
J. M: MAIVAGEMENTCO,

Santa Ctuz Co.
Generul Plan Update Report

J.M. Management proposed and had unanimous Board of Supervisor acceptance
of modifications to the Santa Cruz County Plan which we believe wiil promote the
restoration of the County's natural resources. These concepts were supported by various
professional naturalists and resource organizations including tne Santa-Cruz County
Resource Conservation District and the Santa Cruz chapter of the California Native
Plant Society.

The goal of these modifications is to create an opportunity for development
patterns which appeal to a growing (yet untapped) market seeking housing within a
native California landscape. This goal can be achieved by resto.iog deteriorating
landscapes to a pre-eurpoean condition. Maintenance of that landicape will be managed
by homeowner associations which will draw upon natural resource professionals.
Homesites will be small, spread and grouped through a private preierve with each site
maintaining individual privacy.

This "double green" approach to land use management assures the attraction of
capital necessary to assure the continuing viability of the natural resources while
promoting economic benefits

The Board of Superuisors of Santa Cruz County specifically authorized:

1) Program h - attraction of private capital for natural resource restoration
and ongoing management by providing cost savings and density bonuses.

2) use of a development agreement in connection with the establishment of an
integrated program to achieve open space protection objectives;

3) the elimination of the disincentives for healthy management of grasslands
and special forests.

J.M. Management has begun the long range planning appropriate to begin the
process of working with the Resource Conservation District, the Native Plant Society,
and the County Planning Department is designing Program H.

J.M. Management continues its pre-developrnent restoration effort with respect to
its coastal land holding as it seeks to implement a Zlst century wildland housing
prototype.

,: / , , .1. i

\-,l"(-r".- .r-'\,i\ I \.

308A Estrella Ave. r Ln $elva Beach, CA 950?6 . Telephone (408) 684.108? FA)( (408) 684-0768



CONTENTS

1. J.M. Management's original memorandum (BlI8l93) regarding: A New Approach
to Wildland Development:

a. natural resource enhancement and density credits;

b. use of development agreements; and

c. on site caretakers and affordable housing.

2. J.M. Management's letter of 5124194 summartzing Board Action, remainng issues
and Supervisor Patton's response.

3. J.M. Management's l2lLl93 letter attaching proposed language for General Plan
and Gary Patton's handwritten response to the Board of Sup!rvisors.

4. Roberta Smith, PhD., President, Resource Conservation District's L llL6/g3letter
in support of J.M. Management's proposal for economic incentives leading to the
enhancement of natural resources.

5. Randall Morgan's LI130D3 letter in support of the Resource Conservation
District's 11116193 letter.

6. California Native Plant Society I2l23l93letter in support of the Resource
Conservation District's 11116193 letter.

7. Text of Adopted Changes:
a. Section 5.1 Biological Diversity: Program h. -- Attraction of Private

Capital.
b. Section 5.11 Open Space Preseruation: Program c. -- Use & Development

Agreements.
c. Section 5.1.5 Land Divisions & Sensitive Habitats -- Elimination of

Grassland and Special Forest Disincentives.



J. M: MAA{AGEMENT CO.

EFFECTS OF PRESENT SANTA CRUZ COUNW
RURAL I}IND USE PI-ANNING POLICIES

AND SUGGESTIONS FOR IMPROWMENTS

I, PRESENT DEVELOPMENT CHARACTERISTICS AND THEIR EFFECTS

A. DEWLOPMENT CONTINUES:

,t t*-", ," r^t -* an interface are(N has continued since the
tmplementation of the 1980 General Plan. Since 1980 acres of rural
landscape has been newly developed with houses, farms or ottter commercial
activity. Virtually none of this land has been developed pursuant to standards
which provide for restoration and ongoing maintenance of the natural
vegetative and habitat conditions. Development in rural areas is permitted

#i;""::"::;"i:;1:,1'::;'f ir:::trii,::;:"iy,H:x:l::,;i?i':3:ebv
Supreme Court decisioru have created srytficant adverse ftnarrcial
consequences to communities abrogating one's right to develop properTy.

