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COASTAL DEVELOPMENT PERMIT APPLICATION

Application number.....3-11-035, Coast Dairies Land Division
Applicant............ccoen.... Coast Dairies and Land Company

Project location ............ The Coast Dairies property, covering over 6,800 acres of land and extending
along approximately 7'z miles of shoreline and up to approximately 2'2 miles
inland, surrounding the town of Davenport in the unincorporated north coast
area of Santa Cruz County.

Project description....... The Applicant proposes to divide three of the existing Coast Dairies parcels to
result in a new parcel configuration that would facilitate transfer of most of the
property to the U.S. Bureau of Land Management (BLM), an area mostly
seaward of Highway 1 to the California Department of Parks and Recreation
(DPR), and three agricultural areas to an as yet to be determined entity. In
addition, the Applicant proposes to impose use and development restrictions
associated with this coastal development permit (CDP) on all of the parcels,
even those not being subdivided, so that each set of parcels (those proposed for
transfer to BLM and DPR and those retained by the Applicant) is similarly
restricted.

File documents.............. Coast Dairies Long-Term Resource Protection and Access Plan
(Environmental Science Associates (ESA), June 2003); Coast Dairies Long-
Term Resource Protection and Use Plan, Opportunities and Constraints
Analysis (ESA, November 2001); Coast Dairies Long-Term Resource
Protection and Use Plan, Existing Conditions Report for the Coast Dairies
Property (ESA, June 2001).

Staff reccommendation . Approve with Conditions

A.Staff Recommendation

1. Summary of Staff Recommendation

The Coast Dairies and Land Company (CDLC), a wholly owned subsidiary of the Trust for Public Land
(TPL), is proposing a land division of three of the parcels comprising the approximately 6,800-acre
Coast Dairies property surrounding the town of Davenport in northern Santa Cruz County in order to
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facilitate the transfer of the divided portions of the property to other entities. Approximately 400 acres
of the Coast Dairies property is located seaward of Highway 1 (which bisects the property in a north-
south alignment) and approximately 6,400 acres is located inland of Highway 1.' The coastal portion
(along with a small portion of the property east of Highway 1) was previously conveyed to DPR in
August 2006. The land division associated with this prior conveyance (which would be recognized in
this proposal after-the-fact), the division of the majority of the inland portion of the property (to result in
three upland and three agricultural parcels), and the restrictions to be added to the remaining parcels are
all parts of the proposed project covered by this report.

The new Coast Dairies’ parcel configuration includes parcels that would be located inland of Highway 1
and described as three agricultural parcels (“Agricultural Parcels 1, 2, and 3”), three upland parcels
(*Upland Parcels 1, 2, and 3”), and four smaller parcels that would be restricted identically to the
Upland Parcels. Portions of these inland parcels are encumbered by a lease associated with CEMEX’s
Davenport cement plant and its operations,? but the CEMEX plant has ceased operations. Currently, the
Agricultural Parcels support ongoing agricultural operations, and the Upland Parcels support some
grazing (and include remnants of past CEMEX operations) but are otherwise currently unused. The
property seaward of Highway 1 (and a smaller area inland of the Highway), described here as the
“Coastal Parcels”, includes agricultural operations, trails, and beaches. The overall Coast Dairies
property includes multiple watersheds, several coastal streams, rolling and hilly topography rising up
above and around Davenport, forests, agricultural lands, grasslands, trails, and a range of coastal
habitats. It is a significant property not only for its range of resources and associated values, but also in
terms of its sheer size and its relationship to north Santa Cruz County coast viewshed and open space
values.

This application is being processed by the Coastal Commission as a consolidated CDP application, and
thus, although the Santa Cruz County LCP can provide non-binding guidance, the standard of review is
the Coastal Act. In this respect, LCP and the Coastal Act objectives for this property are generally the
same (requiring, among other things, that recreational access opportunities be protected and maximized
and that coastal resources be protected), and thus consolidated processing does not significantly alter the
basic framework for analysis.

The Applicant indicates that the purpose of the land division is to facilitate the transfer of the properties
to other property managers — BLM for the majority of the property inland of the Highway and DPR for
the property almost all seaward of the Highway — for open space, agricultural, and public recreational
access purposes. The Agricultural Parcels would be retained for the time being by CDLC,* and will be
retained in agricultural use in perpetuity through an agricultural conservation easement in favor of Santa
Cruz County.

According to the appraisal done around the time of CDLC acquisition, the total Coast Dairies property acreage was 6,831.11 acres.
CEMEX is a global building product manufacturing company.

The Applicant indicates that a prior arrangement to transfer the Agricultural Parcels to the non-profit Agri-Culture arm of the Santa
Cruz County Farm Bureau is no longer being pursued, and that other options for disposition of that property are being considered.
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The proposed land division, as a whole, will significantly increase public access and recreational
opportunities by facilitating transfers to BLM and DPR who, through their missions, provide public
recreational access opportunities on and to their lands. Although future planning and future reviews will
be necessary before certain such opportunities (such as enhanced public trail access) can be realized,
facilitating the transfer to such public agencies from the current private landowner through the land
division forwards core Coastal Act and LCP goals and objectives. CDLC intends to include (and has
included for the DPR portion) a variety of restrictions on the properties via grant deed (i.e., in general,
no motorized off-road vehicles, no commercial logging, and the requirement that these parcels must be
used and managed for open space, agriculture, and public recreation) to ensure appropriate uses and
appropriate resource protection. In sum, the transfers facilitated by the land division will mean that the
entire 6,800-acre Coast Dairies property is retained for open space, agricultural (where appropriate), and
public recreational access uses in perpetuity.

The largest core of the property, approximately 5,750 acres, would be transferred after the land division
to BLM. Commission staff has worked closely with BLM staff on appropriate next steps following that
acquisition, including in terms of both interim and long-term management of the property. In the
interim, BLM indicates that it would open up certain key areas to public access in the very short term,
and then would proceed to develop a management plan for the property that would define the way in
which it would be used and protected over the long-term. Through its federal consistency authority, all
such proposals will first be reviewed by the Commission.

In sum, the proposed project has been designed to facilitate a significant and important land transfer of a
very large property in northern Santa Cruz County. The grant deeds and the agricultural easement have
been designed by the Applicant to protect the property in perpetuity for open space, agricultural, and
public recreational access uses and development. To further ensure maximum coastal resource
protection, including in relationship to maximizing public recreational access opportunities at Coast
Dairies, and to minimize the potential for adverse coastal resource impacts, special conditions are
included to apply deed restrictions to the property defining use and development parameters that
forward Coastal Act and LCP objectives. Thus, Staff recommends that the Commission approve a CDP
with conditions for the land division project. The necessary motion is found directly below.

2. Staff Recommendation on CDP Application

Staff recommends that the Commission, after public hearing, approve the CDP for the proposed
development subject to the standard and special conditions below.

Motion. | move that the Commission approve coastal development permit number 3-11-035
pursuant to the staff recommendation, and | recommend a yes vote.

Staff Recommendation of Approval. Staff recommends a YES vote. Passage of this motion
will result in approval of the coastal development permit as conditioned and adoption of the
following resolution and findings. The motion passes only by affirmative vote of a majority of
the Commissioners present.
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Resolution to Approve a CDP. The Commission hereby approves the coastal development
permit on the ground that the development as conditioned will be in conformity with the policies
of Chapter 3 of the Coastal Act. Approval of the coastal development permit complies with the
California Environmental Quality Act because either: (1) feasible mitigation measures and/or
alternatives have been incorporated to substantially lessen any significant adverse effects of the
amended development on the environment; or (2) there are no feasible mitigation measures or
alternatives that would substantially lessen any significant adverse effects of the amended

development on the environment.
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B.Findings and Declarations
The Commission finds and declares as follows:

1. Project Location and Background

Setting

The Coast Dairies property is situated along 7% miles of California’s central coast in northern Santa
Cruz County (see location map in Exhibit A) approximately 8 miles north of the City of Santa Cruz.
Comprising approximately 6,800 acres, Coast Dairies surrounds the town of Davenport, abuts the
community of Bonny Doon, and includes both varied coastal and upland terrain. Coast Dairies is
bisected and accessed by Highway 1 and lies approximately 8 miles north of the City of Santa Cruz and
35 miles south of Half Moon Bay. From the coast, parts of the Coast Dairies property reach almost 2%2
miles inland. Approximately 6,380-acres are located inland of Highway 1 comprising agricultural lands,
grazing lands, scrub and timberlands, and remnant industrial areas. Approximately 407-acres are located
seaward of Highway 1 and include coastal bluffs, beaches, coastal lagoons and agricultural lands.

Coast Dairies contains six distinct watersheds (including parts of the Scott Creek watershed), six sandy
beaches, seven major wetlands, some 700 acres of redwood forest, and approximately 800 acres of
producing agricultural land. The Coast Dairies property contains both biological and cultural resources
of statewide importance, and prime beachfront and farming activities that support community economic
stability.

Coast Dairies is also in the midst of a regional network of conservation open space, providing
opportunities for regional trail development and other recreational linkages as well as vital biological
corridors that help avoid habitat fragmentation. Other conservation areas in the area include Wilder
Ranch State Park to the south, the Bonny Doon Ecological Preserve, the new “CEMEX Redwoods”
acquisition to the northeast* and Big Basin Redwoods State Park to the north. Of the six watersheds
wholly or partly within the boundaries of the Coast Dairies property, San Vicente Creek supports both a
self-sustaining population of federally threatened steelhead and one the of the last remaining spawning
runs of the threatened Coho salmon south of San Francisco Bay.

History and TPL Acquisition

The Coast Dairies & Land Company (CDLC) history essentially began in the 1860s when two Swiss
families acquired two former Spanish land grants, which stretched from Scott Creek in the north to
Laguna Creek in the south. They formed the CDLC and put cows on the hillside pastures and coastal
terraces. By the 1920s, these families had moved back to Switzerland, but they and their heirs continued
to lease land to local farmers and dairy operators employing a series of local land managers. This land
use continued for decades. In the 1950s, except for the cement plant (built in 1906) and a few leased

4 Approximately 8,000 acres of former CEMEX owned land was acquired by the Peninsula Open Space Trust and the Sempervirens Fund
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artichoke and Brussels sprouts fields, the stretch of coast from Santa Cruz to Half Moon Bay was more
or less as it had been in the 19th century, and in some ways even less developed and populated.

In the 1960s, the City of Santa Cruz was set to expand north toward Davenport, and development plans,
including residential subdivisions on and around Coast Dairies, were significant. In the 1970s, Pacific
Gas & Electric Company held an option on the property with a vision to build a nuclear power plant.
Many of these development options were effectively eliminated by the passage of Proposition 20 (in
1972) and the Coastal Act (1976), and the area today remains largely undeveloped, and part of a larger
rural pastoral area that makes up both Santa Cruz County’s north coast and San Mateo County’s south
coast.

