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A Part One: INTRODUCTION

1.0 GENERAL BACKGROUND

11 Purpose of the Area Plan

The purpose of the Cobb Mountain Area Plan is to provide guidance regarding the long term
growth and development of the Cobb Valey and Loch Lomond areas and other surrounding rurd
communities and rurd lands. The area plan isatool by which greater planning detall is provided for the
Cobb Mountain Area.

The palicies of the County's generd plan cdl for more detailed plans to be prepared for the
unincorporated communities' It is recommended that they take the form of area plans which can be
adopted as part of the Lake County Generd Plan. The Cobb Mountain planning area is one of ten
geographicaly diginct subregions within Lake County for which area plans are to be prepared. Figure
1 on the following page shows the rdationship of the Cobb Mountain planning area to Lake County.
The area plan will focus on specific community and rurd issues and needs. Paticipation by locd
resdentsis an extremely important component of preparing an area plan.

Réationship to General Plan:

The relaionship between the generd plan and an area plan must be mutualy complementary
and consgtent.” Policies in the area plan should supplement generd plan policies, yet more precisaly
reflect the characteristics found in the planning area. Upon adoption, the area plan and the generd plan
must be interndly condstent. The Cobb Mountan Area Plan adso includes a zoning map which
corresponds to the land use designations of the plan. This area plan and zoning map must be consstent
with al gpplicable provisons of the generd plan.

1.2 Community Participation

Public input is an essentid ingredient in locd planning. A successful planning program must
provide opportunities for public participation in decisons that affect their lives and the future of their
communities. Loca resdents provide vauable insghts to the planning program with regard to issues,
needs and opportunities in their areas. Plans formulated with a Sgnificant degree of public involvement
are more likely to be supported by the community and be successful in the long term.

On duly 1, 1986, the Lake County Board of Supervisors gppointed sixteen loca residents to
serve as members of the Cobb Mountain Planning Advisory Committee (PAC). PAC members were
asked to provide input and advice to planning department staff in developing the draft Cobb Mountain
Area Plan. The committee and gaff held twenty-two meetings during this period, evauating numerous
ideas and recommendations. Besdes defining planning issues, the PAC provided comments and
recommendations on the Cobb Mountain Area Plan.

FIGURE 1
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13 Organization of the Area Plan

The Cobb Mountan Area Plan is divided into three mgor sections including: 1) an
introductory framework, 2) planning e ements and poalicies, and 3) land use and zoning maps, dong with
implementation of the plan.

The introduction includes mgor issues and assumptions, as well as population projections that
influence the text, policies and the land use and zoning maps. The second section, including Chapters 3
through 5, provides background and policies for planning for the areals naturd resources, public safety
and community development. The third section includes a detailed description of the land use and
zoning maps, and how the plan will be implemented.

FIGURE 2
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2.1 Major Planning | ssues

A summary of mgor issues facing the Cobb Mountain Area was developed by the Planning
Advisory Committee. These issues, identified below, helped to guide and focus development of the
plan. PAC concerns have been incorporated into the plan's analysis and policy development.

Natural Resource | ssues:

1 Erosion from poor road construction and maintenance practices and the need for revegetation
programs following congtruction and devel opment.

2. Long-term water supplies in light of the competing demands of resdentid, agriculturd,
recreationa, commercia and geothermd industry uses.

3. Noise abatement programsin residentia aress.

4, Adequacy of tree and vegetation management programs, including for the Forest Practices Act's

timber harvest plans.

5. The preservation of unique open space and wildlife areas, particularly riparian and wetland
resources.

6. Utilization of conservation easements for protection of sengtive resources.

7. Protection of Cobb Mountain viewsheds, including existing county designated scenic roads and
highways and viewsheds in geotherma resource aress.

8. Monitoring, including seismic monitoring, and development of geothermd resources.
Public Safety | ssues:
1 Fire safety, including adequate access, water, fud |oad management, and controlled burning.

2. Surface water quality degradation of the ared's creeks and waterways, including the long-term
impacts of the geotherma industry on area water qudity.

3. Need for a comprehensive "landdide study.”

24



Land Use and Circulation | ssues:

8.

Effect of infrastructure, fiscd, and environmental constraints on land use patterns and dengties.
Balance of commercid uses with need for other land uses.

Review of need for additiond rurd resdentia lands.

Careful congderation of any further strip commercia development.

Potentid impacts of conditions, covenants and redrictions (CC&R's) found in existing
homeowners associations.

Pedestrian, equestrian and bicycle circulaion systems to serve community areas.

Potentid land use conflicts between industrid or commercid uses versus residentid or
recreation uses.

Coordination of the Geotherma Resources and Transmisson Element with the area plan.

Public Service | ssues;

Leve of underutilized public service capacity in the area.

Management of geotherma resource mitigetions.

Management of on-ste wastewater disposa in and around population centers.

Law enforcement levels throughout the area, including privately accessed aress of the Geysers
geotherma resource aea  Locdized law enforcement management in planning area
neighborhoods (e.g., speed control zones, neighborhood watches, no-shooting arees, litter

control, etc.).

Fire emergency response time to resdentid aress, including improvement of substandard street
access and water suppliesfor fire flows.

Consolidation of fire protection servicesin the planning area.

Locd importance of the Amador Plan contract with the Cdifornia Department of Forestry and
Fire Protection.

Expansion of recreationa opportunitiesin Boggs Mountain State Forest. Need for waysides
and small neighborhood parks.
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9. Enhancement of water-related recrestion opportunities, including the feasibility of Forest Lake
asapotentid park facility.

Housing | ssues:

1 Need for moderate and low-income housing, including affordable housing for al age groups.
2. Multi-family and mobile home housing needs.

3. Housing for future congruction cyclesin the geothermd indudtry.

Economic Development | ssues:

1 Importance and vitdity of the planning ared's resort and recregtion industry, including private
resorts and hot springs.

2. Provison of more easly accessible retall and professonal services.

3. Role of geotherma and related commercid activitiesin the area.

4, Utilization of lower-temperature geotherma resources.

Cultural Resource I ssues:

1 The development of community-oriented cultural and performing arts fecilities.
2. The adequacy of existing archaeologica inventories for that area.

3. Thelevd of historic preservation efforts in the planning area.

2.2 Assumptions

Generd assumptions about future planning conditions have been incorporated into preparation
of the Cobb Mountain Area Plan. These assumptions help provide a consstent long-term planning
framework. If the basis for an assumption were to dramaticdly vary, then rdated planning decisons
could become inconsstent and could result in interna conflicts within the plan. State planning law
requires that the County's generd plan be internally consstent throughout.

The Planning Advisory Committee helped to define the basic assumptions to be utilized during

preparation of the Cobb Mountain Area Plan. Basic assumptions incorporated into the preparation of
the plan are asfollows:
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2.3

County, state and federd budget limitations will continue to significantly restrain construction of
maor capitd improvementsin the area. Increasing reliance on efficient use of localy generated
revenues will occur during the planning period. Revenues from geothermally produced energy
will be asgnificant source of loca government funding for the area.

New resdents, including retirees or those involved in service employment, will incressngly
resde full-time in the planning area. The geothermd industry will be a main direct and indirect
employer, with recreation and generd service employment providing work for an important
segment of the planning areds population. Average age will dowly decline during the firgt
portion of the 20 year planning period, then stabilize.

Federd, state and county standards for public hedth, safety and wefare will not change
sgnificantly.
Magor improvements will have to occur for key public facilitiesin the arealif substantid growth is
to be accommodated, including fire protection, water supply, wastewater management, roads,
and schools.

The private automobile will continue to be the dominant form of trangportation in the planning
area.

Short-term highway improvements will focus on maintenance and safety.
Scenic qudities in the Cobb Mountain Planning Area will be preserved and enhanced. Locd

business digtricts will increasingly become community centers and foca points for surrounding
resdentid neighborhoods during the planning area.

Population and Growth Projections

Countywide population growth projections have been developed by the Lake County Generd

Plan to the year 2000. In preparing these projections, historica population and employment trends
were andyzed. Between 1970 an 1980 the County experienced very rapid growth, averaging 8.6
percent annualy.

