
  
  

 
  

Vacation Rental 
Coastal Ordinance 
Educational Webinar 
OCTOBER 24, 2025 



 
   

   
  

   
  

EFFECTIVE DATE 
•Coastal Zone regulations go into effect on October 24, 2025. 

•Application Submittals will be accepted on October 24, 2025. 
• All application submittals will be submitted online 

Figure illustrating unincorporated coastal areas of 
Monterey County outlined in blue 



  
    

       

      
   

VACATION RENTALS DEFINITION 
• The use, by any person, of Residential Property for transient lodging 

• Rental Period for a period of 30 consecutive calendar days or fewer, if over, not a Vacation Rental 

• Residential Property = Detached Single-Family Dwellings (Include Manufactured Homes and Mobile 
homes on a Permanent Foundation). All Other Dwelling Types are Prohibited. 



    THREE TYPES OF VACATION RENTALS 

Homestay 

Limited Vacation Rental 

Commercial Vacation Rental 



 
        

     
 

     

    

HOMESTAY 
•Owner’s primary residence and the owner stays in the home while it is rented. 
• Owner must provide at least two of the following to prove it is their primary residence: Motor 

vehicle registration, Voter registration, Property tax bill with homeowner’s exemption, or a Utility 
bill. 

•Only one rental contract per seven-day period is allowed. 

•Certify that: 
• Occupy at least one Bedroom within the Homestay while it is rented. 

• Live in the property for at least 183 days per calendar year. 

•Allowed countywide 



  
 

  

 

LIMITED VACATION RENTAL 
• Whole house rental where the owner does not stay in the home while it is 

rented. 

• Rented 1 - 3 times per year. 

• Only one rental contract per seven-day period is allowed. 

• Allowed countywide 



  

   

    

 

COMMERCIAL VACATION RENTAL 
•Whole house rental where the owner does not stay in the home while it is rented. 

•Rented more than 3 times per year. 

•Allowed in Coastal Zone except in: 
• Coastal: 

• Big Sur Coast Land Use Plan 

• Carmel Area Land Use Plan [LDR (Carmel Highlands)] 

• Moss Landing Community Plan residential zones (MDR, LDR) 



  

 

  

  

   

    

  

VACATION RENTAL REGULATIONS 
•Only detached single-family dwellings (including manufactured homes and mobile 
homes on a permanent foundation) are allowed. 

•Maximum Nighttime Occupancy Count 
• Cannot exceed 10 
• = # of bedrooms * 2 + 1; not counting infants (0 – 12 months) 

•Maximum Daytime Occupancy Count 
• Cannot exceed 15 
• = # Maximum Nighttime Occupancy Count * 1.5; ; not counting infants (0 – 12 months) 

•Active Agricultural Operation = must have Owner, Operator, or Property Manager 
reside on the property during the rental. 

•Property Ownership = must be an individual or trustee of the Trust. 



  

     

       

   

VACATION RENTAL REGULATIONS 
•Site Plan and Floor Plan 

•Operation Plans 
• Safety and emergency plan 

• Evacuation Maps 

• Number of employees 

• Proof of waste service 

• Proof water meets water quality standards of MCC Section 15.04.110 (either water quality test or water 
bill) 

• On-site parking plan (if not on the Site Plan and Floor Plan) 

•Home Inspection (completed by certified third-party and provided to County) 
• Minimum Requirements: 
• Adequate egress; 

and constructed; • Residential Property conformed with applicable state building and fire codes at the time the building was 

• Fire extinguishers, fire alarms, and a carbon monoxide alarm on each level. 



  

   

 
 

 

VACATION RENTAL REGULATIONS 
•Outdoor Sign 

•Informational Letter to neighboring properties once approved 
• All properties within 300 feet and/or on a shared private road 

•Informational Interior Sign 

•Property Manager or Operator available 24 hours a day must be able to arrive onsite within 
30 minutes 

•Prohibition of outdoor fire areas (BBQs are ok) 

•Requirement of what is in Rental Contracts & Rental Listings 



  

   

     

       

   

COMMERCIAL VACATION RENTAL 
• Regulations for On-site Parking (MCC 20.58.040 or applicable regulations when built) 

• Sewage Disposal – EHB Verification (MCC 15.20) 

• Adequate Emergency Response Time (Fire and Emergency Medical) 

• 1 CVR per legal lot of record, except in Commercial Zoning Districts 

• Only ownership interest in one CVR within unincorporated Monterey County 



 
  

  
  

    

     
   

  
  

    

  
   

    
   
  

   

VACATION RENTAL 
• Private Roads (MCC 16.80) (Commercial) 

• Compliance with Regulations 
• Applicant to provide easement documentation and/or maintenance agreement 
• County may add a condition “proof of access” prior to commencement 