In 1993, the California Coastal Conservancy secured an option on the Coast Dairies property, but when
a 1994 statewide parks bond measure failed to pass, the property went back on the market. In 1998, the
Save-the-Redwoods League, in cooperation with several public and private partners, including the
David and Lucile Packard Foundation, TPL, the Land Trust of Santa Cruz, and the Coastal
Conservancy, halted a large subdivision proposal by negotiating a purchase of the option. The Save-the-
Redwoods League then assigned its right to purchase the option to TPL and TPL exercised its option by
purchasing CDLC in October 1998. During the process of purchasing CDLC, TPL issued a request for
proposals to identify an entity to take over the Coast Dairies property and to assume long-term
management and stewardship responsibilities for it. Ultimately, TPL chose to work with BLM and DPR.

In the early 2000s, TPL developed several plans to help guide future property management. These
included an Existing Conditions Report, an Opportunities and Constraints Analysis, and ultimately in
2003 the Coast Dairies Long-Term Resource Protection and Access Plan. This Plan and its supporting
documentation provide a wealth of information about the property’s history, conditions, opportunities,
and constraints, including in terms of its biological resources and its potential to provide public
recreational access opportunities. BLM has indicated that these documents, and specifically the 2003
Plan, will guide their own management efforts upon acquisition.® Likewise, these documents form a
baseline reference and guidance mechanism for DPR’s mostly coastal portion of the Coast Dairies
property, which is currently managed under the same operational structure as Wilder Ranch, just
downcoast.

Current Restrictions

Since acquisition in 1998, CDLC/TPL has initiated and pursued a series of land use restrictions,
agreements, easements, and contracts regarding allowable use of the Coast Dairies property. A
Williamson Act Contract from 1998 imposed broad restrictions on nearly all of the Coast Dairies
property.® In 1999, CDLC/TPL also executed an agricultural conservation easement applying to a

° Coastal Diaries would be governed under BLM’s Hollister Resource Management Plan, and thus any provisions of the prior Coast
Dairies plans as well as any new provisions would be accounted for through changes to the Hollister Resource Management Plan.

This contract applies to approximately 5,200 acres of the Coast Dairies property, and imposes limitations such as allowing only those
uses that are allowed under the then existing land use designations and zoning districts. This contract was initially recorded on
December 28, 1998, was automatically renewed in 2008, and was amended in 2009 into a new contract (see below, and see Exhibit E

for excerpted requirements of this 2009 contract).
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portion of the agricultural lands inland of Highway 1 and between Liddell and San Vicente Creeks (see
Exhibit F for excerpted easement restrictions).” CDLC/TPL has also undertaken a process with Santa
Cruz County to restrict the use of the remainder of the historic and existing agricultural land located on
the inland side of Highway 1 with another agricultural conservation easement (see Exhibit G for
excerpted easement restrictions).® While this new easement, like the 1999 version, requires that the
agricultural lands be maintained in agricultural use in perpetuity, it also includes such additional
provisions as a preference for organic farming, limited pesticide use, and provisions governing farm-
worker housing.

In preparation for the eventual transfer of a portion of the Coast Dairies property to BLM, CDLC/TPL
received a CDP exclusion (CDP exclusion 07-0646) from the County in 2009 for a lot line adjustment to
move the boundary between Coast Dairies and CEMEX so that a CEMEX landfill would be entirely on
CEMEX property.® The lot-line adjustment provided for a shift of 6.75 acres from Coast Dairies to
CEMEX (see Exhibit D). At that time, the then existing Williamson Act Contract (as described above)
was amended to a new contract in order to account for the 6.75-acre shift (see Exhibit E for excerpted
restrictions).

On the seaward side of Highway 1, use of the property was restricted under the terms of the grant deed
accepted by the State of California, acting by and through DPR, in August of 2006 (see Exhibit H for
excerpted grant deed restrictions). The restrictions in the grant deed required DPR to preserve and
maintain the property in perpetuity as open space, to preserve ongoing agricultural operations, to
prohibit commercial timber harvesting, to maximize public recreational access opportunities, and to use
any property income for endowment and/or funding of property management and/or for measures that
will maximize public enjoyment and/or the preservation and enhancement of the property’s natural
resource values (again, see Exhibit H).*

Current Land Use Designation and Zoning

The Coast Dairies property includes a mix of LCP land use designations and zoning districts, with
Agriculture (AG) and Mountain-Residential (R-M) being the main LCP LUP land use designations and
Commercial Agriculture (CA), Special Use (SU) and Timber Production (TP) being the main LCP IP
zoning districts.™* With this underlying LCP land use and zoning, the potential exists at least in concept

This easement, recorded on May 13, 1999, applies to an approximately 165-acre area known as the Tambolini Ranch.
This easement is intended to be conveyed to Santa Cruz County when Agricultural Parcels 1, 2, and 3 are created.

The lot-line adjustment was approved by the County Board of Supervisors on February 3, 2009. However, CDLC/TPL indicates that

the approved lot-line adjustment has not yet been effected, and thus the original lot lines remain.

10 Approximately 407 acres were conveyed to DPR in 2006 comprising agricultural fields, coastal terraces and bluffs, as well as beaches

and trails. Since then, DPR has managed the leases associated with the agricultural lands as it does in other areas of the coast (and in

association with Wilder State Park) as well as managing the rest of its coastal property as mandated by its mission.

1 Five LUP land use designations cover the Coast Dairies property: Agriculture (AG), Resource Conservation (O-C), Quarry/Mining (Q),

Mountain Residential (R-M), and Urban Residential, Low Density (R-UL). Ten IP zoning districts cover the Coast Dairies property:
Commercial Agriculture (CA), Commercial Agriculture — Historical (CA-L), Light Industrial (M-2), Public Facilities (PF), Parks and
Recreation (PR), Single-Family Residential (R-1-6), Residential Agriculture (RA), Special Use (SU), Timber Production (TP), and the

Agricultural Preserve (P) Combining District.
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for a subdivision to facilitate increased development (such as the construction of residences, commercial
timber logging and mining). However, there are a variety of reasons why such potential is actually more
limited. For example, the three largest parcels (existing parcels 1, 5, and 7; see also next section below
regarding parcels) are extremely large and include many areas within which development could not be
allowed consistent with LCP, so there are significant questions as to the actual amount of development
that could even be allowed on these parcels. In addition, under the existing Williamson Act contract on
approximately 5,200 acres of Coast Dairies property, only agricultural uses and compatible uses as
allowed in the CA (Commercial Agriculture) District and the P (Agricultural Preserve) Combining
District. Also, the grant deed to DPR effectively precludes the option of such non-DPR mission
development (see Exhibit I).

Current Parcels

According to the Applicant, the Coast Dairies property is currently made up of thirteen total parcels,
seven inland of the Highway and six mostly seaward of the Highway (i.e. portions of some parcels cross
the Highway).'? The largest of these parcels are primarily located inland of the Highway, but a portion
of each stretches across the Highway to the seaward side.’® The other more diminutive parcels are
intermixed on both the inland and seaward sides.™* See existing parcel configuration in Exhibit B.

2. Project Description

As described above, CDLC/TPL has worked for over a decade with potential long-term stewards to
facilitate a transfer of ownership of Coast Dairies, and a prior transfer of real property to DPR in 2006
was the first piece of the overall land conveyance. As part of this 2006 transfer, CDLC/TPL conveyed
portions of parcels 1, 5, and 7, as well as parcels 2, 8, 9, 10, 11, and 12 (making up approximately 407
acres) to DPR. This property is mostly all seaward of the Highway, with a few smaller parcels (8, 10 and
11) located inland of the Highway on the downcoast end of the Coast Dairies property near Laguna
Creek (see Exhibit B). The grant deed for this transfer restricted the manner in which this property could
be used, as described in Exhibit H. This land area includes all of the property formerly held by
CDLC/TPL seaward of the Highway and three small parcels east of the Highway. DPR identifies these
parcels collectively as one holding, and they are referenced in this report as the Coastal Parcels (see
Exhibit C).

For the remaining portion of the Coast Dairies property inland of Highway 1, CDLC/TPL had initially
planned to convey its entire interest in these parcels to BLM. However, BLM subsequently determined

12 Neither the County nor Coastal Commission staffs have reviewed and concluded on the legal status of the parcels identified by
CDLCI/TPL as the existing thirteen legal lots held by CDLC/TPL. Because all of the property subject to this CDP will be encumbered
with restrictions that will ensure its use consistent with Coastal Act and LCP policies in perpetuity, the Commission does not believe
that it needs to resolve the lot legality issue at this time or in this report. For ease of reference, this report will refer to “existing
parcels,” and use the numbers for those parcels provided by CDLC/TPL, but in no way should these references to existing parcels be
interpreted as a validation by the Commission of the legality of these parcels.

13 Parcel 1 (about 1,619 acres), Parcel 5 (about 513 acres), and Parcel 7 (about 4,248 acres).
14 Parcels 3, 4, 6, 8, 10, 11, and 15 located on the inland side, and parcels 2, 9 and 12 located on the seaward side.
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that managing land used for agricultural purposes and/or land that currently has residential tenants on it
conflicted with its public land management duties and mission. Thus, the property’s agricultural lands
are proposed to be removed from, or carved out of, three existing parcels, so as to allow BLM to take
title to the remainder of the land. Thus, existing parcels 1, 5, and 7 would be divided to create
Agricultural Parcels 1, 2, and 3 and Upland Parcels 1, 2, and 3 (see Exhibit C).

The Applicant proposes the parcelization to facilitate transfer of existing parcels 3, 4, 6, and 15 and
Upland Parcels 1, 2, and 3 (all inland of Highway 1) to BLM. These parcels are proposed to be
encumbered by a grant deed with the following covenants (see Exhibit I):

(a) The subject property shall be used and managed for open space and public recreation in a manner
consistent with the protection and preservation of natural habitats, adjacent sustainable agricultural
uses, and the rights and interests of the property’s current lessees or their successors in interest.

(b) No commercial timber harvest operations (as defined in California Public Resources Code 4527) are
allowed on the property. The property’s redwood trees will not be harvested, except to the extent
determined necessary or desirable for public safety or for the health of the forest as a natural reserve
rather than a timber production forest.

(c) The use of motorized off-road vehicles will not be permitted on the property outside of established
or designated roadways, except to the extent necessary for management of the property, or to protect
public health and safety, or in response to other emergency situations.

Even when transferred, CDLC/TPL is reserving all mineral rights of every kind and character in, on and
under the entire property, whether those minerals are known to exist now or are discovered in the
future.® CDLC/TPL is also reserving all rights and interests of lessor under their lease with CEMEX.'®

The Applicant has also proposed to encumber Agricultural Parcels 1, 2, and 3, once created through this
CDP, with an Agricultural Conservation Easement in favor of Santa Cruz County (see Exhibit G).

