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SUMMARY--RIMROCK RANCH DRAFT SPECIFIC PLAN/EIR

® Draft Specific Plan/Environmental Impact Report
The Rimrock Ranch Draft Specific Plan/Environmental Impact Report addresses State
planning law requirements for a Specific Plan and CEQA requirements for an EIR in one
integrated document, as allowed by §15120 (b) of the CEQA Guidelines.

® Project Description
The project objective is to provide rural residential parcels (including access and utilities) for
construction of a custom designed single family residence on each parcel.

The 180-acre Rimrock Ranch Specific Plan will designate 100+ acres for a wildlife corridor
and will subdivide 80 acres into thirty-five (35) lots with a minimum parcel size of 2.0 acres
gross (see Tentative Tract Map, Appendix C). The lots will be used for single-family
residential development. Specific Plan policies establish land use and design standards for
the proposed development.

The 80-acre single-family residential land use is proposed to be consistent with the General
Plan designation of Specific Plan and the zoning district "Estate Residential”. The project
density on an 80-acre portion (approximately 1 dwelling unit per 2 acres) is proposed to be
consistent with surrounding residential uses and with Wheeler Crest Area Plan policies.
Previously, 100 acres of the Specific Plan site was sold to the California Department of Fish
and Game for a wildlife corridor.

® Public Concerns Regarding the Proposed Project
During the scoping process for the project, concerns were raised regarding the foliowing
topics:

a. Impacts to water resources.
b. Impacts to traffic.

These concerns are considered in the project design and analyzed by the Draft EIR along with
other environmental factors.

® Significant Effects and Proposed Mitigation Measures

CEQA requires an EIR to identify significant environmental effects of a proposed project
(CEQA Guidelines Section 15126.2 a) and mitigation measures which could minimize those
potential impacts (CEQA Guidelines Section 15126.4). The Environmental Analysis in
Chapter IV determined that the following potential environmental effects of the Rimrock
Ranch Specific Plan could be significant; proposed mitigation measures would reduce the
potential effects to a less than significant level. A summary of the proposed mitigation
measures for each of these impacts is contained in the Mitigation Monitoring Program
(Chapter VI).

Erosion impacts (see Chapter IV, "Geology and Soils" and "Air Quality").

Impacts to groundwater (water quantity impacts) (see Chapter IV, "Water Resources").
Impacts to plant life (see Chapter IV, "Vegetation").

Impacts to animal life (see Chapter IV, "Wildlife").

Visual impacts (see Chapter IV, “Visual Resources”).

Pan T
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® Significant Unmitigatible Effects
CEQA requires an EIR to describe any unavoidable significant impacts, "... including those
which can be mitigated but not reduced to a level of insignificance" (CEQA Guidelines
Section 15126.2 b). The Draft EIR concludes no unavoidable significant environmental effects
will occur as a result of implementing the Rimrock Ranch Specific Plan.

® Project Alternatives

The Draft EIR describes five project alternatives, including a No Project Alternative, a
Redesigned Project (Fewer Lots), a Redesigned Project (Larger Lots), a Redesigned Project
(Clustered Development), and an Alternative Site Project and compares them to the Project
described in the Rimrock Ranch Specific Plan. The alternatives developed for the proposed
Rimrock Ranch were evaluated based on their potential to eliminate significant adverse
environmental effects or reduce them to a level of insignificance, as well as to attain the
project objective.

® Environmentally Superior Alternative
The Environmentally Superior Alternative is the No Project Alternative since it would not
create any environmental impacts. However, the No Project Alternative would not fulfill the
project objective. When the No Project Alternative is the environmentally superior
alternative, CEQA Guidelines § 15126.e.2 requires the identification of an environmentally
superior alternative from the remaining alternatives.

Of the remaining alternatives, the environmentally superior alternative is considered to be
Alternative 2--Redesigned Project (Fewer Lots) since that alternative would result in the
fewest potential impacts. However, Alternative 2 would not completely fulfill the project
objective.

Draft
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I INTRODUCTION

SPECIFIC PLAN REQUIREMENTS

The Rimrock Ranch Draft Specific Plan/Environmental Impact Report (SP/EIR) addresses
California planning law requirements for a Specific Plan and California Environmental Quality
Act (CEQA) requirements for an EIR in one integrated document, as allowed by §15120 (b) of the
CEQA Guidelines.

The Rimrock Ranch Specific Plan contains the following requirements as specified in §65451 of
the California Government Code:

A. Text and a diagram or diagrams which specify all of the following in detail:

1. The distribution, location, and extent of the uses of land, including open space,
within the area covered by the plan.

2. The proposed distribution, location, extent, and intensity of major components of
public and private transportation, sewage, water, drainage, solid waste disposal,
energy and other essential facilities proposed to be located within the area covered by
the plan and needed to support the land uses described in the plan.

3. Standards and criteria by which development will proceed, and standards for the
conservation, development and utilization of natural resources, where applicable.

4. A program of implementation measures including regulations, programs, public
works projects, and financing measures necessary to carry out paragraphs 1, 2 and 3.

B. A statement of the relationship of the specific plan to the general plan.

RELATIONSHIP OF SPECIFIC PLAN TO EIR

The development standards and implementation measures required in a Specific Plan (see
Chapter V, Specific Plan Goals, Policies, & Implementation Measures) serve as the mitigation
measures for potential impacts identified in the environmental analysis portion of this document
(Chapter IV). If the project is approved, a Mitigation Monitoring Program will be prepared (see
Chapter V), as required by the CEQA (PRC §21081.6) and the Mono County Environmental
Handbook.

RELATIONSHIP OF SPECIFIC PLAN TO MONO COUNTY GENERAL PLAN

The Mono County General Plan and its associated Area Plans contain general land use policies
for the unincorporated areas of the county. The Rimrock Ranch Specific Plan provides detailed
direction for implementation of General Plan and Area Plan policies for a specific area of the
Wheeler Crest Area Plan.

Section 65454 of the Government Code requires a proposed specific plan to be consistent with the
General Plan, including any applicable Area Plan. The Rimrock Ranch Specific Plan has been
designed to be consistent with all provisions of the Mono County General Plan and the Wheeler
Crest Area Plan. The Wheeler Crest Area Plan designates the proposed project area as Low
Density Residential and calls for overall densities in the Wheeler Crest Planning Area not to
exceed one unit per two acres and for a two acre minimum lot size (Mono County General Plan
Land Use Element, Wheeler Crest Area Plan, Objective A, Action 1.1). The Specific Plan
designation is intended for undeveloped areas and provides detailed site-specific analysis and .
planning. The provisions of the Mono County General Plan and the Wheeler Crest Area Plan
apply except where other policies and implementation measures are detailed in the Rimrock
Ranch Specific Plan.
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REQUIRED CONTENTS OF AN EIR
CEQA requires lead agencies to prepare an Environmental Impact Report (EIR) in cases where a
project may have a significant effect on the environment. A "significant effect" is defined as:

" .. a substantial, or potentially substantial, adverse change in any of the physical
conditions within the area affected by the project, including land, air, water, minerals,
flora, fauna, ambient noise, and objects of historic or aesthetic significance. An economic
or social change by itself shall not be considered a significant effect on the environment.
A social or economic change related to a physical change may be considered in
determining whether the physical change is significant."

(CEQA Guidelines Section 15382)

An EIR is an informational document which is intended to a) inform decision makers and the
public of the significant environmental effects of a project, b) identify possible ways to minimize
those significant effects, and c) describe a range of reasonable alternatives to the project (CEQA
Guidelines Section 15121).

