PVPLC POLICY MANUAL

PALOS VERDES PENINSULA

LAND CONSERVANCY/|

POLICIES REGARDING EVALUATING AND
SELECTING CONSERVATION PROJECTS

STATEMENT OF PURPOSE
The Palos Verdes Peninsula Land Conservancy (the “Conservancy”) seeks to preserve lands
possessing one or more natural features on the Palos Verdes Peninsula, that:
* represent the broad spectrum of the varying ecosystems of the Palos Verdes Peninsula
and Southern California coastal environments,
* contain habitat, or can be restored to provide habitat, for native flora and fauna,
* provide opportunities to preserve and encourage the proliferation of rare or
endangered species, or
* enhance the quality of life on the Palos Verdes Peninsula.

The Conservancy also seeks to preserve lands possessing one or more other features that
support the Conservancy’s preservation purposes, such as features that:
* with respect to natural open space environments, address needs of, and provide benefit
to, the community,
* enhance the relevance of preserved lands to the priorities of the community, or
* increase community appreciation of and support for preservation activities on the Palos
Verdes Peninsula.

These Land Preservation Policies and Assessment Criteria are adopted by the Board of
Directors of the Conservancy (the “Board”) to provide the framework and guidelines to
govern the Conservancy’s land preservation efforts, and to provide continuity through changes
in Conservancy leadership, Board membership, Conservancy staffing, and community
involvement. Adoption of these Land Preservation Policies and Assessment Criteria also
assures that land preservation efforts are consistent with the Conservancy’s core values and
ethical standards as adopted from time to time.

SUMMARY

Part | of these Land Preservation Policies and Assessment Criteria reviews the general limits
within which the Conservancy operates, including geographic area, community support, financial
abilities and the Conservancy’s other policies, procedures and guidelines. Part Il identifies the
criteria for assessing preservation opportunities. Particular attention should be paid to the
natural preservation features, which are the objectives of the Conservancy’s preservation
efforts, and one or more of which is required to consummate a preservation opportunity. Also
identified are community benefit features, as well as numerous criteria for due diligence,
investigations and other considerations. Part Il discusses the process for Board approval of a
preservation opportunity.
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I. GENERAL OPERATING LIMITS

Conservancy Preservation Area. The Conservancy’s preservation area generally is limited
to the greater Palos Verdes Peninsula, including Palos Verdes Estates, Rancho Palos Verdes,
Rolling Hills, Rolling Hills Estates, San Pedro, Lomita and adjacent areas of unincorporated Los
Angeles County. It also may include Torrance, Redondo Beach, Wilmington and other
surrounding areas as and to the extent appropriate projects are identified.

Community Support. Community support for activities is important to the Board, although
not mandatory. Support may come in the form of popular sentiment for preserving a parcel of
land, support from individuals, monetary support from community members, or in the form of
consistency with a written community plan.

Financial Support. The Conservancy can only pursue preservation opportunities for which
there is financial support for both the initial acquisition and fulfillment of the Conservancy’s on-
going maintenance and stewardship responsibilities.

Appropriateness of Conservancy Action. The Board recognizes that preservation may be
achieved in a variety of ways other than acquisition. Preservation also may be accomplished
through the establishment of conservation easements without legal transfer, through
cooperation with other organizations and institutions, or through other means as determined
by the Board from time to time consistent with the Conservancy’s core values, in particular the
core value that the Conservancy recognizes individual property rights and the need to conduct
preservation activities through consensual arrangements with property owners.

It is expected that properties will become available to the Conservancy through various means.
These include acquisition of fee, possessory or controlling interests, such as through purchases
or donations of legal title, leases, purchases or donations of easements (usually conservation
easements), grants by will and devise, public property dedications of fee title or conservation
easements, and management agreements over public and private lands. All of these together
are considered preservation opportunities for the purposes of these Land Preservation Policies
and Assessment Criteria. Opportunities may be initiated by third parties or in some cases by
the Conservancy itself. In each case, the assessment criteria herein should be applied to the
extent possible to determine the desirability and priority of a preservation opportunity.

These Land Preservation Policies and Assessment Criteria do not apply to properties acquired
or received for purposes other than preservation. These include property donated for sale or
lease with the proceeds to benefit Conservancy activities, and property acquired or leased for
Conservancy operations.

Il. CRITERIA FOR ASSESSING PRESERVATION OPPORTUNITIES

Numerous factors may be considered to fully evaluate a preservation property’s potential. For
ease of reference when applying these Land Preservation Policies and Assessment Criteria,
these factors are presented in two tables below.

