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Mason, Jade

From: Dave Simonsen & Anne Marangoni <teethntoes@gmail.com>
Sent: Monday, February 2, 2026 3:36 PM
To: Mason, Jade
Subject: Fwd: Project File Number PLN250170
Attachments: IMG_9966.jpeg; IMG_9966 (1).jpeg

 

This Message Is From an Untrusted Sender  

You have not previously corresponded with this sender.  
 

 

---------- Forwarded message --------- 
From: Dave Simonsen & Anne Marangoni <teethntoes@gmail.com> 
Date: Sun, Feb 1, 2026 at 1:10 PM 
Subject: Fwd: Project File Number PLN250170 
To: Bill Phillips <Bill@billandred.com> 
 

This is what I sent today.  I'll be calling the Housing/Community Development planner tomorrow. --Anne 

---------- Forwarded message --------- 
From: Dave Simonsen & Anne Marangoni <teethntoes@gmail.com> 
Date: Sun, Feb 1, 2026 at 1:07 PM 
Subject: Project File Number PLN250170 
To: <zahearingcomments@co.monterey.ca.us> 
 

Re: Project File No. PLN250170 
Location:  1063 Mission Road Pebble Beach 
  
We are the owners of 1059 Mission Road which is directly adjacent to 1063 as well as 1055 
Mission Road which is next to 1059 Mission Road.  We have lived at 1055 Mission Road since 
1995. We have long term renters with a yearly renewable lease at 1059 Mission, currently two 
military officers studying Russian at the DLI.  
We are opposed to the Project PLN250170 for the following reasons: 

1)    Mission Road is a one lane residential street, posted speed 15 MPH, curvy and 
narrow, used daily by elderly pedestrians, families with young people, people with 
strollers, dog walkers, joggers and bicyclists as well as cars. Very few houses are on this 
street, all single family residences. A commercial venture would add car traffic with 
people unfamiliar with the unique low speed of this street, leading to unsafe conditions. 
We have attached a photo of Mission Road with an enlargement showing the stucco fence 
featuring the 1063 address numbers. 
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2)    In the past, owners of 1063 have had parties during golf tournaments; one was so 
obnoxiously loud with music late at night that we called Pebble Beach security.  Security 
told us they were overwhelmed with the tournament and couldn’t help us.  We had no 
recourse but to suffer and commiserate with our neighbors afterwards. So, having a 
commercial venture on our quiet street is not appropriate. We enjoy hearing the birds 
chirp rather than a cover of “Uptown Funk”. The tenants currently living at 1059 Mission 
specifically told us they require a quiet neighborhood for their studies. 
3)    It seems to us that this project is simply an attempt by the owners to ameliorate the 
high expense of living in Pebble Beach.  As they chose to live in a residential 
neighborhood, if they cannot afford this house, they should sell it rather than turn it into 
a commercial business. 

We beg you to deny this project.  We are unable to appear in person due to our attendance at 
a conference out of state; however, our feelings are nonetheless strongly involved in 
opposition to this “Use permit.” 
Thank you, 
 Anne Marangoni and David Simonsen 
Owners, 1055 Mission and 1059 Mission, Pebble Beach, CA  93953 
teethntoes@gmail.com 
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Mason, Jade

From: Larry Marcus <larry.f.marcus@gmail.com>
Sent: Monday, February 2, 2026 1:01 PM
To: 293-zahearingcomments
Cc: Mason, Jade; Corinne Marcus
Subject: Public comment Opposing PLN250170

 

This Message Is From an Untrusted Sender  

You have not previously corresponded with this sender.  
 

Re: Public Comment Opposing Use Permit for Commercial Vacation Rental, PLN250170 (1063 
Mission Rd, Pebble Beach) 
 
Dear Zoning Administrator and Planning Staff at County of Monterey, 
I am a nearby resident on Mission Road / in the immediate neighborhood of 1063 Mission Rd, Pebble 
Beach. I’m writing to formally oppose the requested Use Permit (PLN250170) to allow a Commercial 
Vacation Rental (transient lodging of 30 days or fewer) at 1063 Mission Rd. 
 
1) This street’s physical conditions make short-term rental turnover a safety problem, not a neutral 
land use 
 
Our portion of Mission Rd is narrow, dark at night, and heavily used by pedestrians and dog-walkers, 
including families. The posted 15 mph limit is unusually low for a reason: visibility is limited, and there 
is frequent foot traffic near the roadway edge. 
A vacation rental typically increases: 
unfamiliar drivers searching for the address (often at night), 
- distracted driving (GPS / phone use), 
- repeated arrival/departure trips, and guests who do not understand (or respect) a low speed culture. 
 
Even if each guest intends to behave well, turnover itself creates risk that a standard owner-occupied 
home does not. 
 
2) Parking constraints create clear fire-life-safety and emergency access concerns 
There is limited safe parking along the street. Additional guest vehicles and visitor drop-offs routinely 
lead to: 
vehicles parked too close to travel lanes, blocked sightlines on a dark road, impeded access for fire 
and emergency vehicles, and a higher likelihood of “creative” parking (shoulders, corners, pinch 
points). 
 
This is a public safety issue, not simply a convenience issue. 
 
3) Incompatibility with a stable, resident-occupied neighborhood character 
This is a locals-in-residence street. A commercial vacation rental introduces a lodging use whose 
impacts are fundamentally different from residential living: frequent turnover, unknown occupants, 
higher vehicle trips, and increased nighttime activity. Once a street begins to shift toward transient 
occupancy, it becomes harder to reverse. The County should weigh neighborhood stability and 
community character as legitimate planning considerations. 
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4) Noise, parties, light, and late-night activity are foreseeable and difficult to enforce after the fact 
Even “well-run” short-term rentals commonly generate: 
late-night arrivals / departures and car doors, outdoor gathering noise, 
amplified music or celebrations, excess trash, and brighter exterior lighting left on overnight for guest 
convenience. 
 
Enforcement tends to be reactive and complaint-driven. Residents shouldn’t be put in the position of 
policing a commercial lodging use next door. 
 
5) There are abundant visitor accommodations without converting residential streets into a lodging 
corridor 
The Monterey Peninsula has extensive existing visitor lodging options. Approving additional transient 
lodging in a residential neighborhood is not necessary to serve visitor demand, but it does impose 
concentrated impacts on immediate neighbors. 
 
Requested action: we , respectfully request that the Zoning Administrator: 
DENY PLN250170 as inconsistent with public safety and neighborhood compatibility; or, at minimum 
CONTINUE the hearing and require additional information and enforceable safeguards before any 
approval is considered, including: 
 
- a detailed parking management plan that prevents street congestion and ensures emergency 
access, 
 
- a locally available 24/7 property manager with response-time requirements, 
 
- strict occupancy limits tied to on-site parking capacity, 
 
- no events / no parties conditions with meaningful penalties, 
 
- quiet hours and enforceable noise standards, 
 
- exterior lighting restrictions to protect neighbors, and 
 
- a clear enforcement framework that does not rely on neighbors repeatedly documenting violations. 
 
Please include this email in the administrative record for the February 12, 2026 hearing. We 
appreciate you sending us the notice and keeping us on the interested parties list for notices and 
future actions. Thank you for your consideration. 
 
Sincerely, 
Larry & Corinne Marcus 
1054 Mission Rd, Pebble Beach 
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