However, the Genera Plan has recognized that limiting factors, such as new job creation and

the ability of locad government to provide such public services as roads, water, wastewater management
and schoals, would dow the County's growth rate from that of the 1970's.
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Two population projections prepared in the General Plan assumed a countywide growth rate of
4.9 percent and 6.6 percent over the 20 year period from 1980 to 2000. The plan reasoned that the
higher of the two projections would probably require the location
of mgor new basc industry in the County, a significant increase in the percent of retirees moving to the
County, or some combination of these factors:

Between 1980 and 1985, Lake County had the fastest percentage growth rate of any California
county, with the countywide population growth rate averaging nearly 5.6 percent and ranging between
4.9 percent and 6.0 percent annudly. This five-year growth rate was very close to the middie-range
forecast in the Generad Plan. Meanwhile, from 1980 to 1986, the population growth rate in the Cobb
Mountain Area was significantly greater than in the remainder of the County, averaging gpproximeately
7.8 percent annudly. This high growth rate was heavily influenced by the rapid growth of the
geothermd power industry in the Lake County geysers region during this period.

Between 1980 and 1985, four geothermal power plants went into goeration in Lake County
amounting to 380 megawatts (MW) of new eectrica generation capacity. Congruction of the firgt of
these four plants began in 1978. It is estimated that the growth of the geothermd industry through the
firgt haf of the 1980's directly accounted for nearly a third of the Cobb Mountain Area's population
increase between 1980 and 1986.° Indirect growth resulting from geothermd development, an
increased primary resident population, and the increased willingness of many Cobb Area resdents to
commute to out-of-area employment were other important reasons for population growth between
1980 and 1986.

Since 1985, however, the rate of geotherma development has decreased and both countywide
and Cobb Mountain Area population growth has dowed to levels below earlier rates of the 1970's an
early 1980's. Average annud population growth has been in the range of 3 percent to 4 percent during
the later 1980's.

While up to 250 to 470 MW of additiona geotherma power generation are expected to be
produced in Lake County over the long-term, overal average annua population growth is expected to
be in the vicinity of 4.3 percent in the Cobb Mountain Area® This 4.3 percent growth rate is the same
forecasted by the Cdifornia Department of Finance for long-term growth in Lake County.*

Based on the 1980 U.S. Census, the Cobb Mountain Areds populaion was approximately
1650 persons. A Planning Department survey in 1986 estimated the ared's population to have grown to
an estimated 2,600 persons or a 7.8 percent annua average for the Six year period.” However, because
of reasons dated above, it is unlikdy that this short-term growth rate will be sustained during the
planning period.
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Table 1 shows severd projected population growth rates for the Cobb Mountain Area to the
year 2006.

TABLE 1

Population Projections

Cobb Mountain Planning Area

Annua Growth Rate

Year 3.0% 4.3% 4.9%
1980 1650 1650 1650 (1)
1986 2600 2600 2600 (2)
1991 3015 3210 3300
1996 3495 3960 4170
2001 4050 4890 5270
2006 4695 6035 6770
Sources: @ 1980 Census

2 1986 population estimates based on

Panning Department

Asauming that long-term population growth in the Cobb Mountain Area will average near 4.3
percent annualy, population in the year 2006 would be dightly over 6,000 persons as shown in Table 1.
Table 1 dsoindicates that at rates of 3.0 percent or 4.9 percent, the Cobb Mountain area population in
2006 would be near 4,700 or 6,770, respectively.

These population projections are a very important planning component to the Cobb Mountain
Area Plan. Mog importantly, they are utilized in determining the amount of land that will be needed to
accommodate expected growth in the planning area.
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Part Two: INVENTORY AND POLICY ANALYSS

3.0 NATURAL RESOURCES

31 Geography and Climate

The Cobb Mountain Area consists of approximately 73.5 square miles of mountainous territory
in southwestern Lake County. The planning area contains a wide variety of vegetation types, including
mixed and pine forests, chaparrd and oak woodland. The areals mountain resort-residential
communities, including Cobb, Hobergs, Loch Lomond and Whispering Pines, are the economic and
socid focd points of the planning area. Cobb Mountain, dong with the adjacent Middletown planning
area, contains Lake County's portion of the geothermal resource area known as The Geysers.

The Cobb Mountain Areas mountainous terrain generaly dopes away from the crest d the
Mayacmas Mountains located on the Lake-Sonoma County line. Many of the area's mountain pesks
are of volcanic origin; Cobb Mountain (4,720 feet elevation) is the most dominant. Other mgjor peaks
include Mount Hannah (3,978 feet), Boggs Mountain (3,720 feet) and Seigler Mountain (3,692). Mt.
Konocti (4,299 fedt) is located just north of the planning area. Isolated smdl valeys and basins are
located between the mgjor mountain pesks. Mogt of the areds resort and residential districts are
located at elevations from 2,400 to dightly over 3,000 feet above sealevd.

A maority of the Cobb Mountain Area is located in the Clear Lake/Cache Creek watershed,
with mgor perenniad watercourses including Kelsey, Alder and Cole Creeks. The far eastern portions
arelocated in the Putah Creek watershed, which dso includes Big Canyon Creek.

The climate of the Cobb Mountain subregion is strongly Mediterranean in character, with higher
elevaions receiving increased wet season precipitation, including sgnificant snowfal. Rainfdl averages
from near 30 inches annudly in the northeast corner of the area to over 80 inches annudly on Cobb
Mountain. Magor resort-resdentia aress receive 45 to 70 inches annualy. Approximately 90 percent
of the aredls normd rainfdl occurs in the six month period from November through April. Y ear-to-year
ranfal extremes can vary subgtantiadly from as low as 40 percent to nearly double the norma amount.

Temperatures in the subregion are characterized by cool winters with frequent frosts and mild to

warm summers with daytime temperatures typicaly in the mid-80 to low-90 degree range. Snowfdls
occasondly blanket the region, and higher eevations are often snow-covered much of the winter.
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3.2 Soils and Slope

Soil and dope conditions in the Cobb Mountain Area are related closely to subregiond and
localized geologicd characterigtics. In generd, the subregion is located in the southern portion of the
northern Coast Range. The province is characterized by northwest trending mountain ranges and
intervening valeys which generdly pardld the structura trend of the bedrock geology.” As aresult of
the areals geology, soil and dope conditions vary widely in their potentia for various land uses.

The Mayacmas Mountains belong to the Franciscan assemblage, which congigts of a complex
including sandgtone, shde, chert, greensone and various igneous and metamorphics, including
serpentinite. Soils in the area located generaly west of Bottle Rock Road are developed from parent
materids of the Franciscan assemblage, which result in poorly drained and often steep soil conditions.
Generdly, soils formed from the Franciscan formation are characterized by poor soil and minerd
quality. Areasto the east of Bottle Rock Road are generdly influenced by soils of volcanic origins.

Soils in the Cobb and Boggs Mountain area result from volcanic parent materials which overlay
the Franciscan assemblage. This area conssts of well-drained soils with gently doping to very steep
soils. Soilsin the northern and eastern portions are formed from volcanic parent materids, including ash
deposits attributed to Clear Lake volcanics. In generd, soils of volcanic origins are of much better
qudity than Franciscan soils. Where dopes are not excessive, many of the areds volcanic soils are
classfied asClass |11 or, moretypicdly, Class V.2

Much of the Cobb Mountain Area is characterized by reatively steep to very steep dope
conditions with a moderate to severe erosion potentia. 70.5 percent of the area has dopes greater than
15 percent, while 29.1 percent of the land area condsts of dopes greater than 30 percent. The
Franciscan assemblage is generdly associated with the planning areds steeper and most erosve soil
areas. Slopes of 30 percent to 75 percent predominate in the Mayacmas Mountains, and are
asociated with moderate to severe erosion potentid, particularly when disturbed.  Of particular
concern is the impact of geotherma steamfield development in areas of moderate to high eroson
sengtivity. State-of-the-art erosion control technologies and programs, however, are usudly applied to
geothermd development activitiesin these aress.

Figure 3 shows dope and fault characterigtics found in the planning area. Landdides and other
selgmic hazards are discussed in Section 4.3.

