT:

APN: FILE #

2500 FT Buffer300 FT BufferProject Site

CARMEL LUP

PINKHAM BONNIE C ET AL

PLN250303

PLANNER: JADE MASON

009431006000
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