Preservation Features and Community Benefit Features. Table | addresses “natural
preservation features” and related “community benefit features.” At least one of the natural
preservation features must be present or subsequently feasible to meet the minimum standards
for preservation by the Conservancy.
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* Natural Preservation Features. The natural preservation features are the essence of the
Conservancy’s objectives in land preservation. When assessing the desirability of a
preservation opportunity, each of the natural preservation features should be considered,
reviewing, to the extent applicable, both the quantity and quality of the feature as well as
the degree to which any existing feature is threatened, if at all. It is not necessary to find all
features in order to support a preservation opportunity. Moreover, the list of natural
preservation features is intended to exemplify the Conservancy’s goals as set forth in the
Statement of Purpose above, and should not be used to create limitations where the
Conservancy’s overarching purposes are promoted by a preservation opportunity.

*  Community Benefit Features. Community benefit features are additional benefits which
may be derived from preserving the natural features. Once again, the extent and quality of
the benefit should be assessed.

Table |—Natural Preservation and Community Benefit Features

Category Criteria Notes
Natural Preservation of open space, shoreline and In some cases public access may be limited to
Preservation waterfronts, scenic quality and viewsheds the view available from a public right-of-way
Features or water body

Existence of native plant and animal habitat | As determined by Conservancy staff

If habitat is minimal or non-existent, As determined by Conservancy staff

potential for restoration of native plant or
animal habitat

Existence of endangered, threatened and As determined by Conservancy staff
protected species
Existence of geologic features and Unique to or representative of the formation
formations of the Peninsula
Existence of riparian environments and As determined by Conservancy staff
wetlands
Community Public access and recreation opportunities | Consistent with the nature of the lands
Benefit Features preserved
Educational and research opportunities Assess with assistance from Conservancy
staff
Historical preservation opportunities Local farming, NIKE sites/bunkers, Native
American sites, whaling history
Strategic partnership opportunities Other conservation or historical

organizations; corporate partnerships
Furtherance of other Conservancy goals or | Assess with assistance of Conservancy staff
objectives

Due Diligence, Investigations and Other Considerations. Table 2 addresses due
diligence, investigations and other considerations to be reviewed prior to acquiring or accepting
a preservation opportunity to determine costs or risks associated with the preservation
opportunity. These considerations are separated by category into Physical, Economic,
Management, Legal and Community. They are not intended to be all of the matters that may
impact the feasibility or desirability of a preservation opportunity, but are designed to be
guidelines to assist in the assessment of such opportunities and that may lead to further or
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different diligence or investigations. Weighting of individual features and other considerations
will vary from project to project.

While some of these considerations may lead to the rejection of a preservation opportunity
(for example, hazardous substance contamination that remains unremediated by the
owner/grantor), these considerations are considered primarily to allow the Conservancy to
understand challenges to or limitations of an opportunity and thereby to structure the
acquisition of an opportunity so as to minimize the impact. These considerations are not
intended to serve as a “yes” or “no” checklist in which a preservation opportunity is declined
merely because one or more of the considerations exist. The Conservancy and its Board
would be expected to apply common sense and business judgment in an effort to resolve or
minimize challenges or limitations and proactively pursue otherwise desirable preservation
opportunities.

* Physical Considerations. Physical considerations may impact a preservation opportunity
through a variety of factors, such as property size, dimensions, location, condition, and the
condition of adjacent properties. Each factor should be assessed to determine impact, if
any, on the desirability of the preservation opportunity.

* Economic Considerations. Economic considerations relate primarily to the costs to the
Conservancy of acquiring and maintaining preservation and to the availability of funding
sources, but also include the value of the preservation property for fundraising and income
purposes, or for siting that serves other Conservancy objectives and may save money in
other areas.

* Management Considerations. Management considerations revolve around staffing necessary
to add additional land or obligations to the Conservancy’s mandate.

* Legal Considerations. Legal considerations relate to issues involving title, use restrictions,
zoning, and planning matters. Legal considerations also include the manner of the
preservation, such as fee ownership versus conservation easement only. Legal restrictions
should not unduly interfere with the ability to achieve the preservation objectives.

*  Community Considerations. Community considerations concern relations with
governmental agencies, the local community, and the surrounding neighborhood.
Understanding community considerations requires working closely with Conservancy staff
and the Board President.

