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County of Monterey Zoning Administrator Meeting Minutes - Final August 27, 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

Corrine Ow, Environmental Health

Arlen Blanca and Bora Akkaya, Public Works

Jess Barreras, Environmental Services

PUBLIC COMMENT

NONE

AGENDA ADDITIONS, DELETIONS AND CORRECTIONS

Clerk Armida Ruano stated there was correspondence for the following items:

PLN240366, PLN160135, PLN260127, PLN240100, PLN250069, PLN260138 and 

PLN260103, which was received and forwarded to the Zoning Administrator and all 

interested parties.

ACCEPTANCE OF MINUTES

A. Acceptance of August 13, 2026, County of Monterey Zoning Administrator Meeting Minutes.

The Zoning Administrator accepted the August 13, 2026, County of Monterey 

Zoning  Administrator Meeting minutes.

9:30 A.M. - SCHEDULED ITEMS

1. PLN260157 - LEHMAN JASON D TR (T-MOBILE)

Public hearing to consider installation of a wireless telecommunication facility consisting of three 

8-foot-high poles each with 2-foot-high antenna and associated equipment.

Project Location: 6 Vista Cielo, Carmel, CA 93923, Greater Monterey Peninsula Area Plan

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

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

Jade Mason, Project Planner, presented the item.

Public Comment: NA

The Zoning Administrator recognized the withdrawal of the project and took 

no action.

2. PLN240366 - STEELE RICHARD H & REGINA TRS

Public hearing to consider landscape improvements, including a synthetic putting green with a rain 

harvest system, replacement of existing driveway with permeable pavers, and development within 750 

feet of a known archaeological resource. The project includes 2,238 cubic yards of cut and 2,238 

cubic yards of fill to be balanced on site.

Project Location: 1463 Cypress Drive, Pebble Beach
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Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 

section 15301.

McKenna Bowling, Project Planner, presented the item, which was a 

recommendation to forward this item to the Planning Commission for a 

hearing.

Public Comment: Joel Panzer, agent; Ralph Osterling, arborist, Bart Bruno. 

The Zoning Administrator agreed that the project should be referred to the 

Planning Commission.

3. PLN260135 - CHANG & HSU (CONTINUED FROM AUGUST 13, 2026)

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: 24790 Lower Tail, Carmel, CA 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.

Jacquelyn Nickerson, Project Planner, presented the item.

Public Comment: Hsin I Hsu, applicant; Dr. Michael Moeller.

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. The Zoning Administrator 

incorporated the changes identified by staff memorandum, revised condition 

no. 6 by removing the words “if feasible,” and included some non-substantive 

changes to the resolution.

4. PLN260127 - EVERS JEFFREY H & ROSEMARIE L TRS

Public hearing to consider the construction of 4,127 square foot two-story single family dwelling with 

an attached 864 square foot garage and associated site improvements, including allocation of 0.25 

AFY of water.

Project Location: 202 Estrella D'Oro, Monterey.

Proposed CEQA action: Find that the project qualifies for a Class 3 Categorical Exemption 

pursuant to CEQA Guidelines section 15303, and that none of the exceptions pursuant to section 

15300.2 apply.

Fionna Jensen, Project Planner, presented the item.

Public Comment: Darren Davis, agent; Rose Evers, applicant; Michael Sharp; 

Christine Long; Cheryl Sharp; Todd Evers; Courtland Evers. Darren Davis 

responded to public testimony.
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The Zoning Administrator found that the project is Categorically Exempt 

pursuant to CEQA Guidelines Section 15303(a), and there are no exceptions 

pursuant to section 15300.2; approved a Design Approval to allow the 

construction of a 4,127 square-foot single-family dwelling with an attached 

864-square-foot garage and associated site improvements; and approved 

allocating 0.25 AFY of water from the County's “First Come First Served” 

category pursuant to Board Policy No. G-269. The Zoning Administrator 

included some non-substantive changes to the resolution.

5. PLN240362 - KSHIRE PROPERTY INVESTMENTS LLC

Public hearing to consider the demolition of an existing 646 square foot single-family dwelling, 

construction of a 2,794 square foot single family dwelling with an attached 263 square foot garage, an 

800 square foot attached accessory dwelling unit, with associated site improvements, including 

development within 750 feet of archaeological resources and removal of 3 Oak trees.

