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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 26-009 February 26, 2026

Item No.7 

Agenda Ready2/17/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

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.

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: Sharon Cohn

Property Owner: Puczynski Sharon Tr & Cohn Craig Tr

APN: 009-052-018-000

Parcel Size: 0.1 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: Jade Mason, Assistant Planner

                                                     masonj@countyofmonterey.gov; 831-755-3759

 

SUMMARY:

The project is located at 24576 Portola Road, a County maintained road, in Carmel. On December 9, 

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 County did not have 

regulations for vacation rentals in the Coastal Zone at that time. As of December 23, 2025, the 

Coastal Vacation Rentals for the County became effective. The application materials were deemed 
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complete on February 2, 2026. 

 

The site is developed with an existing 1,496 square foot single-family dwelling with three bedrooms, 

two bathrooms, and a kitchen. The agent is proposing that the residence be occupied by a maximum 

of 7 people overnight and 11 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 for structural coverage. 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.

 

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 
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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, Coast Estate, resides at 400 Camino Aguajito, Monterey, CA 93940, approximately 

7 minutes away (3.6-mile drive) from the subject property. Coast Estate’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 7 overnight guests and 11 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 Portola Road, 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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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 FEIR for the Vacation Rental Ordinances project, which was certified by the 

Board on August 27, 2024 (SCH# 2022080643). The FEIR did not identify any significant 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 third (3rd) 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:

- Recommended Conditions of Approval

- Site Plans and Floor Plans 

- Home Inspection Checklist
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Exhibit B - Vicinity Map

 

cc: Front Counter Copy; HCD-Planning; Jade Mason, Assistant Planner; Jacquelyn M. Nickerson, 

Principal Planner; Puczynski Sharon Tr & Cohn Craig Tr, Property Owners; Interested Party List: The 

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

Keep Big Sur Wild; Planning File PLN250366.
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County of Monterey

Zoning Administrator

Legistar File Number: ZA 26-009 February 26, 2026

Item No.7 

Agenda Ready2/17/2026Introduced: Current Status:

1 Zoning AdministratorVersion: Matter Type:

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.

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: Sharon Cohn

Property Owner: Puczynski Sharon Tr & Cohn Craig Tr

APN: 009-052-018-000

Parcel Size: 0.1 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: Jade Mason, Assistant Planner

masonj@countyofmonterey.gov; 831-755-3759

SUMMARY:

The project is located at 24576 Portola Road, a County maintained road, in Carmel. On December 9, 

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 County did not have 

regulations for vacation rentals in the Coastal Zone at that time. As of December 23, 2025, the 

Coastal Vacation Rentals for the County became effective. The application materials were deemed 
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complete on February 2, 2026. 

 

The site is developed with an existing 1,496 square foot single-family dwelling with three bedrooms, 

two bathrooms, and a kitchen. The agent is proposing that the residence be occupied by a maximum 

of 7 people overnight and 11 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 for structural coverage. 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.

 

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 
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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, Coast Estate, resides at 400 Camino Aguajito, Monterey, CA 93940, approximately 

7 minutes away (3.6-mile drive) from the subject property. Coast Estate’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 7 overnight guests and 11 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 Portola Road, 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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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 FEIR for the Vacation Rental Ordinances project, which was certified by the 

Board on August 27, 2024 (SCH# 2022080643). The FEIR did not identify any significant 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 third (3rd) 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:

- Recommended Conditions of Approval

- Site Plans and Floor Plans 

- Home Inspection Checklist
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Exhibit B - Vicinity Map

 

cc: Front Counter Copy; HCD-Planning; Jade Mason, Assistant Planner; Jacquelyn M. Nickerson, 

Principal Planner; Puczynski Sharon Tr & Cohn Craig Tr, Property Owners; Interested Party List: The 

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

Keep Big Sur Wild; Planning File PLN250366.
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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:  
PUCZYNSKI SHARON TR & COHN CRAIG TR (PLN250366) 
RESOLUTION NO. 26- 
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 residence for transient lodging 
for a period of 30 calendar days or fewer. 

