
   

CITY OF PACIFIC GROVE 
300 Forest Avenue, Pacific Grove, California 93950 

AGENDA REPORT 

TO: Honorable Mayor and Members of City Council 

FROM: Mark Brodeur, Director, Community and Economic Development 

MEETING DATE: June 3, 2015 

SUBJECT: 
Comments on Pebble Beach Inclusionary Housing Project Draft 

Environmental Impact Report  

CEQA: 
Does not Constitute a “Project” per California Environmental Quality Act 

(CEQA) Guidelines 

 

RECOMMENDATION 
Authorize the Director of Community and Economic Development to send a comment letter 

addressing the adequacy of the Draft Environmental Impact Report. 

 

DISCUSSION 

The Draft EIR does not adequately address a number of project-related impacts and burdens on City 

of Pacific Grove infrastructure and residents.  Though this project is located outside the City, it is 

being proposed at the Area D location because of its proximity to services and amenities that are 

primarily within Pacific Grove, such as City streets, sidewalks, parks, schools, and libraries, to 

name a few.  There is a lack of analysis and focus on mitigation to minimize undue impacts on City 

of Pacific Grove infrastructure. 

 

OPTIONS 

1. Suggest Amendments to the Comment Letter before sending. 

3.   Do not take action. 

 

FISCAL IMPACT 

No direct impact. 

 

ATTACHMENTS 

1.  Letter dated June 19
th

 from Director Brodeur to Associate Planner Sidor. 

 

RESPECTFULLY SUBMITTED:         REVIEWED BY:  

 

  
_____________________________       

Mark Brodeur Thomas Frutchey 

Director, Community & Economic City Manager 

Development 

Agenda No. 12B
Page 1 of 1



 

CITY OF PACIFIC GROVE 
Community and Economic Development Department  
300 Forest Avenue, Pacific Grove, CA 93950 
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June 4, 2015 
 
 
Joseph Sidor, Associate Planner 
Monterey County Resource Management Agency – Planning 
168 W. Alisal St., 2nd Floor 
Salinas, CA 93901 
 
RE:  PLN130447; SCH#2014081052 – Pebble Beach Company Inclusionary Housing Project 
Draft Environmental Impact Report 

 
Mr. Sidor, 
 
Thank you for the opportunity to comment on the Pebble Beach Company Inclusionary Housing 
Project Draft Environmental Impact Report (EIR).  The proposed project raises concerns and 
presents numerous significant and unavoidable environmental impacts.   
 
The Draft EIR does not adequately address a number of project-related impacts and burdens on 
City of Pacific Grove infrastructure and residents.  Though this project is located outside the 
City, it is being proposed in this particular location because of proximity to services and 
amenities that are primarily within Pacific Grove such as City streets, sidewalks, parks, schools, 
and libraries, to name a few.  There is a lack of analysis and focus on mitigation to minimize 
undue impacts on City of Pacific Grove infrastructure. 
 

The following comments and suggestions are offered to improve the Draft EIR:  
 
Section 3.1 Aesthetics 
The proposed project will significantly change both the visual character of the area and light 
and glare.  The forested area will be replaced with two-story attached multi-family dwellings 
significantly changing the character.  Additionally, nuisance light would be generated from 
outdoor lighting on both the proposed residences, and the parking area.  The light and glare 
could significantly impact any endangered and special status species in the adjacent forested 
areas as well as adjacent local residents. 
 
Please review the Draft EIR to address the light and glare impacts on endangered and special 
status species in the adjacent forested areas. 
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Section 3.3 Biological Resources 
The proposal has the potential to significantly alter and further degrade the site’s 
environmental setting and the City disagrees that the significant impacts to the special status 
species can be reduced to less than significant levels with mitigation.  Additionally, the 
cumulative impact of removal of forested area by previous projects, such as the development 
of a surface parking lot with lighting, was not adequately addressed. 
 
The proposal will significantly impact a number of special status species, both wildlife and 
plants, under both the California Fish and Game Code and Federal Environmental Species Act.  
As shown on Table 3.3-3 Special-Status Species Potentially Present at Project Site, species 
potentially impacted include Monterey Pine, California red-legged frog, Sharp-shinned hawk, 
and White-tailed kite to name a few.  Although degraded, the site is habitat for a number of 
species, and if managed by the Pebble Beach Company, has potential to become a higher 
quality habitat area.  Additionally, the development further fragments existing habitat area and 
will further interfere with wildlife movement. 
 
Please revise the Draft EIR to address the systematic removal of forested areas in the vicinity 
of the project site, including the parking lot at the corner of Congress Avenue and 17-Mile 
Drive, recent single-family development along Congress Avenue in the last decade, and any 
other pipeline projects.   
 