The CEQA Guidelines require that EIRs contain specific elements (Guidelines Sections 15122-
15132). The location of each required element is noted below:

EIR ELEMENT LOCATION IN EIR
Table of Contents............. e bbb benes pi
SUMIMNATY c.eierreriresesnsisisnsrsssssrererinssnssmessssssstarsesassssisesssasnsessssnssnssessasssnsaranssssnes p1
Project Description........cvevevcesvnrsenrresenns ferareesrsantenssssaenen e e st resseasees p.6
Environmental Settng........cvuierinrnivsnssssesrenissssneniiesensmsssenesissenmns p-MEA
Environmental ANalysis.......cuirrminmmsrseissinsnessissessssssssssss p-28
Effects Found Not to be Significant.........c.couiveiiincriensiicnnsecninn p-66
Significant Environmental Effects and

Proposed Mitigation Measures........cumrersennessssrssssesssssesnnsaesssnssessonssnans p.66
Unavoidable Significant Environmental Effects........cccoomsusneiveriririnsiisinie p.66
Growth Inducing IMPacts.........ceerervcsivernserssmsenirenieeisiesnsees p.67
Cumulative IMpPacts.........cvmirrvnnisiinn s snssssnsssissssessers p.67
Project AIernatives.........couivinniinnnninsninsisssssseesssesesssssssssssenssses p.67
References (including Organizations and Persons

Contacted).....covrimremenienesnissinee s s s s asasasans p.61

INTENDED USES OF THE EIR

Public Agencies Using the EIR
The following agencies are expected to use the EIR in their regulatory and approval programs:

State

Lahontan Regional Water Quality Control Board. NPDES permit (if necessary).

Local
Mono County Health Department. Well and septic system design approvals.

Mono County Planning Department. Planning permit approvals (building permits).
Mono County Public Works Department. Grading permits and construction approvals
(building permits). Road design and right-of-way approvals. Solid waste design

approvals. Tentative Tract map review.

4
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Introduction

Mono County Planning Commission. Tentative Tract Map and Specific Plan review and
recommendations.

Mono County Board of Supervisors. Tentative Tract Map and Specific Plan approvals.

Permits and Approvals Required to Implement the Project
The following additional permits and approvals are required to implement the project:

Mono County Health Department Well Permit and Septic System Permits.
Mono County Board of Supervisors Tract Map approval.
Lahontan NPDES permit (if necessary).

Related Environmental Review and Consultation Requirements
No additional environmental review is required to implement the project.

5
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IL PROJECT DESCRIPTION

PROJECT SETTING

The Rimrock Ranch Specific Plan area is located south and west of existing development along
Rimrock Drive in Wheeler Crest, immediately west of the Pinon Ranch subdivision, in the
southern portion of Mono County (see Figure 1, Location Map and Figure 2, Vicinity Map). The
project site includes approximately 180 acres; 80 acres adjacent to existing development are
proposed for subdivision, the remaining 100 acres are proposed for open space designation and
have been sold to the Department of Fish and Game for deer habitat protection (see Figure 3,
Specific Plan Map).

The project site is located adjacent to existing development on two benches in a gently sloping
area. The benches are divided by a drainage course which traverses northwest to southeast
through the middle of the property. The drainage course enters the property in a water-cut
channel, approximately 150 feet deep and 500 feet wide. Where the drainage course exits the
property it is much smaller, approximately 20 feet deep and 70 feet wide (this large rather
drainage course is on a 100 acre property owned by the Department of Fish and Game but is still
part of the Specific Plan area). Other smaller drainages also exist onsite (see Figure 3, Specific
Plan Map).

The upper bench area is north of the large drainage channel, adjacent to the Pinon Ranch
development. This area slopes southeasterly and southerly at grades of 7 to 14 percent. The
elevation of this area varies from about 6,000 feet to 6,340 feet above sea level. An unpaved
airport runway is located on this bench, about 500 feet west of Pinon Ranch. The runway will be
abandoned after the Specific Plan is adopted. The lower bench area is located on either side of
the drainage channel on the southern portion of the property. It slopes southeasterly at grades of
10 to 20 percent and varies in elevation from 5,450 feet to 6,050 feet above sea level. The benches
are connected by two dirt roads.

Existing vegetation is primarily Great Basin Sagebrush Scrub, with bands of riparian vegetation
along the drainages. Riparian vegetation along the major drainage course varies in width from 30
to 120 feet. A few pinon pines are scattered throughout the property but there are no significant
stands of trees onsite.

Access to the property is from the north via Valley View Road and Rimrock Road, which are
county maintained paved roads, or from dirt roads located to the south of the property on City of
Los Angeles land which connect the property to Lower Rock Creek Road near Paradise Estates
(see Figure 2, Vicinity Map).

The property is currently undeveloped with the exception of a hangar at the airstrip. An above
ground transmission line runs north-south along the western edge of the property.

The project site is surrounded to the north and east by single-family residential development, to
the west by public lands managed by the Inyo National Forest, and to the south by private land
and by public lands managed by the U.S. Bureau of Land Management (see Figure 2, Vicinity
Map).

PROJECT OBJECTIVE
The project objective is to provide 35 rural residential parcels (including access and utilities) for
construction of a custom designed single-family residence on each parcel.

6
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PROJECT DESCRIPTION

The Rimrock Ranch Specific Plan will allow subdivision of 80 acres of the approximately 180-acre
project site into thirty-five (35) lots with a minimum lot size of 2.0 acres gross (see Figure 3,
Specific Plan Map and Appendix C, Tentative Tract Maps). The lots will be used for custom
designed single-family residential construction. Specific Plan policies establish land use and
design standards for proposed future development. C.C. & R's recorded for the project site also
address a number of development concerns; Specific Plan policies are intended to be consistent
with the adopted C.C. & R's.

Open Space
Open space will be provided in several ways within the proposed Specific Plan area (see Figure 4,

Open Space Plan). Within the approximately 80 acres proposed for subdivision and subsequent
development of single-family residences, large setbacks (50 feet on all sides) will create 100-foot
wide development-free corridors along property boundaries. A required 30-foot setback from the
top of the bank of onsite perennial drainages will maintain open space along those drainages.
Certain areas of riparian vegetation, identified by the project biologist as desirable for wildlife
habitat, will be preserved with open space easements which will allow no construction (structures
or utilities) and no fencing.

The 100-acre area of the Specific Plan, which was previously sold to the California Department of
Fish and Game (DFG), is managed by the DFG as deer habitat along with an additional 60
adjacent acres obtained from another landowner, and will be maintained as open space.

Infrastructure/Utilities

Water

Water will be provided by the Wheeler Crest Community Service District (CSD). A new well,
reservoir, and pipelines constructed for the development of lots along Rimrock Drive (Tract Map
37-44) will be utilized for the project. The project proponent is also proposing a series of
underground fiberglass storage tanks, approximately 20,000 gallons each, connected to the
reservoir. Figure 5 shows the layout of the proposed water system.

The project proponent and engineer have stated that the new Rimrock system will be fully
integrated with the existing Pinon Ranch system, providing water for domestic and fireflow uses
for the Rimrock Ranch area and improving the water supply for the Pinon Ranch area. Since the
Rimrock Ranch Specific Plan area is located on land with a substantial elevation difference, it will
require two water pressure zones. The upper lots will be supplied directly from the upper
reservoir located just north of Rimrock Drive. The lower lots will be supplied from the existing
Pinon Ranch reservoir and/or from the upper distribution lines after a reduction in pressure. The
Pinon Ranch reservoir and Pinon Ranch lots will also be supplied from the upper distribution
system.

Initially, the water system will have a minimum of 60,000 gallons of storage for fire protection,
equal to a flow of 500 gallons per minute for a two hour period, in addition to storage for
domestic use. Another 60,000 gallons of storage will be provided at project buildout (120,000
gallons total). The fire flow portion of the storage has been designed and constructed since it is a
requirement of an approved Tract Map (Tract Map 37-44 which allows for the development of
lots along Rimrock Drive). Domestic use storage will be added as necessary for the project.

Sewer '
Individual septic systems will be utilized and will be designed and constructed in compliance
with Mono County Health Department requirements. The Mono County Health Department has
been given the authority by the Lahontan Regional Water Quality Control Board (RWQCB) to
review, process and permit septic systems for developments that only discharge domestic waste.
The siting of individual sewage disposal systems for the proposed project will comply with the
: 10
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"Criteria for Individual Waste Disposal Systems" in the Water Quality Control Plan for the
Lahontan Region (Basin Plan).

On most of the lots, the Health Department will require a standard sewage disposal system with
supporting percolation tests for each lot prior to lot development. In areas where the depth to
bedrock is eight feet or more with suitable soils and acceptable percolation tests, conventional
leach fields will be utilized. In areas where the depth to bedrock is eight feet of soil or less or
where percolation tests are not acceptable, sand filter pressure dosing systems may be utilized.
Depending on the results of percolation tests, neither conventional or sand filter pressure dosing
systems may be suitable. In such cases, special designs or systems may be required.

