MASON-McDUFFIE CO. Qe =
2101 SHATTUCK AVENUE s BERKELEY 4, CALIFORNIA Lo cesf

Oetober 1i. 1963

Deay My, Slmpieh:

Since sur last meeting I away froas my sifice much of the time. In
spite of this, your veal @ counseling servige has been very much ot work
studying the proposed developaenat of the Sea

Prior to oy leaving for the Zast, My, O
and we spent several bours reviewing t)

meeting, and subsequently we have met and distussed the t matier of
My, Bogke's progress letters. Un these occasions we all waged concern
over smne of the tentative proposals that had been moade the develop-

soent plan of the firss |, 000 acres. I felt, however, that furtber onvthe-ground
study was regquired befors we recorded our idess, and #h it was Liapossible
for e to visit the property agsin, iMr, Grilfin and Mr. Planchard speat consider
able e 81 the Sea Ranch walking over the ground and checking the surrcomdiing
aren.

We hawe likewise endeavored to keep current with the prugress of developmental
plane. Mr, Planchard spent some time in Mr. Halprin's and My, Esherick's
offices this past wesk.

Seversl of the dayes since our lust mesting 1 spent in Cherry Hilla, New Jorsey,
chairmaning a meeting of the Community Bullders Council of the Urban Land
Institute. On that occasion, I took advantage of the vpportunity to discuss some
of the proposed development conceple for Sea Ranch with mewmbers of the Ex-
soutive Committes of the Cornmunity Bullders Council. Several of thase gentle-
men have had experi developing ities which involved vme or wsre
ol courses. :
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Fronkly, the more we study and the more we discuss these two concepts, namely,
all open shoreline space and cluster housing intermingled with the golf course,
the more soncerned we are with the sconomic feasibility of vach & plan. While
wa appreciate the advantages of cluster housing, the desirability of spenness,
especizlly on the shoreline itsell, nud the advantages sf a spectacular golf course,
we balievs that a much wider variety of offerings must be made to attravt the
largest possible market. This will require that some sites on the shoveline it~
seif be sold and that the susber of sltes adjacent to "manicured” fairways be in-
croased substantially.

Brisfly then, we foesl that the first i, 000 acve development should include soue
very tight “clustevs” such as multiple unit dwellings. some loosely clustered
city-sized lots, a great many fairway lote, and the possibility of some larger
eites up to tem acres in sive.

The sites for the very tight cinsters should be located adjacent to the ine facilities,
prizaavily on the strip betwesn the highway and the beach, south of Black Paint.
These eould well be set up s condominiums with possibly 190 to 250 units on ten
to twonty acres, This land uss would utiline » limited amount of shoreline to
great advantage. The buyers of such units would be close to the ceniral facilities
of the inn sud they would be ativacted by the mansgement fecilities that sould
more aasily be arranged a2 that loention,

Weo feel that & move intimate relation must be established between the fairways
and the lots in the golf suurse ares, with some clusters of five or more units
supplemnenied by lots of approuimately one acre in size for the exclusive use of
the owner, Fairway lots arve attraciive to buyers, ss faivwaye provide spen areas
whish someone else maintaing.

Wa fool it would be desirable to provide semse really spectaculsr shersline sites
batween the golf courss sod the sea and on the strip of which lies be-
tween the highway and the beach south of Black Polut. Such sites will eorammand
the highest prices which, in turs. would attract sapensive which would
astablish a quality “tone” for the sntive development. We/ belisve that, through
careful architectural contrel, taking advantage of # and lmiting the sumber
of such beach front sites, one can avoeid the fesling of o "wall of residences.

The i, 000 scre schematic land plan presented at the September 18 meeting 2oes
mot indicate any development in the ares south of Black Polut. We feel this shouvld
be included jn the firet unit, as it would provide some of the most scenic beach
from: sites in the estire development and we believe a not tve costly sceses yuad,
sutering from the maia highway sear the southern end of the vamch, ceuld provide
some large acrenge sites east of the highway.
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Wa think it would be desivable if some convenience shopping facilities were pro-
vided close to the ins, However, our on-the-ground study indicates that this area
ﬂaum*mﬂumﬂ-mummmuupucmuu«npmw.
We suggest » study be made of the desirabllity of reserving some land for sub-
Wummcmmmmcnmmmmdmmnmum
rasin bighway.