3.3 Water Resour ces

The water resources policies of the Genera Plan cdl for protection of the County's water
supplies and water quaity, and encourage the development of additiona water sources for future needs.
The avallability of water resources is an important planning
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component in the Cobb Mountain Area. Water supply concerns affect growth and development in the
aeds resort and resdentidl communities, as well as domestic and agricultura  users located
downstream. Water for development and enhancement of geotherma resources is adso a long-term
water resource consderation in the Geysers area.

The Cobb Mountain Area is the source for two important watersheds. These include the
Kelsey Creek drainage, a tributary to Clear Lake, and the upper Putah Creek drainage. Local water
resources include numerous mountain springs that provide high qudity water locdly, and perennid
creeks that provide a mgor source of water for Lake County's mgor agriculturd didtrict, the Big
Valey-Kdseyville area.  The extreme southeastern portions of the Cobb Mountain Area provide a
sgnificant watershed for the upper Putah Creek drainage.

While the Cobb Mountain Area normdly receives abundant rainfdl, it is the areds geologic
conditions that most influence the availability of year-round surface and groundwater. \Western portions
of the planning area, located generdly west of Bottle Rock Road, are underlain by bedrock of the
Franciscan formation, which has a reatively low infiltration rate. A high percentage of ranfdl is
converted to surface runoff in this area, and as a result, there is less groundwater and fewer year-round

springs.

By contrast, areas generdly east of Bottle Rock Road are underlain by geologicaly younger and
more porous volcanic rocks and soils. The percentage of surface runoff is condgderably less in areas
with volcanic bedrock, while infiltration is higher. Because of the higher porosity of these volcanic rocks
and soils, congderably more water is stored underground in smal localized basins and aquifers. As a
result, more springs and year-round surface waters find their source in the eastern part of the planning
area. Many springs in this area occur near the contact between the relatively permesble volcanic rocks
and the much less permesable Franciscan rocks:

Kelsey Creek is the Cobb Mountain Areds largest year-round stream. The source of Kelsey
Creek islocated above Cobb Valley between Cobb and Boggs Mountains. Alder Creek, atributary to
Kelsay Creek, begins on the northwest sde of Cobb Mountain. Other important perennid tributaries to
Kesey Creek include Jones, High Vdley, and Sweetwater Creeks. Other springs and small brooks
aso supply upper Kelsey Creek and provide an important source of water for resdentia developments
in the Cobb Valey- Hobergs area. Cole Creek is also an important perennia stream whose source is
near Sdminas, and which eventudly joins Kelsey Creek in Big Vdley.

Source waters for upper Putah Creek consst of a number of smal streams near the Whispering
Pinesarea. Severa water bottling plants utilize this areals water resources. Big Canyon Creek, whose
source is above Adams Springs, is a Sgnificant tributary to Putah Creek. Other drainages in the Cobb
Mountain Areainclude the enclosed basins of Shaul Vdley and Thurston Creek. A very smdl portion
of the northeastern areaisin the Seigler Creek drainage.
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The planning areds surface water resources are controlled by appropriative and riparian water
rights: Diverson of surface waters for use other than on adjacent riparian lands must secure an
appropriative permit from the State Water Resources Control Board. To date, appropriated surface
water permits have not been utilized on awidespread or large-scale basisin the area.

Maor gppropridtive water rights issues affecting the planning area include the following:

o] Yolo County Flood Control and Water Conservation Didtrict's claim of gppropriative
rights to waters of Clear Lake and its watershed basin, including that within the planning
aea The Didrict has yet to bendficidly utilize dl waters for which it hes filed
appropriative clamsin the Clear Lake/Cache Creek watershed.

o] Undetermined water rights in certain developed residentid areas, such as at Whispering

Pines.
o] Appropriate use of riparian weater rightsin the area.
o] Increesng competition for beneficial use of water as demands increase in and

downstream of the planning area.
o] The effect of existing water rights on water needs for future growth.

Groundwater aso provides an important source of domestic water in the area. The planning
areds groundwater resources are limited to smal confined mountain valey aguifers, dong riparian
corridors and in porous volcanic rocks and soils. No large groundwater basins are found in the
mountainous planning area. Generdly, the avallability of groundwater is varigble throughout the area
and highly dependent upon loca geology and terrain. As a generd rule, groundwater resources are less
abundant and more variable in the Franciscan formation, and more available in areas underlain by
volcanic rock and soil. Reatively large volumes of groundwater may be stored within these volcanics,
as expressed by numerous peripherd springs that occur as the water which infiltrates downward through
the volcanics comesin contact with the Franciscan complex.

The planning aeas domestic water supply is derived from both surface and groundwater
sources.  Long-term water supply and availability for various domestic uses is further discussed in
Chapter 5.0. Discussion and policies for potential geothermal-related water resource impacts are found
in the Geothermd Resources and Transmission Element. A discusson of water qudity-reated issuesis
found in Section 4.5.
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34 Vegetation and Wildlife

A. Vegetation Patterns:

One of the unique features of the Cobb Mountain Area is the diversty and richness of its
vegetation. The combination of ample rainfdl, volcanic soils, and mountain éevations which moderate
extreme temperatures dlow one of the greatest varieties of vegetation found in Lake County. The aredls
most biologicaly productive plant communities include mixed and evergreen timber resources, riparian
corridors, wet meadows, and productive ecotone environments. The thick vegetative cover is criticd
for reducing erosion and maintaining the high watershed vaue of the region.

Mog of the planning area is covered by forest communities. In terms of territory, the most
dominant vegetative communities include conifer forest, mixed conifer and deciduous forests, northern
oak woodlands, and mixed cheparrd woodlands. Generdly, conifer forests are found a higher
elevations, while mixed chgparrd communities are found in lower eevations to the north.

Ponderosa pine forests, mixed conifer forests (Ponderosa pine and Douglas fir), and mixed
conifer-deciduous forests represented at the higher devations of the planning area. Most of the Cobb
Mountain Aregls larger population centers are located in one or more of these forest communities. One
of the most significant timber-producing stands is the 3,453-acre Boggs Mountain Demondration State
Forest, which occupies the plateau-like top of Boggs Mountain. This State Forest is used for forestry
experiments to demondtrate forest productivity and management practices. A large portion of Lake
County's timber harvest from non-federa lands occurs in conifer forests. The remaining conifer forest
community, Knobcone pine forest, is located admost exclusively in the drier north and northwest
portions of the planning area, with heaviest coverage on Came Back Ridge.

Communities of northern oak woodland occur throughout the southern and central portions of
the Cobb Mountan Area. The most extensve area of northern oak woodland occurs in the
northeastern portions of the area.  Valey oak communities are associated with riparian corridors
elsawhere found in degp-soil locations throughout the planning area Blue oak communities are
scattered throughout the lower eevations of the area.

The ared's riparian and wetland communities provide extremely productive habitat for a wide
variety of wildlife found in the area.  Significant riparian woodlands and meadows are associated with
waterways such as Alder, Lee, Cole, High Vdley, Jones, Kelsey, Mcintire and Sweetwater Creeks, as
well as Big Canyon Creek and its tributaries. These riparian areas typicdly include severd varieties of
willow, white ader and Fremont cottonwood. Wetland meadows, such as those found a Anderson
Meadow at the lower end of Cobb Vdley, Saminas Meadow, upper Mclntire Creek, and portions of
Cole and Kelsey Creeks, provide extremely important wildlife habitat. In some cases, these wetland
meadows aso act to provide green or cut forage for livestock.

In addition to the above riparian and wetland vegetation communities, the Cobb Mountain Area
contains a number of important verna pool and vernd lake communities. Vernd pools and lakes
provide unique isolated wetland habitats where endemic plant species are often found, including a
number of rare or endangered plant species, as discussed below. Boggs Lake is the areds largest and
mogt diverse vernd lake. Other large vernd pools are found at Salminas Meadow and Loch Lomond,
and near Bonanza Springs near Loch Lomond Road.
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Mixed chaparrd communities are scattered over much of the area and occur in greatest
frequency at lower eevations, on drier south-facing dopes, and on serpentine soils of the Franciscan
formation. The areds chaparrd communities often include scatterings of digger pines or blue oaks.
Introduced grasdands and native grasdands are dso scattered throughout most of the planning area and
often form meadow-like environments. Extendve areas of dryland wanut orchards occur in the area
known as the Red Hill didtrict in the extreme northeastern portion of the area.