Gas
Individual propane tanks may be installed on each parcel Specific Plan policies require
screening of propane tanks. .

Electric

Electricity will be prov1ded by Southern Cahfomla Edison from the transmission main along the
western boundary of the project site. Ultility lines will be installed underground in conformance
with Mono County General Plan and Wheeler Crest Area Plan policies.

PhonelCable

Telephone service will be provided by GTE from an existing pole route along the western
boundary of the project site. Ultility lines will be installed underground in conformance with
Mono County General Plan and Wheeler Crest Area Plan policies.

Solid Waste Disposal
Individual property owners will be responsible for transporting their solid waste to the Paradise
Transfer Station.

Streetlights
Streetlights will not be provided. Specific plan policies address outdoor lighting at individual
residences.

Road Maintenance

Newly created roads will be constructed to County Roadway standards and will be County
maintained. A zone of benefit district will be created for all lots along newly accepted County
roads in order to pay for road maintenance.

Drainage
Specific Plan policies and the project's C.C. & R's prohibit interference with established drainage
patterns.

Fire Prevention/Suppression

Fire prevention and suppression services will be provided by the Wheeler Crest Fire Protection
District (FPD); Specific Plan policies require a will-serve letter from the Wheeler Crest FPD prior
to approval of the tract maps. The water system will have a minimum of 60,000 gallons of storage
for fire protection, equal to a flow of 500 gallons per minute for a two hour period. Fire hydrants
will be installed to the satisfaction of the Wheeler Crest FPD. All road improvements will comply
with CDF Fire Safe regulations.

11
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Rimrock Ranch SP/EIR

Access

All roads will be constructed to Mono County Roadway standards, with a 60 foot right-of-way
and 26 foot wide paved traffic lanes. Road grades will not exceed nine (9) percent. Al road
improvements will comply with California Department of Forestry (CDF) Fire Safe regulations
for emergency access. At the north edge of the property, the main road through the development
will connect with Rimrock Drive just east of its junction with Valley View Road; at the south edge
of the property, the same road will connect with Rimrock Drive at its junction with Rimrock Place
(see Figure 3, Specific Plan Map, and Appendix C, Tentative Tract Maps). This will create an
alternative route for most of Rimrock Drive, providing a secondary route for emergency access.
One additional cul-de-sac road will join the main road through the subdivision, providing access
for additional lots.

Design
Design guidelines in the Specific Plan are intended to ensure that development of the project

minimizes potential impacts to the existing visual environment in the vicinity, to water quality
and air quality, and to wildlife habitat. Landscaping is required to minimize visual impacts from
structures and to provide vegetative screening to reduce deer avoidance of developed areas.
Design guidelines in the Specific Plan require the use of specific building and fencing materials in
order to help ensure that development harmonizes with existing development in the area, the
surrounding natural environment, and onsite topography. Specific Plan policies limit the amount
of site disturbance and require revegetation of disturbed areas with native vegetation as soon as
possible following construction. Phase II EPA certified wood-burning devices are required, in
conformance with the Mono County General Plan, in order to reduce impacts to air quality.

Animals

Specific Plan policies and C.C. & R.’s for the project restrict animals to small domestic animals
(e.g. dogs, cats, rabbits) horses and other large animals (e.g. sheep, llamas, cattle and other
grazing animals) as permitted by Mono County Zoning and Development Code Section 19.03.270
and require those animals to be contained at all times.

PROJECT PHASING
The project proponents intend to develop the project in the following four phases:

Phase 1 Lots 1-4, 16, 33, 34 (Tentative Tract Map 37-45)

Phase 2 Lots 17-21, 27-32 (Tentative Tract Map 37-47, Phase 1)
Phase 3 Lots 22-26 (Tentative Tract Map 37-47, Phase 2)
Phase 4 Lots 5-15, 35 (Tentative Tract Map 37-49)

As noted above, Tentative Tract Maps have been submitted for all four phases (see Appendix C).
The proposed Rimrock Ranch Specific Plan is part of ongoing development in the Rimrock Ranch
area of Wheeler Crest; Tentative Tract Map 37-45, which is Phase 1 of the Rimrock Ranch
Subdivision, is Phase 3 of the overall development, etc.

PROJECT FINANCING
The project will be financed with private funding. The Economic Analysis section of this chapter
contains additional information concerning project financing.

ECONOMIC ANALYSIS
The Wheeler Crest Area Plan requires an economic analysis, including projected public costs, if
any extension of services will be required for a proposed project (Mono County Land Use
Element, Wheeler Crest Policies, Objective A, Action 1.3). The following discussion, provided by
14
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Pro!'ect Descrigtion

the Rimrock Ranch Partnership, addresses the development of the water system as well as
additional construction related costs.

The project will utilize private funding from the Rimrock Ranch Partnership which has
previously developed nine lots along Rimrock Drive. The Partnership has provided a new water
system for the area including a water well, pump, hydropneumatic pressure system and water
‘main along the length of Rimrock Drive which connects to the Pinon Ranch water system. This
new system has been dedicated to the Wheeler Crest CSD to serve the lots along Rimrock Drive
and to provide additional supply to the Pinon Ranch system. A second reservoir for the Wheeler
Crest CSD is now in the design and construction phases.

Funds for improvements for the Rimrock Ranch Specific Plan lots will come from lot sales.
Assessment District financing for some of the improvements is a possibility and would be subject
to the required public agency approvals. Assessment District financing may be appropriate
where the cost of improvements will be shared with other properties within the Wheeler Crest
CSD since assessments are spread among affected lots in proportion to the benefit received.

The largest single infrastructure cost will be for the upper pressure zone reservoir, approximately
$130,000. Additional wells, pumps, and feeder pipeline will increase the cost to $220,000 to
$260,000, depending on the well depth and location and the number of wells needed to provide
an adequate supply. This amounts to $6,000 per lot when divided among the nine lots previously
developed by the Rimrock Ranch Partnership and the 35 lots proposed in the Rimrock Ranch
Specific Plan. :

Additional construction costs are directly related to road length and include the following:

TABLE1 ROAD & UTILITY CONSTRUCTION COSTS, RIMROCK RANCH SPECIFIC PLAN

Item Price Per Lineal Foot

Grading and Drainage $25

Road Base & Paving $50

Water Main, Laterals, Hydrants $50

SCE fees $15

Common Trench (Power, Telephone, TV) $25

Total Price Per Lineal Foot $ 165

Total Construction Costs:
New Road Length 4,250 feet x $ 165 (price per lineal foot) $ 700,000
Permits and Soil Testing (5 percent of total cost) $ 35,000
Contingencies (10 percent of total cost) $ 70,000

TOTAL ROAD & UTILITY CONSTRUCTION COSTS  $ 805,000
The 35 lots proposed by the Specific Plan will share the Total Construction Costs at a
cost of $ 23,000 per lot.

Source: Rimrock Ranch Partnership, 1/2000
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TABLE2 DEVELOPMENT COSTS PER LOT, RIMROCK RANCH SPECIFIC PLAN

Construction Costs $ 23,000
Water Supply & Storage $ 6,000
Mapping, Engineering, Surveying $ 3,000
Land Cost : $ 16,000

TOTAL DEVELOPMENT COST PER LOT $ 48,000

Source: Rimrock Ranch Partnership, 1/2000

Sale prices are anticipated to vary, from $ 65,000 to $ 70,000 for some interior lots, to $70,000 to
$85,000 for some more desirable lots. The profit margin is low for a land development project,
but construction costs were estimated on the high side and sale prices on the low side to ensure
that the project is feasible in a worst case scenario. Should the average time on market for sales
be over three years, carrying costs will eliminate profit. The carrying costs noted above are
actually "opportunity” costs since no loans are anticipated; construction will be financed with
funds from sales. If sales are poor, other potential investment opportunities will have proven to
be a wiser choice, but no other ramifications will result. ‘

TABLE3 POTENTIAL PROFIT PER LOT, RIMROCK RANCH SPECIFIC PLAN

Average Sale Price $ 70,000
Commission and Escrow --$ 6,000
Net Sale $ 64,000
Development Cost -- $ 48,000
Subtotal $ 16,000
Carrying Cost
($ 48k @ 10% x 18 months on market) --$ 8,000
Potential Profit (17% of $ 48,000) $ 8,000

Fire Service Costs

Fire District fees in Wheeler Crest are collected at the rate of $0.50 per square foot of total
dwelling area. This fee is collected on behalf of the Wheeler Crest Fire Protection District at the
time that a building permit is issued.

