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This Message Is From an Untrusted Sender
You have not previously corresponded with this sender.

From: k.j.andrews@comcast.net
To: 293-zahearingcomments
Cc: Harrigan, Imani; Giles, Stacy; Beretti, Melanie; simonN@pebblebeachcompany.com
Subject: Public Comment for the Record – Opposition to PLN250326 / VR250194 and Associated STR Permit Requests
Date: Sunday, August 2, 2026 2:01:11 PM

Date: August 2, 2026
I am submitting this comment for inclusion in the administrative record for the August 13, 2026
Zoning Administrator hearing regarding Project File No. PLN250326 / VR250194 (1441
Riata Road).
My name is Karol J. Andrews, legal owner of 1435 Riata Road, a home my family has owned
since 1977 and where I will soon return as my full‑time residence. The outcome of these
applications will directly determine whether my home remains safe and residential or
becomes surrounded by a concentrated commercial lodging cluster.
I respectfully request denial of the following short‑term rental applications:

Project File No. PLN250326 / VR250194 – 1441 Riata Road
Permit No. VR250228 – 1427 Riata Road
Project File No. PLN260105 / VR250238 – 1440 Oleada Road

1. A Commercial Cluster Surrounding My Home
These applications are not isolated. Together, they form a coordinated commercial lodging
cluster encircling my single‑family home. This concentration directly violates the regulatory
intent of Monterey County’s 4% cap, which was enacted to ensure short‑term rentals remain
dispersed and incidental within residential neighborhoods.
The Zoning Administrator cannot evaluate Project File No. PLN250326 in isolation. Instead, the
County must consider the cumulative impact of how the same operator is simultaneously
attempting to convert my immediate block, as three of their pending applications directly abut
my property lines:

1427 Riata Road borders my home on the left
1441 Riata Road borders my home on the right
1440 Oleada Road borders my rear property line

In addition, the same operator is active on Ronda Road, including 3896 Ronda Road
(VR260090) and adjacent 3900 Ronda Road, which appears to be operating without a permit.
These additional properties show that the operator’s short‑term rental activity extends beyond
Riata Road and reflects a broader pattern of concentrated commercial lodging in this part of
Pebble Beach. While my objection is focused on the three parcels directly surrounding my
home, the Ronda Road activity further illustrates the cumulative intensity of STR operations in
this residential pocket.
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A map screenshot illustrating the proximity and clustering of these parcels is attached for
reference.
This dense commercial cluster overwhelms an R‑1 block and directly threatens the long‑term
livability of my home.
2. Sightline Hazards & Overflow Parking Concentrated at My Home
Riata Road has no sidewalks, and residents walk it daily. Fast‑moving non‑residents already
make the road unsafe for pedestrians, and STR‑related vehicle activity adds to that risk.
Because my home sits directly between two of the STR applicant properties, any overflow
parking pressure concentrates at my frontage. My shoulder area is also the only place on Riata
Road where vehicles can pull off the narrow roadway, making it a natural magnet for overflow
parking during STR guest activity.
As a result, my property absorbs the full burden of STR parking overflow, creating a recurring
and dangerous blind‑driveway condition. This is a localized parking and infrastructure issue
that directly compromises the access and safety of my property.
This has led to:

The shoulder in front of my home functioning as a de facto overflow parking lot
Vehicles parked in my private driveway
Blocked sightlines creating a blind and hazardous driveway exit
Pedestrians forced into the roadway due to vehicle overflow

These impacts do not occur evenly across the neighborhood—they occur only at my home,
because it is both centrally located between the STR properties and the only place where
vehicles can pull off the narrow road. My home does not have the commercial‑grade
landscaping or buffering needed to withstand this level of transient vehicle activity.
3. Example of Unmanaged Activity and Lack of Oversight
During Car Week in August 2024, a vehicle was left parked in my private driveway all day.
Renters were staying at 1427 Riata Road during this period, and although the owner attempted
to get the Realty Company to contact them, the company refused to do so, saying it was not an
emergency. The vehicle eventually left on its own.
The owner also explained that the home had been rented about 4–5 times a year over the last
couple of years, mostly during busy event weeks, to help with the bills. This pattern of periodic
rentals, combined with the Realty Company’s refusal to intervene, illustrates how unmanaged
or unmonitored activity can spill over onto neighboring properties.
While I cannot say who parked the vehicle, the incident shows how short‑term rental activity—
when not actively supervised—can create confusion, boundary issues, and safety concerns.
These risks would only increase if multiple STR permits were approved on adjacent parcels.
4. Pebble Beach CC&Rs Prohibit Commercial Use
All parcels on our block are subject to Pebble Beach CC&Rs prohibiting “any trade or business
of any description.” Short‑term rentals are a commercial lodging use, not a residential one. The



Pebble Beach Company has previously opposed discretionary STR permits in the Del Monte
Forest on this basis.
This CC&R restriction applies directly to each of the parcels seeking STR permits.
5. Private Road Jurisdiction & Incorrect Disclosure
The application for PLN250326 / VR250194 (1441 Riata Road) incorrectly states that the
parcel is not located on a private road. Riata Road is a restricted private road under Pebble
Beach Company jurisdiction. This misclassification bypasses required private‑road
infrastructure review and fails to disclose that STR activity would require commercial use of a
privately controlled road.
Pebble Beach Company prohibits commercial lodging activity on its private roads. STR
operators have begun applying directly to the County to bypass Pebble Beach’s private‑road
restrictions, creating a direct regulatory conflict: the County is being asked to authorize
commercial activity in an area where the private road authority expressly prohibits it.
Applicants should be required to obtain written road‑transit consent from the Pebble Beach
Company before any STR permit is considered.
Conclusion
These applications do not represent occasional, dispersed STR use. They represent a
commercial lodging cluster surrounding a long‑standing family home in a quiet R‑1
neighborhood.
For the safety, integrity, and long‑term residential character of Riata Road, I respectfully
request denial of all three pending STR applications surrounding my home.
Please include this comment in the official record for all listed project files.
Sincerely,
Karol J. Andrews
1435 Riata Road
Pebble Beach, CA
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