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701 OCEAN STREET, FOURTH FLOOR, SANTA CRUZ, CA  95060-4070 
Planning (831) 454-2580         Public Works (831) 454-2160 

 
 

April 23, 2026 

 

Zoning Administrator 

County of Santa Cruz 

701 Ocean Street, 4th Floor 

Santa Cruz, CA 95060 

 

Subject: Public hearing to consider Appeal of Denial of Application 251455, a proposal to 

renew Vacation Rental Permit 111368 to operate a three-bedroom Vacation Rental 

in an existing single-family dwelling.  

 

Dear Zoning Administrator:  

 

On November 12, 2025, an application to renew Vacation Rental Permit 111368 was submitted to 

the County of Santa Cruz. 

 

On January 7, 2026, Planning Staff received public comment with initial complaints that this 

property was operating outside of the scope of their permit. Staff was later sent a link to the online 

advertisement showing a maximum occupancy of eleven guests and four bedrooms.  

 

On February 27, 2026, application 251455 was denied without prejudice based on the findings 

contained in the attached staff report (Exhibit 1B). Findings note that the rental permitted a three-

bedroom vacation rental with maximum occupancy of eight total guests while the rental was 

misadvertised as a four-bedroom with twelve total guests.  

 

On March 11, 2026, a letter of appeal was submitted by Michael Schwenne (“appellant”) (Exhibit 

1A). The appellant's primary assertion is that the online advertisement is not out of compliance in 

relation to the permitted guest occupancy number. Rather, it is the County Code that is 

nonconforming to how the online short-term rental platforms operate. Furthermore, the appellant 

also asserts that the staff report was misleading in its claim that the advertisement was changed 

back to four bedrooms after being flagged by Code Compliance. 

 

Vacation Rental Permit and Property History 

 

The previous Vacation Rental Permit, application 111368, approved operation of a three-bedroom 

Vacation Rental. Application 111368 was approved on November 4, 2011, and expired on 

December 15, 2025. The subject dwelling was constructed in 1985 under Building Permit No. 

76875 and has not had major structural modifications since. 

 

APPEAL RESPONSE 

 

Vacation Rental Ordinance Advertisement Section 
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Santa Cruz County Code Section 13.10.694 (J) states required components of all advertisements. 

This includes the permit number of the rental, and a photo of the required signage, including  the 

24-hour contact information. While bedroom count and maximum occupancy are not listed in these 

requirements, this code section prohibits listing the rental outside of the scope of the Conditions 

of Approval. This subsection was created to explicitly state requirements that are not commonly 

included and to confirm that a listing has an approved permit. When other characteristics of the 

Vacation Rental are advertised, they must conform with the conditions of the permit, otherwise 

this would be considered operating outside of the scope of the permit. 

 

While the basis for denial did not originally include the missing permit number and 24-hour contact 

information, this, too, is another example of the online advertisement noncompliance.  The 

appellant has since included the permit number in their listing but still does not include the 24-

hour contact information. However, this issue was not a basis for denial.  

 

Furthermore, the purpose of the Vacation Rental Ordinance is to establish regulations applicable 

to dwellings used as vacation rentals in the County, as clearly stated in 13.10.694(A). It is the 

applicant’s responsibility to post advertisements on the available online platforms consistent with 

the restrictions of the County Code. It is not the responsibility of the County regulations to comply 

with the rental platforms.  Furthermore, the Vacation Rental Ordinance does not require operators 

to use specific advertising platforms. 

 

Code Compliance staff currently use RentalScape, software designed to identify unpermitted and 

non-compliant vacation rentals. This program provides staff with a registry of properties that fall 

into one of these two categories by scanning online advertisements. Furthermore, each time a 

vacation rental has been identified during the renewal process as noncompliant with regulations, 

it has been recommended for denial. This is consistent with the basis for non-renewal pursuant to 

regulations. Therefore, the claim that there are other permit holders out of compliance is not a basis 

to grant a renewal to a property that has been identified as mis-advertising.  