[PLN250366 PUCZYNSKI SHARON TR & COHN 
CRAIG TR, 24571 Portola Road, Carmel (Assessor's 
Parcel Number 009-052-018-000), Carmel Area Land 
Use Plan, Coastal Zone] 

 

 
The PUCZYNSKI SHARON TR & COHN CRAIG TR application (PLN250366) came on 
for a public hearing before the County of Monterey Zoning Administrator on February 26, 
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 24571 Portola Road, a County 
maintained road, in Carmel and the site is developed with an existing 
1,496 square foot single-family dwelling containing three bedrooms, 
two bathrooms, and a kitchen. The applicant proposed transient use of 
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the 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 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 property [APN: 009-052-018-000] is 
identified as Lot 4, as shown in its current size and configuration and 
described in the 1972 Assessor’s Map Book 9, Page 5. 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 
emergency services. Cypress Fire Protection District is 8 minutes away, 
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and the Community Hospital of the Monterey Peninsula is 4 minutes 
away, which provides 24-hour emergency medical and fire response 
services for structural coverage. 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, Coast Estate, resides at 
400 Camino Aguajito, Monterey, CA 93940, approximately 7 minutes 
away (3.6-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.  

  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: 
009-052-018-000). 

  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 Portola Road, 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. 

  o)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250366. 
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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 PLN250366. 

 
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, HCD-Environmental 
Services, Carmel Fire Department 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 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 (CAWD). 

  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 PLN250366. 

 
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 PLN250366. 

 
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 218 
Commercial Vacation Rental cap in the Carmel Area Land Use Plan as 
it would be the 3rd 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)  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 
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 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 
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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.  

  k)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN250366. 

    
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 PLN250366. 

 
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 residence 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 26th day of February 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

PLN250366

County of Monterey HCD Planning

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

PlanningResponsible Department:

This Coastal Development Permit (PLN250366) 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 24571 Portola Avenue (Assessor’s Parcel Number 009-052-018-000), 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 009-052-018-000 on February 26, 

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:
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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 February 

26, 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 20.74.110 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 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 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:
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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 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:
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Typical tree notation.  Indicates an elevation of
301.26' at the trunk of a cypress tree with a 36" trunk
diameter (inner circle) and a 40' diameter canopy
(outer tree symbol)

Finished surface elevation shot

Natural grade elevation shot

Indicates Monument Found as Noted

Subject Parcel Boundary

Parcel Boundary

Right of Way

Right of Way Center Line

301.26'
36" Cyp. (40' canopy)

Map Legend:

Basis of Bearings:  A measured line between a found PK nail
at the center line intersection of Portola Road & Camino del
Monte and a found PK nail in the centerline of Camino del
Monte.  S 69°00' E 361.92' R1 / S 69°00' E 361.98' M.

Horizontal Datum: Assumed.

Vertical Datum:  Assumed.
Site Benchmark:  As shown hereon.

Contour Interval: Contours as shown hereon are interpolated
using computer digital terrain modeling software and spot
elevations.  Ground may be more irregular than contours
indicate.

Record Map References:

R1 = Map of "First Addition to Carmel Woods" filed in Volume 3
of Cities & Towns at Page 22, in the Monterey County
Recorder's Office, State of California.

CONTROL POINT

ELECTRIC METER

GAS METER

SEWER CLEAN OUT

SEWER MANHOLE

WATER METER

G

SCO

E

SS

W

Plotted On: 9/28/2018 6:16 PM

Surveyor's Notes:
This map portrays the site at the time of the survey and does not show soils or
geology information, underground conditions, easements, zoning or regulatory
information or any other items not specifically requested by the property owner.
There may be easements or other rights, recorded or unrecorded, affecting the
subject property which  are not shown hereon.

Underground utilities, if any, were not located.  Information regarding
underground utility locations should be obtained from the appropriate utility
companies or public agencies.

Elevations are based on an arbitrarily assumed datum as noted. Ground may be
more irregular than contours indicate.

Distances are expressed in feet and decimals thereof.

The cross symbol (x) marks the horizontal position of the spot elevation shown.
Tree symbols are drawn to scale only approximately.

Sufficient boundary ties were made to graphically show existing features
however a complete boundary survey was not performed.

AC - asphalt concrete
AGS - above ground surface
AL - area light
AP - angle point
BC - brass cap or begin curve
BGS - below ground surface
BLD/BLDG - building
BLDR(S) - boulder(s)
BOC - back of curb
BRK - brick
BTM/BOT - bottom
BW - back of walk
CATV - cable tv
CF - curb face
CHIM - chimney
CL - centerline
CLM - column
COMM - communications
CONC - concrete
COR - corner
CO or C/O - clean out
CP - control point
CTL - CONTROL
DDCV - double detector check valve
DG - drain grate
DK - deck
DW - driveway
DW-AC - asphalt driveway
DW-C - concrete driveway
DW-D - dirt driveway
DW-DG - decomposed granite driveway