Finally, the Applicant also proposes to impose the restrictions required in Special Condition 3 on the
four other parcels (existing parcels 3, 4, 6 and 15) that will be transferred to BLM, so that all of the
BLM parcels will be restricted in the same manner (see Exhibit I).

3. Coastal Development Permit Determination

15 This includes without limitation, all minerals, oil, gas, petroleum and other hydrocarbon substances and rights thereto, geothermal
steam and all products derived from any of the foregoing.

16 This complete lease between CDLC/TPL and CEMEX has never been released to the Coastal Commission and as such clouds the
Commission’s accuracy with respect to the relationship between CEMEX and CDLC/TPL when it comes to future management of the
leased areas, and in particular the mining and quarry areas on potentially future BLM land. Because active reclamation is ongoing at the
leased limestone and shale quarry areas, the lease is apparently still considered active. However, any future mining, now that active
mining operations have ceased, would require a coastal development permit or similar authorization (e.g. federal consistency review), a
new lease, and any other required local and state permits (including approval of a new mining and reclamation plan).
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The proposed project takes place within both Santa Cruz County and Coastal Commission CDP
jurisdictions. The Applicant, the County, and the Commission (through its Executive Director) have all
agreed to process the required CDP as a consolidated CDP application before the Commission (pursuant
to Coastal Act Section 30601.3). Thus, although the Santa Cruz County LCP can provide non-binding
guidance, the standard of the review is the Coastal Act.

A. Land Use Priorities

1. Applicable Policies

The Coast Dairies property spans some 7% miles of coastline, stretches some 2% miles inland, and
comprises approximately 6,800 acres of diverse landscape. This is an important property, not only for its
range of resources and associated values, but also in terms of its sheer size and its relationship to north
Santa Cruz County coast viewshed and open space values. It is important that Coastal Act priorities are
understood in terms of the Coast Dairies property’s potential use and development. Coastal Act Section
30001.5 states:

30001.5. The Legislature further finds and declares that the basic goals of the state for the
coastal zone are to:

(a) Protect, maintain, and where feasible, enhance and restore the overall quality of the coastal
zone environment and its natural and artificial resources.

(b) Assure orderly, balanced utilization and conservation of coastal zone resources taking into
account the social and economic needs of the people of the state.

(c) Maximize public access to and along the coast and maximize public recreational
opportunities in the coastal zone consistent with sound resource conservation principles and
constitutionally protected rights of private property owners.

(d) Assure priority for coastal-dependent and coastal-related development over other
development on the coast.

(e) Encourage state and local initiatives and cooperation in preparing procedures to implement
coordinated planning and development for mutually beneficial uses, including educational
uses, in the coastal zone.

Thus, overall state coastal zone goals include the goal of protecting, maintaining and restoring the
overall quality of the coastal zone environment and its resources, and the goal of assuring orderly and
balanced use and conservation of such resources (Sections 30001.5(a) and 30001.5(b)). These goals are
reflected in and apply to each of the Chapter 3 identified in this report. In addition, the Section
30001.5(c) goal to maximize public recreational access opportunities consistent with resource protection
and constitutional rights applies directly to the public access and recreation policies identified below.
Thus, although not re-cited with respect to each listed issue area below (to avoid unnecessary
repetition), these coastal zone goals are applicable to each of the issues areas and Chapter 3 policies
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identified below in that same manner.

Other land use priorities are reflected in other Chapter 3 sections. For example, Coastal Act Section
30222 states:

30222. The use of private lands suitable for visitor-serving commercial recreational facilities
designed to enhance public opportunities for coastal recreation shall have priority over private
residential, general industrial, or general commercial development, but not over agriculture or
coastal-dependent industry.

Coastal Act Section 30250 states:
30250.

(a) New residential, commercial, or industrial development, except as otherwise provided in this
division, shall be located within, contiguous with, or in close proximity to, existing developed
areas able to accommodate it or, where such areas are not able to accommodate it, in other
areas with adequate public services and where it will not have significant adverse effects,
either individually or cumulatively, on coastal resources. In addition, land divisions, other
than leases for agricultural uses, outside existing developed areas shall be permitted only
where 50 percent of the usable parcels in the area have been developed and the created
parcels would be no smaller than the average size of surrounding parcels.

(b) Where feasible, new hazardous industrial development shall be located away from existing
developed areas.

(c) Visitor-serving facilities that cannot feasibly be located in existing developed areas shall be
located in existing isolated developments or at selected points of attraction for visitors.

In general, the Coastal Act establishes clear parameters and priorities for the location, intensity, type,
and design of new development in the coastal zone as a means of protecting, and enhancing where
feasible, coastal zone resources. These parameters and priorities emanate from specific Coastal Act
policies and requirements, as well as the overlap and interplay between them. At a broad scale and
fundamentally, Section 30250(a) requires that most new development be concentrated in and around
existing developed areas with adequate development capacities to serve new development. The Coastal
Act also establishes a set of priority uses that operate within the locational and resource constraints for
new coastal development. The Coastal Act also requires that public recreational uses take precedence
over private residential and general industrial or commercial development, but not at the expense of
agriculture or coastal-dependent industry (Section 30222).

2. Analysis

The Coast Dairies property comprises one of the three largest privately-held properties between the
Golden Gate Bridge and the Mexican border. TPL’s acquisition has the potential to protect a large
portion of Santa Cruz County’s north coast region and a significant stretch of the Monterey Bay
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National Marine Sanctuary coastline against more urban land uses and potential coastal resource
impacts normally associated with denser development patterns. With the previous conveyance of
property to DPR, the proposed conveyance to BLM, and the future conveyance of the proposed
Agricultural Parcels to another entity, the Coast Dairies property will be used and managed for open
space, agriculture, and public recreational access in perpetuity, including as required by the grant deed
restrictions (see Exhibits H and I). DPR’s grant deed (recorded in August 2006), for example, requires
DPR to preserve and maintain this property in perpetuity as open space, and for other compatible uses.
This deed also requires DPR to maximize opportunities for public access and recreation and enjoyment,
consistent with protection and preservation of the natural resources and agricultural uses, and prohibits
commercial timber harvesting and other uses not compatible with open space (see Exhibit H). DPR has a
long history of sound management of public open space and agricultural lands within California.
Management of the Coastal Parcels has been and is expected to remain consistent with the management
and operational structures employed at Wilder Ranch State Park, located just south of the Coast Dairies

property.

Certain conditions which have been agreed to between CDLC/TPL and BLM (see Exhibit I), along with
prior agricultural contracts and proposed easements (see Exhibits E, F, and G), will help ensure the
protection, maintenance, enhancement and restoration of site resources on the proposed Upland Parcels
(and the existing parcels to remain in their existing configuration and be transferred) as well. In the
future, preserving and providing for Coastal Act priority uses and development, including maximum
public access and recreational opportunities, will be a key component of any future management plan, as
it was in the original Coast Dairies Long-Term Resource Protection and Access Plan. As part of
Commission’s federal consistency requirements,*” the Commission will subsequently weigh in on any
BLM interim and long-term management plans and development for the site. BLM indicates that monies
and staff resources have been allotted to undertake this process in a timely manner, and that any such
efforts will provide for recreation, restoration, enhancement, and public access, and for general
management and protection of the acquired property as open space in perpetuity, including in substantial
conformance with the Coast Dairies Long Term Resource Protection and Access Plan, as a component
of BLM’s Southern Mountain Diablo Range and Central Coast of California Resource Management
Plan, otherwise known as the Hollister Resource Management Plan (Hollister RMP) which covers a
number of other BLM properties in Central and Northern California.

Similarly, CDLC/TPL has granted one agricultural conservation easement to Santa Cruz County
(covering a portion of Agricultural Parcel 3) and is prepared to grant another to cover all of the proposed
Agricultural Parcels that will ensure their protection and preservation for agriculture in perpetuity (see
Exhibits F and G).

In sum, the proposed project has been designed to facilitate a significant and important land transfer of a
very large property in northern Santa Cruz County. The grant deeds and the agricultural easements have
been designed by the Applicant to protect the property in perpetuity for open space, agricultural, and
public recreational access uses and development. To further ensure maximum coastal resource

1 Pursuant to Coastal Zone Management Act Section 307 (16 USC §1456) and Coastal Act Section 30008.
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protection, including in relationship to Coastal Act priorities, including maximizing public recreational
access opportunities at Coast Dairies (see also Public Access and Recreation finding below), and to
minimize the potential for adverse coastal resource impacts,*® special conditions are included to apply
deed restrictions to the property defining use and development parameters that forward Coastal Act and
LCP objectives. Accordingly, as conditioned, the proposed land division will facilitate and support high
priority Coastal Act uses that are consistent with the land use priorities of the Coastal Act and LCP.

In making this finding it is noted that the underlying LCP land use designations and zoning districts of
the Coast Dairies property will not entirely match up to the new parcels and the allowed uses there.
Although the Coastal Parcels and the Agricultural Parcels will be more or less consistent with the
underlying LCP land use and zoning in the future, the allowed uses of the new Upland Parcels will not
entirely match the LCP uses.’® Future LCP amendments to rectify these inconsistencies should be
pursued, so that the proposed and intended land uses on the Coast Dairies property of open space and
recreation (and agriculture, where historic and existing, including grazing) are appropriately designated.

B. Public Access and Recreation

1. Applicable Policies
Coastal Act Sections 30210 through 30224 specifically protects public recreational access opportunities.
In particular:

30210: In carrying out the requirement of Section 4 of Article X of the California Constitution,
maximum access, which shall be conspicuously posted, and recreational opportunities shall be
provided for all the people consistent with public safety needs and the need to protect public
rights, rights of private property owners, and natural resource areas from overuse.

30211: Development shall not interfere with the public's right of access to the sea where
acquired through use or legislative authorization, including, but not limited to, the use of dry
sand and rocky coastal beaches to the first line of terrestrial vegetation.

30212(a): Public access from the nearest public roadway to the shoreline and along the coast
shall be provided in new development projects....

30213. Lower cost visitor and recreational facilities shall be protected, encouraged, and, where
feasible, provided. Developments providing public recreational opportunities are preferred.

18 Coastal resources are known and understood by the Commission to include, and not be limited to public access and recreation areas,
opportunities, and facilities, public views, natural landforms, marine resources, watercourses (e.g., rivers, streams, creeks, etc.) and their
related corridors, waterbodies (e.g., wetlands, estuaries, lakes, etc.) and their related uplands, groundwater resources, biological
resources, environmentally sensitive habitat areas, agricultural lands, and archaeological or paleontological resources.