Project Location: 2755 15th Avenue, Carmel, Carmel Area Land Use Plan

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

sections 15301 and 15303, and there are no exceptions under Section 15300.2

Imani Harrigan, Project Planner, presented the item, adding information 

related to a needed water allocation for the project.

Public Comment: Erik Miller, architect

The Zoning Administrator found that the project is Categorically Exempt 

pursuant to CEQA Guidelines sections 15301 and 15303, 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 demolition of an existing 646 square foot single-family 

dwelling, construction of a 2,794 square foot single family dwelling with an 

attached 263 square foot garage and associated site improvements; Coastal 

Administrative Permit and Design Approval to allow the construction of an 

800 square foot attached accessory dwelling unit; Coastal Administrative 

Permit to allow development within 750 feet of known archaeological 

resources; and a Coastal Development Permit to allow the removal of three 

Oak trees. The Zoning Administrator approved with the changes 

recommended by staff, modified condition no. 6 regarding tree planting timing 

(tree planting shall occur after construction is completed and prior to final 

occupancy), and with some non-substantive changes to the resolution.

6. PLN260100 - THRUPP LAURI DAVID TR 

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: 24503 San Marcos Road, Carmel, CA 93923 Carmel Area Land Use Plan 

Proposed CEQA Action: Find the project Categorically Exempt pursuant to CEQA Guidelines 
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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: Gordon Thrupp, applicant; Kyle Burritt, Bruce Thrupp.

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 single family dwelling for transient 

lodging for a period of 30 calendar days or fewer. The Zoning Administrator 

changed condition no. 6 to state that until compliance is resolved, the 

operations plan shall reflect a maximum of two bedrooms, and included some 

non-substantive changes to the resolution.

7. PLN250069 - YUAN XINGCHAO CHUCK & JACKIE JIE 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 a Code Enforcement 

Case (26CE00273).

Project Location: 1056 The Old Drive, Pebble Beach, CA 93953, Del Monte Forest Land Use 

Plan

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

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

Imani Harrigan, Project Planner, presented the item.

Public Comment: None.

The Zoning Administrator, rather than continue this item as proposed by staff, 

has directed this project be referred to the Planning Commission for 

consideration. Approval of this project would completely surround a 

residential parcel on three sides, and the Zoning Administrator is asking for 

policy guidance from the Planning Commission on whether that scenario 

precludes making the Health and Safety Finding. If the Finding cannot be 

made, applications would have to be denied.

8. PLN260138 - LAU WEMAN DAI COME & CHE YIM 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: 24800 Lower Trail, Carmel, CA 93923, Carmel Area Land Use Plan

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

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

Jack Sorensen, Project Planner, presented the item.

Public Comment: Raymond Lau, applicant; Dr. Michael Moeller. Raymond 
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Lau responded to testimony.

The Zoning Administrator acknowledged the neighborhood concerns 

regarding the concentration of vacation rentals and noted that the approval of 

the subject application would represent the fourth such approval on the block. 

The Zoning Administrator determined that guidance from the Planning 

Commission was warranted regarding the appropriate number or 

concentration of vacation rentals within a neighborhood in regard to the 

required Health and Safety Finding.

9. PLN260103 - DAVENPORT DANIELLE D TR

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: 24715 Cabrillo Street, Carmel, CA 93923, Carmel Area Land Use Plan

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

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

Kayla Nelson, Project Planner, presented the item. Arlen Blanca explained the

parking situation on this cul-de-sac.

Public Comment: Josh Ohanian, manager; Herbert Ferrozi. Josh Ohanian

responded to testimony.

The Zoning Administrator found that the project is Categorically Exempt

pursuant to CEQA Guidelines section 15301, and there are no exceptions

pursuant to Section 15300.2; 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. The Zoning

Administrator approved with some non-substantive changes to the resolution.

OTHER MATTERS

N/A

ADJOURNMENT

The meeting was adjourned at 12:01 p.m.
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APPROVED:

____/S/Mike Novo_____________
Mike Novo, Zoning Administrator

ATTEST:
BY:

___/S/ Armida Estrada______________ 
Armida Estrada, Zoning Administrator Clerk

APPROVED ON September 10, 2026


