
 
 

Attachment H 



 
 
 
 
 
 
 
 
 
 

This page intentionally left blank.  



Thoughts on PBC's Inclusionary Housing Proposal 

 

Rick Verbanec – 13 June 2016 

 

There has been much angst expressed publicly about forest/habitat impacts, traffic impacts, 

wildlife impacts, and water impacts from this project, but I believe those arguments are not 

compelling and, apparently, neither do the Planning Commissioners.  There are, however, some 

legitimate planning considerations which were not aired at the PC hearing and which have 

lasting effects on the people involved and property values of the surrounding neighborhoods.   

Pebble Beach Company, understandably, has pursued a path of least governmental resistance 

with their proposal, providing an executable option in the same cost regime as the statutory in 

lieu fee alternative.  However, the insertion of multi-family, attached, rental units in the midst of 

single-family, detached, units will destroy any semblance of neighborhood integrity.  Instead, it 

creates a discriminant that will be easily identifiable to both the SFD neighbors and the tenants. 

There are at least two desirable land use planning factors competing for attention in this 

proposal: 1) creation of low cost housing for local workers, a very pressing need as everyone 

agrees, and 2) protection of neighborhood integrity, which everyone should agree is one of the 

central purposes of a planning department.  I suggest here some enhancement features relating to 

both the people and the structures which, if added, would reduce the proposal's adverse impact 

on the neighborhoods while still providing needed housing.   

Regarding the people, PBC has offered to give first priority for the housing to income-eligible 

PBC employees. The housing would thus be an employment benefit, giving tenants some 

economic incentive to maintain day-to-day neighborhood integrity, otherwise missing in rental 

housing.  While such an incentive is not as compelling as home ownership, it is certainly 

something real and valuable and should be explicitly incorporated.   

This concept should be extended to require employees of other Del Monte Forest 

employers to be considered for eligibility before offering potential vacancies to non-DMF 

workers, thus enlarging the pool of benefitted local workers.  This is consistent with the 

County intent of locating workforce housing near the jobs and adds some level of long 

term persistence to the notion of "local" employment and rule out the absurd situation of 

occupancy by non-local workers having to commute out for jobs.   

 

This enlargement would also provide some insulation from uncertain but potential future 

changes in the rental situation.  There is no way to predict changes in the government's 

income standards for eligibility, PBC employee wage structure, or other PBC ownership 

options.  As a private development, much flexibility exists in creating deed restriction 

language to constrain the rental property to local employment and the details should be 



worked out in advance.  The desire is to prevent a long term neighborhood degeneration 

as is so evident in poorly restricted, low cost rental housing in cities across the country.   

 

To enhance this concept further, some visible and neighborhood-friendly mechanism 

should be incorporated to hold at risk a tenant's continued eligibility for occupancy in the 

low cost housing based on legitimate neighborhood complaints about a tenant's behavior.  

A local mechanism to hear and determine legitimacy of complaints, and initiate 

enforcement action, would be more suitable and less cumbersome than one based on the 

County's overloaded enforcement staff or left to lengthy and awkward community court 

actions.  The eviction conditions and process should be simple and clearly spelled out as 

part of the plan. 

  

Regarding the structures used for rental, PBC has designed units with efficiency and 

manageability in mind.  The result, while attractive as rental units, look like rental units, 

providing a visual discriminant that is undesirable for both the neighborhood and the tenants. 

The proposal would be enhanced by configuring the rental units in structures which are 

sized and styled more like the houses presently in the surrounding neighborhoods, i.e., 

structures with varied orientations and architectural elevations of about 3000-3500 sq. ft.  

This could be achieved, for example, with triplex units of 1000-1300 sq. ft. each, about 

the same size as those in the proposal.  This architecture would reduce the obvious visual 

discriminant of how “different” the new enclave would be, alleviating at least some of the 

downward pressure on neighborhood property values.  It would also reduce any potential 

sense of community isolation from that "difference" felt by the tenants and add to their 

incentive for maintenance of the visual curb appeal of the neighborhood.   

 

While still a clustered development, this arrangement would necessarily occupy a little 

more of the available 6+ acres of Area D than the existing proposal, but an ample buffer 

around the complex would remain available for tree replacement, walking paths, 

landscaping, etc.  It would still impact the forested nature of the area less than that which 

would occur with the construction of single family homes on ¼ acre lots like the 

immediate Del Monte Forest neighborhood.  