 

Bedroom Count 

 

At the time of public comment in early January, the subject property was listed as a four-bedroom 

rental. This was substantiated by a Code Compliance citation on January 27, 2026. In response, 

the appellant changed the bedroom count to three bedrooms. In the published Staff Report for 

Application 251455, County Staff stated that the advertisement was later reverted to reflect four 

bedrooms. County staff does not have evidence that the listing was changed back to four-bedrooms 

thereafter. The advertisement, as shown in screenshots dated March 30, 2026 (Exhibits 1C & 1D), 

currently lists the home as a three-bedroom home. While the bedroom was corrected after the 

issuance of a citation, the point still stands that the rental was originally falsely advertised. 

 

The appellant claims the mis-advertised fourth bedroom is a legally permitted den. After reviewing 

the plans submitted with Application 111368, it appears the room in question was labelled den’. 

Under current regulations, a den is not a qualified room type. Santa Cruz County Code 13.10.700-

B defines Bedroom to mean any space in the conditioned (heated) area of a dwelling unit which is 

70 square feet and greater in size and which is an exterior room, regardless of whether it is entered 

through a door, unless it is exempted as one of the following: 

 

(1) Hall; 

(2) Bathroom; 

(3) Kitchen; 
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(4) Living room (maximum of one per dwelling unit); 

(5) Dining room (opening off of the kitchen or living room, maximum one per dwelling unit); 

(6) Family room (opening off of the kitchen or living room, maximum one per dwelling unit); 

(7) Breakfast nook (opening off of the kitchen, maximum of one per dwelling unit); or 

(8) Laundry room.  

 

Therefore, under current standards the ‘den’ would be considered a family room as it has an 

opening off the labeled living room. The appellant asserts that the intention was not to list the 

rental as a four-bedroom; rather, this was a result of the limitations of the online platforms. Listing 

photos (Exhibit 1C & 1D) show the den with beds. The intent of the set up was to use the room as 

a bedroom and advertise as such. While County Code does not prohibit the placement of beds in 

these spaces, the space was never permitted as a legal bedroom. Furthermore, the Conditions of 

Approval of Application 111368 clearly stated a maximum three bedrooms and maximum 

occupancy of 8 overnight guests.  The advertisement is thus not allowed more than three bedrooms 

and 8 overnight guests. 

 

Maximum Occupancy 

 

Application 111368 was approved for a maximum occupancy of eight adults (with children under 

the age of twelve not counting towards the maximum). All advertisements are required to explicitly 

state the maximum number of guests, which is eight. Currently, online advertisements reflect a 

maximum of twelve guests because.  They advertise for the allotment of four children. While 

children under the age of twelve are not counted toward the maximum, the listing must reflect the 

permitted eight maximum.  At face value, the advertisement simply states a maximum of twelve 

individuals. It is not until reading the description of the listing that one is clear that four of those 

are only allowed as children. Furthermore, VRBO classifies children as individuals up to the age 

of seventeen (Exhibit 1C). Therefore, should the inclusion of children be permissible, this does not 

comply with the age restrictions included in the Conditions of Approval. Finally, if the renewal 

would have been granted, the current Vacation Rental Ordinance specifies that children up to the 

age of eight are not counted towards the maximum (SCCC 13.10.694 (D)(2)(c)(iv)(A)) which 

would have been a condition added to the renewal permit. Neither Airbnb (children are up to age 

of 12) or VRBO (children are up to the age of 17) comply with this code regulation. Thus, listings 

must not include child count as the online advertisements do not conform with the County’s 

definition of children. 

 

Again, the intent of the code is to regulate vacation rentals in the county and not to comply with 

the operation of online advertisements.   