Serpentine soils of the Franciscan formation offer poor soil qudity and nutrition, which often
leads to unusua characterigtics of endemic plant communities. For example, a large area of serpentine
soilswest of Bottle Rock Road is the Site of an extengve Sargent cyprus pygmy forest.  Serpentine soils
throughout Lake County are considered prime areas for rare and endangered plant species.

B. Wildlife:

Wildlife species generdly common to Cdifornids interior north coasta foothill region can be
found throughout much of the Cobb Mountain Area. Large mammalian species include blacktail deer,
mountain lion, black bear, coyote, bobcat, and grey fox. Smal common mammads include western grey
squirrel, Caiforniaground squirrel, black-tailed jackrabbit, bush rabbit, and other rodents such as mice.

Riparian and wetland vegetation communities support the greatest number and diversity of
mammals, reptiles, birds, and amphibians, including numerous species of nesting and overwintering
birds. During the long summer dry season, these communities become extremely important sources of
food and water for resident wildlife. Some of the planning area's most clearly defined wildlife corridors
are associated with intermittent water courses which lead to riparian and wetland aress.

The Cobb Mountain Area provides habitat for a great number of resdent and seasona bird
gpecies. More than 40 species of birds are considered common or abundant year-round residents of
the area, while over-wintering birds common to the area number between 15 and 20 species. Many
more less common bird species utilize the area during the winter, including a sgnificant number of
waterfowl. During the summer season, an estimated 25 additiona bird species are considered common
to the area. Over 150 hird species are known to use habitat in the planning area, including two state
and federdly listed endangered species, and at least four species of loca concern.

Game bird species commonly found in the planning areaiindlude Cdifornia quail, mountain quail,
band-tailed pigeon, and mourning dove. Raptors found in the area include the sharp-shinned hawk,
Cooper's hawk, red-tailed hawk, red shouldered hawk, American kestrel, screech owl, great horned
owl, and pygmy owl.

Fisheries resources are found in most year-round creeks. Fish species inhabiting these creeks
include rainbow and brown trout, and adso suckers and minnows. Kesey, Alder and Big Canyon
Creeks provide the best coldwater fisheries habitat, while Lee and Cole Creeks, as well as other year-
round creeks, provide more margina fish habitat.

Severd prdiminary sudies of sdected wildlife and fish populations in the Geysers have raised
concerns regarding the increased mobility of heavy metds that can affect animd hedth. These
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preliminary studies suggest the importance of continued research and monitoring.  These and other
geotherma-related issues are addressed in the Geotherma Resource and Transmission Element.

C. Rare and Endanger ed Species:

Two date and federdly listed endangered birds, the peregrine facon and bad eagle, are known
to utilize habitat of the Cobb Mountain Area. A number of fully protected wildlife species are dso
found in this habitat, incdluding theringtail cat and golden eagle. In addition, the population of a number
of wildlife species are treated with specia concern.

Although no known peregrine falcon Stes exist in the area, suitable nesting habitat occurs on
Boggs and Cobb Mountains. The nearest active known nesting sites are located on Mount St. Helena
and Mt. Konocti. The nearby Anderson Marsh-Cache Creek waterway corridor in the Lower Lake
Panning Area provides the second most important wintering habitat areain Cdiforniafor the bald eagle,
and fly overs of the Cobb Mountain Area are occasionally observed.

Riparian habitat preferred by the ringtail cat isfound in much of the area. Although few sightings
of golden eagles are recorded, suitable habitat is aso found in the area.

A number of bird species of specia concern are found in the Cobb Mountain Area.  Species
known to breed in the area include the sharp-shinned hawk, Cooper's hawk and purple martin. The
spotted owl, prairie facon and pileated woodpecker have been observed in the area. The spotted owl
inhabits heavy-canopied old growth woodlands, especidly dong riparian areas. Loss of these forested
aress causes concern for the wefare of this species. The sharp-shinned hawk, prairie falcon and
Cooper's hawk generdly favor open and open woodland landscapes. The purple martin, a large
swalow, isacavity nester which prefers open woodlands near riparian reaches.
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TABLE 2

Rare and Endangered Plants - State and Federal Status

Cobb Mountain Planning Area

Plant Name Approximate L ocation

1. State-listed endanger ed:

Eryngiumconstancei
(common name: Loch Lomond coyote-thistle)

Grdtiola heterosepala
(common name: Boggs L ake hedge-hyssop)

Navarretia plieantha

(common name: Slender orcuttia grass)

Orcuttia tenuis Boggs Lake area
(common name: Slender orcuttia grass)

2. Federal candidate endanger ed species.

Antirrhinumsubcordatum Whispering Pines
(common name: Dimorphic snapdragon)

Ceanothus confusus Hobergs
(common name: Rincon Ridge ceanothus)

Legenere limosa Boggs Lake area

(common name: Legenere)

Navarretia paucifiora
(common name: few-flowering navarretia)

Parvisedum|eiocarpum(1) Whispering Pines

3. Endangered and candidate species near planning area:
Dichanthelium|anuginosum Sulphur Creek
var. thermal Sonoma County

(common name: Geyser's panicum)

Eriogonumnervulosum
(common name: Snow Mountain buckwheat)

Strepthanthus morrisonii
(common name: Morrison's jewel flower)

Loch Lomond vernal pool

Boggs Lake area

Boggs Lake area
Loch Lomond Rd. vernal
Salminasverna

most vernal pools

south of Bear Canyon

Sonoma Co. line/Bear Canyon
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us-2

us-1

CA-E
US-E

CA-E
us-2

CA-E
us-2
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Us-2
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us-2

us-2

us-2

us-2
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TABLE 2 - Rareand Endangered Plants- State & Federal Status
Caobb Mountain Planning Area

() Current location and endangerment information needs to be improved.
Status Codes: CA - Cdlifornialisting

us - Federal listing

E - Endangered

1 - Category 1 candidate

2 - Category 2 candidate

Note: Category 1 candidate species means that the U.S. Fish and Wildlife Service has sufficient information to
support their listing as threatened or endangered.
Category 2 candidates means that their listing may be appropriate, but current information is insufficient to
support their official proposal.

Sources:

A Study of Rare Plants for the Geysers - Calistoga Known Geothermal Resource Area, Pacific Gas and Electric
Company, September, 1985.

Inventory of Rare and Endangered Vascular Plants of California, California Native Plants Society, September, 1984.

Designated Endangered, Threatened or Rare Plants by County, Region 3, California Department of Fish and Game,
January, 1987.

310



Five additiona sengtive plant species found in the area are dso classified as candidate species
for federd listing, and are found at |ocations near Hobergs, Whispering Pines, Pine Grove and at vernd
habitat areas such as Boggs Lake, Loch Lomond, east of Loch Lomond, and Saminas basin. State-
listed endangered plant species and known federd candidate species found in or near the Cobb
Mountain Area are listed in Table 2.

35 Adgriculture and Forestry

Most commercia agriculturd activities are located in the northeastern portions of the Cobb
Mountain Areain the vicinity of Red Hills Road and Seigler Springs North Road.  English wanuts are
the dominate crop in thisarea. Other area agriculture includes livestock ranching, severa Chrigmastree
farms, and newly planted vineyards. Foredtry is dso practiced in the planning area, and a significant
amount of timber is harvested from both private and public lands.

Agriculturd lands are a mgor contributor to the economic base and beauty of Lake County.
The County's agriculturd potentid is largely determined by the availability of soils with few naturd
limitations on their use, but so depends on topography, avallability of water, climate market conditions,
and the technica know-how of the grower.® The Lake County Generad Plan defines agriculturd lands
as those having soil capability ratings of Class| - 1V, based on the Lake County soil survey.© Areas of
Class| - IV soils are shown in Figure 4 located at the end of this document.

Approximately 1,200 acres of walnuts are in production in the area” Mog of this acresge is
dry farmed on the Class |11 and IV soils formed from volcanic and ash deposits found in the Red Hills
digrict. While net yields from this area are bdow county averages where irrigation is normaly
practiced, qudity is above average® The principa agricultural redraint in this area is excessve eroson
of the light volcanic soils. Although groundwater supplies and springs are available in much of the Red
Hills ares, irrigation is not usualy practiced. Most agriculturd preserves in the Cobb area are found in
the vicinity of the Red Hills wanut digtrict.