The issue facing land we professionals and the community at large is not
simply the quantity of development but the quality of future development in
these important and seraitive areas.

B. CONTINUING DEGRADATION:

Those wildland areas which have not been developed continue to degrade.
The natural cycles of vegetative restoration resulting from fire have iren
suppressed. Invasive non-native weeds continue to exploit wild areos.
Landowners often eliminate remaining native vegetation out of ignorance or
fear of government control, An approprinte incentized rystem needs to be
established.

C. DIFFICULW.OF PL,ZINNINQ PROCESS:

The Planning Department hos o ,rprtotion as a diffrcult and arbitrary group
administering a labyrinth of conflicting rules. This condition can rault in the
failure of the present process to provide opportunities for sensitive, creative and
innovative development. Under the current development approval process, the
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tough and often the inseruitive developers with deep pocl<c* and uncreative
plaru are the only ones to survive, This contributes to the continuation of the
public's negative view of development since "good" development rarely ociurs.

D, THE COUNW'S REFUSAL TO COORDINATE WITH PRMATE
DEWLOPMENT:

The County's cunent poltcy does not encourage contractual anangements
vesting developers with rights exercisable over a time frame necessary to
implement a seruitive and creative development program. Coruequcntly large
parcels are fully subdivided over a short time period which necessarily advercely
affects the landscape. Seruitive development should move more slowly and
thoughtfully as it affects wildland areas. Cunently rural land is dividcd into
geometrical pieces (often "ranchettesu) without a plan respecting the natural
characteristics of the landscape. The result@ landscape includes grazry areas
for farm animals, large lawns, or at best unauended "preserved" aress suffering
from invasive, non-native weeds and accumulated ftre fuel,

II. PROPOSED STANDARD,S FOR FUTURE DEWLOPMENT

SEN SITIW DEIHLOPMENT PATTERNS:

Encotlragement of development patterr$ that restore, enhance and provide on-
going stewardship of the vegetative and hsbitat conditions of wildtand areas
should become the cornerstone of planning poltcy for rural areas.

MAKE PROCESSING COSTS PRODUCTTW:

Costs of Rural development processing should have direct and bencficiat effecu
on the landscape by:

1. Educating developers and homeowners of the beneftcial characteristics
of a restored and maintained native condition;

2. Create affordable howing opportunities for persons contributtng to
onsite land management activities, The present affordable housing
requirement corutitutes a very experuive cost which does not benefit the
natural characteristics of the landscape,

A.

B,



c. Pt /LNNING, FOR THOUGHTFUL INNOVATION:

Planning policics must recognize that seruitive and creative development
progranw require thoughtful innovation. A coordinated effort by publtc
agencies and pivate interests intent on achieving howing patteftE that enhance
natural conditions requires a mutualiry of obligations. These obligations must
be allowed to exist bqtond the typical-one yeai permit time frame"that cunently
exisx. 

'

Attached are proposals for three modificatioru to the Santa Cruz County Land Use
General Plan as it fficts the rural or urban interface areas zoned for residential purposes.
Implementation of these sugestioru would result in cost effective planning and a healthy
natural landscape.

PROPOSED MODIFICATIONS TO
GENEML PI}IN

In furtherance of comments made to the Commission on February 9, 1993, this
communication sets forth some spectftc notioru that can improve the planning process
resulting in an enhancement of the quality of future rural residential land development in our
county:

1. DENSIW INCENTTWS:

Coruideration should be given to general plan provisions that incentize
development programs which create small lots leaving at least 757o of the land
m(NS dedicated to natural conditioru and subject to prototype residentinl CC &
Pc which have as their purpose the restoratbn of native habitat, and
enhancement and ongoing maintenance of remainW open space areos. This
would include exotic plant control, erosion mitigation, vegetation enhancement
and maintennnce, iparian enhancement, fire mitigation and other conditions
that result in a healthicr native landscape and wildlife habitat. As a result of
this process homeowners can be educated and the community wildland areas
improved. A site specrftc manual would be written to be part of the
&ccompanying CC & Fc (with tnput from the Planning Department) informing
and educating the homeowner group as to the beneficial qualities of the native
landscape, including the biotic and wildffi attrhutes and the human food
source value of the land's particular vegetati.on, Such a program will result in



a development pattern which has as its principal characteristic improvement of
an otherwise deteriorating native condition of the county wildland and will put
the burden of enhancement and permanent maintenance squarely upon the
residents. The markct uncenainties of srytfrcantly smaller lot sizes and the
costs of enhancement and maintenance will necessitate incentives in respect to
either matri.x determinatioru or in the necessity for density credits.