 

Response to Sixteen Years of Excellence and Requested Relief 

 

While staff does not have evidence of the listing again advertised as a four-bedroom rental 

following code compliance action, the overall merit of the denial still stands. At the time of review 

of the renewal application, it was identified that the property had been mis-advertising as a four-

bedroom rental for up to eleven overnight guests, non-compliant with the permitted three-bedroom 

count and 8 maximum overnight occupancy. While the appellant may have complied with Code 

Compliance directive to correct the mis-advertisement violation in relation to bedroom count, the 

maximum occupancy has not been changed due to a disagreement with the regulations. The 

appellant is requesting their permit be issued as they have a history of compliance with the 

ordinance – the operator has complied with required Transient Occupancy Tax payments and has 

not received prior complaints. However, payment of Transient Occupancy Tax is only one of the 

responsibilities of permit holders, operating within the scope of the Conditions of Approval is also 
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a requirement. 

 

 

 

Conclusion 

 

At the Board of Supervisors meeting on June 28, 2022, the Board directed staff to implement a 

proactive enforcement program of short-term rentals in the County (Exhibit 1E). Proactive 

enforcement began in October 2023 to meet the goal of bringing all listings that existed when the 

program began into compliance. As noted, the intent of the Board memo is to provide greater 

enforcement of the short-term rental regulations. This property was identified through proactive 

enforcement measures. Per SCCC 13.10.694(L), violations of vacation rental regulations or of any 

other provision of the Santa Cruz County Code, may be grounds for denial of a renewal application 

after consideration at a Zoning Administrator public hearing. 

 

 

Staff Recommendation 

 

Based on the complete record provided in the attached exhibits, staff recommends the Zoning 

Administrator: 

 

• Uphold Denial of Application 251455, based on findings contained in Exhibit 1B. 

 

Should you have further questions concerning this application, please contact me at: 

(831) 454-2801 or e-mail:  Donovan.Arteaga@santacruzcountyca.gov 

 

Sincerely, 

 

 

Donovan Arteaga 

Project Planner 

Development Review 

 

Exhibits 

 

1A Appeal Letter of Michael Schwenne 

1B 251455 Staff Report (including Findings for Denial) 

1C VRBO Advertisement screenshots 

1D Airbnb Advertisement screenshots 

1E Board of Supervisors memo 
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County of Santa Cruz - Community Development & Infrastructure - Planning Division 

701 Ocean Street, 4th Floor, Santa Cruz CA 95060 

 

 

 

 

 

Application Number:  251455 APN:  040-411-04 

Applicant:  Monica Schwenne Owner:  Monica Schwenne 

Site Address:  4400 Johanna Road, Aptos, CA 95003 

 

Proposal & Location 

 

Proposal to renew Vacation Rental Permit 111368 for a three-bedroom Vacation Rental in an 

existing single-family dwelling for the purpose of overnight lodging a period of not more than 30 

days at a time. Extending the permit expiration date from December 15, 2025, to December 15, 

2030. Requires a Vacation Rental Permit. 

 

Property is located on the west side of Johanna Road, approximately 780 feet north of the 

intersection of Porter Gulch Road and Johanna Drive (4400 Johanna Road) in the Aptos Planning 

Area. 

 

Analysis 

 

The subject property is developed with an existing three-bedroom, three-bathroom single-family 

residence built in 1984 under Building Permit No. 76875. 

 

Vacation rentals within residential structures are permitted within the Residential Agriculture (RA) 

zone district, and the operation of the vacation rental is required to comply with all requirements 

of the vacation rental ordinance. Vacation rental permits are subject to renewal pursuant to County 

Code Section 13.10.694(D)3, as conditioned.  

 

Findings for Denial 

 

Permit History and Renewal Application 

4400 Johanna Road, originally operated under Vacation Rental Permit 111368.  The renewal 

application 251455 was submitted on November 4, 2025. Fees were subsequently paid on 

November 12, 2025, initiating the 30-day application completeness review period per the 

California Permit Streamlining Act. After review, Staff deemed the application “Complete”, 

meaning all required list of required application materials were submitted. Pursuant to noticing 

requirements of the County code, the project was noticed for the required 21-day public review 

and comment period. As required, postcards were sent to all neighbors within a 500-foot radius of 

the subject parcel on December 18, 2025.  