A dgnificant portion of Lake County's timber production from non-federd land occurs in the
planning area. Nearly dl timber lands in this area involves second growth stock, except for some old
growth stands on Cobb Mountain. Approximately 7,400 acres of timber lands are presently under
timber preserve contracts, including dl of the 3,453 acre Boggs Mountain Demongtration State Forest.
Ponderosa pine and mixed conifer softwoods dominate the areals timber harvest. Presently, about
300,000 board feet per year are harvested from the State Forest. All timber harvesting is subject to
Cdifornias Timberland Production Act of 1982.

The areds livestock ranching is concentrated around mountain meadows and creekways where
soring and summer pasture and cut hay are avallable. Significant live-stock operations are found in the
Mclntire Creek and Salminas basin area, aswell as a other locations. Severa Chrisgmas tree farms are
located in the planning area, most notably around Wildcat Road. Aquaculture is dso found in the area
on alimited bass

311



The greatest limitations to agriculture in the Cobb Mountain Area are its poor mountain soils and
excessve dopes. However, the Red Hills walnut digtrict has potential to accommodate much grester
wine grape production over the long term. Adequate water supplies could be developed for much of
this area, with drip irrigation of wine grapes’

3.6 Minerals

Policies of the Lake County generd plan urge the protection, management, and development of
minera resources. A magor god of these policies is to minimize land use conflicts between minerd
extraction activities and other uses. The Geysers geothermd  steamfield, centered in the Mayacmas
Mountains, is the dominant mineral resource found in the Cobb Mountain Area. The generd plan
includes a Geothermd Resources and Trangmisson Element which supplements policies and
implementation programs for managing Lake County's geothermal resources.

Figure 5 shows the approximate extent of the known geotherma resource area (KGRA) in
Lake County. The KGRA aso extendsinto Sonoma, Napa and Mendocino Counties, and includes the
entire Cobb Mountain planning area.  Table 3 provides a definition of each geotherma reservoir
identified in Figure 5. Exiging geothermd steamfield and power plant development occurs in the known
high temperature vapor-dominated reservoir. Further definition of the primary geothermd resource area
isfound in Section 6.0 dong with zoning maps and descriptions of land use,

Over the long term, continued expansion of steamfield and power plant facilities in Lake County
is expected to occur in the known vapor-dominated portion of the KGRA. As economics and energy
demands make development increasingly feasible, geotherma power facilities can dso be expected to
occur in areas with unproved vapor-dominated reservoirs.

Areas expected to contain probable hot or low-temperature water-dominated reservoirs are
found generdly in the KGRA northeast of the Callayomi Fault. These water-dominated reservoirs are
conddered to have potentid for direct-use gpplications, such as resdentiad and commercid space
hesting, greenhouses, and commercia hot springs.

Lake County's assortment and variety of potentia resort mineral springsis one of the greetest of
any areain the United States.® Significant warm mineral springs located in the Cobb Mountain Area
include Howard, Spiers and Seigler Springs. Harbin Springs is located nearby in the Middletown
Planning Area. Numerous other smadler warm and hot springs are found in the region.

Other minera extraction activities in the planning area are limited. There are no large-scde
commercid gravd mining operations.”* One crushed rock mining operation was located west of Bottle
Rock Road in the upper portion of the Sweetwater Creek drainage. In the future, the County's
proposed Aggregate Resources Management Plan should help identify additiona potentid aggregeate
gtesin the region.
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During the heyday of Lake County's mercury mining, severd smal mercury mines were
developed on Cobb Mountain. These mines have long since been abandoned, but they may be one
source of elevated mercury in certain streams that have headwaters in the area.

3.7 Critical Resour ce Areas

The generd plan describes a number of critical resource aress that are environmentaly sengtive
because they provide outstanding plant and wildlife habitat, rare or endangered species, noteworthy
geologic features or are of particular scientific or historic interest. Environmentaly senstive habitats
include wetlands, riparian corridors, vernd poals, unique natura features such as important weaterfals,
geologicad formations, and habitat types. The Cobb Mountain Area contains one of the highest
concentrations of critical resource areas found in Lake County.

Wetlands, including seasondly wet meadows and riparian woodlands, are extremely important
for fish and wildlife production, and are thus recognized as two of the mogt criticad habitats needing
preservetion in Cdifornia™ During the long summer dry season these wet areas become important to
area wildlife, frequently becoming activity centers for many birds and mammals. Wetlands are very
important as forage and nursery areas for many species of fish, marsh birds, waterfowl, and amphibians.

Riparian habitat provides food sources (especidly insects) and vitd roosting, nesting, and
escape cover for terrestrial species.® Because riparian lands are dways Situated at the edge of different
biotic communities, they possess a diversty of plant and animd life, induding species which are
characterigic only in an ecotone community.

Vernd pools and lakes, which contain small, isolated and temporary wetland water bodies,
provide extremely unique plant and wildlife habitat. Many vernd pools and lakes contain endemic
plants which are often associated with rare or endangered species.

Habitat that supports state or federdly-listed rare or endangered anima or plant species, or
gpecies that are under congderation for listing, is adso consdered a critical natura resource.

The generd plan has identified a number of unique naturd areas within the planning area (Figure

5, Page V-23). The plan aso identifies sengtive riparian corridors in the planning area (Figure 6, Page
V-23). Thefollowingisabrief description of unique naturd aressidentified in the generd plan:
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FIGURE 5

Resour ce Type and Reservoir Areas

Cobb Mountain Area Plan

Aasarmoir

Ungraven Vapor-Oominatad
Rasarvoir
Probable Liquid-Oaminated
Resansair

Probable Low-Tempearature
Shallow Resservair

T Potential Low & Possible
NN | rign-Temperature Hor Water
Rasarvoir
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TABLE 3

Resour ce Area Definitions For Figure5b

Known vapor-dominated reservoir:  Within this area commercia high-temperature steam production
is highly probable, based upon current economics associated with drilling and fluid recovery. The
greater percentage of wells drilled within this boundary are expected to be productive.

Unproven vapor-dominated reservoir:  The development of this area for high-temperature steam
production, based on current economics, has proven to be of limited success. Improvements in
geothermd-related technologies may reduce costs and make this area economicaly feasble for
commercid production. Further exploration in the extreme portions of this area, particularly to the
northwest, is necessary to determine the aredls ultimate potential.

Probable liquid-dominated reservoir: Evidence suggests that the potentia for high-temperature, hot
water and shalow, low-temperature resources is good in this area.

Probable low-temperature shallow reservoir:  Good potential for direct-use gpplications exist
within thisarea. There is aso the possibility of a limited, deep, high-temperature hot water resource in
areas adjacent to the unproven vapor-dominated and probable liquid=dominated reservoirs. Locd
geologic conditions may aso present the opportunity for high-temperature hot water development
throughout portions of the area.

Potential low-temperature and possible high-temperature hot water reservoir:  Thisaeaisin
close proximity to the Wilbur Springs geothermd area, which is known to contain a reservoir suitable
for high to low-temperature development of hot water. The boundary shown in Figure 4 is very
speculative due to the absence of exploration dataiin this area.
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o] Boggs Lake - vernd lake freshwater marsh habitat, numerous
endangered and sengitive plant species:

Boggs Lake supports one of the best remaining examples of the state's vernd pool flora,
aflora which formerly was common in the grasdands of the Centrd Vdley. This unique naturd area
provides critical habitat for at least five endangered or senstive plant species, as well as for numerous
nesting and overwintering waterfowl. Surrounded by a setting of black oak, madrone, ponderosa pine,
and Douglas fir trees, the lake provides an important riparian ecotone habitat for a large number of
mammals and birds found in the region.