19 For example, the LCP land use designation of Mountain Residential (R-M) will be inconsistent with the Upland Parcels, where only
open space and recreation will be allowed per the intended grant deed and special conditions (see Exhibit 1). Several parcels are also
designated as Timber Production (TP); however, the conditions under which TPL purchased the Coast Dairies property require that no
commercial logging of redwoods take place (and the grant deed indicates as much).
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30220. Coastal areas suited for water-oriented recreational activities that cannot readily be
provided at inland water areas shall be protected for such uses.

30221. Oceanfront land suitable for recreational use shall be protected for recreational use and
development unless present and foreseeable future demand for public or commercial
recreational activities that could be accommodated on the property is already adequately
provided for in the area.

30222.5. Oceanfront land that is suitable for coastal dependent aquaculture shall be protected
for that use, and proposals for aquaculture facilities located on those sites shall be given
priority, except over other coastal dependent developments or uses.

30223. Upland areas necessary to support coastal recreational uses shall be reserved for such
uses, where feasible.

30224. Increased recreational boating use of coastal waters shall be encouraged, in accordance
with this division, by developing dry storage areas, increasing public launching facilities,
providing additional berthing space in existing harbors, limiting non-water-dependent land uses
that congest access corridors and preclude boating support facilities, providing harbors of
refuge, and by providing for new boating facilities in natural harbors, new protected water
areas, and in areas dredged from dry land.

2. Analysis

The Coastal Act requires public recreational access opportunities to be maximized, including lower cost
visitor facilities, and protects areas near and at the shoreline for this purpose. The proposed land division
will facilitate transfer of property that will lead to enhanced public access and recreational opportunities
of regional and statewide significance. In the future, these may include but are not limited to hiking,
biking, horseback riding, and camping. The proposed land division will strongly benefit public access
and recreation on the Coast Dairies property in at least two major ways. The first is that it will facilitate
and allow the transfer of the vast majority of the site to public agencies who have long histories of
managing open space for recreational and conservation purposes. The second is that the property will
remain in open space, agricultural, and public recreational access use through the Applicant’s grant
deeds, contracts, and proposed easements covering these lands, including with respect to the existing
parcels that are not changing but for which the Applicant intends to codify certain restrictions per this
CDP.

The proposed land division will facilitate the transfer of Upland Parcels 1, 2, and 3 and existing parcels
3, 4, 6, and 15 (see Exhibits B and C) to BLM. BLM has a long history of public lands management
throughout California, and its acquisition of these properties will allow BLM to begin the process of
opening it up for public use and enjoyment. An interim access plan has been proposed by BLM to
quickly allow public access to certain portions of the properties (see Exhibit J).?° During this interim

20 The Interim Access Plan generally accounts for: 1) protection of threatened and endangered species; 2) limited recreational use of the
property; 3) continuation of existing economic uses of the property, including in terms of agriculture and grazing; 4) collaboration with
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stage, BLM intends to allow limited recreation use of the parcels, consistent with the ability to provide
services and infrastructure necessary to ensure public health and safety and the protection of threatened
and endangered species. Any interim access measures, as well as any other future management plans or
other development, would be reviewed by the Commission under its federal consistency authority. The
Commission expects that interim access would be provided in the short term just after any acquisition,
and that the Commission and BLM would develop a mutually agreeable schedule for development and
implementation of a longer-term management plan at that time or earlier (e.g., through any other
necessary federal consistency reviews).

There have been some questions raised about the potential (or lack thereof) for CEMEX operations to
impact the types of uses and development associated with the grant deeds and Coastal Act priorities.
CEMEX has for years operated quarries and related infrastructure, including an approximately 3-mile
conveyor belt system, on the inland (of the Highway) side of the Coast Dairies property. These
operations (and others like them) have the potential to significantly impact the intended use of the lands.
On this point, CDLC/TPL and the County indicate that the cement plant and CEMEX quarry operations
have ceased active mining operations and that reclamation on the leased areas (some 780 acres) has
commenced.”* Any renewed quarrying, or other mining/resource extraction activities (including but not
limited to mining, drilling, fracking, etc.) would require new authorizations, including CDP and/or
federal consistency authorizations, and thus such issues could readily be addressed through such
processes should such proposed operations be considered. In addition, CDLC/TPL indicates that it is
reserving all mineral rights, and, given CDLC/TPL is in the business of land preservation and not
mining, it appears that that potential for such operations (and the potential for associated conflicts with
the intended use of the lands) is limited. The potential for such impacts can be further restricted and
avoided by limiting allowed uses and development to public recreational access, open space, and
agriculture (see special conditions 3, 4, and 5). In coming to this conclusion, it is noted that such priority
uses and development are necessarily facilitated and supported by CEMEX’s ongoing and future
reclamation and property restoration activities, and thus these reclamation/restoration uses and
development are allowed because they further the property’s core public recreational access, open space,
and agricultural priorities. However, to be clear, mining/resource extraction activities (such as mining,
drilling, fracking, etc.) would not be consistent with the deed restrictions associated with special
conditions 3, 4, and 5. CDLC/TPL indicates that it has no intention of pursuing (through its retained
mineral rights) or allowing a subsequent owner (such as BLM) to pursue mining, drilling, fracking, or
anything of that nature on the property. If such activities were to be pursued, they would not only
require a new CDP (or federal consistency review), but they would also require an amendment to this
CDP and its associated deed restrictions. In short, the CDP deed restrictions do not allow, and thus
prohibit, such activities.

While the proposed land division will facilitate the transfer of the bulk of the inland portion of Coast

community groups regarding strategies for management of the property, and provision of services such as patrol, cleanup, and
monitoring. In terms of near term public access specifically, the Interim Access Plan would provide opening two trails to the public
(Liddell Creek Trail and the Molina Pasture Trail) for general day-use hiking.

21 It is noted that, despite requests for it, the actual lease has not been provided to the Commission, and that the Commission has relied
upon representations of CDLC/TPL and the County to assess its relevance to the matter before it.
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Dairies for its use and management for open space and public recreation, adverse impacts to public
access from this proposed land division are possible. In particular, it will be critical that use and
development of the Agricultural Parcels not inadvertently diminish public recreational access
opportunities. Also, given the proposed configuration of Agricultural Parcel 3 where it extends along
approximately 2.5 miles of Highway 1 (see Exhibit C), it is possible that public access objectives will be
frustrated if the potential for public access across Agricultural Parcel 3 is not provided for. Agricultural
Parcel 3 is designed to include three larger areas, connected by approximately 1-foot wide strips of land
located adjacent to Highway One. The strip of land connection between the southernmost and middle
portions of Agricultural Parcel 3 is approximately 700 feet long, as is the connection between the middle
and northernmost portion of Agricultural Parcel 3.% These areas are depicted in Exhibit C and are
referenced as Agricultural Access Areas. These Agricultural Access Areas could potentially block
access through Agricultural Parcel 3 to Upland Parcel 3 (again, see Exhibit C for parcel configuration).
Thus, the proposed land division has the potential to have an adverse impact on public access.
Fortunately, these types of impacts can be minimized in this case through already proposed restrictions
as well as a special condition explicitly prioritizing and providing for public access across the
Agricultural Access Areas (see special condition 4).

The Coast Dairies property is an extremely valuable recreational and educational resource for visitors
from around the region, state, nation, and the world. It is a major component of the rural central
California coast area in Santa Cruz County. Both DPR and BLM intend to continue or commence
management of this property in a manner that will maximize opportunities for public access for
recreation and enjoyment consistent with the protection of coastal resources. New and diverse public
recreational access opportunities will maximize the potential for linkages with nearby lands while being
compatible with protection of existing uses and natural resource values. Coast Dairies will provide
opportunities for enjoyable and educational experiences within its natural and cultural landscapes.
Educational opportunities include the integration of sustainable coastal agriculture with programs
designed to protect native biodiversity and other natural landscape values. People with diverse interests
and expectations should be able to find a broad spectrum of opportunities, from solitude and quiet to
group activities or active recreation. Appropriate access to the property should be provided, and
recreational facilities should be designed and sited to ensure protection of the natural, cultural, and
social resource values. Motorized off-road vehicular activities can disrupt and degrade the natural
environment in a number of ways, including by increasing noise pollution, changing wildlife migration
patterns, and contributing to adverse water quality impacts by increasing erosion and other landform
alteration. These and other impacts to coastal resources from such off-road vehicles can conflict with
more benign public recreational land uses, such as hiking, birdwatching and beachgoing, as well as the
overall intention and restrictions associated with the Coast Dairies property. For these reasons,
motorized off-road vehicles must be prohibited unless: associated with normal property management
activities (including reclamation and restoration activities), health and safety protection, and emergency
response purposes; or such vehicular use is confined to established and identified roadways. Future
planning and regulatory processes (e.g., federal consistency for BLM) will be used to establish and

22 e . . . .
The actual specific dimensions of the agricultural access areas will be recorded after being surveyed upon conveyance.
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identify applicable existing roadways (see special conditions 3, 4, and 5).

3. Conclusion

In conclusion, public access and recreation will be enhanced significantly by the transfers that this
proposed land division facilitates. The project, as conditioned, will enhance public access and other
public recreational opportunities consistent with the Coastal Act, while prohibiting other uses which fall
outside these categories (including motorized off-road vehicle use, etc.). Therefore, as conditioned, the
proposed land division project will facilitate public access and recreational opportunities and, as such, is
consistent with the above-cited public access and recreational policies of the Coastal Act.

C. Agriculture

1. Applicable Policies

The Coastal Act requires the preservation of both prime and non-prime agricultural lands. In particular,
the Act sets a high standard for the conversion of any agricultural lands to non-agricultural uses. Coastal
Act Sections 30241, 30241.5, and 30242 provide special protections to agricultural lands and afford
protections against converting such lands to other uses barring special circumstances and state:

30241: Prime agricultural land; maintenance in agricultural production. The maximum amount
of prime agricultural land shall be maintained in agricultural production to assure the
protection of the areas’ agricultural economy, and conflicts shall be minimized between
agricultural and urban land uses through all of the following:

(a) By establishing stable boundaries separating urban and rural areas, including, where
necessary, clearly defined buffer areas to minimize conflicts between agricultural and urban
land uses.

(b) By limiting conversions of agricultural lands around the periphery of urban areas to the
lands where the viability of existing agricultural use is already severely limited by conflicts
with urban uses or where the conversion of the lands would complete a logical and viable
neighborhood and contribute to the establishment of a stable limit to urban development.

(c) By permitting the conversion of agricultural land surrounded by urban uses where the
conversion of the land would be consistent with Section 30250.

(d) By developing available lands not suited for agriculture prior to the conversion of
agricultural lands.

(e) By assuring that public service and facility expansions and nonagricultural development do
not impair agricultural viability, either through increased assessment costs or degraded air
and water quality.

(f) By assuring that all divisions of prime agricultural lands, except those conversions approved
pursuant to subdivision (b), and all development adjacent to prime agricultural lands shall
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not diminish the productivity of such prime agricultural lands.
30441.5: Agricultural land; determination of viability of uses; economic feasibility evaluation.