 

Public Comment   

After postcards were sent to neighbors, on January 7, 2026, Planning Staff received 

correspondence from a neighbor alleging that the subject property had been operating out of 

Staff Report & Development Permit 

Administrative Use Review  
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County of Santa Cruz - Community Development & Infrastructure - Planning Division 

701 Ocean Street, 4th Floor, Santa Cruz CA 95060 

compliance with the approved vacation rental permit 111368 and vacation rental regulations. 

While the rental was permitted as a three-bedroom rental with a maximum of 8 overnight guests, 

the neighbor provided an advertisement that listed the home as a four-bedroom rental with 

accommodation for up to eleven overnight guests. Based on this complaint, it was established that 

the existing occupancy of the rental was mis-advertised and determined to be in non-compliance 

with conditions of approval of Permit No. 111369 limiting occupancy to 8 overnight guests.     

 

Code Compliance Citation 

On January 27, 2026, the Santa Cruz County Code Compliance Division issued a citation (Service 

Request #19611) to the subject property regarding alleged mis-advertisement of the vacation 

rental. Code Compliance staff became aware of the mis-advertisement by RentalScape, a program 

used by Code Compliance Staff to track unpermitted and uncompliant Short-Term Rentals in the 

County. Code Compliance Staff substantiated that the property was listed as a four-bedroom 

dwelling with occupancy for eleven overnight guests exceeding the scope of the approved permit. 

After the service request was issued, the property owner reached out to the Code Compliance 

officer to try and resolve the compliance issue. The property owner immediately corrected the 

AirBNB listing to meet the permit conditions. Quickly thereafter, the property owner reversed 

course and increased the listing for a maximum overnight occupancy of twelve guests. As of 

February 23, 2026, the vacation rental listing continues to exceed the occupancy restrictions 

enumerated in the lease agreement and approved conditions of permit approval.  

 

Compliance with County Code 

All vacation rental renewal applications must meet the standards set forth by Santa Cruz County 

Code Section 13.10.694 (3). SCCC 13.10.694 (3)(c) states that a Code Violation, such as mis-

advertising the rental, is grounds for denial.  

 

(c) Processing of renewal applications includes a review of any issued or pending building 

permits or other permits and review of all pertinent information specific to complaints, if 

any, that have been received about the subject vacation rental. Approval of a vacation rental 

renewal permit shall be based on affirmative findings as set forth in SCCC 18.10.230. 

Denial of an application for renewal shall be based on one or more of the required findings 

not being able to be made, as set forth in SCCC 18.10.230(A). Additionally, a County Code 

violation or violations related to the property, such as operating the vacation rental while 

under emergency orders from the state or County that prohibit such operation, mis-

advertising the rental, citations for violation of SCCC 8.30 (Noise), and/or failure of the 

local property manager to timely respond to complaints are all grounds for denial 

 

As there is substantiated evidence from the neighbor and Code Compliance staff, the case cannot 

be made that this application meets the requirements for approval set forth in the code. 

 

Furthermore, SCCC 18.10.230 outlines the findings required to approve a Discretionary Permit. 

SCCC 18.10.230 (A)(1)(b), below, requires a permit application to conform with the County 

ordinances and the local zone district.  

 

(b) Zoning Conformance. The proposed location of the project and the conditions under 

which it would be developed, operated, or maintained will be in substantial conformance 

with the intent and requirements of all pertinent County ordinances and the purpose of the 

zone district in which the site is located. 
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County of Santa Cruz - Community Development & Infrastructure - Planning Division 

701 Ocean Street, 4th Floor, Santa Cruz CA 95060 

As this property has operated out of compliance with the conditions of approval of Vacation Rental 

Permit 111368 this finding cannot be made. Instead, this property is in violation of the Vacation 

Rental ordinance and the conditions of approval established under the prior approval.  

