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160 Mal Paso Road 

Carmel, CA 93923 

 

June 24, 2019 

 

Keith Vandevere, Chair 

Monterey County Planning Commission 

Monterey County Government Center 

Board of Supervisors Chambers 

168 W. Alisal St. 

Salinas, CA 93901 

 

Sent via email to: mcdougalm@co.monterey.ca.us 

 

Re: Comment for the record to the Monterey County Planning Commission regarding proposed 

CDP for a Bed and Breakfast land use conversion (PLN180390) 

 

Dear Chair Vandevere, 

 

I write in opposition to the approval of the Coastal Development Permit (CDP) for the Roger’s 

conversion of a single-family residence located at 29152 Highway 1, Carmel CA into a 

commercial Bed and Breakfast facility (PLN180390 – Agenda Item 1). Furthermore, I wish to 

state my support of the Carmel Area LUAC’s recommendation to deny this application as 

inappropriate land use in the residential community of Carmel Highlands. With respect to the 

staff report on this CDP application, I am very disappointed in the Monterey County Planning 

Commission staff’s willingness to ignore the legitimate concerns and recommendations of the 

Carmel Area LUAC on this matter. 

 

This project and the CDP should be denied for the following inconstancies with local land use 

policies and just common sense: 

 

1) There are very good reasons, as expressed by several community members, as well as, the 

LUAC members, to suspect that the owners of the subject property will not fulfil the required 

conditions of their permit – specifically that they will remain resident on this property during it’s 

operation as a Bed and Breakfast (B&B). This determination is based on past experience and 

first-hand knowledge by members of the community and should not be dismissed, out-of-hand, 

by County staff. I would refer the Commissioners to the other comment letters that address this 

issue directly. 

 

2) This property has been operating as a Short-Term Rental (STR) for some time. STRs have 

been determined to be an unpermitted land use within the Coastal Zone and inconsistent with 

several provisions of the Carmel Area Land Use Plan (see below). The County has received 

several complaints on this matter specifically for this property so should be well aware of these 

circumstances. The willingness of the applicants to operate an unauthorized and un-permitted 
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visitor service facility within this community is prima facie evidence that should disqualify them 

from obtaining a CDP for this project. 

 

3) County staff’s recommendation for a CEQA exemption is questionable, at best. This property 

is located adjacent to sensitive coastal habitat and ESHA communities as identified within the 

Carmel Area LUP. This CDP application represents a significant change in the land use criteria 

for this property and our community. Below are just a few of the resource protection and access 

policies within the Carmel Area LUP that staff and the Commissioners need to properly consider 

in this application process: 

 

Carmel Area LUP, Section 5.3.1 Key Policy  

 

Public access shall be protected and provided where consistent with public safety needs and the 

need to protect the rights of private property owners and natural resource areas from overuse.  

 

Section 5.3.2 General Policies  

3. For areas not appropriate or planned for public access, such access should be discouraged. 

Where such areas are located on private land, the County and other public agencies should 

cooperate with landowners to develop effective methods for directing access to appropriate 

locations.  

 

6. Shoreline access should be guided by detailed management plans. These plans shall 

incorporate community ideas and desires to guarantee quality preservation of the coast. The 

County should work closely with local citizen advisors, property owners and public agencies in 

planning for management of access.  

 

8. In encouraging public access the County desires to ensure that the privacy, safety, health, and 

property of residents are protected. The visiting public (which is generally unaware of the 

hazards presented by surf and tide) should not be directed into hazardous locations unless 

professional supervision is provided. 

 

Staff has not provided any direct evidence or studies that demonstrate that the conversion to 

commercial use of this property would not present the potential for significant negative 

environmental impacts to these sensitive coastal resources and/or habitats.  

 

4) Of particular concern in relation to CEQA compliance is the capacity and suitability of the 

operations of an onsite wastewater treatment system (septic system) designed for single-family 

residential usage being re-tasked to function as a commercial system. While staff did have the 

system inspected through the Dept. of Environmental Health, this inspection, by direct admission 

of the Dept., was done on the basis and criteria of a single-family residence and the unapproved 

draft STR ordinance; and therefore, not evaluated on the basis of operations as a commercial 

facility.  

 

On this point, I would refer the Planning Commissioners to Carmel Highlands Onsite 

Wastewater Management Study (OWMS) prepared for Monterey County in 2010. The complete 



report is available on the Monterey County’s website at:  

http://www.co.monterey.ca.us/home/showdocument?id=46532 .   
 

The OWMS report specifically identifies a high priority for addressing the environmental 

impacts of septic systems on the west side of Hwy 1 where the applicant property is located. 