(a) If the viability of existing agricultural uses is an issue pursuant to subdivision (b) of Section
30241 as to any local coastal program or amendment to any certified local coastal program
submitted for review and approval under this division, the determination of "viability" shall
include, but not be limited to, consideration of an economic feasibility evaluation containing
at least both of the following elements:

(1) An analysis of the gross revenue from the agricultural products grown in the area for the
five years immediately preceding the date of the filing of a proposed local coastal
program or an amendment to any local coastal program.

(2) An analysis of the operational expenses, excluding the cost of land, associated with the
production of the agricultural products grown in the area for the five years immediately
preceding the date of the filing of a proposed local coastal program or an amendment to
any local coastal program.

For purposes of this subdivision, "area™ means a geographic area of sufficient size to
provide an accurate evaluation of the economic feasibility of agricultural uses for those
lands included in the local coastal program or in the proposed amendment to a certified
local coastal program.

(b) The economic feasibility evaluation required by subdivision (a) shall be submitted to the
commission, by the local government, as part of its submittal of a local coastal program or
an amendment to any local coastal program. If the local government determines that it does
not have the staff with the necessary expertise to conduct the economic feasibility evaluation,
the evaluation may be conducted under agreement with the local government by a consultant
selected jointly by local government and the executive director of the commission.

30242: Lands suitable for agricultural use; conversion. All other lands suitable for agricultural
use shall not be converted to nonagricultural uses unless (l) continued or renewed agricultural
use is not feasible, or (2) such conversion would preserve prime agricultural land or concentrate
development consistent with Section 30250. Any such permitted conversion shall be compatible
with continued agricultural use on surrounding lands.

Coastal Act Section 30243 provides for long term productivity of soils and timberlands and protects
against converting such lands to other uses or their division barring special circumstances and state:

30243: The long-term productivity of soils and timberlands shall be protected, and conversions
of coastal commercial timberlands in units of commercial size to other uses or their division into
units of noncommercial size shall be limited to providing for necessary timber processing and
related facilities.
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2. Analysis

Agricultural land and land use is afforded high protection under the Coastal Act and the County’s LCP.
In addition, land conversions from agricultural to non-agricultural lands must meet multiple criteria in
order to even be considered, as described in Coastal Act Section 30243.

On the Coast Dairies property, row crop agricultural lands are found on both sides of Highway 1, along
a series of two coastal terraces. The lands along the ocean bluff form the first terrace and are bisected in
several locations by Highway 1. The second terrace forms on a bluff just behind the first, and also
contains fertile agricultural soils.?® The production of high-value vegetables in the north coast region of
Santa Cruz County, which began in the early part of the 20th century, was enabled by a series of
irrigation projects a few years earlier that allowed growers to convert land previously used for pasture
and hay production to irrigated row crops. Vegetable growers found the unique summer climate suitable
for specialty vegetables, especially artichokes and Brussels sprouts, which require a long, cool growing
season. The Coast Dairies lands were historically leased to dairies, beef cattle ranchers, and vegetable
growers. In the case of beef cattle and vegetable production, this practice continues today.

As described above, the lands subject to the proposed land division are already encumbered by
restrictions that will affect the agricultural lands designated as Agricultural Parcels 1, 2, and 3 and
portions of the Coastal Parcels. For Agricultural Parcels 1, 2, and 3, several restrictions on agricultural
use currently exist (see Exhibits E and F). A Williamson Act Contract from 1998 imposed broad
restrictions on nearly all of the Coast Dairies property.”* An agricultural conservation easement
currently applies to a portion of the agricultural lands inland of Highway 1 and between Liddell and San
Vicente Creeks (see Exhibit F).? CDLC/TPL has also undertaken a process with Santa Cruz County to
restrict the use of the remainder of the historic and existing agricultural land located on the inland side
of Highway 1 with another agricultural conservation easement (see Exhibit G).?® This easement requires
that the agricultural lands be maintained in agricultural use in perpetuity, and it also includes such
additional provisions as a preference for organic farming, limited pesticide use, and provisions
governing farm-worker housing.

One goal of the existing and proposed restrictions is to manage the land that was in agricultural
production when TPL purchased the land in 1998 in a sustainable manner. The principles of
sustainability are consistent with the protection of natural resource values, including protection of
threatened and endangered species. Sustainability rests on the principle that one must meet the needs of
the present without compromising the ability of future generations to meet their own needs. Therefore,
stewardship of both natural and human resources is of prime importance. Stewardship of human
resources includes consideration of social responsibilities, such as the working and living conditions of

23 Portions of a “third terrace” were farmed in the 1910s and 1920s, presumably plowed with teams of horses, but the lack of water and
the availability of lands closer to the coast have mostly restricted use of this third terrace land to cattle grazing.

24 This contract applies to approximately 5,200 acres of the Coast Dairies property, and imposes limitations such as allowing only those
uses that are allowed under the existing land use designations and zoning districts. This contract was initially recorded on December 28,
1998, was automatically renewed in 2008, and was amended in 2009 to create a new contract (see Exhibit E).

25 This easement, recorded on May 13, 1999, applies to an approximately 165-acre area known as the Tambolini Ranch.
2 This easement is intended to be conveyed to Santa Cruz County when Agricultural Parcels 1, 2, and 3 are created.
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laborers, the needs of communities, and consumer health and safety, both in the present and the future.
Stewardship of land and natural resources involves maintaining or enhancing this vital resource base for
the long term.

Grazing is another type of agricultural use, and it was the dominant agricultural use of coastal lands
along Santa Cruz County’s north coast until the 1900s. The shortage of labor and the difficulty of
reaching urban markets made crop production difficult, but ranching and livestock operations were still
an attractive use of these lands because summer fogs and cool coastal conditions combined (and
combine still) to extend the growing season for perennial grasses into the summer months, when most
California grasslands are too dry. However, the Great Depression, coupled with changing transportation
methods that allowed delivery of fresh milk to urban markets from more distant producers, combined to
make north coast dairy operations increasingly marginal. Today, there are approximately 1,320 acres of
scrub, grasslands, and forested areas that are leased for grazing for the purposes of managing the coastal
habitat. Cattle are seasonally stocked at relatively low densities.

For the Coastal Parcels, the grant deed requires the agricultural lands to be managed and maintained in
such a way that continued agricultural use is feasible, to the maximum extent possible, unless and until
it is determined that conversion to other uses to enhance that parcel’s natural resources and biodiversity
values would be desirable, feasible and beneficial (see Exhibit H).?” The Upland Parcels have similar
protection, including to ensure that grazing activities that are consistent with open space and public
recreational access uses of these parcels will be allowed. Grazing at an intensity similar to a feed lot or
at levels that would exceed pasture capacity, or significant structural development in support of same,
would be inconsistent with this deed restriction requiring that grazing be compatible with open space
and public recreational access uses. In this respect, what is expected and allowed under this CDP is
nothing more than the low-intensity limited grazing that currently occurs on the property now. For the
Agricultural Parcels, the existing and proposed restrictions, including both the existing and the proposed
agricultural conservation easement in favor of Santa Cruz County, provide significant agricultural
protection. Provided these same types of restrictions and protections are incorporated into this CDP to
protect and preserve agricultural operations, including in relation to grazing on the Upland Parcels, and
provided they are incorporated in a way that ensures that such operations proceed in a manner that
doesn’t significantly impact public recreational access opportunities and open space values, then the
proposed project can be found consistent with the agricultural protection policies of the Coastal Act (see
special conditions 3, 4, and 5).

D. Streams, Wetlands, Estuaries, and Marine Resources

1. Applicable Policies
Coastal Act Sections 30230, 30231, 30232, and 30233 afford protection of coastal waters, streams,
wetlands, estuaries, and marine resources and their associated biological productivity and state:

2 DPR has managed the agricultural lands on the Coastal Parcels for almost six years in compliance with its standard practices and

indicates that it will continue to do so.
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30230: Marine resources shall be maintained, enhanced, and where feasible, restored. Special
protection shall be given to areas and species of special biological or economic significance.
Uses of the marine environment shall be carried out in a manner that will sustain the biological
productivity of coastal waters and that will maintain healthy populations of all species of marine
organisms adequate for long-term commercial, recreational, scientific, and educational
purposes.

30231: The biological productivity and the quality of coastal waters, streams, wetlands,
estuaries, and lakes appropriate to maintain optimum populations of marine organisms and for
the protection of human health shall be maintained and, where feasible, restored through,
among other means, minimizing adverse effects of waste water discharges and entrainment,
controlling runoff, preventing depletion of ground water supplies and substantial interference
with surface water flow, encouraging waste water reclamation, maintaining natural vegetation
buffer areas that protect riparian habitats, and minimizing alteration of natural streams.

2. Analysis

Offshore of the Coast Dairies property is the Monterey Bay National Marine Sanctuary, which extends
south from a point in Marin County to Cambria Rock in San Luis Obispo County, and extends from high
tide seaward typically about 35 miles offshore. The Sanctuary is one of the nation’s largest marine
sanctuaries, protecting marine resources that include the nation’s most expansive kelp forests, one of
North America’s largest underwater canyons, and the closest deep ocean environment to the continental
United States.

These waters support a diverse complex of marine and marine-related habitats including open ocean,
kelp forests, rocky seashore, nearshore intertidal, sandy beaches, coastal streams, estuarine systems, and
wetlands. These habitats in turn support a wide variety of marine life, including benthic communities,
marine mammals, and fish, including sensitive species such as the state threatened long-fin smelt, the
federally threatened South/Central California Coast steelhead, the federally threatened Chinook salmon,
and the federally threatened North American green sturgeon. The Sanctuary is known for its aquatic
diversity and habitat value, and the area offshore of the Coast Dairies property is regarded as sensitive in
this respect.

On the Coast Dairies property itself, there are six distinct creeks?® which feed nutrients and fish and
other material into these rich coastal waters, from Molino Creek along the northwest edge of the
property, to Laguna Creek on the southeast boundary (Scott Creek is adjacent to the property north of
Molino Creek, and some of the Scott Creek watershed is located within Coast Dairies). These creeks and
their related habitats, including lagoon and estuarine habitats nearest the ocean, generally are the most
vulnerable and valuable habitats on the Coast Dairies property. The watersheds of several of these
streams are entirely or almost entirely contained on the property. The larger streams, Laguna Creek and
San Vicente Creek, however, have watershed areas that extend well beyond the property boundary.
These watersheds provide important habitat for anadromous, freshwater, and estuarine fish species and

28 Molino Creek, Ferrari Creek, San Vicente Creek, Liddell Creek, Yellow Bank Creek, and Laguna Creek.
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amphibians. Fish found in these creek systems include at least three special-status species — steelhead,
Coho, and tidewater goby. Although degradation of creek and related habitat on the property from
various land uses and activities over historic time has been substantial, significant habitat quality
remains, and the potential for stream and riparian restoration is high.