2, DEWLOPMENT AGREEMENTS:

Coruideration should be given to General Plan provisioru to allow (encourage)
the we of Development Agreements so as to avoid the cunent circumstance
where infrastructure for approved dcvelopment plans mtut be completed within
a fairly shon fime following the issuance of the permit, This policy results in a .
degradation of the natural landscape given the developer's economic need to
nnh to marl<ct in order to meet his financing obligatioru. The Development
Agreement will allow cunent landowners and future developers to focus on
planning for the preservation and enhancement of the native landscape while
remaining assured that development ights will continue. The clear beneftt to
the communiry is the enhancement of the quality of rural development,

3, FLENBILITY WITH RESPEC:T TO THE IMPLEMENTATION OF

Coruideration should be given in the General Plan to oruite howing for
employees of a homeowners' association allowing the homeowners' associati.on
to choose qualified workers. Such a modiftcation would be in contemplation
of hiring caretakers to implement the , requirements of the CC & Rs in respect
to the maintenance of the improved natural lardscape an"d native habitats,
Such howing would be priced at affordable standards (at maximum), and
would be in addition to a wage. Maximum income qualification standards
could be applied through the Hotuing Authority.

We are prepared to propose draft language for an ordinance should such proposals be 
'

appealing to a majoriry of the commission.

It has become clear to landowners that the cunent rural land use general plan does
not encourage (and in fact discourages) seruitive vegetative and habitat stewardship. These
proposed changes would advance the environmental protectiorc afforded in the cunent
General Plan. By encouraging seruitive naturalism we can improve our community to the
benefit of all.
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J. M:MAATAGEMIENT CO.

Regards, /

/%,h/
lr,lic:hael Shaw

MS/cf
cc: Itcsourcc Colxervation District

Calilirrnia Native Plant Strciety i  . , i
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May 24,1994

RECEIVEDilAY 28 Pg'I
This letter is to express our appreciation and enthusiasm for the concepts emflraoed b1

your Board respecting the adoption:
1) of Program h. (the attraction of private capital for natural resouroe restoration

and managernent uctivities)l
2) thc use of a develcpntent agreements in connection with the establirhment of nn . I
- integrated program to achicve open Bpace protection objectives; i . .. 

t,.,;
3) the elimination of the disincentives f<rr healthy management of grasslan.lq and

spccial forests as a result ofyour chunges to Section 5.1.5, t . , ,

We also wish to acknor,ledge thc ossistance rendcred $ stnff in assisting us to undcrstand '
both the naturc of Nnd the altetnatives atfecting these policies. We will look for*ard partiurluly
to working with staff and the Board in designing Program h. 

' '.

We will turther inform the Board.regarding the advantages benefiting natural teloutcec
from a revised policy respecting packaged se$'age treatment in iural arers. fuc wlll also Drcrent .
more fully lhc ccological and economic advantage which would result following a Nollan ina6nls
of severnl potentially offending policies of thc General Plan, ' : , 

., 1 ,,. , , :; 
'; :

Thankyouagailrtbryouroqe1mindettnes$respectlngtheaforementionedcherrger,1his

Gary Patton, 3rd Dist. Supervisor
Santa Crue Co. Board of Supervisors
701 Ocean Street, Room 500
Santa Cruz, CA 9.5060

Dear Supervisor Patton:

process has trrtainly been one which I found to be informative and satis$ing. i i*;i,,
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J. IW{ MAT{AGEMEN'F CO,
HAND DELIVERED

Decernber 1, 1993

G..y Patton, 3rd Dist. Supervisor

Dear Supervisor Patton:

