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MEETING SUMMARY

Community members met for the fifth workshop to consider and discuss proposed
General Plan policies and land use options for Middle Green Valley. Scott Greenwood-
Meinert, General Plan Citizen Advisory subcommittee chair for the Middle Green Valley
special study area process, welcomed attendees. Adena Friedman and Elizabeth Boyd
of EDAW presented two options: 1) maintain existing General Plan land use
designations and zoning, and 2) use development rights transfers with clustering to
create preservation and development opportunity areas. Ms. Friedman and Ms. Boyd
also presented proposed policies implement the second option. They also noted that the
next meeting, on August 14™, was the final meeting.

The purpose of this meeting was to discuss the preliminary policies, accept comments,
and review the land use options to ensure that all viewpoints have been captured during
the last four meetings. At the final meeting, EDAW will present revised policies and next
steps. The General Plan Citizen Advisory Committee (CAC) will receive all materials;
meeting summaries, images of notes, maps, and options. The CAC will recommend one
or more options to the Planning Commission for consideration, and the Board of
Supervisors will make the ultimate decision regarding land use designations in Middle
Green Valley.

Public Presentations
Two attendees gave 3-minute presentations. The presenters and their comments are
below:

* Bill Mayben
0 A collaborative effort is required to “get things moving”.
o This is a good time to plan while the housing market is depressed.
o0 ltis not possible to both develop and preserve.
0 How can we plan to benefit current residents?

® Carol Washburne
0 Access should be given off of Mason Road rather than Green Valley
Road to protect the bicycle trail.
0 She expressed a concern about the availability of water for new
development.



o0 Clustering belongs in cities and not in Middle Green Valley.
0 She would like to see farmers working to produce organic fruits and
vegetables for local sale.

Comments

Ms. Friedman presented two options. One option was to keep current General land
use designations and zoning. The other option was to use the transfer of
development rights (TDR) and clustering to create both development areas and
preservation areas. Ms. Boyd stated that these options were not the only ones that
the CAC would receive for consideration, but these options seemed to represent the
majority of opinions expressed during the last four meetings. She stated that the
CAC would receive all materials, including maps, comments, and summaries, for
their review.

General comments on the options included:

Concern that once a TDR program is in place, it won’'t be undone. Concern about
the ultimate number of units.

The current density seems low but zoning would change.

Make sure the quality is done well. Could use an overlay district or special zoning
district.

Concern that the study area did not extend all the way to the ridgeline. Include
the whole of Middle Green Valley into an alternative.

There were many people that said that homes should be allowed in the hills as
long as they are not visible from the valley.

Don’'t mind houses in the hills.

How to define the special study area? Agreed on line and all else goes to the
General Plan.

When to determine zoning? Land use to be determined in this process, and could
be an overlay in the General Plan. Another planning process, like a specific plan
or master plan, would be used to determine the zoning. This process would be
separate from the General Plan process...

There was some concern that about how taxes would be assessed. Under prop.
13, the tax assessor would not reassess a propertiy’s value until the time of sale.
A question was raised over whether and how this would apply to a TDR credit.
Harry Englebright stated that he would investigate this information.

There was discussion regarding land protected under the Williamson Act.
Landowners with property protected under Williamson Act would have to comply
with all Williamson Act rules until the contract expires under the usual process.

Make Middle Green Valley a sending area using other areas in the County for
receiving. (Some disagreed with this statement)



* Existing land use and zoning is effective because it allows for estate
development and there are few other areas near the Bay Area that could be
appropriate for estate development.

Policies
Ms. Friedman presented policies that would accompany an option that allows TDR
and clustering. Participants suggested the following additions or changes:

* Consider a cap of 400 units and contrast with the current General Plan.
* Consider a cap at the number of units allowed under current zoning.

* Create a policy that states, “target 400 units, subject to further study.”

* Concern about how many details will go into the general plan.

¢ Include policy language to “allow development in the hills that does not adversely
affect the views of the ridgeline.”

* Investigate additional receiving areas in the hills.

* Investigate using public water and sewer for new development. Rely on water
and sewer service.

* Do not allow the use of well water. Do not rely on well water.

* Create development standards that will govern how the buildings are designed in
order to keep the rural character.

® Create pedestrian connections in and through Middle Green Valley, including
trails.

® Create a new traffic connection on Green Valley Rd near Eastridge.
® Create additional methods to assist landowners to continue farming.

* Do not allow building on ridgelines or skylines. Avoid visual impacts on the
slopes and hillsides.

* Preserve contiguous land that is large enough for resource protection. Link open
spaces and habitats.

* Enforce and educate residents on the right-to-farm act.

* Include a light pollution ordinance in the general plan.

* Don't widen existing roads.

* Use roundabouts at intersections rather than traffic lights.

¢ Keep development denser near Fairfield. Create incentives for owners away from
Fairfield to sell development credits to owners closer to Fairfield. (Some thought
it would be effective to give additional credits to those owners that are farther
from the city boundary.)

* Keep urban development in cities.
¢ Buffer the areas between new development areas.
* Keep flexibility in the policies. Keep thoughts as big picture.



Some attendees stated that they appreciated how this process had been conducted and
enjoyed the opportunity to discuss Middle Green Valley with other local stakeholders.
They expressed a desire to continue a local discussion throughout the rest of the
General Plan process and would like to see future meetings be conducted near to the
valley.

The website for all materials and announcements regarding Middle Green Valley is:

http://www.solanocountygeneralplan.net/SPA-MiddleGreenValley.htm