Monterey County RMA and the Board of Supervisors have also expressed concern for the 

problems in this area and the need for these environmental and public health risks to be 

appropriately addressed. Specific findings of the OWMS that are relevant to the need for 

additional study and a full CEQA review on this project are: 

 

• Pg. 5, Par. 5: All OWTS are currently regulated by the Monterey County Division 

of Environmental Health under the provisions of County Code Chapter 15.20.  

However, since development in Carmel Highlands dates back to the 1950s, OWTS 

have been installed over many years under differing regulatory requirements and 

industry practices that have evolved over the past 60 years.  Some of the relevant 

statistics regarding OWTS in Carmel Highlands determined from County files 

include the following:  

  

o   32% of the OWTS are more than 50 years old; about half are more than 

30 years old.  

o   71% of the OWTS have still use their original system; 29% have been 

repaired or modified  

o   There are an estimated 10 to 15 OWTS that discharge to the ocean 

rather than to an onsite disposal field. 

• Pg. 6, Par. 4: Based on the age of the existing OWTS, it is reasonable to expect 

that in the foreseeable future as many as 30 to 50 percent of the OWTS in the 

study area will require significant upgrade and/or replacement. 

• Pg. 7, Par. 3:  A significant threat to ocean water quality is posed by the OWTS 

serving ocean-front homes.  where there are estimated to be 10 to 15 systems that 

have direct discharges of effluent to the ocean.  These discharges are not in 

compliance with either County Code, California Water Code, or the Federal 

Clean Water Act and pose a direct threat to beneficial uses of the ocean waters … 

• Pg. 7, Par. 4: Approximately 25 to 30 percent of the parcels in Carmel Highlands 

either border or are within 100 feet of one or the major streams or seasonal 

tributaries that drain through the area.  Although no water quality data are 

available for local streams, wastewater contaminants, especially pathogens, 

reaching local streams could adversely impact recreational uses, especially in the 

lower reaches or the streams where they meet the ocean.  An additional concern 

is the potential impact on groundwater quality and drinking water uses, via 

percolation and recharge of the bedrock aquifer along the stream channels. 

• Pg. 11, Par. 2: Although the Carmel Highlands area does not have a documented 

high rate of overt failures of OWTS, information on the design, age, repair 

history, and septic tank pumping data indicate chronic operational difficulties, 

severe problems in specific areas, and a likelihood of significant repair or 
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upgrade needs in the foreseeable future.  Management of existing systems can be 

improved by (a) identifying and taking abatement action for the existing ocean 

discharge systems; (b) instituting a new septic tank pumper inspection/reporting 

program; (c) adopting performance evaluation and other requirements for system 

repairs and remodel projects; and (d) implementing a water quality monitoring 

program to provide baseline information and ongoing tracking of OWTS impacts 

on the environment. 

• Pg. 102 Par. 7: Conduct environmental studies in connection with the feasibility 

analysis and conduct complete environmental review under CEQA of 

recommended sewerage facilities plan. 

• Pg. 103, Par. 1: Implementation of the recommended sewerage facilities plan 

would be based upon the results of the engineering and environmental studies.  

This is anticipated to include the following.   

o   CEQA Certification.  Certification of the environmental document for the 

sewerage facilities plan by Monterey County, per CEQA. 

Most of these excerpts listed above are from the Introduction and Summary sections of the 

OWMS. Greater detail and other environmental and public health issues are found within the 

main body of the study. 

These water and sewage pollution concerns, along with other protected habitat, cultural resource 

and infrastructure/natural resource over-utilization impacts need to be properly reviewed and 

studied before any new public land-use such as this commercial B&B project is approved by the 

County. For this project to be approved, significant upgrades to the onsite wastewater treatment 

system should be required - much like the other commercial visitor serving facilities in the 

community and other neighboring properties. Both hotels, the fire station, general store and some 

other adjacent private properties are connected to the Carmel Area Wastewater District sewer 

line and do not operate onsite wastewater treatment systems. This needs to be the standard for 

commercial properties/visitor serving facilities in Carmel Highlands. 

 

5) As the Carmel Area LUAC found, this area, and specifically this property, is not designated in 

the Carmel Area LUP as location suitable for “Special Treatment” (Section 4.4.3, F). It is, 

therefore, subject to the location and density limitations for “Visitor Serving” sites as proscribed 

within the LUP (as detailed below). This project is not within any of the designated areas where 

these types of commercial activities are permitted. 

 

Carmel Area Land Use Plan, Section 4.4.3: 

 

D. Recordation and Visitor-Serving Commercial 

1. Visitor-serving facilities are presently located in existing developed areas. Expansion of 

existing facilities or the location of new facilities within existing developed areas is preferred 

over development elsewhere. 

 

4. Proposals for development of new or expansion of existing recreation and visitor-serving 

facilities should be evaluated on an individual basis. All proposals must demonstrate consistency 

with the land use plan, maximum site and parcel densities, and environmental, visual, design and 



traffic safety constraints. The expansion and development of recreation and visitor-serving 

facilities should be of a scale and nature that is compatible with the natural and scenic character 

of the area. 