Attached is a requested policy suggested for Chapter 5 Conservation and Open Space,
sub-section Rcstorati'.:n ef Darnngec! Scnsitivc Habitats. We acklrrtrtedge nnd npprcci*i tlga
fonvard thinking modifications already made to the General Plan draft which facilitate a
inspired and incentized approach to the improvement of our communities natural resou

We agree with Staff Report at 145(a) (attached) which acknowledges 'that an i
approach is best in terms of protecting these lands.n

We have observed first hand and agree with the Resouroe Conservation District and
Randy Morgan that without proactive stewardship natural resources will continue to degrade.
We offer to the community and the Board an opportunity to view and have explained by tesource
profcssionals the positive impacts on natural resources that can be obtained with an approFriate ,
prograrn of predevelopment mitigation and enhancement.

We request the Board adopt the enclosed policy for insertion in Chapter 5 of the Draft
General Plan. We further request that the Board make public a vote on this issue and prwide
the basis of objection if the policy is not approved.

We appreciate the Board's interest ancl support for sensitive and creative rural land use
policies. Public support is growing for the revitalization of our County's wildlands. An
econornically incentized program for ecological enhancement should be implemented in order to
achieve this result.

Thank you for your careful consideration.

' / * '

VERY'TRULY YOURS,
. , /

ffi,4fu
MICHAEL SHAW

MS/cd
Enc.
mrn: Santa Cruz County Qoaid of Supervisors
cc: Dan Shaw, Planning Director

Ron Powers, Supervising Planner
Roberta K. Smith, PhD., President RCD
Randy Morgan, President CNPS
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November  16 ,  1993

Santa Cruz County Board of  Supervleors
Governmental  Center
7O1 Ocean St reet ,  Room 500
San ta  c ruz ,  CA 95060

RE:  Genera l  P lan Draf t

Dear Board of  Supervlsors:

rhle letter ls in regard to the rnernorandun sent to voulfj,iillat".ri;,ti.1 l;shaw of JM Management Co. dated ootober 20, 1993, raqaf,ain i-ffi*.tr,.,-iit:, : i.iri, 'ieconomrc rncentrve. f,or ecoroglcal enhancemeht oi grieclah6rrytriri, ., ,."1.i: ,,-, 
,'',;'

area'. we see nerr.t for thrs-phtros"ptrt"al-ipd;"Eh:fit;iidierd';'. ''r-'',:, r,
pollcy. ': - ',..,:.;fr:S.fri--.!; i i#,i; '1,' ' :! 

.l', ,, ,; .,; ilnjilt$,.{ffi#ffirr,;i..;,,

nrnurr I t i a iffi,ifr W#'$'oi.Ii.ii'' ii3 I
yo{ ii e#t6nd1f!he }f ,:i1ir,i,'r',,.1,'1';'

we recommend that.your Board authorize an €veluatlonjir"iaiiafha
appllcatlon of thls lPProach to varlous blotlo','d;ilhu11l[i6sffiifr*

;i,1:1i .';,, ,i :',rj,t i.l, ,,
appricatlon or thtl approach to vartoua-iltiiii=Iiiilii"iEi;l*iliffiffi,t"1.i '. '
addlt lon to grasc rande. we further requeet-that"
ceneral plan revl.ew proces' or adopt another eff€ealva,fial-nJIilt.F r';,''
undertaking a thorough atudy. ln order to glve practlcil'.-{*ta:u-{F:.Ti1", .
appllcation to or include thls concept eoi rnpiernenla[ronLrri,ittrei
new General Plan. ' . 1 ,,:11.-,ii,I+I,  i i l . : ; , . . l f  f ,

tle berreve that the current cenerar pran haE reen ett6atl;; rt;:111''.' ,,
restrainLng the ecologlcally lnsengltlve Aevelopnenijil[a$d'{]*"i ,,;ri-',:",t
that were occurrlng Ln our county durlnE th€ sl i t l€s"ina;eirrv;" ' i : ' : . - :^, '
cieventrea. l{e are concerned, however; about the , contlnulnd#fti1,lj, r. ' :. '.1 

.
degradatlon (albeit slolrer) of our haiural r.rourcee..: lirri-{fl:i :1 :: . ,
contlnulng. degradation ie occurrlng ln undeveloped wlldl"n6: '  ,  . : .  . :
area6. This reeults fron! 