School Fees

School impact fees in Wheeler Crest are collected at the rate of $1.93 per square foot of
“conditioned” area (the living area) of a dwelling. This fee is collected on behalf of the Round
Valley School District at the time that a building permit is issued.

Solid Waste Fees

Solid waste fees are collected yearly by the County of Mono as a special fee on the tax bills. The
fee is $60 per residence and $0 for vacant lots. This fee is reported to cover about 50% of the
landfill operational costs while the other 50% is covered by gate fees at the landfills.

16
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Road Maintenance Fees

All lots which will access from the new roads (some do not; a few of the lots access from the
existing Rimrock Drive) will be included in a Zone of Benefit for road maintenance. This is very
similar to an Assessment District in that the fees are collected yearly on the tax rolls. The fees
accrue to Mono County to offset increased costs associated with maintaining the new roadways.
If the subdivision is approved, the Mono County Public Works Department will determine the
annual costs and make the assessments to each benefiting lot.

17
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III. SPECIFIC PLAN GOALS, POLICIES & IMPLEMENTATION MEASURES1

PROJECT GOAL
Provide rural residential separate parcels (including access and utilities) for construction of a
custom-designed single- family residence on each parcel.

LAND USE

Objective: Establish a low density, single family development with provision for an open space
and wildlife corridor.

Policy 1:  Designate the approximately 100 acres owned by the Department of Fish and Game
as Open Space/Natural Habitat Protection (OS/NHP). Permitted uses shall be
limited to undisturbed natural uses.

Policy 2:  Designate the approximately 80 acres intended for subdivision (APN 64-100-33) as
Estate Residential (ER) with a two acre minimum lot size (see Figure 6, Land Use
Map; 2 acre minimum lot size--Wheeler Crest Area Plan, Objective A, Action 1.1).

Policy 3:  Permitted uses for the Estate Residential (ER) designation include the following:
a. One single-family residence per parcel.

b. One detached guest house per parcel in compliance with Mono County Zoning
and Development Code requirements (MCZDC 19.01.560). The guest house shall
not contain any kitchen or cooking facilities (C.C. & R's).

¢. Detached secondary residences shall not be permitted (C.C. & R's).

d. Accessory buildings and uses customarily incidental to single-family residential
use, when located on the same lot and constructed simultaneously with or
subsequent to the main building, e.g. garages, barns, stables, in compliance with
the Mono County Zoning and Development Code for accessory structures
(19.01.030).

e. Small domestic animals (e.g. dogs, cats, rabbits) in compliance with the Mono
County Zoning and Development Code animal standards (19.03.270) (C.C. &
R’s).

f. Horses and other large animals (i.e. sheep, llama, cattle and other grazing
animals) in compliance with the Mono County Zoning and Development Code
animal standards (C.C. & R's).

Policy 4:  Site development standards for the Estate Residential (ER) land use designation shall
be as follows:

1 policies which are also included in the C.C. & R's for the project are followed by the notation (C.C. & R's). Policies
which are suggested as mitigation measures in the Rimrock Ranch Specific Plan Deer Study are followed by the
notation (Taylor, 1993). Policies specifically required by policies in the Wheeler Crest Area Plan are followed by the
notation (Wheeler Crest Area Plan, Policy #).
18
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Rimrock Ranch SP/EIR

Policy 5:

Policy 6:

g
h.

Site disturbance: Permanent clearing of native vegetation for structures,
landscaping, gardens, animal enclosures, and driveways shall be limited to
twenty (20) percent of total lot area. Areas temporarily cleared for utility line
construction, leach field or septic tank construction, well drilling operations or
other temporary surface disturbances shall be revegetated as soon as possible in
compliance with the revegetation standards in Natural Resource Conservation
Policies 10 and 11 of this Specific Plan. On lots smaller than five (5) acres, an
additional ten (10) percent of the total lot area may be cleared or otherwise
utilized for livestock pens or corrals. The remainder of the parcel shall remain in
its natural condition (C.C. & R's and Taylor, 1993).

Building Setbacks: 50 feet front, 50 feet side and 50 feet rear. No exceptions shall
be allowed.

Minimum Building Size: 1,600 square feet on the ground floor. A garage may
not be considered part of the main structure for the purposes of achieving the
minimum square footage (C.C. & R's).

Lot coverage: 20 percent maximum.

Parking: Each residence shall provide, at a minimum, an enclosed two-car
garage. The garage shall be constructed simultaneously with the main structure
(Mono County Circulation Element, Wheeler Crest Policies, Action 3.1) (C.C. &
R's).

Building height shall not exceed 22 feet, determined by adding the heights of
each of the four corners of the building above the natural grade and dividing by
four (C.C. & R's).

Design requirements: See Design Guidelines policies.

Fencing: See Design Guidelines policies.

No further subdivision of any lot shall be permitted.

Within the approximately 80 acres proposed for subdivision, open space shall be
provided as follows (see Figure 4, Open Space Plan):

a.

b.

Large setbacks of 50 feet from all property lines are required that will create 100-
foot wide development-free corridors centered along property boundaries.

A 30-foot setback is required from the top of the bank of onsite perennial
drainages that will maintain open space along those drainages [Natural Resource
Conservation Policy 15 and Mono County Zoning and Development Code
19.03.130 (7)(b)].

Certain areas of riparian vegetation adjacent to onsite drainages, which have
been identified by the project biologist as desirable for wildlife habitat, will be
preserved with open space easements.

Open space easements for the areas identified above and shown on Figure 4 shall be
recorded on the final maps for the appropriate phase(s) of the project. The final maps
shall note that permitted land uses within the open space easements shall be limited
to undisturbed natural uses.
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INFRASTRUCTURE (UTILITIES AND SERVICES)

Objective: Provide for the development of adequate facilities and services to serve the proposed
development in a timely manner.

Policy 1: ~ Each lot in the subdivision shall be connected to the water supply system.

Policy 2:  Prior to approval of the final Tract Map(s), the project proponents shall provide the
County with a "will-serve" letter from the Wheeler Crest Community Services District
(CSD), indicating that the CSD has adequate water capacity to serve the proposed
project.

Policy 3:  The project shall provide a calculated fire flow of five hundred gallons per minute
(500 gpm) at 20 pounds per square inch (20 psi) residual pressure for a duration of
two hours at fire hydrants installed throughout the project. Prior to approval of the
final Tract Map(s), the project proponents shall provide the County with a "will
serve" letter from the Wheeler Crest Fire Protection District (FPD) indicating the
District's approval of the project's compliance with this requirement and indicating
approval of the final map(s).

Policy 4:  All utility lines (electricity, telephone, cable TV) shall be installed underground in
compliance with Mono County Zoning and Development Code requirements
(MCZDC 19.03.070 (E)). The project shall not have streetlights.

Policy 5:  Solid waste removal shall be the responsibility of individual parcel owners.

Policy 6:  Individual propane tanks may be installed on each parcel. Propane tanks shall be
shielded to reduce visual impacts as specified by the Design Guidelines policies of
this Specific Plan.

Policy 72 Individual septic systems shall be utilized. The design and construction of septic
systems shall comply with the "Criteria for Individual Waste Disposal Systems” in the
Water Quality Control Plan for the Lahontan Region (Basin Plan) and the
requirements of the Mono County Health Department.

The Health Department will require an engineered sewage disposal system with
supporting percolation tests for each lot prior to lot development. In areas where the
depth to bedrock is eight feet or more with suitable soils and acceptable percolation
tests, conventional leach fields will be utilized. In areas where the depth to bedrock
is eight feet of soil or less or where percolation tests are not acceptable, sand filter
pressure dosing systems may be utilized. Depending on the results of percolation
tests, neither conventional or sand filter pressure dosing systems may be suitable.
Those lots may require a package treatment plant or a common leach field system on
another lot with suitable soils.