 

Maximum intensity for "Recreation and Visitor-Serving" sites not specified elsewhere in the Plan 

are as follows: 

 

86 visitor units and 12 employee units for Carmel River Inn 

150 visitor units and 12 employee units for Highlands Inn 

35 visitor units and 4 employee units for Tickle Pink 

16 visitor units and 2 employee units for Sandpiper Inn 

 

5. A mix of recreational uses is considered appropriate in areas designated for high-intensity 

recreation and visitor-serving uses, including low-cost facilities such as hostels or fee camping. 

 

 

I. Commercial 

1. Commercial land use in the Carmel Coastal Segment shall be restricted to those locations of 

existing and proposed visitor-serving accommodations shown on the land use plan map or 

described in the text. Additional commercial designation of property is not compatible with the 

intent of this land use plan to preserve the natural and scenic character of the area. 

 

2. Expansion of existing commercial visitor-serving facilities or development of new facilities 

shall be approved only where requirements for adequate parking and wastewater disposal and 

for protection of natural resources can be fully satisfied. Adequate parking shall include all uses 

on the subject site (e.g. hotel units, restaurant, employees, day use facilities). 

 

3. Renewal of use permits for existing commercial uses or the establishment of new uses will 

require careful consideration of the impact of the use on the surrounding community. 

Particularly where commercial activities are in proximity to residences, care must be taken to 

ensure that noise or visual modification do not affect the peace and tranquility of existing 

neighbors. 

 

4. Similarly, new commercial uses or expansion of existing uses will be evaluated for their 

impact on traffic safety and highway capacity in the area. Parking should be screened from 

public views from Highway 1 as far as possible and should in no event create traffic hazards or 

danger for pedestrians. However, commercial uses of a recreational or visitor-serving nature 

shall not have their maximum permitted intensity required to be reduced because of a finding of 

inadequate traffic capacity on Highway 1, unless maximum permitted intensity in this plan of 

residential use is correspondingly reduced. 

For the reasons stated above and in concurrence with the determination of the Carmel Area 

LUAC, I oppose the approval of the Coastal Development Permit for the Roger’s property at 

29152 Highway 1, Carmel CA (PLN180390) allowing for the conversion of a single-family 

residence into a commercial Bed and Breakfast facility. This project is inconsistent with the 

certified LCP. Due to the potential for significant environmental harm, it should require a full 



CEQA review. This significant change in land use should be conditioned on compliance with the 

findings and recommendations of the Carmel Highlands Onsite Wastewater Management Study. 

Finally, neighborhood experience and preferences, compatibility with existing residential zoning 

and land use, and duly exercised findings of the body responsible for evaluating local land use 

(LUAC) should be respected as a function of representative government. 

Thank you for the opportunity to comment on this important matter that affects our members and 

the greater coastal community.  

Respectfully Yours,  

  

Michael A. Emmett 



From: Lorraine Oshea
To: McDougal, Melissa x5146; Hussain, Yasmeen x6407; 194-RMAComments; ClerkoftheBoard
Subject: Rodgers 180390 request for Bed and Breakfast Permit
Date: Monday, June 24, 2019 11:45:14 AM

I would like to go on record that I oppose the issuance of a Bed and Breakfast permit for
Rodgers #180390. I agree with the findings of our LUAC for Carmel Highlands, that due to
traffic concerns, there is no need for another four visitor serving units in that location.

The area in which this Bed and Breakfast would be located is on a blind curve southbound. In
December 2018, I was rear ended in a collision on this curve due to a traffic stop for a loose
dog running in the southbound lane in the afternoon. 

Within 1/4 of a mile, south there are already two establishments for visitors, The Tickle Pink
Inn and the Highlands Inn.  
 
Thank you,

Lorraine O'Shea
Sonoma Lane
Carmel Highlands
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From: Donald Burnett
To: Hussain, Yasmeen x6407
Cc: McDougal, Melissa x5146
Subject: PLN 180390-Rogers
Date: Monday, June 24, 2019 4:33:27 PM

Dear Ms. Hussain,

I am opposed to the issuance of a B & B permit to Mr Rodgers.  I have lived in Carmel HIghlands since
1967, and I firmly believe that having a commercial Bed and Breakfast in our residential neighbor is
against the guidelines meant in the Carmel/Unincorporated Land Use Plan.

I am also deeply concerned about the traffic issues that have happened as a result of the property
already being rented out as a short term rental.  Cars cannot find the address, and create a safety hazard
because they are not familiar with our residential roads.   I have also noted that the advertisements say
the house can sleep up to 18 people, which will potentially be a safety and health issue to the
neighborhood.   Also of concern is water.  It is a well known fact that water is limited in our area.  