EM - electric meter
EO - electric outlet
ENG/ENGR - engineer
ENCL - enclosure
EP - edge of paving
EP-AC - edge of AC paving
EP-BRK - edge of brick paving
EP-C - edge of concrete pavement
EP-D - edge of dirt path
EP-DG - edge of dg path
EP-EA - edge of exposed agg paving
EP-G - edge of gravel path
EP-PVR - edge of pavers
EP-STN - edge of stone paving
EP-WD - edge of wood path
FD/FND - found
FF - finished floor
FF-CONC - finished floor concrete
FF-THRESH - finished floor threshold
FF-STN - finished floor stone
FF-TILE - finished floor tile
FF-WD - finished floor wood
FH - fire hydrant
FL - flow line
FL-AC - asphalt
FL-C - concrete
FL-NG - natural grade
FNC - fence
FNC-BW - barbed wire fence
FNC-CL - chain-link fence
FNC-GS - grapestake fence

FNC-HW - hogwire fence
FNC-I - iron fence
FNC-LAT - lattice fence
FNC-PR - post & rail fence
FNC-WD - wood fence
FNC-WI - wrought iron fence
FNC-WR - wire fence
FOB - face of building
FOW - face of wall
FS - finished surface
FS-AC - finished surface asphalt
FS-B -  finished surface brick
FS-C - finished surface concrete
FS-DG - finished surface DG
FS-G - finished surface gravel
FS-PVR - finished surface pavers
FS-STN - finished surface stone
FS-TILE - finished surface tile
FS-WD - finished surface wood
FTG - footing
F.T.C. - from true corner
GAR - garage
GB - grade break
GM - gas meter
GUT - edge of gutter
GUY - guy anchor
GV - gas valve
HB - hose bib
HC - handicap
HDG - hedge
ICV - irrigation control valve

INT - intersection
I.P. - iron pipe
IRR - irrigation
JP - joint utility pole
L-T/L&T - lead & tag
LNDG - landing
LIP - edge of conc gutter
LS - land surveyor
LT - light
LT-STD - light standard
M-T - MAG NAIL & tag
MAG - MAG NAIL
MB - mailbox
MKD - marked
MON - monument
N-T - nail & tag
NG - natural grade
O.R. - Official Records, Monterey County
P- pool
PB-CATV - CATV pull box
PB-ELEC - electric pull box
PB-GAS - gas pull box
PB-IRR - irrigation pull box
PB-PGE - PG&E pull box
PB-UNMKD - unmarked pull box
PF-PIN FLAG
PLTR - planter
POL - point on line
PP - power/utility pole
PTO - patio
PTO-BRK - brick patio

PTO-CONC - concrete patio
PTO-DG - decomposed granite patio
PTO-G - gravel patio
PTO-PVR - paver patio
PTO-STN - stone patio
PTO-TILE - tile patio
RAMP-C - concrete ramp
RAMP-W - wood ramp
RCE - registered civil engineer
RD-AC - ac road
RD-CONC - conc road
RD-D - dirt road
RD-G - gravel road
RDG - ridge
ROOF-P - roof peak
ROOF-R - roof ridge
ROW - right of way
SCO - sewer clean out
SDMH - storm drain manhole
SSMH - sanitary sewer manhole
SPK - spike
STA - station(control point)
STC - stucco
STN - stone
STP - step
ST LT - street light
STRP - stripe
SW - sidewalk
SWL - swale
TBM - temporary benchmark
TC - top of curb

TCN - top of concrete
TELCO - telephone
TG - top of grate
TOP - top of slope
TOE - toe of slope
TW/TOW - top of wall
UP - utility pole
UTIL - utility
VLT - vault
VLT-GTE - GTE vault
VLT-PB - PacBell vault
VLT-PGE - PG&E vault
VLT-TELCOM - telecommunications vault
VLT-UNMKD - unmarked vault
VLT-VRZ - Verizon vault
WALL-AB - Allen Block wall
WALL-B - brick wall
WALL-CMU - concrete masonry unit wall
WALL-CRML - Carmel stone wall
WALL-DSTN - dry stack stone wall
WALL-RRTIE - rrtie wall
WALL-STC - stucco wall
WALL-STN - stone wall
WALL-WD - wood wall
WL - water line
WLK - sidewalk
WM - water meter
WV - water valve
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FLOOR PLAN
24571 Portola Ave, Carmel, CA 93953
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EVACUATION MAP
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