Policy 8: A maintenance district shall be created by the developer of the project to inspect and
test all non-conventional sewage disposal systems and provide a report to the Mono
County Health Department annually. Lots involved shall incur the costs of the
inspection.
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DESIGN GUIDELINES

Objective: Minimize the project's potential environmental impacts.

Policy 1:

Policy 2:

Policy 3:

Policy 4:

Policy 5:

Policy 6:

Site disturbance shall be limited by implementation of the site disturbance
restrictions contained in the Land Use policies of this Plan.

Exterior lighting on individual lots shall be designed and maintained to minimize the
effects of lighting on the surrounding environment. Exterior lighting shall be limited
to that necessary for health and safety purposes; high intensity outdoor lighting shall
be avoided or adequately shielded; the source of lighting must be concealed on all
exterior lighting and all lighting must be designed to confine light rays to the
premises of each individual lot. In no event shall a lighting device be placed or
directed so as to permit light to fall upon a public street, adjacent lot, or adjacent land
area. Lights which could potentially illuminate the deer habitat on the DFG parcel
shall be prohibited (i.e. on Specific Plan lots 1-9, and 35).

Siting and design of roadways, driveways and structures shall minimize cut and fill.

Structures and fences shall be designed and constructed to harmonize with existing
development in the area, the surrounding natural environment, and onsite
topography (C.C. & R's). The following design guidelines shall apply to all
development:

a. Structural siting and design should be sensitive to the topography of individual
lots.

b. Roofing shall be firesafe wood shingles, fiberglass shingles or metal in colors
compatible with the area (e.g. tan, brown, dark green, or similar colors).

c. Bright colors or reflective materials shall not be used for any component of any
structure.

d. Siding materials shall have a natural appearance compatible with the
surrounding environment. The use of indigenous rock shall be encouraged.

e. Siding materials shall be stained, painted or otherwise finished in muted earth
tones in order to blend into the surrounding environment.

f. Colors and materials for fences shall be muted and shall blend with the
surrounding natural environment.

Architectural plans for any structure (e.g. dwelling unit, garage, barn, etc.) shall be
reviewed and approved by the Wheeler Crest Design Review Committee prior to
approval of the building permit (C.C. & R’s).

The total fenced area on any parcel shall be limited to the total area disturbed onsite
as allowed under Land Use Policy 3a above. Fencing shall be three strand barbed
wire or three rail pipe or wood fence. Solid wood fencing may be constructed within
the immediate vicinity of a structure but shall encompass an area not greater than
one acre (C.C. & R's and Taylor, 1993).
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Specific Plan Policies

Policy 7:

Policy 8:

Policy 9:

Policy 10:

Barbed wire fences shall consist of 3 single strand wires placed 20, 30 and 42 inches
from the ground with the bottom wire a smooth strand (Taylor, 1993).

Fencing used for livestock facilities (corrals, etc.) shall incorporate the use of poles,
piping or other non-wire materials to allow deer safe passage (Taylor, 1993).

Each parcel shall be landscaped in accordance with the landscaping guidelines in
Design Guidelines Policy 10 within six (6) months of the issuance of a Mono County
Certificate of Occupancy for a dwelling unit on a parcel.

The following landscaping guidelines shall apply to all development:

a.

f.

Landscaping shall be used to minimize potential visual impacts resulting from
development and to provide vegetative screening around structures to reduce
deer avoidance of developed areas (C.C. & R's and Taylor, 1993). Screening
cover should be planted in a minimum 20 foot wide band around each residential
site, consisting of an inner strip of trees and an outer dense strip of native shrubs.

The following elements shall be shielded using landscaping: trash receptacles,
propane tanks, and structures. Trash receptacles and propane tanks may also be
shielded with fencing.

Xeriscape landscaping (drought-resistant planting, soil preparation and low
water use irrigation systems, etc.) shall be required (Wheeler Crest Area Plan,
Objective G, Action 1.3). Drip irrigation systems shall be encouraged.

Use of native, indigenous species shall be required (Wheeler Crest Area Plan,
Objective G, Action 1.3).

The use of larger planting stock is encouraged to accelerate the process of visual
screening (Taylor, 1993).

Fast growing tree species which work well as screening cover and provide
migrating and holdover deer with additional forage include the following
(Taylor, 1993):

Trees which require large amounts of water to survive and which may not be
compatible with the xeriscape requirement in item b above include:

Poplars (Populas sp.)

Alders (Alnus sp.)

Willow (Salix sp.)

Trees which require less water but which are slower growing include:
Jeffrey pine (Pinus jeffreyi)
Single leaf pinyon pine (Pinus monophylla)
Western juniper (Juniperus occidentalis)

Young plants shall be protected from deer and rodents until they are established,
e.g. a 5 foot wire fence or vexar tubing have been found to work well to protect
seedlings from deer (Taylor, 1993).

23
Draft
July 2000

s



Rimrock Ranch SP/EIR
]

NATURAL RESOURCE CONSERVATION

Objective:

Policy 1:

Policy 2:

Policy 3:

Policy 4:

Policy 5:

Policy 6:

Policy 7:

Policy 8:

Policy 9:

Policy 10:

Policy 11:

Conserve natural resources onsite to the greatest extent possible.

Parcel grading operations, structural foundation work, framing work and similar
heavy construction activities shall be restricted to the period between May 15 and
October 1 to minimize disturbance to migrating and wintering deer. This restriction
shall not apply to emergency repair work (C.C. & R's and Taylor, 1993). Emergency
repair work shall be defined as that necessary to ensure public health and safety (e.g.
water and sewer repair work, power repair work, emergency road clearing activities,
etc.).

Construction shall be limited to daylight hours in accordance with Mono County
Code Chapter 10.16 (Noise Regulation) in order to minimize impacts to nocturnal
resident wildlife species, such as mule deer (Taylor, 1993).

Impediments to deer movement, such as spoil piles, open ditches and excessive cut
and fill slopes shall be minimized to the greatest extent possible; e.g. ditches or
trenches should not be left open at night as they can be hazardous to deer and other
nocturnal wildlife (Taylor, 1993).

With the exception of wells, septic systems, and fire safe storage facilities, surface
disturbance activities such as residential development, corrals, fencing and raising
crops shall be prohibited outside private yard fenced areas (Taylor, 1993).

Domestic animals shall be restrained at all times, either through the use of leashes or
private fenced areas. No animals shall be allowed to be free roaming. Horses and
other grazing animals shall be penned or tethered in areas such that the native
vegetation is not impacted by such animals in accordance with the site disturbance
limits established in Land Use Policy 3a (C.C. & R's and Taylor, 1993)

Dogs belonging to individuals involved in construction activities shall be prohibited
in the project area during construction phases (Taylor, 1993).

Dust generated during construction shall be controlled through watering or other
acceptable measures.

Noise levels during construction shall be kept to a minimum by equipping all onsite
equipment with noise attenuation devices and by compliance with all requirements
of Mono County Code Chapter 10.16 (Noise Regulation).

Property owners shall refrain from clearing native vegetation except as necessary for
construction (C.C. & R's and Taylor, 1993).

Erosion control measures on disturbed areas shall include the use of netting or
similar erosion control materials, the removal, stockpiling, and replacement of
topsoil, and revegetation with a native seed mix and/or native plants.

Revegetation of disturbed areas shall occur as soon as possible following construction
and shall require the use of native seeds, native plants grown from seeds or seedlings
obtained from local native stock. Revegetated areas shall be monitored for a period
of five years to ensure the success of the project and shall be replanted if necessary.
Revegetated areas shall be irrigated as necessary to establish the plants.
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Policy 12:  All woodburning devices installed in the project shall be Phase II EPA certified, in
conformance with the Mono County General Plan (Conservation/Open Space
Element, Public Health and Safety policies, Objective A, Action 6.1).

Policy 13: Design and construction of roadways, driveways and structures shall comply with all
requirements of Mono County Code 13.08 (Land Clearing, Earthwork, and Drainage
Facilities) and the Lahontan Regional Water Quality Control Board (including
requirements for NPDES Stormwater Permits if applicable).

Policy 14: The project proponent shall stop work and notify appropriate agencies and officials if
archaeological evidence is encountered during earthwork activities. No disturbance
of an archaeological site shall be permitted until such time as the applicant hires a
qualified consultant and an appropriate report is filed with the County Planning
Department which identifies acceptable site mitigation measures.