I request that the Planning Commission deny Mr. Rodgers' application, following the recommendation of
our local LUAC.

Sincerely,

Don Burnett
Sonoma Lane, Carmel Highlands
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From: Michelle Alway
To: McDougal, Melissa x5146; Hussain, Yasmeen x6407
Cc: ClerkoftheBoard; 100-District 5 (831) 647-7755; Martha V Diehl; vandeverek@co.monterey.ca.us; Parson, 

Kristina A. x5317
Subject: PLN 180390/Rodgers - 29152 Highway One, Carmel Highlands
Date: Tuesday, June 25, 2019 1:56:06 PM

Melissa McDougal
Yasmeen Hussain
RMA-County of Monterey

Hand Delivered with Attachments
EMAIL

I am a 30 year resident of Carmel Highlands, purchasing my property because of the LDR zoning and the atmosphere of a 
residential neighborhood, after being lucky enough to move from a big city.

I am very much opposed to the issuance of a permit for a B & B at the Applicant’s property located at 29152 Highway One 
(APN: 241-061-015-000.  

I am most importantly opposed to what in essence is a change of zoning in our Coastal Zone.  It seems to me that if County 
requires a business license, then it must be for a commercial business, and not for a private residence.  

I disagree with the traffic study done.  I have personally observed a traffic hazard as renters stop almost on a dime trying to 
find the house.  The addresses near this property are in double or triple digits, and the address of the Applicant’s property 
apparently throws them for a loop (29152).   It is an accident or two just waiting to happen, and no place for a commercial 
business which draws so many cars along Highway One looking for the address.  It would be more accurate to have a traffic 
study done on Friday late afternoon/early evening or throughout the weekend.  

I am also hesitant to believe that applicants really plan on making the Highway One property their primary residence and 
“owner occupied”, and that they will leave their Pebble Beach home to live in an 8’ x 10’ bedroom as stated by applicant’s 
representative at the February 19, 2019 LUAC hearing, and discussed using the design plans.   In one of the 
advertisements, a co-host named Mickey is named.  Why does applicant need a co-host if he will be present at all times?   
How will  County monitor and/or enforce if owner/applicant is not present during the operation of a B & B?

Applicant does not have a good record of abiding by rules and regulations, and I request that the Planning Commission 
consider his past conduct having a blatant disregard for the laws and regulations of Monterey County. 

There have been code compliance actions filed against applicant, and I was also advised that applicant submitted an 
Agreement to Quit Operation to the County.  Even so, applicant continues to operate/advertise the short term rental.
  
The advertisement titles keep changing, but you can find reviews which include multiple ones in any given month under:

Villa Carmel
Big Sur Suite
Carmel Suite
Villa by the Sea
Cozy Guest Room in a Villa
Private Room
The Garden Bedroom in a Villa

And, a recent advertisement is: Villa Carmel Highlands, a Vacation Rental Listing.  This states that 5 bedrooms available/4 
baths and that it sleeps 16-18.  

He has advertised on airbnb, VRBO, Perfect Places Vacations Rentals, Craigslist and possibly many more places.  

Some reviews (and obviously not every guest posts a review) are attached, evidencing that applicant has been renting out 
the property multiple times per month for a very long time.   One particular example:
As of November 13, 2018 there were 916 reviews (six alone in September 2018), whereas on October 28, 2018 there were 
only 890.  That’s 26 reviews in 16 days.   Some reviews will be provided to County.   

Also attached is the first page of a list of some 373 reviews during the period between 2015 and 2018.  The original, full copy 
of these screen shots is being provided to Ms. Parson by separate cover.  I am requesting that Ms. Parsons, conduct an 
audit as to the amount of TOT taxes that have been paid, to ensure that they coincide with the illegal number of short term 
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rentals by applicant.

Additionally, I would like to see the septic system/leach field situation re-evaluated.  Applicant advertises (depending on 
which website or advertisement you look at, that it can sleep 18 people.  In my opinion, this is not a normal occupancy for a 
single family dwelling, and I am concerned that the septic system was not designed to accommodate constant use by that 
amount of people. Environmental Health Department indicated the existing tank was deteriorated but could be brought back 
into acceptable condition with repairs.  Has Environmental Health examined thoroughly that applicants’ repaired septic 
system is the recommended tank size for the use of 18 occupants on a regular basis? 

I further ask, as our LUAC recommended on February 19, 2019, that Monterey County address ADA concerns and 
recommendations.  I do not see that addressed in the Staff report.

Title 20 does not mandate that B & B’s must be permitted.  I request, as our local LUAC did, that this application be denied. 

Michelle Alway
Carmel Highlands

CC:  Kristina Parson
Mary Adams
Martha Diehl
Keith Vendevere
COB




























