 

For the reasons highlighted above, this application does not meet the established requirements and 

is therefore recommended for denial. 

 

Findings are on file with Santa Cruz County Planning. 

 

Staff Recommendation 

 

Santa Cruz County Planning has taken administrative action on your application as follows: 

 

              Approved (if not appealed). 

 

       X      Denied (based on the attached findings). 

 

NOTE: This decision is final unless appealed. 

 

See below for information regarding appeals. You may exercise your permit after signing 

below and meeting any conditions which are required to be met prior to exercising the 

permit. If you file an appeal of this decision, permit issuance will be stayed and the permit 

cannot be exercised until the appeal is decided. 

 

Please note:  This permit will expire unless exercised prior to the expiration date. 

(See the Conditions of Approval below for the expiration date of this permit.) 

 

If you have any questions about this project, please contact Donovan Arteaga at:  

(831) 454-2801 or Donovan.Arteaga@santacruzcountyca.gov 

 

 

Report Prepared By:       

Donovan Arteaga 

Santa Cruz County Planning 

701 Ocean Street, 4th Floor 

Santa Cruz CA   95060 

 

Report Reviewed By:       

   Sheila McDaniel 

Principal Planner 

   Santa Cruz County Planning 

 

Mail to:  Monica Schwenne 

242 Ridge View Road 

Aptos, CA 95003 

 

Exhibits 

 

A. Findings 
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B. Project plans 

C. Vacation Rental Permit 111368 

D. Code Compliance Citation  

E. Public Correspondence 

 

 

 

  

 

 

Appeals 

 

In accordance with Section 18.10 et seq of the Santa Cruz County Code, the applicant or any 

aggrieved party may appeal an action or decision taken on an Administrative (Level 4) review 

such as this one. All appeals shall be made in writing and shall state the nature of the application, 

your interest in the matter and the basis on which the decision is to be considered to be in error. 

Appeals must be made no later than fourteen (14) calendar days following the date of publication 

of the action from which the appeal is being taken and must be accompanied by the appropriate 

filing fee. 
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Discretionary Permit Findings 

 

(a)  Health and Safety. The proposed location of the project and the conditions under which it 

would be developed, operated, or maintained will not be detrimental to the health, safety, 

or welfare of persons residing or working in the neighborhood or the general public, and 

will not be materially injurious to properties or improvements in the vicinity. 

 

N/A 

 

(b)  Zoning Conformance. The proposed location of the project and the conditions under which 

it would be developed, operated, or maintained will be in substantial conformance with the 

intent and requirements of all pertinent County ordinances and the purpose of the zone 

district in which the site is located. 

 

This finding cannot be made, in that the location of the proposed vacation rental and the conditions 

under which it has been operated or maintained is not consistent with all pertinent County 

ordinances, including the vacation rental ordinance.  In particular, the existing occupancy of the 

vacation rental was mis-advertised as a four-bedroom vacation rental with occupancy for eleven  

overnight guests  in non-compliance with conditions of approval of Permit No. 111369 which limit 

occupancy to 8 overnight guests.  After action by  code compliance to rectify the violation, it was 

again mis-advertised as a four-bedroom vacation with occupancy for 12 overnight guests. 

 

(c)  General Plan Conformance. The proposed project is in substantial conformance with the 

intent, goals, objectives, and policies of all elements of the County General Plan and any 

specific plan which has been adopted for the area. 

 

N/A 

 

(d)  CEQA Conformance. The proposed project complies with the requirements of the 

California Environmental Quality Act (CEQA) and any significant adverse impacts on the 

natural environment will be mitigated pursuant to CEQA. 

 

N/A 

 

(e)  Utilities and Traffic Impacts. The proposed use will not overload utilities, result in 

inefficient or wasteful use of energy, or generate more than the acceptable level of traffic 

on the streets in the vicinity. 

 

N/A 

 

(f)  Neighborhood Compatibility. The proposed use will be compatible with the existing and 

proposed land uses, land use intensities, and dwelling unit densities of the neighborhood, 

as designated by the General Plan and Local Coastal Program and implementing 

ordinances. 