Policy 15:  All development shall be set back at least 30 feet from the top of the bank of onsite
perennial drainages in compliance with Mono County Zoning and Development
Code Section 19.03.130 (7)(b) and Land Use Policy 6.

Policy 16: The following mitigation and monitoring program shall be implemented to ensure
that possible impacts to the groundwater resource in the surrounding area that are
measurable and attributable to the operation of Wheeler Crest Community Service
District (WCCSD) Well No. 4 are avoided. This mitigation and monitoring program
is taken from the Water Resource Assessment, Rimrock Ranch Specific Plan, 1999,

a. With developer funding, the WCCSD shall take quarterly water level (static)
readings in each of its wells. If permission can be obtained and access to the well
is reasonable, the groundwater level in all other wells in the area should be
measured annually. These data shall be maintained by the WCCSD with copies
forwarded annually to the Mono County Health Department.

b. With developer funding, the WCSSD shall develop estimates of the elevation of
the measuring point of each well where data are collected. This information
should be developed within 5 years from the initiation of operation of WCCSD
No. 4 and collection of depth to water data. This will ensure that future analyses
are based on accurate estimates of groundwater elevation as well as depth to
water.

¢. Pumping amounts shall be recorded monthly in WCCSD wells and reported
annually to Mono County. The number of service connections shall be accurately
recorded and included in the reporting forms. Pumping amounts from domestic
wells may be estimated, if necessary, in the future, based on these data.

d. Because the potential for impact is considered low, pumping rotation or pumping
limitations are not required as part of this mitigation and monitoring program.

e. WCCSD No. 3 shall be used as a monitoring well and shall act as a "trigger" well.
The "trigger" shall be based on a water level decline more severe than the
predicted decline under the worst case scenario presented in the Water Resource
Assessment, Rimrock Ranch Specific Plan, 1999, i.e.: if the water level in WCCSD
No. 3 drops more than five (5) feet after one (1) year of operation of WCCSD No.
4 after the project is fully developed, all collected data shall be analyzed to
evaluate the potential for impact to other wells. The objective of the evaluation
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would be to update and enhance the evaluation in the Water Resource
Assessment, Rimrock Ranch Specific Plan, 1999, using the additional data.

This "trigger" is designed as an early warning system. The Water Resource
Assessment notes that "... even if this drawdown [more than 5 feet in 1 year]
occurred in a well less than 20 feet away from the pumping well after one year, it
is highly unlikely that any significant impacts would be realized in other wells
located further away after one year” (Team Engineering, p. 22).

TRAFFIC AND CIRCULATION

Objective: Provide a safe and efficient circulation system.

Policy 1: ~ All roads shall be constructed to County Roadway standards, with a 60-foot wide
right-of-way and 26 foot wide paved traffic lanes.

Policy 2: Road grades shall not exceed nine (9) percent without the approval of the Mono
County Department of Public Works.

Policy 3:  Roadways shall be designed and constructed to comply with the Fire Safe Standards
(Mono County Zoning and Development Code, Chapter 19.26).

Policy4: A Zone of Benefit district shall be created by the developer along newly accepted
County roads in order to pay for road maintenance and snow removal.

Policy 5:  Adequate snow storage areas shall be provided.

Policy 6:  Areas disturbed during the construction of roads shall be revegetated as soon as
possible following completion of the roads in compliance with the landscaping and
revegetation requirements in the NRC policies.

Policy 72  To minimize direct mortality impacts to the deer herd from vehicle collisions, signs
shall be posted along roads within the project area warning drivers of the presence of
deer (Taylor, 1993).

Policy 8:  Driveways shall be designed to minimize grades so that year-round access is assured
and on-street parking is avoided (Mono County Circulation Element, Wheeler Crest
policies, Action 3.1)

PHASING

Objective: Develop the project in a manner that addresses infrastructure availability and
Subdivision Map Act requirements.

Policy 1: =~ The Rimrock Ranch Specific Plan shall be developed in the following phases:

Phase 1 Lots 1-4, 16, 33, 34 (Tentative Tract Map 37-45)

Phase 2 Lots 17-21, 27-32 (Tentative Tract Map 37-47, Phase 1)
Phase3 - Lots22-26 (Tentative Tract Map 37-47, Phase 2)
Phase 4 Lots 5-15, 35 (Tentative Tract Map 37-49)
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Policy 2:

Policy 3:

Policy 4:

Each phase shall be subject to State and County subdivision requirements. Minor
adjustments to these phases may be approved by the Planning Director.

Prior to the development of each project phase, a final tract map shall be approved
for that phase.

All infrastructure (roads, utilities, water) and associated landscaping and
revegetation shall be available or in the process of being constructed prior to
development of each project phase.

Prior to the development of each project phase, the Rimrock Ranch Specific Plan shall
be reviewed to ensure that the Plan's provisions remain adequate. If necessary, the
Plan shall be amended. The Plan shall be reviewed annually and may be reviewed
more often, at the discretion of the Planning Department. Minor amendments to the
Plan may be processed through the Director Review Process, in accordance with the
Mono County Code.
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IV. ENVIRONMENTAL ANALYSIS

PROJECT SCOPING
A Notice of Preparation was circulated in September, 1998. Comments were received from the
following entities:

Great Basin Unified Air Pollution Control District, Bishop, CA.
Lahontan Regional Water Quality Control Board, South Lake Tahoe, CA.
Round Valley Joint Elementary School District, Bishop, CA.

Concerns raised in those letters are addressed in the following environmental analysis section.
Appendix A contains copies of the NOP and the comment letters.

ENVIRONMENTAL ANALYSIS
The discussion for each of the following topics includes these components:

1. Existing environmental setting. )

2. Potential environmental impacts from development of the Rimrock Ranch Specific Plan
project.

3. Proposed mitigation measures. Specific Plan (SP) policies (see Chapter IV) serve as
mitigation measures for the project and are identified as follows:

LU = Land Use Policies NRC = Natural Resource Conservation Policies
I = Infrastructure Policies TC = Traffic and Circulation Policies
DG = Design Guidelines Policies P = Phasing Policies

Other existing regulations which serve as mitigation measures are also identified.

GEOLOGY AND SOILS

Geology/Soils

The project site is located at the north end of the Owens Valley, a fault-graben at the western edge
of the Great Basin. It is located on a gently-sloping hillside at the eastern base of the Wheeler
Crest. Soils consist of sandy gravel, with granite and tuff boulders occurring within the project
area and the vicinity. A soil suitability study performed for Tract Map 37-44 (6 lots along
Rimrock Drive, directly north of the project site) revealed 5 1/2 to 6 feet of sandy soil underlain by
very hard, dense, fractured to massive Bishop Tuff bedrock (Sierra Geotechnical Services, 1998).
The report notes that the top two feet of soil in most places is very fine to medium grained sand,
often with many rock fragments up to three feet in diameter, with minor amounts of silt and
coarse sand. These sandy soils are relatively fragile and are subject to erosion when disturbed by
the removal of existing vegetative cover, vegetative litter, and surface rock fragments. The
Master Environmental Assessment notes that the project site is subject to sheet and rill erosion
(MEA, Figure 18).

The project site is located on two benches in a gently sloping area. The benches are separated by
a drainage course which runs northwest to southeast through the middle of the property. The
upper bench area, which is north of the drainage channel, adjacent to the Pinon Ranch
development, slopes southeasterly and southerly at grades of 7 to 14 percent (see Figure 7, Slope
Analysis). The elevation of the upper bench area varies from about 6,000 feet to 6,340 feet above
sea level. The lower bench area is located on either side of the drainage channel on the southern
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portion of the property. It slopes southeasterly at grades of 10 to 20 percent and varies in
elevation from 5,450 feet to 6,050 feet above sea level (see Figure 7, Slope Analysis).

There are no known mineral resources on the project site (MEA, Figure 17).

Geologic Hazards

The project site is not located in a fault hazard zone or on a fault, although there are faults in the
vicinity (MEA, Figure 34 and Alquist-Priolo Fault Hazard Maps). The project site is also not
located in an area subject to landslides or rockfalls, or in a conditional development area for
avalanches (MEA Figures 35, 37).