Much of the lake and immediate shore has been purchased by the Nature Conservancy;
however, encroachment by development and logging in this enclosed basin is increasing the threat of
sedimentation into the shdlow lake. Further conservation measures are needed a Boggs Lake,
including continued land conservation purchases, building and development setbacks, and specid
eroson control programs, in order to ensure that the fragile resource represented by the lake is not
further degraded.

o] Boggs Mountain--Big Canyon Creek Area - riparian, oak
woodland, mixed conifer and ponderosa forest:

This is a large area that includes the northern portion of Boggs Mountan State
Demondtration Forest and the upper reaches of Big Canyon and Big Canyon Creek. This natura area
a o includes the 200-acre Boggs Mountain Inner Coast Range Reserve, which is under a conservation
easement with the Ngpa County Land Trust. Steeper dopesin this area are virtudly undisturbed.

The entire areais amaor watershed for Putah Creek and provides some of the region's
mogt prigtine mountain and riparian vegetation communities and wildlife habitat. There are severd warm
and cold springsin the area. Ettawa Springs resort is located within this unique natura area.

o] Cobb Mountain - ponderosa and mixed conifer forest:

Cobb Mountain's conifer-forested dopes dominate the viewshed of Cobb Vadley, and
provides important watershed and wildlife habitat for many species of birds and mammals. Cobb
Mountain is within the peregrine facon hunting range. At least two candidate species of endangered
plants are found here. Portions of the area contain virgin old-growth forest.

Timber harvesting and geothermd  development have the potentid to significantly impact

this viewshed and habitat. Traces of past mercury mining occur within the area. The naturd area of
critical concern begins above 3,000 feet elevation.
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o] La Cienega de Carlos - three unique plant communities in close
proximity.

Thisbotanicaly unique area embraces portions of Alder and Sulphur Creeks near their
confluences with Kelsey Creek. Three botanicd communities, including native bunch grasses,
serpentine chaparra, and leather oak, are found in close proximity in the area. Meadows and riparian
vegetation are found along waterways. The areais characterized by low-density rurd uses.

o] Little Falls - fdlsand riparian association on Kelsey Creek:

Little Falls are some 50 feet high and are one of the largest fdls in the southern portion
of Lake County. A stegp-sded gorge with a riparian association is found along Kelsey Creek, dong
with numerous fern species on the dliffs. The areais virtualy undisturbed.

o] L och Lomond Vernal Pool - verna pool:

Ponderosa pine forest and the adjacent Loch Lomond community surround this smdll
vernd pool, where two Satelised endangered plants are found. The vernd pool was severdy
impacted by dry season vehicle use and threatened by adjacent development until recently purchased by
the Department of Fish and Game,

Other unique natura aress located in the planning areainclude the following:

0 Salminas Meadow and Vernal Pool - mountan wetland and vernd
pool:

Sdminas Basin forms the largest mountain meadows in the planning area.  Located
between Mount Hannah and Seigler Mountain, this meadow contains an unusua wetland complex,
including adjacent marsh, meadow, and verna pool habitats. Mixed conifer and oak woodlands cover
the surrounding dopes. At least one state-listed endangered plant species may be located in the vernd
pool. The areaisatributary to Cole Creek.

Therim and gentler dopes of SdAminas Basin are developed with resdentid and limited
commercid uses, including a resort.  Livestock grazing occurs in the meadow. Further verification of
the ared's endangered plant species should be sought. This Site could benefit from repair of the breach
in the verna pool's basin.
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o] L och Lomond Road Vernal Pool - vernd poal:
This vernal pool of approximately 20 acres is located about two miles east d Loch
Lomond, just east of Loch Lomond Road and west of Black Oak Road. The vernal pool contains at
least one sengtive pant species and is surrounded by a mixed oak-conifer woodland. Lower-density
resdentid uses are found in the surrounding area.
o] Anderson Meadow- mountain meadow and riparian habitat:
This impressve mountain meadow is located dong Kelsey Creek downsream from
Pine Grove, dongsde and north of Bottle Rock Road. A number of springs and feeder streams
contribute to Kelsey Creek in this area, and provide rich spring and summer browse for wildlife.
Portions of the meadow are saturated and support a year-round wetland. The meadow and riparian
corridor in combination offer a rich habitat for a variety of nesting birds and mammals. Portions of the
meadow are utilized for cut hay, which is compatible with wildlife uses if harvesting occurs after bird
nesting.
Anderson Meadow suffers from eroson problems as a result of a steeply cut and
eroding Kelsey Creek stream channdl. A long-term solution to this cut bank eroson problem should be
supported.

Critical resource and conservetion aress identified in the generd plan include the following
riparian corridors:

o] K elsey Creek from source to planning area boundary

o] Alder Creek from source to Kelsey Creek

o] Little High Valley Creek from source to Kelsey Creek

o] Big Canyon Creek from Adams Springs to planning area boundary
Other area creeks dso containing biologicdly rich riparian corridors include:
o] Cole Creek from Sdminasto planning area boundary

o] Jones Creek from source to Kelsey Creek

o] Nutmeg Creek from Nutmeg Spring to Kelsay Creek

0 L ee Creek from source to Alder Creek

o] Sweetwater Creek from source to planning area boundary

o] Mclntire Creek from source to planning area boundary
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o] Varioustributaries of Big Canyon Creek

o] Callayomi Creek from Whispering Pines to planning area boundary

Protection and management of the planning areds critica and unique natura resources can be
achieved by utilizing a combination of generd plan policies and programs, land use desgnations, zoning,

and encouragement of conservation easements. Natura resource protection aress are shown in Figure
19in Section 6.0.

3.8 Scenic Resour ces

One objective of the generd plan is to protect and enhance Lake County's scenic highways and
resources. The mgor purpose of this objective isto assst the County's recreation-based economy and
provide a high level of scenic quality to resdents of the County. The Cobb Mountain Area contains
many panoramic views and scenic highway viewsheds, including mountainous and hillside landscapes,
agricultural and pastord settings, and riparian and natural resource aress.

Important mountain viewsheds include those of Boggs and Cobb Mountains, Mount Hannah,
and Seigler Mountain. Impressive meadow and wetland viewsheds are found in the Salminas and lower
Cobb Valey areas. The Mayacmas Mountains provide a backdrop for much of the planning area,
including portions of the northern Geysers geotherma resource area.

The Lake County Generd Plan has identified the following routes as potentia scenic and county
scenic highways.

o] State Route 175

o] Bottle Rock Road

o] Big Canyon Road

In addition, severa other roads should be considered for potential county scenic protections,
including Red Hills Road, Samina Road and Loch Lomond Road. Figure 20 in section 6.0 shows
aress dong these highways and roads which are to be protected for their scenic views. A generd
description of each highway's scenic protection program is provided below:

o] State Route 175 through entire planning area:

State Route 175 provides many different rurd and mountain viewsheds as it traverses

the planning area.  Spectacular views of most mgjor peaks in southern Lake County, including Cobb
Mountain, are afforded dong this route. This viewshed should be protected by including ridge lines

when practicable. The county should adso consder pursuing state scenic highway dtatus for this Sate
highway.
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o] Bottle Rock Road from north planning area boundary to junction with
State Route 175:

This highway provides spectacular panoramic views of the northern portion of Lake
County's geothermd development area. Many of the area's mgor mountain peaks are included in
Bottle Rock Road's viewshed.
o] Big Canyon Road through entire planning area:
This rurd road provides some of the County's finest mountain scenery, with wooded
hillsdes and open valeys. Portions of this scenic route are o in the Lower Lake and Middletown
planning aress.

o] Red Hills Road from junction with State Route 175 to planning area
boundary:

Red Hills Road provides a gtriking northward view of the Mount Konocti-Rivieras area
asit traverses the planning aregls mgor agriculturd didtrict.

o) Salmina Road on east Sde of SAminds Bagn:

Sdmina Road pardles the eastern perimeter of SaAminds Basin with viewsheds of this
mountain wetland-meadow which are enclosed by Mount Hannah and Seigler Mountain.

o] L och Lomond Road from one mile east of State Route 175 to Saigler
Springs North Road:

Loch Lomond Road provides severad panoramic views of the Boggs Mountain-Big
Canyon areawhile traversing a mixed conifer-deciduous forest.

39 Cultural Resources

The naturd resources of the Cobb Mountain Area have been utilized by many different groups
over time. From hunting game for subsistence to cutting timber for mining shafts, to mountain and warm
spring resorts in the 1920's, the subregion's cultura resources provide a rich heritage for present-day
occupants.