 

N/A 
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(g)  Local Coastal Program Consistency. For proposed projects located within the coastal zone, 

the proposed project is consistent with the provisions of the certified Local Coastal 

Program. 

 

N/A 

 

Site Development Permit Findings 
 

(a)  Siting and Neighborhood Context. The proposed development is designed and located on 

the site so that it will complement and harmonize with the physical design aspects of 

existing and proposed development in the neighborhood, as designated by the General Plan 

and Local Coastal Program and implementing ordinances. 

 

N/A 

 

(b)  Design. The proposed development is in substantial conformance with applicable 

principles in the adopted Countywide Design Guidelines, except as prohibited by site 

constraints, and any other applicable requirements of SCCC 13.11 (Site Development and 

Design Review). If located in the Coastal Zone, the site plan and building design are also 

in substantial conformance with the policies of the Local Coastal Program and coastal 

regulations of SCCC 13.20. 

 

N/A 

 

EXHIBIT A6 EXHIBIT B49



EXHIBIT B
7 EXHIBIT B50



EXHIBIT B
8 EXHIBIT B51



EXHIBIT B
9 EXHIBIT B52



EXHIBIT C10 EXHIBIT B53



EXHIBIT C11 EXHIBIT B54



EXHIBIT C12 EXHIBIT B55



EXHIBIT C13 EXHIBIT B56



EXHIBIT C14 EXHIBIT B57



EXHIBIT C15 EXHIBIT B58



EXHIBIT C16 EXHIBIT B59



EXHIBIT C17 EXHIBIT B60



EXHIBIT C18 EXHIBIT B61



EXHIBIT C19 EXHIBIT B62



EXHIBIT C20 EXHIBIT B63



EXHIBIT C21 EXHIBIT B64



EXHIBIT C22 EXHIBIT B65



EXHIBIT C23 EXHIBIT B66



EXHIBIT C24 EXHIBIT B67



EXHIBIT C25 EXHIBIT B68



EXHIBIT D26EXHIBIT B69



EXHIBIT D27EXHIBIT B70



����� ����

	
��

�� ��������� ���� ��������

������ !"#�

$%��&��'�()�*���(+������,(-��(.������(��&��
/010��"� !"#� �� 23�"4 5��! 6��1!�� 0�7 8���3901�

:;<=>?(@�'�*(AB(C&����
D"3 EFG "8 HI�4� ��J��54 �� �!�4 0��0

��K���K���(L��(B�&�(M,��K��(���N

O P�7�""#4 Q P0�!�""#4 R9��34 EE

��N&���(���������

S"� �IP "� 4��� T�4��� 30�6��H 0J0�90P9�

U��V8����79W X��1!��

Y04!�� Z0�P�1I� H��99

$%N����(���(����

[0P��99" ["99�H�  \ #�� 5096 

D!� ]"��4� "8 ̂�4��� _0�64 R�0�� U0�6  O #�� 7��J� 

[03��"90 Z�01!  ̀ #�� 7��J� 

R0� a"4�b [2 cRa[V̂"�#0� de _����0 R0� a"4� f��9eg  Oh #�� 7��J� 

$%��N������(���'���(i(���LL

D!� �"3V�0��7 4�088 0�7 4��J�1� 5�99 ��4I�� W"I 8��9 5�91"#� 0�7 30#3���7e

C����(��������

jI�4�4 J09I� �!� 9"10��"� 8"� #06��H ��0J�9 390�4 �88"��9�44e

23�"4b [2

kllmnoompqrplqstlu

vwx

kllmnoomyzm{lqt|tl}mql{tl~u

kllmnoompqrplqs�mn�l�tstlu

�tl~mt�mnm�np

kllmnoomn�r�sms�tumnqln

	������� ��� -��N(����*� @���(B�&�(N��N���B ���N )B(���N� ��K�(��

EXHIBIT D28 EXHIBIT B71



����������	�
�������
����	��������������� �������

������������

������������� ��!��""#

$�������"

%&'()*&+,-

$�������.