Section 3.8 Land Use and Recreation 
Land Use 
The predominant land use and housing pattern adjacent to the subject site is single-family 
residences, both in Pebble Beach and in the Del Monte Park residential area in Pacific Grove.  
The proposed townhome, attached multi-family development is not consistent with this 
pattern of development.   
 
The proposed townhouse multi-family development type with proposed carports and surface 
parking area is inconsistent with the existing development massing, scale, and style of the 
surrounding area.   
 
Please replace the proposed carports with garages and reorient the guest parking to parallel 
parking along the proposed new street to better reflect the existing development pattern.  
Additionally, the alternatives that propose single-family residential units in lieu of attached 
townhomes are more consistent with the predominant development pattern. 
 
Recreation 
The City’s local park system was not addressed in Land Use and Recreation.  Recreation areas 
analyzed were limited to Regional Recreational Facilities, Trails, and Preservation Areas.  The 
proposed location is adjacent to Pacific Grove and the nearest improved City park is Arnett Park 
and is proximate to the City’s Rip Van Winkle Open Space preserve, neither of which were 
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addressed.  Additionally, there was no discussion on the impacts to City offered Recreation 
Department courses and camps. 
 
Section C, Recreational Demand, states the project would have a less than significant impact on 
the use of existing parks and recreation facilities.  The City of Pacific Grove contends that the 
projects’ proposed additional 78 residents could result in impacts to the City’s recreational 
resources, particularly Arnett Park and the Rip Van Winkle Open Space, and City Recreation 
Department offerings such as Day Camps. 
 
Please revise the Draft EIR to include an evaluation of the impacts on City of Pacific Grove 
parks, and include mitigation measures such as including an improved park on the subject 
site, or the payment of impact fees to the City of Pacific Grove for further improvement to City 
recreational facilities to accommodate increased use and demand. 
 
Section 3.10 Public Services and Utilities 
Library Services  
The City of Pacific Grove has a well-used library system.  Pebble Beach residents are members 
of the City’s library system and actively use City library resources.  The City’s library and 
potential impacts were not evaluated in the Draft EIR. 
 
Please revise the Draft EIR to include an evaluation of the impacts on the City’s library system 
in the Public Services and Utilities and include required mitigation in the way of impact fees. 
 
Emergency Access 
The analysis of emergency access and evacuation is insufficient.  In a regional emergency, such 
as wildfire, where evacuation may be required, routes out of the Peninsula are limited and 
already congested.  The EIR did not address this major transportation issue. 
 
Please revise the Draft EIR to include a discussion of emergency evacuation routes in the 
event of a regional emergency such as wildfire, and include related mitigation. 
 
Section 3.11 Transportation and Circulation 
The proposed project will result in significant and unavoidable transportation and circulation 
impacts which are of grave concern to the City of Pacific Grove.  A number of intersections 
identified in the EIR currently operate at Level of Service F levels and the project will further 
impact and aggravate these service levels resulting in significant and unavoidable 
environmental impacts.  Current City residents are subject to increasing traffic congestion, 
intersection delays, and significant highway congestion.  Additionally, the discussion on 
pedestrian and transit infrastructure did not adequately address all of the associated issues.  
 
Roadways 
At present, it can be very difficult to exit Pacific Grove on the roadway network due to the 
limited transportation routes to Highway 1 that currently experience significant traffic 
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congestion, namely Highway 68, and Lighthouse Ave in New Monterey.  The traffic trips 
generated at the subject site will also use both Highway 68 and Lighthouse Ave.  It appears the 
major Lighthouse Avenue traffic corridor was not addressed in the Transportation and 
Circulation section. 
 
The addition of trips to the City of Pacific Grove’s roadway system will further add to the 
asphalt deterioration.  There was no discussion in the Draft EIR on the City’s current road 
network condition, particularly David Avenue or Forest Avenue, or the expected impacts from 
the additional trips. 
 
Please revise the Draft EIR to include an evaluation of the traffic impacts on Lighthouse Ave, 
as Lighthouse Ave in New Monterey is the second of only two roads available to both Pacific 
Grove and Pebble Beach residents in the Country Club East neighborhood to garner access to 
Highway 1.  Lighthouse Ave is also the primary corridor for both Pacific Grove and Pebble 
Beach Country Club East residents to access the commercial and recreational services in 
downtown Monterey.  The additional impacts to the Lighthouse Avenue corridor should be 
evaluated and addressed.   
 
Please revise the Draft EIR to include an evaluation of the impacts on the City’s roadway 
system, particularly David Avenue and Forest Avenue, and include mitigation measures such 
as the payment of fees to offset the increased use and wear. 
 