Potential Impacts and Mitigation

A. The soil underlying the project, when disturbed, is potentially highly erodible which may
result in potential visual impacts and impacts to air and water quality during construction
and long-term.

1. Site disturbance: Permanent clearing of native vegetation for structures, landscaping,
gardens, animal enclosures, and driveways shall be limited to twenty (20) percent of total
lot area. Areas temporarily cleared for utility line construction, leach field or septic tank
construction, well drilling operations or other temporary surface disturbances shall be
revegetated as soon as possible in compliance with the revegetation standards in Natural
Resource Conservation Policies 10 and 11 of this Specific Plan. On lots smaller than five
(5) acres, an additional ten (10) percent of the total lot area may be cleared or otherwise
utilized for livestock pens or corrals. The remainder of the parcel shall remain in its
natural condition (LU Policy 4a).

2. Site disturbance shall be limited by implementation of the site disturbance restrictions .
contained in the Land Use policies of this Plan (DG Policy 1). _

3. Siting and design of roadways, driveways and structures shall minimize cut and fill (DG
Policy 3).

4. Erosion control measures on disturbed areas shall include the use of netting or similar
erosion control materials, the removal, stockpiling, and replacement of topsoil, and
revegetation with a native seed mix and/or native plants. (DG Policy 10).

5. Revegetation of disturbed areas shall occur as soon as possible following construction
and shall require the use of native seeds, native plants grown from seeds or seedlings
obtained from local native stock. Revegetated areas shall be monitored for a period of
five years to ensure the success of the project and shall be replanted if necessary.
Revegetated areas shall be irrigated as necessary to establish the plants (NRC Policy 11).

6. Design and construction of roadways, driveways and structures shall comply with all
requirements of Mono County Code 13.08 (Land Clearing, Earthwork, and Drainage
Facilities) and the Lahontan Regional Water Quality Control Board (including
requirements for NPDES Stormwater Permits if applicable). (NRC Policy 13).

7. Areas disturbed during the construction of roads shall be revegetated as soon as possible
following completion of the roads in compliance with the landscaping and revegetation
requirements in the NRC policies (TC Policy 6).

Potential impacts are mitigated to a less than significant level.

AIR QUALITY

Air quality in the Wheeler Crest area is generally good. The area is currently in compliance with
federal and state air quality requirements as monitored by the Great Basin Unified Air Pollution
Control District. Soil information for the site indicates that site disturbance during construction
may expose material that is highly susceptible to wind erosion.
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Potential Impacts and Mitigation
A. The project would increase emissions from wood burning devices.
1. All woodburning devices installed in the project shall be Phase II EPA certified, in
conformance with the Mono County General Plan (NRC Policy 12).

Potential impacts are mitigated to a less than significant level.

B. The project would increase vehicle emissions.
2. The area is in compliance with federal and state standards and project traffic will not add
a significant source of vehicle emissions.

Not a significant impact.

C. The project may increase erosion impacts and contribute to a reduction in air quality.

13. Site disturbance: Permanent clearing of native vegetation for structures, landscaping,
gardens, animal enclosures, and driveways shall be limited to twenty (20) percent of total
lot area. Areas temporarily cleared for utility line construction, leach field or septic tank
construction, well drilling operations or other temporary surface disturbances shall be
revegetated as soon as possible in compliance with the revegetation standards in Natural
Resource Conservation Policies 10 and 11 of this Specific Plan. On lots smaller than five
(5) acres, an additional ten (10) percent of the total lot area may be cleared or otherwise
utilized for livestock pens or corrals. The remainder of the parcel shall remain in its
natural condition (LU Policy 4a).

14. Site disturbance shall be limited by implementation of the site disturbance restrictions
contained in the Land Use policies of this Plan (DG Policy 1).

15. Siting and design of roadways, driveways and structures shall minimize cut and fill (DG
Policy 3). '

16. Each parcel shall be landscaped in accordance with the landscaping guidelines in Design
Guidelines Policy 10 within six (6) months of the issuance of a Mono County Certificate of
Occupancy for a dwelling unit on a parcel (DG Policy 9).

17. With the exception of wells, septic systems, and fire safe storage facilities, surface
disturbance activities such as residential development, corrals, fencing and raising crops
shall be prohibited outside private yard fenced areas (NRC Policy 4).

18. Dust generated during construction shall be controlled through watering or other
acceptable measures (NRC Policy 7).

19. Property owners shall refrain from clearing native vegetation except as necessary for
construction (NRC Policy 9).

20. Erosion control measures on disturbed areas shall include the use of netting or similar
erosion control materials, the removal, stockpiling, and replacement of topsoil, and
revegetation with a native seed mix and/or native plants (NRC Policy 10).

21. Revegetation of disturbed areas shall occur as soon as possible following construction
and shall require the use of native seeds, native plants grown from seeds or seedlings
obtained from local native stock. Revegetated areas shall be monitored for a period of
five years to ensure the success of the project and shall be replanted if necessary.
Revegetated areas shall be irrigated as necessary to establish the plants (NRC Policy 11).

22. Areas disturbed during the construction of roads shall be revegetated as soon as possible
following completion of the roads in compliance with the landscaping and revegetation
requirements in the NRC policies (TC Policy 6).

Potential impacts are mitigated to a less than significant level.
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WATER RESOURCES

Supply

Water will be provided by the Wheeler Crest Community Service District (WCCSD). A new well,
reservoir, and pipelines, which were constructed for the development of lots along Rimrock Drive
(Tract Map 37-44), will be utilized for the development. Figure 5 shows a schematic layout of the
proposed water system. The project proponent is also proposing a series of underground
fiberglass storage tanks, approximately 20,000 gallons each, connected to the reservoir.
Underground storage minimizes potential visual impacts, provides for easy installation of
additional storage tanks to increase the total storage capacity of the system as needed, and
requires less long-term maintenance.

Reservoir storage will be of adequate size to provide two hours of fire flow storage in addition to
storage for domestic use. The fire flow portion of the storage has been designed since it is a
requirement of Tract Map 37-44 (prior development of lots along Rimrock Drive). Domestic use
storage will be added as necessary for the project. Water supply of adequate capacity will be
provided to refill the reservoir in peak usage times during less expensive power hours in the late
night and early morning hours.

The new Rimrock system will be fully integrated with the existing Pinon Ranch system, providing
water for domestic and fireflow uses for the Rimrock Ranch area and improving the water supply
for the Pinon Ranch area. Since the Rimrock Ranch Specific Plan area is located on land with a
substantial elevation difference, it will require two water pressure zones. The upper lots will be
supplied directly from the upper reservoir located just north of Rimrock Drive. The lower lots
will be supplied from the existing Pinon Ranch reservoir and/or from the upper distribution lines
after a reduction in pressure. The Pinon Ranch reservoir and Pinon Ranch lots will also be
supplied from the upper distribution system.

Demand

Project demand was estimated in the Water Resource Assessment, Rimrock Ranch Specific Plan,
based on historic use data from the existing residences served by the WCCSD. In 1998, annual
water use by the 15 residences in the WCCSD was 2,207,936 gallons or 6.78 acre-feet?,
approximately 403.3 gallons per day per residence. Between 1994 and 1998, annual water usage
in the WCCSD increased 84 percent. Peak Monthly Water Use also increased approximately 79
percent during this period, from 494 gallons per day per residence in August, 1994, to 884.2
gallons per day per residence in 1998. There was no increase in the number of homes served by
the district during this period. The increase in usage is assumed to be the result of an increase in
landscape irrigation. The Water Resource Assessment assumes that the 1998 usage figures are the
most accurate and estimates the following water demand at buildout for the project:

Annual Water Demand at Buildout (35 residences) = 5.15 million gallons (15.81 acre-feet)
Peak Monthly Water Demand = 960,000 gallons (2.94 acre-feet)

Groundwater

During April, 1999, Triad /Holmes Associates tested the pumping rate of WCCSD Well No. 4, the
well proposed to be used to supply the project. During the pumping, drawdown responses in
WCCSD Well No. 3 (a monitoring well) were also monitored. The data obtained during the
aquifer test were then used by Team Engineering, along with data on well locations, well depths,
and depth to water at the time of construction, to analyze the aquifer characteristics and to
estimate the safe yield and the potential impacts of the operation of WCCSD No. 4. The well data

20ne acre foot = 325,851 gallons.
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utilized in the report covered 73 wells in the area, most of them located generally upslope from
the WCSSD wells, in the Swall Meadows area (see Figure 4 in the Water Resource Assessment).