%&/0,,)&+,-

$�������1

%&'()*&+,-&2)-&%&34056,&7482&+,-

$��������

9&:;()&+0)<&+,-=

1��>?@�����

$>?@�����"

:4(6,A&B&7C4;,D&4)6E

$>?@�����.

:4(6,A&B&7C4;,D&4)6E

$>?@�����1

:4(6,A&B&7C4;,D&4)6E

F!>G��

'(AHC,)

I88(H,

J��K?�?@L��!��!��?M

NOG K�LP��Q����R���?��>?S�T@��U�@>RR>�V�K��

70WW2DEX

YZ[,D(,)H,&2&60Z0D(40=&\(D5)5&,=H2[,]&*D2H,8066E&[,DHC,-&2A4[&2&̂2=A&_̀2HD,&W40)A2()A4[&42=(=]&a0=A&%b_&W(6,=&8D4W&=4W,&48&c26(84D)(2d=&8(),=A&5,2HC,=&2)-&D,)4;),-&=0D8

5D,2<=b&:0H<,-&2;2E&()&;C2A&(=&2D*0256E&AC,&W4=A&,ZH60=(̂,&),(*C54DC44-&()&266&48&72)A2&cD0e]&AC(=&,6,*2)A&,=H2[,&488,D=&AC,&[,D8,HA&5262)H,&48&H4)̂,)(,)H,&2)-&AD2)f0(6(AE]

;(AC&c2[(A462]&74f0,6]&2)-&\[A4=&W,D,&W4W,)A=&2;2Eb&gWW,D=,&E40D=,68&()&2-̂,)A0D,&;(AC&[D(=A(),&5,2HC,=]&A4[̀A(,D&W40)A2()&5(<,&AD2(6=]&-,6,HA256,&D,=A20D2)A=]&2)-

=AE6(=C&=C4[[()*&266&;(AC()&2&%bh̀W(6,&D2-(0=]&AC,)&D,AD,2A&A4&E40D&=,D,),&=2)HA02DE]&HD2-6,-&5E&AC,&60=C&72)A2&cD0e&84D,=A]&A4&D,HC2D*,&()&D,8(),-&H4W84DAi2&C(--,)&*,W

f0(,A6E&=C4;H2=,-&4)&AC,&:j&=C4;&7A2EH2A(4)&2)-&C2)-[(H<,-&84D&AC,&,6(A,&k2)-,D&[62A84DW]&D,=,D̂,-&84D&4)6E&AC,&W4=A&[D,W(0W&W4-,D)&,Z[,D(,)H,=b

:C,&7[2H,X

YZ[,D(,)H,&2&4),̀48̀2̀<()-&D,AD,2A&;C,D,&W4-,D)&60Z0DE&=,2W6,==6E&56,)-=&;(AC&46-̀;4D6-&HC2DWb&:C(=&[D,W(,D&_̀5,-D44W]&l̀52AC&C4W,&=6,,[=&0[&A4&%%&2)-&488,D=&2)

,ZH,[A(4)26&W(Z&48&A(W,6,==&,6,*2)H,&2)-&H4)A,W[4D2DE&H4W84DAb&m,D8,HA&84D&,)A,DA2()()*]&AC,&4[,)&()-44D&6(̂()*&=[2H,&864;=&,884DA6,==6E&()A4&2&=A0))()*&40A-44D&2D,2]

HD,2A()*&2&C2DW4)(40=&H4)),HA(4)&5,A;,,)&()=(-,&2)-&40Ab

7A,[&()=(-,&A4&-(=H4̂,D&(W[4DA,-&n,D0=26,W&=A4),]&C2)-̀H2D̂,-&80D)(A0D,]&2)-&H0=A4W&H25(),ADE]&[2(D,-&;(AC&8D,=C&W4-,D)&A(6,&2)-&8(ZA0D,=&ACD40*C40Ab&Ŷ,DE&-,A2(6&D,86,HA=
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Donovan Arteaga