Pedestrian Facilities 
The project will result in significant impacts to the pedestrian circulation system and the 
proposed mitigation of adding a decomposed granite walkway southward along SFB Morse 
Drive is inadequate.   
 
The area in general, both in Pebble Beach and in Pacific Grove, is deficient in pedestrian 
infrastructure.  There are limited sidewalks and walking paths in this area.  Currently, 
pedestrians walk in the road and the project would worsen the situation by increasing the 
number of pedestrians in an area that lacks safe sidewalks and trails.  The Del Monte Park 
residential area in Pacific Grove was developed under County jurisdiction and control in the 
1940s and 1950s and was later annexed by the City. Del Monte Park was developed with a lack 
of adequate infrastructure, particularly pedestrian facilities, and the City of Pacific Grove has 
been unable to fund necessary improvements to bring it up to modern standards.  The project 
would add to the City of Pacific Grove’s liability burden by adding more families and other 
pedestrians walking in the streets.   The proposed mitigation does not adequately address the 
impacts on Pacific Grove’s sidewalk infrastructure.   
 

The existing egregious pedestrian safety problems are made much worse along Congress Road 
near the project site  by two unusual circumstances:  A semi-blind curve on Congress Road at 
Ortega Road ,  with very limited lines of sight for motorists that already poses a great hazard for 
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pedestrian walking in the street, along with soil and road conditions that are also soggy most of 
the time because of unaddressed site drainage problems which encourage pedestrians to walk 
out into the street to get around the soggy/muddy area. This has been an ongoing situation for 
many years, but is now likely to become much more of a problem given the proposed project 
location.    

If walking paths are proposed in Pebble Beach, they should be added along both Congress Road 
and Forest Lodge Road to Country Club gate.  There are currently discontinuous and limited 
paths creating an unsafe environment for pedestrians, particularly school children. 

 
Please revise the Draft EIR to include a fuller discussion of the range of pedestrian issues, and 
add mitigation measures to include:  

1) concrete sidewalks along David Avenue to Forest Ave, and a decomposed granite 
sidewalk along Congress Avenue to Sunset Avenue to facilitate a safe route to school 
to Monterey Bay Charter School, Forest Grove Elementary School, and Pacific Grove 
High School, and to the bus stops along David Avenue, as well as the commercial 
shopping located at Country Club Gate and the Forest Hill commercial area; 
2) decomposed granite walkways along the entire length of Congress Road from SFB 
Morse Drive to Forest Lodge Road, and along Forest Lodge Road from Ortega Road to 
Country Club Gate. 

 
Existing Transit/Transportation Services 
The subject site is poorly served by Monterey-Salinas Transit.  Currently there are two buses, 
Route 2 and Route 21, which are proximate to the site and have limited headways.  Section F, 
Impact TRA-F1, inadequately addresses the lack of practical transit options for residents.  The 
residents may work in other parts of Monterey County and rely on transit services to commute.  
The EIR does not adequately address this issue, nor does it propose mitigation. 
 
Please revise the Draft EIR section on transit to more comprehensively address the possibility 
of residents commuting to other job centers in Monterey County, and include mitigation 
measures to increase bus headways in order to make transit a viable transportation option 
for residents. 
 
Section 3.12 Water Supply and Demand 
The proposed project would result in significant and unavoidable impacts to water supply and 
demand. 
 
The Monterey Peninsula water supply situation is limited during non-drought years, and 
severely constrained during prolonged drought, including the current drought.  Mandatory 
water rationing was been recently required by Governor Brown.  The area is governed by State 
Water Resources Control Board Order WR2009-0060 which further constrains the potable 
water supply.   
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Given the tenable water situation on the Monterey Peninsula, development on sites that are 
not currently served by potable water, including the subject site, should be limited until the 
potable water situation is resolved.   
 
Chapter 4 Alternatives 
The City of Pacific Grove appreciates that six alternatives were evaluated in the EIR; however 
the City recommends that a seventh alternative, the site located at 801 Sunset Drive at the 
intersection of Sunset Drive and Congress Avenue, also be evaluated.  The subject site is 
developed with a commercial use, Mission Linen, is located in the County, and is served with 
potable water.  The site is surrounded by residential housing of similar type and density, and is 
proximate to commercial areas and schools. 
 
The City requests that a seventh alternative site, located in Pacific Grove at 801 Sunset Drive, 
be added and explored as a feasible alternative.  
 
Thank you for this opportunity to provide comments.  If you have any questions, please contact 
me at 831-648-3189 or mbrodeur@cityofpacificgrove.org. 
 
Sincerely, 
 
 
 
Mark Brodeur, Director, Community and Economic Development Department  
City of Pacific Grove 
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