The property’s sandy beaches located between the terraces and coastal bluffs and the rich coastal waters
of the Sanctuary are also an area of great resource value, which are also visited by thousands of people
every year. The Coast Dairies property includes over seven miles of beach and coastal frontage. Despite
steady visitation and use, these beaches remain in a relatively natural condition and retain significant
habitat features. Several of the major beaches include coastal wetland complexes, cliffs and ledges, and
seeps, intermixed with intertidal rocks and tidepools.”

There are an estimated 100 acres of wetland and freshwater-associated habitats found on the property.
Wetlands within the Coast Dairies property are most commonly riparian in nature and include aquatic,
riparian, meadow, and floodplain communities. The riparian zone is the plant community adjacent to a
river or stream channel and serves as the interface between the river and the surrounding prairies,
floodplain, and upland plant communities. It may be best described as the zone of direct interaction
between land and water. Riparian areas are characterized by a combination of high species diversity,
density, and productivity. Riparian communities are among the most impacted on the property due to the
historic effects of logging and stream diversion. These effects include trampling, and placement of
above- and below-ground infrastructure, including conveyor belts, dams, bridges, and pipelines. The
most significant wetlands are located at the mouth of Laguna and Scott Creeks (Scott Creek wetlands
are north of Coast Dairies). These wetlands include a mosaic of emergent wetland plants interspersed
with open water areas.

The proposed land division should not adversely impact these biological resources in any significant
way. As described earlier, land uses will essentially remain the same on the Upland Parcels 1, 2, and 3
for the foreseeable future with additional limited interim public access trails (while the larger Coast
Dairies management planning process is being undertaken). Agricultural Parcels 1, 2, and 3 will remain
in agricultural production in perpetuity per the existing and proposed restrictions, and the Coastal
Parcels will be preserved and maintained in perpetuity as open space for public access and recreation
and continued agricultural use. What is more likely is that the transfer that the land division facilitates is
likely to actually lead to enhancement of the overall biological productivity and quality of the coastal
waters, streams, wetlands, estuaries, and marine resources in and around the Coast Dairies property as
more comprehensive management comes on line through the management practices of both DPR and
BLM.

Similarly, potential impacts on fresh and marine water quality are few, as no structural development
(which could facilitate adverse water quality impacts due to increased stormwater runoff and associated

29 Major beaches within the Coast Dairies property include the southern portion of Scott Creek Beach, Davenport Landing Beach
(facilities at this beach are managed by the County), Davenport Beach, Sharktooth Beach, Bonny Doon Beach, Yellowbank Beach, and
Laguna Creek Beach. (Both Sharktooth and Yellowbank beaches are sometimes referred to as Panther Beach, and Sharktooth is also
sometimes called Davenport Cove, Cabbage or Sawtooth.)
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pollution) on the property is proposed as part of the land division. As described, the proposed land
division would create three new agricultural parcels that would allow for continued agricultural use, and
it would divide the western portions of three parcels to facilitate their ownership, along with the other
western parcels and three small parcels east of Highway 1, by DPR for agricultural, open space, and
recreational uses. These current uses may have some impacts to fresh and marine resources through
normal agricultural practices, although the current and proposed restrictions serve to help limit such
impacts.

In terms of row crops, the principal agricultural chemicals applied to fields used for crops are plant
nutrients, pesticides, and herbicides. Residents of the town of Davenport and elsewhere have expressed
concern regarding pesticide use in proximity to local residences and the Davenport elementary school.
Both Brussels sprouts and artichokes require pre-plant and annual application (usually once annually) of
a balanced fertilizer. A combination of micronutrients may also be applied from time to time.
Micronutrient combinations usually include iron, copper, and zinc in addition to other micronutrients
required by the plants. Brussels sprouts as well as artichokes are crops with long growing seasons,
thereby providing the opportunity for the buildup of insects and pests.

As part of the existing and proposed restrictions on Agricultural Parcels 1, 2, and 3, two important
provisions should effectively limit the potential for adverse impacts on marine resources and water
quality. The first is that organic agriculture is to be given preference. This means, for example, that if
the lands are up for lease and there are multiple prospective tenants willing to rent such land on identical
terms, credit history, and farm and land management history, and the only difference between such
prospective tenants is that one tenant would use the land for organic agriculture and the other would not,
then the grantor would have to lease the land to the organic grower (see Exhibit G).*® The second is that
the use of pesticides is not allowed any closer than 275 feet from any currently existing residences or
schools within the town of Davenport. While this latter provision does not provide restrictions against
all pesticide use on the agricultural parcels, it does limit their use on the Agricultural Parcels, and will
help protect fresh and marine biological resources in the long run.

In all likelihood, restoration and enhancement of the property’s creeks and coastal lagoons could
improve landside water quality and improve the larger marine environment in the future. Enhanced
watersheds would likely improve salmon numbers, especially in San Vicente Creek, as well as improve
important habitat for other sensitive species. The transfer facilitated by the land division will allow for a
larger planning process for the property to commence, and thus for the opportunity for interested parties
to weigh in on water quality issues. Visitor centers, trails, campsites, and other such development are all
possibilities, all of which have the potential to lead to water quality concerns, but those concerns would
be addressed at the time of the proposed development. Thus, the proposed land division itself will not
contribute to adverse water quality impacts, and the potential for future impacts are minimal, while
facilitating watershed and species improvements.

30 . . . . . . . . .
Organic agriculture in the proposed agricultural conservation easement is understood to mean agriculture practices established as

“organic” by the U.S.D.A.
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Another potential issue regards potential creek and riparian restoration and enhancement projects that
may be pursued on the property. As a general rule, such projects further Coastal Act and LCP objectives
and are to be encouraged. However, there is the possibility that such projects are understood to be other
than one of the allowed uses of the Coast Dairies land. For the Upland Parcels and parcels 3, 4, 6, and
15 (intended to be conveyed to BLM) and the Coastal Parcels (see Exhibits B and C), this is not a
concern because habitat restoration and enhancement are appropriately considered to be an open space
use, which is allowed and prioritized on these parcels. However, this same understanding is not
applicable in the same way to the Agricultural Parcels. Fortunately, this can be easily rectified through
special conditions identifying the potential for, and allowing, such restoration projects (see special
conditions 3, 4, and 5).

3. Conclusion

The proposed project will facilitate the transfer of the Coast Dairies property to two public agencies to
maintain and improve open space, agricultural, and recreational lands. Existing and proposed use and
management restrictions help to ensure protection of coastal waters, streams, wetlands, estuaries, and
marine resources and their associated biological productivity. In addition, future planning efforts, by
BLM and as underway by DPR, will help ensure that sound practices are carried out concerning the
property’s watersheds, wetland areas, coastal lagoons, and overall marine resources. To further
minimize potential coastal resource impacts, and to help further ensure appropriate protection of such
resources, use and development restrictions are incorporated into this approval (see special conditions 3,
4, and 5). Thus, the proposed land division can be found consistent with the Coastal Act’s coastal
waters, streams, wetlands, estuaries, and marine resources protection policies as discussed in this
finding.

E. Public Viewshed

1. Applicable Policies

The Coastal Act places great emphasis on protection of the coastal zone’s visual resources. Coastal zone
visual resources are varied, to be sure, but there is little doubt that the visual resources along Santa Cruz
County’s north coast, of which the Coast Dairies property is a significant part, are resources of the type
that the Coastal Act was specifically drafted to protect. Coastal Act Section 30251 states:

Section 30251. The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall be sited and designed
to protect views to and along the ocean and scenic coastal areas, to minimize the alteration of
natural land forms, to be visually compatible with the character of surrounding areas, and,
where feasible, to restore and enhance visual quality in visually degraded areas. New
development in highly scenic areas such as those designated in the California Coastline
Preservation and Recreation Plan prepared by the Department of Parks and Recreation and by
local government shall be subordinate to the character of its setting.

Coastal Act Section 30240(b), previously cited, also protects adjacent park and recreation areas (such as
Wilder Ranch State Park, Moore Creek Preserve, and Natural Bridges State Park that are all nearby)
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against significant visual degradation. Section 30240(b) states, in applicable part:

Section 30240(b). Development in areas adjacent to ... parks and recreation areas shall be sited
and designed to prevent impacts which would significantly degrade those areas, and shall be
compatible with the continuance of those ... recreation areas.

Finally, Coastal Act Section 30253(e) requires that special areas, such as Davenport and the larger north
coast area of which it and Coast Dairies are apart, that are popular visitor destination points be
protected. Section 30253(e) states:

Section 30253(e). Where appropriate, protect special communities and neighborhoods that,
because of their unique characteristics, are popular visitor destination points for recreational
uses.

Thus, the Coastal Act requires that development be sited and designed to protect views of and along
scenic coastal areas, minimize the alteration of natural landforms, be visually compatible with the
character of surrounding areas, and, where feasible, restore and enhance visual quality in visually
degraded areas. New development in highly scenic areas, such as Santa Cruz County’s north coast area,
is required to be subordinate to the character of its setting. Popular visitor destination points such as
Santa Cruz County’s north coast area are required to be protected. The Coastal Act’s visual policies are
also related to other previously identified resource protective policies. For example, policies that protect
agricultural lands from conversion to urban uses likewise protect the rural open-space character of the
coastal zone. Similarly, policies that protect environmentally sensitive habitat areas from degradation
also tend to preserve scenic resources since these habitat areas, including as associated with their health
and vitality, also contribute to the visual character of the coastal zone. These policies are reinforced by
and reflected in LCP policies applicable to views in Santa Cruz County, including views associated with
the rural north coast.*

2. Analysis

The Coastal Act (and the County’s LCP) are protective of coastal zone visual resources, and specifically
protective of the views available from Highway One as it winds through the County from San Mateo to
Monterey County lines. The Coastal Act states that the scenic and visual qualities of coastal areas shall
be protected as a resource of public importance and that development shall be sited and designed to
protect views to and along the ocean and scenic coastal areas, to minimize the alteration of natural land
forms, to be visually compatible with the character of surrounding areas, and, where feasible, to restore
and enhance visual quality in visually degraded areas. The LCP states that the public vista from
Highway One “shall be afforded the highest level of protection” (LCP Policy 5.10.10). This section of
Highway One is also specifically identified as eligible for official designation as part of the California
Scenic Highway Program. As mentioned above, Coast Dairies is located roughly between 8 and 15
miles upcoast of the City of Santa Cruz along the mostly undeveloped stretch of Central Coast extending
between the Cities of Santa Cruz and Half Moon Bay to the south. The north Santa Cruz coast area

81 Including Santa Cruz County LCP Sections 5.10 et seq., 5.11, 7.7.1 and Chapter 13.20.
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represents the grandeur of a bygone (in many places) agrarian wilderness California and is a critical
public viewshed for which the LCP dictates maximum protection.