- :  - ; ; '  
, , , :

a) an lntentlonal or unLntentlonar convergLon of,ihabLtat.]r r:;i,:
by land owners i ',".d'tlir,' .,,.q.,'ia 1 #l:.i.: - ' '

:i tffi :i;::i: #"iffi*ii"":i:EH ;f.il';,::H3::,#g,U,i.q.t9'i:j4'rt 16 the Resource congervatr.on Dretrlotrn Jpiniln-tt. i 'rproao[ru.,,,;: i , ,  . i ] . ; .land uge pollclee whlch encourage enhanaen6ni-anAlireli[orlllofrq:

will greatly Lncrease the probabtllty of-nituraf 
=resoffi ' I i

conservatlon and enhancement . '.- . .*t,- --=;,;iitilffi

that land use. potlclee shoutd artlcuiatelfnlr. .Er= . f ,(J.Lr( jreE E [ lctulct arE,lculac€ '  Bto h"lp spur lnterest ln restoratrotr i':'xr tnnaE IC ,n  l , ' ' i  l i BEaD.L [speclf lc blotlc etandards nray provc "atf ticniG

,'

"Peopl.e Helping Peoplt hnsente our Nohtral frewurccs'l

rt le the Resource congervatlon Dretrlotr'tr oprni6n-[[.i"eroiolrve: :'1,, i:..rand use pollclee whlch encourage enhanceneni andirte[Jri[foJf| iF+*,'.,.,-;, '  
'

natural resources probably can beEt be acconrptlllrea:tfiiouqtidi:rtrl$iiiiii.,.i{r,t'',.r
use of economic lncentlvee. or at a nlnlmunl suotr-'trrcen[i[ail*#g+iits1.'9..i,,1.

We belLeve
Lncentlves
unlforn and
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Santa Cruz County
Board of SupervLeors
November  L6,  1993
Page Two

lnef fect lve.  Thereforer  w€ bel leve that  speci f lc  s l te rev lew;could produce specLf lc reetoratlon progiami otieree-fi i l; i l;g., ,,,,for economLc lnducernente. , , , 
ls *" 

:^illllli"*;,, ll.
we are conf ldent that natural rec ource pfof easionalg. wittrtnnptr", ,communtty have the capaclty to tnpu!-to-iofitt-;i"ncfil;;.rn:!r.,.,,.;,,., .,approprlate program dlstgnla over tirne to r€verse ecologlcaldegradatlon. 

- -- Pe '  , :  r  "

SLncere ly ,

SANTA ERUZ COUNTY RESOURCE
CONSERVATTON DTSTRICT

Rober ta  K.  Sml th ,  phD
Presldent,  Board of  Directors

mn: Board of  Supervisors
cc!  P lann ing Comnlss ioners

Plann ing Dl rec tor
Nat lve  p lant  SocLety



Dear SupervLsors 3 r

I  am wrl t lng bn
NatLve Plant Soclety
revLewed hls natter.
the Santa Cruz County

Randall Morgan
35oo N. Maln Street

Eoquet r  cA 95073

November 3Or 1993

Santa Cruz Co. Board of  SupervLsors
7o1 Ocean St reet ,  Room SOO
San ta  Cruz ,  CA 95060

REi  1993 Draf t  Genera l  p lan

my own behalf rather than for the'cal l forhla
since our board of rdlrectore hediitrot!$iyet:i++1,J;,
Thle ls ln regard to 'a'  lettei, : to'r  y6ui,t ior ' ' : i i l . r  ,  i ,
Regource coneervatlon ' Dletrlot l ii dited,*}'r'|t**':,,11',', ,;,'. r;i, ,November 16 and slgned
Regource Coneervatlon , Dletrlot r i i r

by Df . Robgrta Snlthr .rr, ,',::r1 ':,,",.,,,,:,'.!\i.1,by Df . Roberta snlthr ' , '' '[li::i:;r;$