From: Cathy Sleeper <cathysleeper60@gmail.com>

Sent: Sunday, January 18, 2026 12:22 PM

To: Donovan Arteaga

Cc: Catherine Sleeper

Subject: Exclusive Modern Retreat- The Johanna House 【 JAN 2026 】 in Santa Cruz, California 

(CA), USA

Follow Up Flag: Follow up

Flag Status: Flagged

****CAUTION:This is an EXTERNAL email. Exercise cau�on. DO NOT open a achments or click links from unknown 

senders or unexpected email.**** 

 

h ps://www.rentbyowner.com/property/exclusive-modern-retreat-the-johanna-house/HA-321319789 

 

Donovan, 

 

Here us the lis�ng for the 4400 Johanna Road rental house you asked for. 

 

The trash & recycle cans are some�mes le9 out days before the Thursday morning pick up. If trash & recycle items have 

spilled onto the street, it stays there for a few days.  :( 

 

Thanks, 

Cathy Sleeper 
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Donovan Arteaga

From: Donovan Arteaga

Sent: Friday, January 16, 2026 1:11 PM

To: 'cathysleeper60@gmail.com'

Subject: RE: Renewal of Vacation Rental Permit 111368 for 4400 Johanna Road in Aptos

Hi Kathy, 

 

I apologize for my delay in response. Thank you for your email. I understand your concerns and want to 

ensure that any vacation rental is abiding by our Code and ensuring safety for the surrounding 

neighborhood. 

 

Would you be able to send me a link to their AirBNB listing? 

 

Thanks, 

 

 

 

Donovan Arteaga 
 
Planner I 
Community Development & Infrastructure 
 

Phone: 831-454-2801 
701 Ocean Street, Room 400 
 

 

 

 

From: cathysleeper60@gmail.com <cathysleeper60@gmail.com>  

Sent: Wednesday, January 7, 2026 5:04 PM 

To: Donovan Arteaga <Donovan.Arteaga@santacruzcountyca.gov> 

Cc: 'Cathy Sleeper' <cathysleeper60@gmail.com> 

Subject: FW: Renewal of Vacation Rental Permit 111368 for 4400 Johanna Road in Aptos 

 

****CAUTION:This is an EXTERNAL email. Exercise caution. DO NOT open attachments or click links 

from unknown senders or unexpected email.**** 

 

Subject: Renewal of Vacation Rental Permit 111368  

 

Donovan, 

 

I have concerns about the renewal of the permit for the vaca4on rental home at 4400 Johanna Road in 

Aptos.  APN:0404-411-04  

 

EXHIBIT E44 EXHIBIT B87
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When I go on walks in our neighborhood, I have interacted with groups of people walking around the neighborhood who 

are strangers to me who are very inquisi4ve about who I am and where I live. They ask me ques4ons about the houses 

along the streets. These people are ren4ng the vaca4on rental home at 4400 Johanna Road. This makes me 

uncomfortable, especially a:er 10 houses were broken into a few months ago in our neighborhood. On Expedia it is 

listed as a 4-bedroom, 3 bath home that sleeps up to 11 people.  

 

This vaca4on rental home o:en has many cars in the driveway, and at 4mes the guests park on Johanna Road, which is 

not designed to have street parking. Johanna Road is a private road that we as homeowners pay to maintain. These 

extra cars going up and down Johanna Road contribute to the cracking of the road which causes us more expense as we 

try to maintain it.  

 

There have been par4es that go late into the night and the noises disturb our peaceful neighborhood and those of us 

who want to go to sleep at a decent hour.  

 

I would encourage the planning commission NOT to renew this permit. 

 

 

Thank you, 

 

Cathy Sleeper 
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VRBO LISTING (DATED MARCH 30, 2026) 
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AIRBnB LISTING (DATED MARCH 30, 2026) 
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