The LCP likewise is protective of the Town of Davenport, calling out this enclave as a “Coastal Special
Community” (LCP Policy 8.8.2). New development is to be subservient to maintaining the community’s
character through preserving and enhancing Davenport’s unique characteristics. The Highway One
frontage is to be emphasized as both a rural community center and a visitor serving area where site
design is required to emphasize the historic assets of the town. Davenport is a widely renowned whale
watching and visitor destination that has been recognized within the LCP for its special community
character — a windswept character within which the subject site plays an important role.

In terms of the entire Coast Dairies property, much of the approximately 6,800 acre site is prominent in
the view from Highway 1. As the Highway bisects the property into the upland and seaward sides of the
property, travelers driving north or south are afforded views up the gently climbing rolling hillsides
and/or out across the coastal bluffs and to the Pacific Ocean. Generally, the southern part of the Coast
Dairies property is comprised of sloping low-lying hills behind narrow agricultural fields on the inland
side, and flat, often tree shrouded coastal terrain on the seaward side. Farmhousing, and other
agricultural related development, dot the landscape as one drives north on Highway 1. On the seaward
side, glimpses of a coastal rail line that parallels the highway are possible. The town of Davenport’s
restaurants, stores, and houses, the non-operational cement plant and towers, and the town’s center
buildings adjacent to the Highway in this area, are also part of the Highway 1 viewshed. Further north
still, the drive continues between rolling hills and coastal terraces, agricultural fields and Davenport’s
“new town” area, and Davenport Landing and Swanton Berry Farm, which lies just north of the Coast
Dairies property. The property is thus located in a mostly undeveloped portion of Santa Cruz County
occupying both the ocean and inland side of a significant stretch of scenic Highway 1. This stretch of
coastline has been widely photographed and exemplifies the rural viewscape typical of the north coast
area.

Coast Dairies is also fairly close, and in some cases immediately adjacent to, several other designated
public lands in this area. The Coastal Parcels are adjacent to the northern edge of Wilder Ranch State
Park and, because of the absence of fencing and development and the continuous of agricultural, is
visually indistinguishable from the park and blends into the overall coastal landscape.

In sum, the property is located in precisely the type of visual resource area requiring maximum
protection under the Coastal Act. The north coast area is understood within this viewshed context more
generally, and the property in question is within one of those rural and important segments of the north
coast that demand thoughtful consideration in this regard. Given the importance of the viewshed, it is
imperative that development be thoughtfully considered in relation to the way in which it might affect
such viewshed, including in terms of the way that it could allow increased structural development in
such a highly scenic and rural area.

The proposed land division could raise conflicts with Coastal Act Sections 30251, 30240(b), and
30253(e) because it could facilitate more intensive development in a substantially rural area of the coast.
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The proposed land division and intended transfer will potentially facilitate the development of public
access and recreationally-related development such as trailheads, parking areas, visitor centers and the
like on both the seaward and inland side of Highway 1. However, such future development will require
CDP and/or federal consistency authorization, at which time such development can be appropriately
evaluated and sited and designed to protect the significant viewshed. For this current proposal, no new
above-ground development is proposed, and thus it doesn’t raise these kinds of concerns. In fact, the
restrictions currently on the property (e.g., the DPR grant deed; see Exhibit H) help ensure that only
appropriate uses are allowed which, by extension, ensures that inappropriate uses and related
development are not possible for the property in the future. To further ensure same, this approval is
conditioned to ensure that the property is limited to Coastal Act priority uses (see special conditions 3,
4, and 5).

Therefore, while the approved land division will facilitate transfer of the property that could itself
facilitate above-ground development, this will only be in relation to public recreational access,
agricultural, and open space uses, and future required reviews should be adequate to ensure that coastal
zone visual resources are protected and enhanced. Thus, the proposed land division can be found
consistent with the Coastal Act’s public viewshed protection policies as discussed in this finding.

F. Other Potential Environmental Impacts

Noise

The proposed project consists of the division of three parcels in and around the City of Davenport. The
end result of the project will be the creation of one large DPR holding (the Coastal Parcels), primarily
located on the seaward side of Highway 1, and ten parcels located on the inland side of Highway 1.
These parcels will be used for either ongoing agricultural production or as open space recreational areas.
As such, this land division/combination will not result in a significant change to current uses allowed on
these parcels, so it is not expected to create any new or additional noise in the area. The project as
proposed will not expose people to noise levels that exceed the County’s noise thresholds, generate
increases in the ambient noise levels for adjoining areas, nor expose them to severe noise or vibration.
Therefore, the project is not expected to generate any adverse environmental impacts related to
increased noise levels in the vicinity.

Air Quality

As noted above, the proposed project is not expected to result in any significant changes in current land
uses allowed on the newly created parcels. As a result, the proposed land division will not violate any
state or federal ambient air quality standard, exceed air quality emission thresholds as established by the
Monterey Bay Unified Air Pollution Control District, expose any sensitive receptor to substantial air
pollutant concentrations, create or subject individuals to objectionable odors, or be inconsistent with the
Air Pollution Control District’s Clean Air Plan. The proposed land division is therefore not expected to
generate any adverse environmental impacts related to air quality in the area.

Archaeology
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Coastal Act section 30244 states: “Where development would adversely impact archaeological or
paleontological resources as identified by the State Historic Preservation Officer, reasonable mitigation
measures shall be required.” The Coast Dairies property was home to Native Americans for thousands
of years, and the property is likely rich with archeological sites, both historic and prehistoric. Prehistoric
sites are important for their research value and as a tangible link to the heritage culturally associated
with Native Americans.

On the Coast Dairies property, only a handful of surveys and a few test excavation projects conducted
under CEQA guidelines have occurred within the property’s boundaries since the 1970s. Of the
approximately 6,800 acres of Coast Dairies land, only about 3 percent (240 acres) has been surveyed for
archeological resources. Only two sites on the property have to date been the focus of archeological
attention. Site CA-SCR-117, also known as the Davenport Landing Site, has been the subject of a
number of surveys, trenching, and test excavation projects during the last 25 years. It is the only
archeological site within property boundaries where professional excavation has taken place and an
intact cultural deposit has been unearthed. Radiocarbon dating places the site’s occupation between
A.D. 1680 and A.D. 1505, making this one of the more important sites in Santa Cruz County by virtue
of its occupation by Native Americans just prior to and perhaps during the time of European contact.
The other site, CA-SCR-18, is in the modern town of Davenport and is no longer part of the property
and is not part of the proposed project.

There is certainly the potential for future archaeological or paleontological sites to be identified on the
property. But any grading or other activities that could potentially disturb such sites would be
development requiring a CDP, or Coastal Commission concurrence on a federal consistency
determination, so reasonable mitigation measures would be required to protect archaeological resources
at the time of any such proposed development. The proposed project before the Commission at this time
involves no grading or any other ground disturbance. It consists solely of land divisions. The land
divisions in this case will not in and of themselves contribute to the potential disturbance of
archaeological or paleontological resources. Therefore, the proposed project is consistent with Coastal
Act Section 30244.

G. Project Alternatives

Section 15126.6 of the CEQA Guidelines provides direction for the discussion of alternatives for the
proposed project, requiring a discussion of “a range of reasonable alternatives to the project,
which...would feasibly attain most of the basic objectives of the project but would avoid or substantially
lessen any of the significant effects of the project” (Section 15126.6(a)). The alternatives should “focus
on alternatives to the project or its location which are capable of avoiding or substantially lessening any
significant effects of the project, even if these alternatives would impede to some degree the attainment
of the project objectives, or would be more costly” (Section 15126.6(b)).

The ultimate purpose of the proposed project is to allow CDLC/TPL to turn over management of the
subject property to entities who will manage them for resource conservation, public recreational use and
agricultural use. TPL went through an exhaustive planning process upon acquiring the Coast Dairies
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property in 1998, culminating in the production of the Coast Dairies Long-Term Resource Protection
and Access Plan. Since 1998, CDLC/TPL has found willing participants to accept conveyance of the
property and has crafted a land division project to ensure that those participants can accept their
intended portions of the larger property. One prior iteration of the proposed parcel map/configuration
and project description included BLM accepting all of the property inland of Highway 1 and DPR
accepting all of the property seaward of Highway 1. DPR was open to accepting the parcels seaward of
Highway 1. BLM, however, was unable to accept parcels on which there was active agricultural use.
Given that portions of the parcels inland of Highway 1 are currently used for agriculture and, under the
Coastal Act and other statutes, should be protected for such uses, this project alternative would not have
met the project goal of protecting natural resources, recreational access and agricultural use. In addition,
had this alternative been pursued, but without the potential for continued agriculture inland of Highway
1, due to BLM’s constraints, this could have resulted in the loss of important agricultural areas, so this
would not be an environmentally superior alternative to the proposed project.

The no project alternative would have similar consequences in this case as the last alternative. The no
project alternative would keep existing parcel lines in place, with no separation of the portions of
existing parcels 1, 5 and 7 inland of Highway 1 from the rest of the property and no distinction between
the portions of existing parcels 1, 5 and 7 used for agricultural purposes and those that are primarily in
their natural condition. Under this alternative, the future of agricultural uses on these parcels could be
jeopardized, depending on what entity CDLC/TPL could find to manage the properties in their current
configuration. For example, if BLM were to accept the parcels in their current configuration, it would
not be able to maintain agricultural uses on the properties, inconsistent with Coastal Act policies. If
BLM were unwilling to accept the parcels in their current configuration at all, it is unclear that
CDLC/TPL could find another entity willing to manage these parcels for resource conservation, public
access and agricultural use. It might instead sell the property to an entity that was not interested in or did
not have the resources to protect such uses on this property. For these reasons, the no project alternative
is not the environmentally preferred alternative.

In sum, the current proposed project is the environmentally preferred alternative because it will facilitate
the transfer of over 6,800 acres to be protected and managed for resource conservation and recreational
use in perpetuity, while also protecting important agricultural uses on the property.

4. Coastal Development Permit Conditions of Approval

A. Standard Conditions

1. Notice of Receipt and Acknowledgment. The permit is not valid and development shall not
commence until a copy of the permit, signed by the permittee or authorized agent, acknowledging
receipt of the permit and acceptance of the terms and conditions, is returned to the Commission
office.
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2. Expiration. If development has not commenced, the permit will expire two years from the date on
which the Commission voted on the application. Development shall be pursued in a diligent manner
and completed in a reasonable period of time. Application for extension of the permit must be made
prior to the expiration date.

3. Interpretation. Any questions of intent or interpretation of any condition will be resolved by the
Executive Director or the Commission.

4. Assignment. The permit may be assigned to any qualified person, provided assignee files with the
Commission an affidavit accepting all terms and conditions of the permit.