By addressing both tenant behavioral issues and visible architectural discriminant issues, as 

described above, the worst of the impacts would be reduced.  Construction of inclusionary 

housing is a worthwhile mandate for the DMF Plan and I have no doubt that PBC will build a 

high quality facility no matter the configuration.  But protection of neighborhood integrity should 

be held in some substantial regard while in the pursuit of low cost housing objectives. 
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Sidor, Joe (Joseph) x5262

From: Nickerson, Jacquelyn x5240
Sent: Monday, July 11, 2016 12:34 PM
To: Sidor, Joe (Joseph) x5262; Ford, John H. x5158
Subject: FW: Correspondence: Letter from Phillips Wylly, FW: Pebble Beach "afordable" housing 

project

For the file. 

 

From: Pablo, Joel x6642  

Sent: Monday, July 11, 2016 11:43 AM 
To: 100-BoS Everyone; Bauman, Lew x5113; McKee, Charles J 

Cc: Bokanovich, Karina T. x5383; Chiulos, Nick x5145; Guertin, John P. x6654; Harris, Lisa x4879; Holm, Carl P. x5103; 

Nickerson, Jacquelyn x5240 
Subject: Correspondence: Letter from Phillips Wylly, FW: Pebble Beach "afordable" housing project 

 

Good Morning, All- 

 

Please see below e-mail correspondence from the desk of Phillips Wylly.  

 

If you have any questions or concerns please contact me at the number listed below. 

 

Respectfully,  

 

Joel G. Pablo 
Senior Secretary 

Clerk of the Board 

168 W. Alisal St., 1st Floor 

Salinas, CA 93901 

 

Phone: (831) 755-5066 

Fax: (831) 755-5888 
 

 

 

From: Phillips Wylly [mailto:winterwylly@comcast.net]  

Sent: Friday, July 08, 2016 10:03 PM 

To: 112-Clerk of the Board Everyone 

Cc: Mark Stilwel Stilwel; MH Editor 
Subject: Pebble Beach "afordable" housing project 

 

Recent newspaper reports indicate there is re-newed discussion about Pebble Beach 
plans to build employee housing on a beautiful section of Del Monte Forest.   May I 
suggest and alternate location.   At the corner of Forest Lake Rd. and 17 Mile Drive, 
opposite the Peter Hay golf course and the new Golf Academy,  there is a huge, denuded 
parcel of land where once there grew many trees.  This land is now designated as "Caddy 
Parking."   It is also home to tent cities when the AT&T is here.   What more perfect 
location could there be for this housing project.   There are no more trees to cut down,  no 
walking/hiking space to disturb.   Surely a parking area could be constructed on the 
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ground floor with many, many apartments above.    There would be many advantages:   
Employees could walk to work thus cutting down on the growing PB traffic problems,   
Attractive buildings would surely be an improvement over the current barren, wasteland 
 parking.   Facilities for the temporary pleasure tents put up there for various events could 
easily be accommodated inside the new structures. 
  

And for a further suggestion,  should there be concern for Spanish Bay employees,  why 
not build additional housing units where the unused Spanish Bay tennis courts are 
located?   Easy walk for employees,  again less forest traffic.  If thought really necessary, 
tennis courts could be placed on top of the new structures. Many places I know of have 
tennis courts located on top of buildings,  they seem to work very well. 
  

And just think - 700 beautiful trees left to help retain our forest;  many Pacific Grove 
people much happier and an eye sore parking lot transformed into a thing of beauty! 
  

Respectfully submitted,   
  

Phillips Wylly 

1147 Wildcat Canyon Road 

Pebble Beach,  CA  93953 

  

cc:Pacific Grove City Council 
300 Forest Avenue 

Pacific Grove,  CA  93959 

  

  





Selected comments from the You Tube video (20 minutes) from Old Forest Group: 

     “OFG People videos” by Michelle Raine 

 Published on May 18, 2015 

 Video Clips by Del Monte Forest Lovers and Residents, Old Forest Group 

 https://www.youtube.com/watch?v=jadeQeALkbw 

The following sentiments from neighbors to the Del Monte Forest Area D are quite typical of how it has 

come to be regarded: 

 "I'm a 40 year resident of Pacific Grove. Our forest is at the end of the street.  I raised my children in this 

neighborhood and we always went down to the forest.  Then when my children grew up and came to 

visit with my grandchildren, first thing in the morning while their parents slept, I would sneak in to 

get my grandchildren and take them down to the forest where their eyes lit up in awe.   The 

continuing value of this forest to our area is beyond description."   Lynn Mason  

"The Monterey Peninsula has been my home since 1942.  I've lived in this neighborhood since 1975.  I 

raised my kids here and they played all the time in this forest. I always knew they were safe going in 

there. When my children would come home from college they would take their friends into this forest 

and show them their hometown in this way. When my grandchildren, 5 of them, have come to visit me 

they've always spent time in the forest."  Cam Schure 

 "Growing up near Area D, the forest was for my discovery.  A place to see wildlife in action.   Once, I saw 

a red tail hawk dive down and catch its prey with its sharp talons.  What a sight!  I would search for 

frogs in the night.   I would hear the birds sing and animals rustle in the bushes..."  David Lemon 