A. Ethnographic Groups.

The uplands of the Cobb Mountain Area were heavily utilized by Northern Cdifornia Indians
during the warmer seasons prior to European exploration and settlement. Ethnographic boundaries are
difficult to determine for the area due to the fact that a least five linguisticaly digtinct triba groups
(Northern Wappo, Western Wappo, Eastern Pomo, Southern Pomo, and Lake Miwok) converged at
Cobb Mountain.*
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The Wappo generally occupied an area extending south of Cobb Mountain down into the Napa
Vdley and dso asmdl areain the vicinity of Mt. Konocti. The Lake Miwok occupied territory east of
the Cobb Mountain- Seigler Springs area. The Pomo occupied areas north and west of the Wappo and
Lake Miwok and included a number of subtribes based around Clear Lake.”

The Clear Lake volcanics contained a regiondly important source of vauable obsidian which
was used by prehigtoric inhabitants in the manufacture of projectile points and cutting tools. The rich
habitat and water resources of the area aso alowed for excellent food sources. Former hunting camps,
such asthat near Loch Lomond Verna Pooal, are thought to be found throughout the area. In addition,
certain gtes are known to have held specid rdigious and ceremonid sSgnificance to prehistoric
inhabitants, anong them Geysers Rock.*®

Wappo, Miwok and Pomo villages were frequently located on terraces or knolls above
watercourses, or on gentle dopes near reliable water sources. The planning areds earliest circulaion
systems consisted of interconnected trails mainly located dong ridgetops.

B. 19th and Early 20th Century:

Asthe origind Spanish land grantsin surrounding lowland valleys were taken over by increasing
numbers of American settlers, European diseases such as smdlpox, whooping cough, tuberculosis, and
meades ravaged the Indian populations throughout the region. By 1850, the combination of disease,
loss of territory, and brutal military actions had greetly reduced locd Indian populations.

Two events in the 1850's triggered the early development of the Cobb Mountain Area. These
were the discovery of mercury ore in various portions of Lake and Sonoma Counties and the
development of minerd springs in the volcanic uplands of the planning area.

The development of a mgor mercury mining district southeaest of Middletown in the Mayacmas
Mountains lead to demand for timber resources in the vicinity of Cobb and Boggs Mountains. Access
roads from Middletown to Cobb Valey, constructed to facilitate trangportation of milled timber, also
brought outdoor recreationists and early development of the areds minerd springs. Cobb Valley
became afavorite of gportsmen seeking its reputation for good hunting and fishing.

By 1885, dl mgor springs in Lake County had been located and developed. With more
minerd springs than any other area in the United States and probably in Europe, it was predicted in
1916 that "some day this part of Cdiforniawill become one of the greatest hedlth resorts in the world.™”
Advertisements in the San Francisco Bay Area touted these minera springs as providing relief from
such mdadies as pulmonary troubles, rheumatism, lumbago, dyspepsia, kidney diseases, gout, and
mdaia” Table 4 liststhese early Cobb Mountain Arearesorts.
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As the demand grew for minera waters a the turn of the century, bottling works were
established. Between 1903 and 1914 minerd water was the mgor minerd extracted in Lake County,
surpassing mercury mining. In 1912, one of three Lake County breweries opened in Cobb to take
advantage of a Lake County ordinance prohibiting the import of beer into the county. However, bottled
water demand rapidly declined with the advent of World War 1, and prohibition later caused the demise
of the production of fermented beverages.

The congruction of highways began in earnest after World War | as automobiles gained
popularity. By the 1920's, weekend crowds were common at Lake County resorts. The 1930's saw
the development of new automobile-oriented resorts such as Whispering Pines, Forest Lake, and Pine
Grove. Many older resorts which did not adapt to new standards and growing auto accommodations
were forced to close. Notable exceptions were Hobergs Resort and Adams Springs, followed much
later by Gifford's Resort (1947), more recently known as the Starview Lodge.*

TABLE 4
Early Cobb Area Resorts
1852 - 1890

Resort Established Major Featuresat the Time
Harbin Springs 1852 Steam baths, large hotel
Seigler Springs 1868 Cold to hot springs, hotel
Adams Springs 1871 Cool springs, hotel/cottage
Glenbrook Resort 1871 Guest accommodations
Howard Springs 1877 Hot springs,

hotel/cottage/camp
Bonanza Springs 1882 Springs, hotel/cottage/camp
Hoberg's Resort 1885 Swimming, hotd/socia hal
Gordon Springs 1890 Bath house, camping
Sour ce: An Ethnographic and Higtorical Culturd Resource Study of the Aminail, Little Geysers,

Ford Flat, Cobb Mountain Geotherma Leaseholds, Sonoma and Lake Counties,
Department of Anthropology, Sonoma State University, October, 1978.
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C. Cultural Resources:

No more than 20 percent of the Cobb Mountain Area has been surveyed for the presence of
archaeologicd dites. It is very likely that there are sgnificant prehistoric and historic cultural resources
which have not yet been identified.

The Cobb Mountain Area contains more than 100 recorded prehistoric and historic
achaeologica dtes.  These dites represent a wide variety of the areds history.  Prehistoric
archaeologica stes include mgor villages, hunting camps, resource gathering and processing sites, and
obsdian quarries. One quarry has been found to have been a mgor obsidian source for prehistoric
peoples in adjoining counties. Historic archaeological sites represent logging, mining, resdentia, resort,
and agriculturd activities.

The Little Red School House is the most popular historic building in the Cobb Mountain Area
Thisone-room school house was constructed in 1853 as Cobb Valley's first dwelling and is rumored to
have been the lagt sngleroom school house in Cdifornia when it was officidly closed in 1971. The
building is now used as ameeting room and is maintained by alocd civic group.

Other higtoric buildings found in the Cobb Mountain Area include portions of both the old
Hoberg and Seigler Springs resorts, presently used as private retregts.

3.10 NATURAL RESOURCE POLICIES

The following objectives and policies may be applicable county-wide and as specificaly set
forth in the Cobb Mountain Areafor the protection and management of naturd resources. The policies
found below correlate to the natural resource discussion found in this section and shdl be utilized in
concert with applicable policies found in Section 4.7 and 5.6 of this plan as well as those of the generd

plan.

Soils and Sope

Objective
3.2: To encourage programs which reduce and limit the potentid for soil eroson.
Policies

32a State-of-the-art erosion control programs should be uilized during and after condruction of
new subdivisons, roads, road redlignments and other earth moving activities.

3.2b:  Whenever soil eroson and conservation is a potentid issue, proposas for parcd splits and

aubdivisons shdl be referred for review and recommendation from the loca resource
conservation didtrict.
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3.2c.  Development should be focused in areas of low to moderate erosion potentia where feasible.

3.2d: The loca resource conservation district should be encouraged to develop erosion control
programs for "criticd areas' in the Cobb Mountain Area, such as in the vicinity of hillsde
resdentid development, vernd pools, riparian corridors and wet meadows, as wdl as
susceptible agriculturd lands.

3.2 Specid review of the eroson potentia of development projects should be conducted in the
Boggs Lake drainage basin, as defined in Figure 18 in Section 6.0. Appropriate erosion
mitigation measures shdl be gpplied, as needed.

Water Resour ces

Objective

3.3.  Toprovide aprogram for ensuring that adequate water resources are available for the planned
physica development of the Cobb Mountain Area.

Policies

3.3a Protect water resources for exiging and future beneficid uses, including for resdentid,
commercid and agricultural needs.

3.3b:  Provide necessary support to assure that area water rights are protected to accommodate
projected long-term water needs.

3.3c. Promote the cooperative study of current and future water needs of the geothermal industry.
Geothermal water use and reservoir management practices shdl be conducted in a
comprehensive manner which do not adversely affect exigting beneficid uses.

Vegetation and Wildlife

Objective

3.4.  To promote practices that ensure the protection of the ared's rich and diverse vegetation and
wildlife

Policies

3.4a Remaining riparian, wetland and wet meadow habitat should be protected. These habitat areas
areindicated in Figures 18 and 19 in Section 6.0.
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3.4b:

34c:

3.4d:

34e

34f:

Cooperation with gtate and federd land and wildlife management agencies, as wdl as with
private interests, shal occur towards preserving prime habitat for rare and endangered plant and
animd speciesin the area.