^  . , . .  T  agree wl th  essent la t ly  a l l  o f  . , the po ln ts  ta lged
smlth'e letter. In recent years the'i 'ratel of ihatfte[t iaumrtn'I retEerr rrr recent years the ifat€'"of,',habLtAt,tideUf{df,
ln parts of santa cruz counly has been'''iccefeilllfiiS'bAf,[IEil
in gragstlands and other non..iorested i'envLronrninS;li:-i t.f,IEffi,EIErn graBsr.anog ahd other non-foreBted' envlronrnente i'.. Thlr*tfahdffiI.&s.s"j,ji, :can-be.revereed only.by good nanageneht, tallorad'tottfilwcoI8lrlJ.ffiir,il"..
conolEtons of, eactr 6tte and suEtaLned ove long petlodglOdBtrlba.ii'ij..:i:.: j ' :

SLncere ly ,

/;m,r,<
Randall MorgSn

cond*10n6 ('f each srte and suEtar.ned ove.rong p"f+gqru$?#h#fi,Jj'r.ij-:l:j ;

. PT. snlth ls probably conect ln statlnE thatreaononloi{i8"",.r
lncenrrves nay be the best ,!rgy to acconpllsh-thlg: goali},altrough ,', u
r believe that soclal lncentlveg ara'rrnlortant ae 6sulis'-1111;gf.:*i:.Letter r€fers to a docunent pf,€par€d by-ltrchael: striy;oir.'iiffid|{..-, i.
Manasement co. r hav€.vlglted Mr. Bhalrs prop-r-f-ina-ral-$4t$fl::, , ::,r,,. ,Lnpreesed at how the klnd of thoughtfull lbr-iectr'e[eEa$ultr16ft..E-;:,i,''. ,.,
practlced there over. the pa.t elg6t.yeiia-tr ig-Iniroieir[[E1fr6ai*;,:.,:, ,: ' .
and productlvlty of the nitural envlionnent,:rnrlfie:rioJijreq-!#_ai;i;i, .
creatrng a rlcher, nore intere'tlng hunan envLronnenl iaeiuallifi[;;;;i; ,,, :

berl.eve any effort on your part touard .rroout"oiril'' o*erJi:,:,,:,i+r;., , ,tandowners to forlow sult t{ould be-uorthwhlle. r:ippitl-ia[fzffr,"'i;;i.,!l:,:::,,'lntereEt vou have arready ehown, ana i an-wriihg t55lilfriiEtiii]'+',1i .. 
' '

toward thle effort rnyseri. pleise ret rne rnow tr6w-i Ar bJ ;:J .;' 
':

aegLEtance to you or-planning staff.
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Santa Cruz County Bmrd of Supcwisors D€c€mber 23, 1993
?01 Ocean Strcet, Room 500
Santa Cruz, CA 95060

RE: l99J Dralt General Plan

Dear Supervisotf,

This letter is written in support of some of the cucepts expressed ln the November 16 letter sent to thc Boord by RobertN K. Smith, .
Ph.D., President oflhe Slnta Cruz crunty Resource Conservation District Dr, Smtth cxpressed conccm for lhc ccologlcel lntcgig
of the natural communities of the County and asked that lhe Bo$rd consider fiethods that mlght provide lncentlveg for landownetc to
maintain and manage the biodiversity of their holdings.

The California Native Plant Socrery's Satrta Cruz ClHlrter i$alsu corrcsrned rilfi thc urcelcrating dagrndatlon cf hobllat. Wc fccl
th{t bad management. which on€n fosters thc 6pi€ad of Invasive exotic.epthiris, lc currcnlly cndangcrlng nuny typet oftebihl, i
paniculady Srasslonds and olher non-forested oreas. The solution to ihls dilemma clearly lles wlth making l ftrmouon avallablc for
landormere while creating incentives for lhem to usc this information in sdyc thnt rre beneflcial, ,

In the futur€, rvith pressure to develop our rural areos, it beconee increalingly funportant to conrider tayr rhet might nutntdo nrd16
sp€cies diversity. with lhe expertise of local land management professionals, active cftorti of gmup3 ofknqq,t€dgcrblc tltoplc 6uch ..
as CNPS, and an incrcasc in the density of housing, leaving large tracts ofcontiguous, well-maneged hebitet, sra m4y hopo to help
rEyerse currcnt lrends of habitat dcgradation.