5. Terms and Conditions Run with the Land. These terms and conditions shall be perpetual, and it is
the intention of the Commission and the permittee to bind all future owners and possessors of the
subject property to the terms and conditions.

B. Special Conditions

1. Approved Land Division. This coastal development permit authorizes the creation of three new
parcels (referred to as Agricultural Parcels 1, 2, and 3) from three existing parcels (referred to as
existing parcels 1, 5 and 7), which will be referred to in their post-subdivision configuration as
Upland Parcels 1, 2, and 3, all as shown on Exhibit C of this staff report. This permit also authorizes
the subdivision of existing parcels 1, 5 and 7 to separate all of the portions of these parcels located
west of Highway One from the existing parcels.

2. Record of Survey. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
Permittee shall submit two copies of a Record of Survey map to the Executive Director for review
and approval. The Record of Survey Map shall be substantially in conformance with the parcel
configuration associated with the approved land division (as shown on Exhibit C), shall be prepared
by a licensed surveyor based on an on-site inspection, and shall clearly depict and label all of the
parcels identified on Exhibit C.

3. Upland Parcels Deed Restrictions. Upland Parcels 1, 2, and 3 are located on the inland side of
Highway 1 (as shown on Exhibit C). PRIOR TO ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the landowner shall execute and record a deed restriction, in a form and
content acceptable to the Executive Director, imposing the following restrictions as covenants,
conditions, and restrictions on the use and enjoyment of Upland Parcels 1, 2, and 3 and existing
parcels 3, 4, 6 and 15 (hereinafter referred to as the “Upland Deed Restricted Parcels™) as depicted
on Exhibit C:

(a) Public recreational access, open space, and grazing priority. The Upland Deed Restricted
Parcels shall be protected, used, and managed only for open space, grazing, and public
recreational access uses and development in a manner consistent with the protection and
preservation of coastal resources. Reclamation and restoration activities that support and
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facilitate such open space, grazing, and public recreational uses and development (including by
allowing areas to be so used and developed in these ways) are allowed. Grazing activities shall
be sited, designed, maintained, managed, and operated so as to be coordinated with, and so as to
not significantly adversely affect, open space and public recreational access uses and
development on the Upland Deed Restricted Parcels.

(b) Timber operations prohibited. Commercial timber operations (as defined in California Public
Resources Code 4527) shall be prohibited on the Upland Deed Restricted Parcels. In addition,
removal of redwood trees shall be prohibited on the Upland Deed Restricted Parcels, except to
the extent determined to be necessary or desirable for public safety and/or forest health, subject
to all applicable authorizations.

(c) Motorized off-road vehicles prohibited. Motorized off-road vehicles shall be prohibited on the
Upland Deed Restricted Parcels except to the extent required for property management,
(including reclamation/restoration), public health and safety protection, or emergency response,
and provided such vehicular use is confined to established and designated roadways as much as
possible (i.e., such use outside of such roadways shall be limited to areas that cannot be accessed
in any other way).

The deed restriction shall be recorded against the existing parcels but only encumber the areas
designated in Exhibit C as the Upland Deed Restricted Parcels. The deed restriction shall include a
legal description of the Upland Deed Restricted Parcels (for Upland Parcels 1, 2, and 3 based on
existing legal descriptions for these parcels and excepting out of these descriptions Agricultural
Parcels 1, 2, and 3, as described through metes and bounds legal descriptions of the Agricultural
Parcels) as well as a graphic surveyed map depiction of the parcels, all prepared by a licensed
surveyor based on an on-site inspection. The document shall be recorded free of prior liens and any
other encumbrances that the Executive Director determines may affect the restrictions imposed on
the parcels through this condition.

Agricultural Parcels Deed Restrictions. Agricultural Parcels 1, 2, and 3 are located on the inland
side of Highway 1 (as shown on Exhibit C). PRIOR TO ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the landowner shall execute and record a deed restriction, in a form and
content acceptable to the Executive Director, imposing the following restrictions as covenants,
conditions, and restrictions on the use and enjoyment of Agricultural Parcels 1, 2, and 3:

(a) Agricultural use in perpetuity. Agricultural Parcels 1, 2, and 3 shall remain in agricultural use
for the production of food, fiber, or other animal or plant products by preserving and protecting
in perpetuity its agricultural values, use and utility, and preventing any use of the property that
would materially impair or interfere with its agricultural values, use or utility. The only
exceptions to this perpetual agricultural use requirement are that: (1) should agricultural use
become infeasible in whole or in part on these parcels, then such area shall be protected, used,
and managed only for open space and public recreational access uses and development in a
manner consistent with the protection and preservation of coastal resources; (2) habitat
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restoration and enhancement shall also be allowed (e.g., restoration/enhancement of
creeks/riparian corridors that are located on the Agricultural Parcels); and (3) reclamation and
restoration activities that support and facilitate agricultural (or in the alternative per (1) above,
open space and public recreational access) uses and development (including by allowing areas to
be so used and developed in these ways) are allowed.

(b) Organic agriculture priority. Organic agriculture shall be given preference on Agricultural
Parcels 1, 2, and 3, where the term *“organic agriculture” shall mean agricultural practices
established as “organic” by the United States Department of Agriculture.

(c) Pesticide limitations. Pesticides shall not be used within 275 feet of currently existing
residences and schools within the town of Davenport.

(d) Timber operations prohibited. Commercial timber operations (as defined in California Public
Resources Code 4527) shall be prohibited on Agricultural Parcels 1, 2, and 3. In addition,
removal of redwood trees shall be prohibited on Agricultural Parcels 1, 2, and 3, except to the
extent determined to be necessary or desirable for public safety and/or forest health, subject to all
applicable authorizations.

(e) Motorized off-road vehicles prohibited. Motorized off-road vehicles shall be prohibited on
Agricultural Parcels 1, 2, and 3 except to the extent required for property management,
(including reclamation/restoration), agricultural operations (including related residential use),
ranching, public health and safety protection, emergency response, or for access to the Upland
Deed Restricted Parcels (see Special Condition 3), and provided such vehicular use is confined
to established roadways as much as possible (i.e., such use outside of such roadways shall be
limited to areas that cannot be accessed in any other way).

(F) Public recreational access priority. Agricultural uses and development shall be sited, designed,
maintained, managed, and operated so as to be coordinated with, and so as to not significantly
adversely affect, public recreational access uses and development on the Upland Parcels, existing
parcels 3, 4, 6, and 15, and the Agricultural Access Areas on Agricultural Parcel 3 (see below).

(9) Public recreational access priority. Public recreational access uses and development, including
but not limited to that that is necessary to provide through connectivity from Highway 1 to
Upland Parcels 1, 2, and 3, shall have priority over all other uses and development in those
portions of Agricultural Parcel 3 identified on Exhibit C as “Agricultural Access Areas” (i.e., the
two approximately 1-foot by 700 feet long strips of land adjacent to Highway 1 which adjoin and
are a part of the three larger portions of Agricultural Parcel 3).

The deed restriction shall be recorded against the existing parcels but only encumber the areas
designated as Agricultural Parcels 1, 2, and 3. The deed restriction shall include a graphic surveyed
map depiction and metes and bounds legal descriptions of Agricultural Parcels 1, 2, and 3, and the
Agricultural Access Areas, all prepared by a licensed surveyor based on an on-site inspection. The
document shall be recorded free of prior liens and any other encumbrances that the Executive
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Director determines may affect the restrictions imposed on the parcels through this condition.

5. Coastal Parcels Deed Restriction. The California Department of Parks and Recreation’s land
holding associated with the proposed development (i.e., the Coastal Parcels, as shown on Exhibit C)
is located primarily on the seaward side of Highway 1. PRIOR TO ISSUANCE OF THE COASTAL
DEVELOPMENT PERMIT, the landowner shall execute and record a deed restriction, in a form and
content acceptable to the Executive Director, imposing the following restrictions as covenants,
conditions and restrictions on the use and enjoyment of the Coastal Parcels:

(a) Public recreational access, agriculture, and open space priority. The Coastal Parcels shall be
protected, used, and managed for open space, agriculture, and public recreational access uses and
development in a manner consistent with the protection and preservation of coastal resources.
Public recreational access opportunities shall be maximized, and public recreational access uses
and development shall have priority over all other agricultural and open space uses and
development on the Coastal Parcels. Agricultural and open space uses and development shall be
sited, designed, maintained, managed, and operated so as not to significantly adversely affect
public recreational access uses and development on the Coastal Parcels. That portion of the
Coastal Parcels in agricultural production as of April 12, 2012 shall be maintained in agricultural
production to the maximum extent feasible, and, where not feasible, shall only be converted to
public recreational access or open space uses and development.

(b) Timber operations prohibited. Commercial timber operations (as defined in California Public
Resources Code 4527) shall be prohibited on the Coastal Parcels. In addition, removal of
redwood trees shall be prohibited on the Coastal Parcels, except to the extent determined to be
necessary or desirable for public safety and/or forest health, subject to all applicable
authorizations.

(c) Motorized off-road vehicles prohibited. Motorized off-road vehicles shall be prohibited on the
Coastal Parcels except to the extent required for property management, (including
reclamation/restoration), public health and safety protection, or emergency response, and
provided such vehicular use is confined to established and designated roadways as much as
possible (i.e., such use outside of such roadways shall be limited to areas that cannot be accessed
in any other way).

The recorded deed restriction shall include a graphic depiction and legal description of the Coastal
Parcels, all prepared by a licensed surveyor. The document shall be recorded free of prior liens and
any other encumbrances that the Executive Director determines may affect the restrictions imposed
on the parcels through this condition.

5. California Environmental Quality Act (CEQA)
Section 13096 of the California Code of Regulations requires that a specific finding be made in
conjunction with coastal development permit applications showing the application to be consistent with
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any applicable requirements of CEQA. Section 21080.5(d)(2)(A) of CEQA prohibits a proposed
development from being approved if there are feasible alternatives or feasible mitigation measures
available which would substantially lessen any significant adverse effect which the activity may have on
the environment.

The Coastal Commission’s review and analysis of land use proposals has been certified by the Secretary
of Resources as being the functional equivalent of environmental review under CEQA. The Commission
has reviewed the relevant coastal resource issues associated with the proposed project, and has imposed
conditions to address any adverse impacts to such coastal resources. All public comments received to
date have been addressed in the findings above. All above findings are incorporated herein in their
entirety by reference.

The Commission finds that only as modified and conditioned by this permit will the proposed project
avoid significant adverse effects on the environment within the meaning of CEQA. As such, there are no
additional feasible alternatives nor feasible mitigation measures available which would substantially
lessen any significant adverse environmental effects that approval of the proposed project, as modified,
would have on the environment within the meaning of CEQA. If so modified, the proposed project will
not result in any significant environmental effects for which feasible mitigation measures have not been
employed consistent with CEQA Section 21080.5(d)(2)(A).
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