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Project Proposal

UP 25-003 (Transient Rental)

• Allow rentals of 30 consecutive 
calendar days or less

• Multi-Family Residential – High 
Land Use Designation

• Maximum occupancy of six 
persons and two vehicles

• Not-owner-occupied



Project 
Background



Pre-Adoption

Existing non-
conforming findings & 
ministerial approvals 
for all condominiums

April 26, 2024

Adoption of 
Resolution 24-038

Project Background (Cont.)

Post-Adoption

Use Permit for 
condominiums in the 

Multi-Family 
Residential – High 

Land Use Designation



History on the Edgewater Condos



History (Continued…)
Condominium Sales (Since 2022)

• Sold in 2022 (Unit #5): $775,000

• Sold in 2023 (Unit #15): $590,000

• Sold in 2024 (Unit #10): $610,000

• For Sale (Unit #19): $675,000

Edgewater Homeowners’ Association Fees: $650/month



Project Setting
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Project Setting (Continued…)

= 65% are currently used as 
transient rentals*



General Plan 
Consistency



MFR-H LUD 
Compliance



Chapter 06 (Parking)



Chapter 22 (Fire Safe Regulations)

• Consistent with §1270.03(a) of the State Minimum Fire Safe 
Regulations, this project is exempt because the regulations do 
not apply to parcel maps approved after January 1, 1991

• The June Lake Fire District was notified about the project on 
April 29, 2025, and did not share any concerns about the 
property or proposed use



Chapter 23 (Dark Sky Regulations)



Chapter 26 (Transient Rentals)

• Prior to operation, the applicant must obtain a Vacation Home 
Rental permit, business license, and Transient Occupancy Tax 
certificate

• If approved, a use permit allowing rentals of 30 consecutive 
calendars days or less would transfer under current regulations



Land Use Element



Issues, Opportunities & Constraints

In Favor

“Short-term rentals in single-
family residential areas meet a 
tourism market need and have 
the potential to utilize existing 
units for additional visitor 
accommodations, rather than 
units remaining vacant and not 
contributing to the local 
economy.”

In Opposition

“The increase in short-term 
rentals in single-family residential 
areas has the potential to further 
reduce the already limited 
housing stock available for 
workforce housing.”

Countywide



Issues, Opportunities & Constraints

In Favor

“Opportunities expressed about 
short-term rentals include 
meeting a tourism market 
need, economic development for 
June Lake, tax revenue for the 
County, assisting homeowners in 
keeping and upgrading their 
properties, the potential for 
reduced impact compared to 
long-term rentals…”

In Opposition

“Concerns expressed about short-
term rentals include disruption 
of the sense of neighborhood, 
impacts to quality of life, 
inappropriate behavior and lack 
of respect for the neighborhood 
by renters, lack of enforcement, 
poor management, reduction in 
workforce housing units and 
property values…”

June Lake



Land Used Policies

In Favor

“Enhance and support the 
existing tourism-related 
economy” (Objective 11.B.)

“Support a sufficient bed base 
and visitor accommodations to 
support the tourism industry.” 
(Policy 11.B.3.)

In Opposition

“Provide for the housing needs of 
all resident income groups, and of 
part-time residents and visitors.” 
(Objective 1.D.)

“Encourage the provision of a 
variety of rental housing in 
community areas.” (Action 
1.D.2.a.)

Countywide



Land Used Policies

In Favor

“Expand and strengthen June Lake's 
tourist-oriented economy by 
stimulating the development of 
year-round recreational facilities 
and attracting and retaining a 
diversity of businesses, while 
protecting June Lake's scenic and 
natural resource values, and unique 
character.” (Goal 20)

“Increase visitation to June Lake.” 
(Objective 20.D.)

In Opposition

“Provide residents and visitors with 
quality housing, a wide array of 
housing alternatives designed to 
promote unique experiences, and 
year-round housing stock; and 
promote adequate affordable 
housing.” (Goal 14.)

“Promote year-round housing types 
and housing for low- and moderate-
income households.” (Policy 14.A.3.)

June Lake



Recent Decisions

UP 22-004 Valetta 

(Denied, August of 

2022)

UP 24-004 Morgan 

(Approved, October 

of 2024)

UP 24-009 Poe 

(Denied, February 

of 2025)

UP 25-002 

Monteverde 

(Approved tentatively, 

July of 2025)

Subject to Chapter 26 of the General Plan 



Chapter 32 
(Use Permit)



Use Permit Finding 32.010.A.

• Meets development standards

• Complies with the intention of the Land Use Designation

This finding can be made.

All applicable provisions of the Land Use Designations and Land Development Regulations are complied with, and the 
site of the proposed use is adequate in size and shape to accommodate the use and to accommodate all yards, walls 

and fences, parking, loading, landscaping and other required features.



Use Permit Finding 32.010.B.

• Will not generate more traffic beyond its current use

• The State Minimum Fire Safe Regulations do not apply

• The June Lake Fire District did not express concerns

This finding can be made.

The site for the proposed use relates to streets and highways adequate in width and type to carry the quantity and 
kind of traffic generated by the proposed use.



Use Permit Finding 32.010.C.

• Not a new use

• Not a current long-term 
housing unit

• No new structures or 
amenities proposed

This finding can be made.

• Transient rentals impact 
housing availability

• Condominiums are 
anecdotally more affordable

• Could introduce a long-term 
housing unit to the market 

This finding cannot be made.

The proposed use will not be detrimental to the public welfare or injurious to property or improvements in the area in 
which the property is located.



Use Permit Finding 32.010.D.

• Consistent with Objective 20.D. 
(increase visitation)

• Consistent with Policy 1.D.5. 
(not a current 
workforce/affordable unit)

• Consistent with Objective 13.I. 
(maintain commercial core)

This finding can be made.

• Inconsistent with Goal 14 and 
Action 14.A.3. (Does not 
promote year-round housing)

• Inconsistent with Action 1.D.2.a. 
(Does not contribute to a variety 
of rental housing)

This finding cannot be made.

The proposed use is consistent with the map and text of this General Plan and any applicable area plan.



California 
Environmental 
Quality Act



Environmental Impact
If approved, the project is 
consistent with a Class 1 
Categorical Exemption 
under §15301, such as the 
conversion of a single-family 
residence to office use.

If denied, the California 
Environmental Quality Act 
does not apply to the project 
under §15270.



Chapter 46 
(Noticing) and 
Public Comments



DECREASE IN PROPERTY VALUE LESS VISITOR LODGING

NO IMPACT TO LONG-TERM HOUSING SALE OF PROPERTY



Questions?
MONO COUNTY PLANNING COMMISSION

JUNE 25, 2025
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