• Homeowner’s association 
• Prohibitions or obligations within a private agreement (tenant leases, deed restrictions, CCRs) 
• Vacation Rental Operators may be subject to CCRs – separate from County permitting 
• County cannot provide legal advice 
• Prior to applying, reach out to HOAs 
• Notice to property owners within a 300-foot radius 

• Del Monte Forest Area 
• CCRs, Deed Restrictions and Private Access Restrictions 
• Blanket objection to vacation rental operation – not a County regulation or policy 
• County will still consider applications 
• County cannot provide legal advice 
• Prior to applying, reach out to Pebble Beach Company 



   
 

  

 
     

 

 

PREVIOUSLY PERMITTED AND 
EXISTING UNPERMITTED 
•Previously Permitted Operations 
• Upon expiration of their existing permit or within seven years of the Ordinance’s Effective 

Date (Coastal – October 24, 2032) 

•Existing Operating Unpermitted Vacation Rentals 
• Coastal – December 24, 2025 – must make an application or cease operations. 

• Continuation of operations 
• Application is submitted 

• Compliance with regulations 

• Diligently pursuing 

• Public health, safety and welfare 



  
   

   
 

    
  

 

COASTAL PENDING APPLICATIONS 
•Applications Received Before September 23, 2025 - Any application 
submitted that has not been approved, denied, or appealed will be required 
to comply with the new regulations. 

•Applications in process can have fees refunded or applied to the cost of the 
new Vacation Rental Operation License or Coastal Development Permit. 

•Applications Under New Regulations Open: October 24, 2025. 



 
  

 

    

 

   
 

 

 

 

 
 

 
  

REQUIRED APPROVALS 
Step 1: Transient Occupancy Tax Registration 
• Required for all Vacation Rentals 

Step 2: Vacation Rental Operation License – Chapter 7.120 
• Required for all Vacation Rentals 

• Renewed Annually 

• Initial HCD Fee of $965* 

Step 3 (if applicable): Coastal Development Permit – Section 20.64.290 + Chapter 20.74 
• Required for Commercial Vacation Rentals 

• Renew every seven years 

• Hearing at the Zoning Administrator 

• Initial HCD Fee of $10,000* 

Step 4: Business License 
• Required for all Vacation Rentals 

Step 5: Issuance of Vacation Rental License 
• Compliance requirements (Commercial – CDP) 



    

  
 

  

 
 

 
 

 
 

 
 

  
 
 

 

 
  

  

  

HOW DO I GET STARTED? 

1 

Determine What 
Vacation Rental 
Type Fits Your 

Operation 

2 

Determine What 
Type of Vacation 
Rental You Are 

Allowed to 
Operate 

3 

Register to Pay 
Transient 

Occupancy Tax 
(TOT) 

4 

Prepare All 
Necessary 

Documents Before 
Submitting a 

Vacation Rental 
Operation License 

Application 

5 

Submit a Vacation 
Rental Operation 

License 
Application to 

County of 
Monterey HCD 

6 

Submit a 
Business License 

Application to 
the County of 

Monterey 
Treasurer Tax 

Collector 

7 

Receive Approval 
For Your Vacation 
Rental Operation 



WHAT DOCUMENTS DO I NEED TO SUBMIT MY 
VACATION RENTAL OPERATION LICENSE 
APPLICATION? 

Site and Floor Plan 

Utilize the examples 
provided on the 

County’s website for 
the minimum 
requirements. 

The location of the 
guests' parking 

should be indicated 
in your Site and 

Floor Plan. 

Home Inspection 
Report 

A certified Home 
Inspector or similar 
must complete the 

checklist on the 
County’s website. 

Operations Plan 

Submittal Website 

Attach: Evacuation 
maps 

Attach: Most recent 
bill for waste 

services 

Attach: Most recent 
bill for sewer 

services 

Attach: Most recent 
water bill or proof 

that you meet 
water quality 

standards 

Homestays must also 
submit at least two of the 

following: 

Motor Vehicle 
Registration, 

Voter Registration, 

Property Tax Bill with the 
Homeowner’s Exemption, 

or 

Utility Bill. 

Commercial Vacation Rentals 
must also submit the following: 

If you are on a Private 
Road, you must comply 
with Monterey County 
Code Chapter 16.80. 

If your property has a 
septic tank, you must 

provide proof your septic 
tank is in good working 

order. 

        
    

 

 
 

 

 

 

 

 

   
 

   
  

   
 

 
 

 
    

  

 
 

 
  

  

 
 

 
 

 
 



 
  

 

WEBPAGES RESOURCES 
•Resource materials will be available here: https://comry.us/VacationRentals 

•Implementation materials and FAQs will be posted to the webpage. 

•Applications should be submitted via Accela. 

•HCDvacationrentals@countyofmonterey.gov 

https://comry.us/VacationRentals
mailto:�HCDvacationrentals@countyofmonterey.gov


QUESTIONS? 
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