The first i, 000 scres, them, might be developed with i00 or move condominiom
units on ten to twenty acres near the inn, fairway sites averaging one acre on the
300 acres around the golf course, aad sites from one to ten acres on the 600 acres
above the highway, with some clusters developed as topography permits.

In regard to the location of the first cluster of model houses, we feel that the end
of the first fairway is not too far from the ina. Comsideration should alse be given
to models for the very tight cluster condominiums fust south of the tan.

wmmumwmmma.wm»mmwcu:nw
this projeet must be regarded a8 & pi ing effort that will be complicated by
the fact of poor access from population centers and that any estimate of prices
and volume of sales is an educated guess based on the experi of only remmctely
similar projocts and our interpretation of thess resuits. At the same time, it is
our belief that theve i 3 need for this type of development, and we are very
pleased to be a part of such & sustained and well organised effort to accomplish
thia end.

The ot prices will be profoundly affected by whether Plan A or Flan B is ueed,
amd whether a portion of the property is developed with high density housing, and
whether shoreline parcels ave offered for sale. However, theve are likely to be
very few buyers indeed who will pay the §i7, 700 average let price suggested in
the cash flow analysis for sites other than for & fow spectacular shoveline sites.
deﬂudhmﬂ.&nmuwhnuwmﬂn,
or can afford to, lavest heavily in single sites for part-time use. Our feeling is
that ander Plan A the average site should range from §3, 000 to $i2, 000, with the
few shorsline sites priced from $15, 500 to $35, 200, We think the average one to
three acre site will sell for about $6,000. The above assumes that major fm~
provements under Plan A are completed. We question, as you kmow, whether the
development wosld be prastical at all without such {mprovements, sad {f Plaa B
were used, we {eel that 1ot prices would have to be substantislly reduced and the
marketing pericd extended many years.

We feel the cash flow snalyeis is uarealistic in the following respects:
1) The average lot price is substantially too high as noted above, but, of cour se,

\
L)
ey
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it presupposes larger parcels than we suggest.
2) The lot prices would not be the same under Plan B as under Plan A,

3) The rate of ssles is unduly high. In this regard, note Del Monte's rate of
sale of 100 per year after 40 years of development and Timber Cove's ex-
porvience of 30 sales in two and 2 balf years., Our estimate of the time re-
quired to sell the first unit of i, 000 acres under Flan A is about five years,
and we feel that & really intelligent estimate of the iime required to develop
the balance of the property can saly be wade after experiance is gained by
selling the first unit, However, if it is desirabie 1o plan the Hime to seil
the whole property. our guess as of this sime, uader Plan A, is 15 te 25
years,

4) The rate of sale ever the several years of 2 sales program will sot be the
same for each guarter or for sach year. Assuming a successful program,
sales are likely to have an initial spurt with the opening and then move
alowly and gradually sccelerate ae time passes. The rate of sales would
be directly related to the extent of ibe sales promotion and advertising effort
expended.

5) Premotion and sales costs are likely to be abous 35% of sales instead of the
substantially lower percestage fndicated.

As to the question of whether fnancing sales will be affected by whether comvmon
avess are held in undivided lnterests or through me:mbership in sn association, it
io our belief that any differemces will be unimportant. In any event, the site that
is purchased will have a valus that is set by the market snd we do not feel that it
will make soy dilference to a lender whether this value arises out of the acteal
ownership of many square feet of land or whether it arises out of sore smaller
parcel with facilities which add to the valuwe but are avi divectiy owaed by the
individual,

We will continue to stady the above matters and we are anticipating that we will
recwive more specifie infornation from Mr, Halprin and from My, Esherick re-
garding their proposals. We would appreciate your keeping us advised of your
{deas on these subjects and of matiers which you wish us to consider.

Vi truly yours,

Cearcie S fondl~

ce G. Read
MGRive
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get Me. Richard Macfarlane
Mz, Lawrence Halprin
sy, Joseph Esherick
Mr, Frank Sarles
Mr. H. W, Budge
e, William €, Matthews
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