Table 2—Due Diligence, Investigations and Other Considerations

Category Criteria Notes
Physical Size, shape For some types of protection, large parcels may be preferred;
Considerations in other cases the acquisition of smaller properties may be
sufficient—odd shapes may impact preservation opportunity
Location Within the greater Palos Verdes Peninsula
Connectivity to other Furtherance of existing preservation projects, corridor for
areas of preservation, fauna, access routes, siting for education, fundraising,
access, etc. stewardship or other activities
Condition of land Factors to consider include: improved or unimproved,

proposed for preservation | abandoned buildings, slope, code compliance—care should be
taken to prevent owners from taking advantage of the
Conservancy to relieve the owner of undesirable or problem
properties or obligations
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Economic
Considerations

Management
Considerations

Legal
Considerations

Community
Considerations

Access

Accessibility to land for maintenance, monitoring, restoration,
fundraising, education, etc.

Character of surrounding
land

Factors to consider include: rapidly developing versus no
short term development likely, nature of surrounding uses

Suitability for development

Property that provides desirable natural features but is slated
for development or is readily developable may require priority

Environmental condition

Either at preservation property or surrounding properties,
presence of hazardous materials, landfill, unstable soil fill

Acquisition cost

Includes availability of capital or ability to secure funding,
donation—also includes transaction costs (legal fees, transfer
taxes, commissions, etc.)

Maintenance costs and/or
obligations

Land management costs, fire protection, obligations tied to
government funding (stewardship/ monitoring), insurance,
security—see also Management Considerations below

Fundraising potential

Catalyst for community support, potential physical site for
activities, recognition opportunities

Income raising potential

Rental, use by other organizations, fee income for
management, funding commitment from owner/donor

Staffing availability for
maintenance, monitoring,
stewardship, property
management

Confirm with Executive Director

Title and easements

Must obtain a title report and copies of the documents it
references; title insurance is dependent on structure of
preservation opportunity

Method of preservation

Outright ownership, public land with conservation easement,
private land with conservation easement, ownership by other
organization, other

Zoning

Generally will not matter for preservation; may impact
acquisition cost

Restrictions on use;
reserved rights

In recorded title, relating to holders of mineral rights, or included as
terms of grant (e.g, life estate, special rights of use, etc.)—should
not materially interfere with primary preservation goals

Encroachments, boundary
issues

A survey may be desirable depending on cost

Management of public
lands or conservation
lands of other
organizations

May be asked by public entities or other organizations to
participate in land management and conservation activities

Consistency with local
land use plans, NCCP, or
other local, federal or
state plans or objectives

Confirm with Conservancy Executive Director or staff, as
applicable

Government support at
various levels

Local, state, federal governments and/or agencies

Furthers government
goals or objectives

Discuss with Conservancy Executive Director, Board
President

Local community support

Immediate neighbors and general community

Furthers local community
objectives

Discuss with Conservancy Executive Director, Board
President
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Ill. ACQUISITION PROCESS

The Land Preservation Committee (the “LPC”), consisting of Board members and community
members as from time to time authorized by the Board, will lead the process of identification,
assessment, prioritization, negotiation and acquisition. Such activities will be conducted in a
manner consistent with these Land Preservation Policies and Assessment Criteria, the
directives of the Board, and the input of the Conservancy staff. Conservancy staff will visit any
subject properties and will prepare the necessary assessments of natural preservation features.
The LPC and staff may develop a rating sheet, preservation scorecard, or similar system for
assessing properties using the criteria set forth above.

The LPC will develop a list of “properties of interest” to PVPLC, which shall be reviewed and
approved by the Board of Directors on at least an annual basis.

Any (a) acquisition, acceptance or assumption of (i) any fee, leasehold or other estate in
property, (ii) rights or obligations under a conservation or other easement, or (iii) rights or
obligations under any license, management agreement, memorandum of understanding or
similar agreement, or (b) contract or binding commitment for any of the foregoing (all of the
foregoing being, collectively, an “Acquisition”), requires approval of a majority of a quorum of
the Board in the manner set forth in the governing documents of the Conservancy. As early as
reasonably practicable in the process of an Acquisition, the LPC Chairperson will submit to the
Board a written proposal:

(1) identifying and describing the subject property, including maps and/or photographs as
necessary or desirable,

(2) summarizing the proposed Acquisition,

(3) identifying the ways in which the Acquisition satisfies the natural preservation
features,

(4) stating any material risk factors identified in from the due diligence, investigations
and other considerations, and

(5) making a recommendation.

Presentation to the Board shall be in accordance with procedures to be developed by the LPC.
The LPC Chairperson and Executive Director will keep the Board apprised of any material

changes from the written proposal. Material changes will require that an Acquisition be
brought back to the Board for reevaluation and reconsideration.
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