 "My wife's family has been here for 3 generations. This forest is absolutely one of our primary assets in 

this area. There are only three places in the world where this rare Monterey Pine habitat exists, and we 

have always been in amongst this nature. It's a wildlife corridor here right next to our homes - so nature 

can survive.  This forest has been an important part of our lives."  Peter Mathews 

"As a member of the Select State Senate Environmental Committee ...as a 30 year resident of this 

neighborhood I've witnessed the Pebble Beach Company for their treatment of the environment - their 

stripping of pristine forest.  There used to be a lovely stream down here where we used to hear frogs... 

no more.  My kids are among many kids in this neighborhood who have grown up with the woods and 

have demonstrated the value of growing up by the woods. We want to keep future generations growing 

up with this paradise right next door."  Craig Coffin 

 "We bought our home new in 1984, because we were told by the Pebble Beach Company that this 

forest would never be developed.  I was new to the area and young so I never got anything in writing."    

George Mckchenie  



 "I'm a 3rd generation resident of Pebble Beach and one of the things that my family and I have always 

loved about the area and felt fortunate to live here is because of the nature and because of the forest. 

We owe an incredible debt of gratitude to Samuel F.B. Morse because he had a vision of having a 

community located in a forest with wildlife that respected nature ... lots of forest space was left 

between lots... I've always enjoyed that these wildlife corridors like this, which were part of the original 

planning, connect vast networks of Pebble Beach greenbelts... permeating the community so we can 

enjoy nature and it can survive here."  Thaleia Widenmann 

 "We're really concerned about the quality of life after all these years and this is what we expected to be 

seeing in all of our days... these trees... in our retirement. This is what we were all told when we bought 

our houses here."  James McClure 

 "This beautiful forest has been a bounty for us over the years.  We consider it to have been an 

important amenity."   Kathleen Davis 

 "I spend a lot of time right here in these woods and there are a number of beautiful animals that live 

here.  One of my favorites is a family of red shouldered hawks. I keep a reservoir of water in my 

backyard. Deer come out from the forest daily to drink from it..."  John Honeywell 

 "We love the trees in this area and that was the factor that made us buy our home. I always bicycle 

down to the ocean through this forest.  After reading about SFB Morse... he would not be happy with 

what has already been done to the Del Monte Forest."  Michelle Raine 

 "My family used to walk here in the 1980's.  This was never touched by any sort of road or anything like 

that ... such a beautiful forest that we always thought would remain..."  Carol McCarthy 

 "This development was already approved at another location with the destruction of about 7000 trees 

for it.  That was supposed to be Pebble Beach's final build-out.  After it was already approved they 

moved it here where they will be killing hundreds more trees ... it's just not necessary to take away our 

local forest as well."  Cosmo Bua  

 "We were attracted to the neighborhood because we thought it would be forest and trails.  That's how 

we met our neighbors, bumping into them on the trails."  Margaret Butterfield 



 

 

August 3, 2016 
 
 
 
Gail T. Borkowski, Clerk of the Board 
Board of Supervisors 
168 West Alisal St. 
1st. Floor 
Salinas CA 93901 
(831) 755-5066 
 
 
RE: PLN130447/OFG petition packets:  
 
 
 
Dear Ms. Borkowski, 
 
This letter of inquiry is on behalf of the Old Forest Group.  Last year, we hand-delivered 
packets containing more than 1,000 signed petitions in support of saving the forest, in 
Area D. These packets of petitions were to be delivered, to each Board of Supervisor 
and Planning Commission member.  Consequently, (prior to the June 8th 2016 Planning 
Commission meeting), Joe Sidor acknowledged receipt of those packets. 

Therefore, I am likewise inquiring to confirm that each member of the Board did receive 
their packet.  These petitions are to be used as evidence before the upcoming Board 
meeting, August 23rd.  We want to make certain that they have been filed prior to the 
time of the hearing, and/or will be presented to the Board, at the time of the hearing.  

We very much appreciate your assistance with this inquiry. 
 
Sincerely, 
 
Deborah Kenwood/dk9@sbcglobal.net 
 
Deborah Kenwood 
 
c.c. Old Forest Group 
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