It is our hope that the Board will consider the ide.rs expressed in Dr. Smith'6 le er, and that you will explore tlresc ldear further ac
the new General Plan is developed. The Socieg will be more than happy to be of assistance ln this mafier and rryould hopc lo bo .
ittvolved in thc steps lesding lo these policics becoming legal.

Very Sinccrely,

-ryfl#^
Stephen McCabe
Conservation Committce Chairperson
Srutn Cruz Counly California Native Plant Society

/  , - '1O n.  A
L.tlr"'1

; l
Grcy
Conservation Comnlittee Menrber
Santa Cnrz Coutrty Califorrria Native Plant Society

Inrn: Santa Cnrz. County Board of Supcn'isors

cc: Dan Sharv, Plannilrg Director
Ron Powcrs, Su;rervising Planner
Roberta K. Smith, Ph.D.. Prcsident ltCD
Miclrael Slrlrv, J.M. Managenlcnt Co.

OEDICATEO TO THE PRESERVATI ( I I I  OF CAI IFORi I IA  I IATIVE FLORA



a.

EXHIBTT 7

TEXT OF ADOPTED CHANGES

Section 5.1 Biological Diversity: Program h. -- Attraction of Prlvate Capltal:
h. Encourage the attraction of private capital for purposes of restorition and

stewardship of natural resources including vegetation, wildlife, water and
soil resources. Assemble an ecological enhancernent group to include:
landowners, professionals in the fields of planning, nitrrral t"sonrces and
development for the purpose of creating a resource protection incentives
program for consideration by the Board of Supervisors. Recommend to the
Board of Supervisors a systern of density bonuses, cost savings, or other
resource protection incentives based upon:
(1) the quality and extent of preseruation and/or restoration of natural

habitat; and
(2) pennanent measures for ongoing stewardship of natural resources.

(Responsibility: Board of Supervisors, Planning Department, Resource Corueryation
District, Native Plant Society)

Section 5.11 Open Space Preservation: Program c. -- Use of Development
Agreements:
c. As appropriate and necessary, develop an integrated program involving

land acquisition, conseruation and open space easements, transfer or
purchase of development credits, development agreements, lease-back
agreements and other mechanisms to achieve open space protection
objectives. (Responsibility: Board of Supervisors, Planning Commission,
Planning Depanment)

Section 5.1.5 Land Divlsion and Denslty Requlrements in Sensitive Habitats --
Elimination of Grassland and Special Forest Disincentives

Allow land divisions in sensitive habitats only when the density and design
of the subdivision are compatible with proteltion of these resources as
determined by environmental assessment and applicable County land use
and zoning standards. Apply the following land division and density
standards to the habitats listed:
(a) Grasslands - Prohibit land division of native and mixed native

grassland habitat mapped in the Coastal Zone unless the area to be
divided is removed from the mapped grassland habitat area by
General Plan amendment. On parcels with existing mapped native
and mixed native grasslands and which contain and require that
development be clustered and located outside the habiiat areas.
Allow one single family dwelling unit per existing parcel of record.
fVhere property owners upgrade grasslands on their parcels, outslde
of mapped areas, through resource management activltles, the
prevailing General Plan densltles shall not be reduced.

b.

c.



(b) Special Forests - Prohibit land divisions within designated special
forests unless the area to be divided is removed from the rnapped
special forests habitat area by General Plan amendment. On parcels
yit! existing mapped special forest areas which contain developable
land outside that habitat, allow development at the lowest Aensity of
the land use designation and require that development be clusteied
and located outside the habitat areas. Allow one single family
dwelling unit per existing parcel of record. Where priperty orrners
upgrade speclal forest areas on therr parcels, outstde of mappea
areas, through resource management acfivitles, the prevaillng
General Plan densltles shall not be reduced.
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