The Water Resource Assessment notes that:

"Given the data available and the objectives of this project, the following approach was used
to evaluate the linked concepts of safe-yield and potential impacts of the operation of
WCCSD No. 4:

» Using the available data, develop a conceptual level numerical groundwater model
of the area,
Using the model, run alternative scenarios of operating WCCSD No. 4
Evaluate the significance of any changes in groundwater levels estimated from the
model."  (Team Engineering, p. 8).

The report also notes that:

"The model represents a convenient tool to evaluate several scenarios of pumping WCCSD
No. 4 and assessing the potential changes in groundwater levels in other wells in the area. In
addition, the model can be used to assess groundwater level changes in the wetland area
[adjacent to Hilltop Estates, not in the project area]” (Team Engineering, p. 16).

The groundwater model utilized the following data: well location, year of construction, depth to
water at time of construction (artesian wells were assigned a value of 2 feet above ground
surface), well depth, and reported pumping rate of well (Team Engineering, p. 8).

The report notes the following concerning the water level data:

"The depth to water data at the time of construction were used to develop estimates of depth
to water in the wells at other times based on statistical techniques (multiple regression). This
effort was completed in order to 'fill-in' data gaps, and was used only to aid in the
development of the model. It did, however, provide some interesting insights into the
relationship of well depth and groundwater elevations, and in the trends of groundwater
levels since 1958." (Team Engineering, p. 8)

A comparison of groundwater elevations vs. well bottom elevations shows that the higher the
bottom elevation, the higher the groundwater elevation. "Given the topographic relief, and the
fact that the wells in the area are of similar depth, this relationship is more likely reflective of the
well location (upper areas have higher groundwater elevations and lower areas have lower
groundwater elevations)" (Team Engineering, p. 12). A multiple regression analysis completed
with groundwater elevation as the dependent or predicted vanable and ground surface elevation
and the year as independent variables, suggested that:

"... groundwater levels have declined somewhat since 1958 when the first wells were
constructed in the area. This observation is consistent with the increased development in the
area, and with anecdotal information that some wells have been deepened in response to well
failures in the past. Some of this trend may be due to the general trend to construct deeper
wells." (Team Engineering, pp. 13-14)

The following assumptions were also utilized for the model (Team Engineering, p. 16):

* No hydrogeologic barriers were assumed between WCCSD Well No. 4 and the wells in
the Hilltop Estates area. Such a barrier would tend to reduce any pumping impact in the
Hilltop Estates area. The existence of flowing wells along the lower portion of Hilltop
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Estates and the existence of the wetland area suggests that some sort of hydrogeologic
structure or barrier may exist. This analysis makes a conservative assumption that the
barrier does not exist for the purposes of evaluating the worst-case condition.

e By using the hydraulic conductivity (permeability of the aquifer) estimate from the
aquifer test, and the assumption that the recharge from rainfall is about one inch per year
(10 5 of the total rainfall), the model provides the ability to estimate the subsurface inflow
and outflow. Based on these assumptions and the general (within 20 to 100 feet) match of
the model groundwater elevations with the actual groundwater elevations, the estimated
inflow from the north and west is approximately 20,000 acre-feet per year. The outflow
across the southwestern boundary is approximately the same, since the only other
recharge to the system is rainfall recharge (about 91 acre-feet per year).

¢ The multiple regression suggested that groundwater levels have declines by as much as
one foot per year as a result of development to date. However, several factors related to
the pattern of development (i.e. the apparent trend to construct deeper wells in more
recent years, and the general pattern that higher elevation areas were developed before
lower elevation areas), may be influencing the data. By including well pumping data into
the model, an alternative estimate of groundwater development impacts from current
wells can be developed. -

The model was used to test a number of alternative scenarios concerning the impécts of current
development on groundwater. The outcome of those test runs noted a range.of declines in
groundwater levels due to current development (Team Engineering, p. 20).:

"Resolution of the various estimates of groundwater level decline due to current development -
lies in developing a more complete and accurate conceptualization of the groundwater flow
system. Additional data related to a better understanding of the subsurface in terms of
barriers to flow, and the variation in hydraulic conductivity would be needed to complete
this more accurate characterization. Based on this analysis, it can be stated that current levels
of development have caused some decline in groundwater levels (from 1 to 40 feet,
depending on the approach). Although this range is large, it provides a basis on which to
interpret model estimates of impacts due to pumping of WCCSD No. 4."

The model was adjusted to include pumping of WCCSD No. 4. The report states that:

"Assuming that WCCSD No. 4 pumps at a rate of 5.15 million gallons per year [the estimated
buildout- demand for the project], drawdown estimates one mile away after one year of
pumping range from less than 0.5 feet to about 2 feet. The lower end of the estimate is
considered unrealistic due to the high subsurface inflow that the model calculates. Attempts
to reduce this inflow cause groundwater levels to drop to unrealistic levels, but drawdown
estimates made with this model range from 0.5 to 1 foot 500 feet upgradient from the WCCSD
No. 4. At the other extreme, assuming that no inflow and no recharge take place, and the
mitigating effects of the groundwater gradient in the area are ignored, drawdown is
estimated to be about 2 feet a mile away after one year of pumping [at buildout]" (Team
Engineering, p. 21).

The Water Resource Assessment (Team Engineering, p. 21) concludes that:

"In general, the proposed operation of WCCSD No. 4 at a rate of 5.15 million gallons will not
have significant impacts to the area. There may be some specific instances, however, where
impacts may occur. Given the limitations of the data that are available, and the associated
limitations in the analysis, a monitoring and mitigation program is recommended in the next
section that can be used as an early warning system to ensure that any impact that is
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measurable, attributable to the operation of WCCSD No. 4, and significant effect can be
avoided."

Potential Impacts and Mitigation »
A. The project has the potential to impact groundwater resources by increasing the use of
subsurface water for the project.

1. The following mitigation and monitoring program shall be implemented to ensure that
possible impacts to the groundwater resource in the surrounding area that are
measurable and attributable to the operation of Wheeler Crest Community Service
District (WCCSD) Well No. 4 are avoided. This mitigation and monitoring program is
taken from the Water Resource Assessment, Rimrock Ranch Specific Plan, 1999.

a. With developer funding, the WCCSD shall take quarterly water level (static) readings
in each of its wells. If permission can be obtained and access to the well is
reasonable, the groundwater level in all other wells in the area should be measured
annually. These data shall be maintained by the WCCSD with copies forwarded
annually to the Mono County Health Department.

b. With developer funding, the WCSSD shall develop estimates of the elevation of the
measuring point of each well where data are collected. This information should be
developed within 5 years from the initiation of operation of WCCSD No. 4 and
collection of depth to water data. This will ensure that future analyses are based on
accurate estimates of groundwater elevation as well as depth to water.

c. Pumping amounts shall be recorded monthly in WCCSD wells and reported annually
to Mono County. The number of service connections shall be accurately recorded
and included in the reporting forms. Pumping amounts from domestic wells may be
estimated, if necessary, in the future, based on these data.

d. WCCSD No. 3 shall be used as a monitoring well and shall act as a "trigger" well.
The "trigger" shall be based on a water level decline more severe than the predicted
decline under the worst case scenario presented in the Water Resource Assessment,
Rimrock Ranch Specific Plan, 1999, i.e.: if the water level in WCCSD No. 3 drops
more than five (5) feet after one (1) year of operation of WCCSD No. 4 after the
project is fully developed, all collected data shall be analyzed to evaluate the
potential for impact to other wells. The objective of the evaluation would be to
update and enhance the evaluation in the Water Resource Assessment, Rimrock
Ranch Specific Plan, 1999, using the additional data. This "trigger" is designed as an
early warning system. The Water Resource Assessment notes that "... even if this
drawdown [more than 5 feet in 1 year] occurred in a well less than 20 feet away from
the pumping well after one year, it is highly unlikely that any significant impacts
would be realized in other wells located further away after one year" (Team
Engineering, p. 22).

{NRC Policy 16).

Becaus