Native plant surveys shdl be required prior to development of unsurveyed Sites in accordance
with the Cdifornia Environmental Quality Act. Habitat containing arare or endangered plant or
any plant which is consdered a candidate for rare or endangered status, shal be protected in
accordance with federal and state requirements.

The maintenance and restoration of sreamside vegetation and bank structure should be
encouraged along important waterways by the County and the local resource conservation
didrict.

Support should be provided for vegetation and wildlife restoration projects that have significant
community support.

Biologicd resources, induding wildlife habitat, shal be periodicadly studied and evduated to
monitor potentid impacts from geotherma development in the planning area.

Adgriculture and Timber

Objective

35

To encourage long-term maintenance and viability of agriculturd and timber production.

Policies

35a Devdopment of the viticulture indudry in the Red Hills agricultura didrict should be

3.5b;

3.5c:

encouraged.

The U.S. Department of Agriculture should be encouraged to include digible agriculturd land in
its erosion control and observation reserve program. Highly erodible hillsde areas such as the
Red Hills digtrict should beincluded in the USDA's criteria

Proposals for timber harvest plans in the vicinity of Cobb Mountain shdl be referred to the

County for review and comment consgtent with the genera plan. Selective, rather than clear
cutting, should be promoted, particularly for old growth stands of timber.
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Minerals
Objective

3.6:  Toencourage utilization of minera resources, including geotherma resources, in amanner which
provides both short and long-term benefits to resdents of the area.

Policies

3.6a Poaliciesand programs which ensure that high temperature geotherma and residentia uses are
adequately separated should be promoted during the planning period.

3.6b:  Aggregate mining shdl be encouraged in environmentaly acceptable locations with suitable
hardrock materials and visudly protected by loca geography.

3.6¢c. Direct use of geotherma heating should be encouraged to enhance locad production of
agriculturd specidty crops, when economically feasble.

Critical Resour ce Areas

Objective

3.7 To promote programs that ensure conservation and protection of the Cobb Mountain Areds
unique natural resources.

Policies

3.7a. The following stes shal be consdered critical resource and conservation areas which require
gpecia protection to ensure that environmental damage does not occur:

Boggs Lake

Boggs Mountain-Big Canyon Creek area
Caobb Mountain

LaCienegade Carlos

Little Fls

Loch Lomond vernd pool

Sdminas meadow and verna pool

Loch Lomond Road vernd pool
Anderson meadow

—S@TOPap T

3.7b:  The natura features of creeks, streams, and critical riparian areas or waterways should be
protected.
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3.7c:

3.7d:

3.7e

3.7f:

3.7g:

State and federa land and wildlife management agencies should be encouraged to purchase
outright or obtain conservation easements for privately owned criticd and unique resource
areas.

A program should be developed which encourages private landowners to voluntarily enter into
property tax reducing conservation easements, pursuant to Civil Code Section 815 et. seq., for
purposes of protecting wetlands, riparian areas, vernad pools and other critical habitat and
resource aress.

Privately initiated restoration projects for critical resource and conservetion aress, riparian
corridors and wetlands and wet meadows shall be encouraged.

The Boggs Lake drainage basin should be protected from potential erosion and sedimentation.
Development setbacks, as specified in Figure 18 in Section 6.0, shdl be established for the
protection of Boggs Lake from the thresat of long-term sedimentation and remova of |ake-side
vegetation and critical edge habitat by development and timber harvesting activities.

New high voltage dectricd transmisson lines shal not be located in a manner that may
potentialy harm the critica habitat of any rare, endangered, threastened or protected animal or
plant species. Species that are under consderation for inclusion in ether the ate or federd
rare and endangered species ligs are included in this policy.

Scenic Resour ces

Objective

3.8

To protect important scenic resources, including scenic highways and viewshed.  This objective
is intended to assg in the promotion of the region's tourist industry as well as to ensure a high
level scenic qudity for Cobb Mountain Area and other County residents.

Policies

3.8a

3.8b:

3.8c:

Scenic corridor zoning regulations will be adopted on quaifying parcels aong reaches of roads
identified in the discussion of scenic resources found in Section 3.8 of this plan.

County scenic highway dtatus for Bottle Rock Road and State Route 175 should be pursued
utilizing state scenic highway standards.

Protection of scenic viewsheds and qualities shal be provided for dominant peaks and ridges,

induding, but not limited to Boggs Mountain, Cobb Mountain, Mount Hannah and Seigler
Mountain.
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3.8d: The Cdifornia Department of Forestry and Fire Protection should be encouraged to preserve
the Cobb Mountain Areals scenic quaity and viewsheds during preparation and review of loca
timber harvest plans.

38e A gpecid design review program for Cobb Vdley's centrd commercid area should be
conddered to help promote atractive compatible uses dong State Route 175. A community
design program for such design review is described in Chapter 6.0 of this plan.

3.8f:  Appropriate visua screening and highway setbacks shall be secured for industrial and service
commercid uses. The use of vegetation species native in the vicinity shal be promoted during
development review of industrial and service commercia projects.

Cultural Resources

Objective
3.9: Toensurethat the cultura resources of the Cobb Mountain Area are adequately protected.
Policies

3.9a Archeeologicd surveys shdl be required in accordance with dtae lav whenever new
development could potentidly impact unique or significant cultura resources.

3.9b: Desgnated higtoric preservation sites shdl be identified in Figure 20.  Efforts to protect such
stes shdl be referred to the County's Cultural Resource Commission for review.

3.9c. Efforts to revitdize the areds mountain and warm spring resort indusiry should consider
gpplicable cultura resource themes.
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40 PUBLIC SAFETY

41 FireHazards

The combination of dense forest, brush, steep mountain dopes, a long dry season, and the
proximity of existing development make the Cobb Mountain Area a particularly vulnerable wildland fire
hazard area.  The Cdifornia Department of Forestry and Fire Protection classifies nearly al of the
planning area as a very high wildland fire hazard area, except for the Red Hills agricultura digtrict which
is conddered to be ahigh wildland fire hazard area

The areds declared fire season generdly occurs from July 1 through October 15 following a
norma rainfal year. The subregion has been historicaly subject to numerous wildland fires, among them
the +9,000 acre Widow Creek burn of 1961. The potentia for large and dangerous wildland fires in
the areais consdered high.

The South Lake County Fire Protection Digtrict (FPD), the Kelseyville FPD, and the Cdifornia
Department of Forestry and Fire Protection (CDF) provide fire and rescue services to the area. The
South Lake County FPD provides protection to a mgority of the planning area, including Cobb Valley,
Hobergs and Loch Lomond. The northern portions of the planning area are served by the Kelseyville
FPD. The entire planning area is classfied as a Sate regponsbility area by CDF. CDF assumes
primary wildland fire fighting responsbilities during the annua fire season and aso responds to structurd
firesa that time.

The South Lake County FPD utilizes four fire gtations, located at Cobb and Loch Lomond in
the Cobb Mountain Area, and a Middletown and Hidden Valey Lake in the Middletown planning
area. The Didtrict provides structurd fire protection and wildland protection dong with CDF. Didrict
response time in the Cobb Vdley areais up to five minutes from the time volunteers arrive a the Cobb
dation. Response in the Loch Lomond area is of smilar duration. The Didrict's Cobb and Loch
Lomond gtations are both manned by volunteers. An ambulance service is aso provided by the South
Lake County FPD.

The Kelseyville FPD aso responds to both structura and wildland fires within its jurisdiction.
The Didrrict's gations in Keseyville and Clearlake Riviera serve the northern portions of the Cobb
Mountain Area. Both stations are manned, and the response time to the Wildcat Road area ranges
from approximately six to eight minutes. The didtrict dso provides ambulance service.

Locad CDF dations include the Kesayville-Cobb and Middletown facilities. A firefighting
helicopter is stationed on Boggs Mountain by the state. CDF also provides air tanker attack to assst in
fire suppression efforts during the declared fire season. CDF's gtation response time to Loch Lomond
and Cobb Vdley is gpproximately 10 minutes, and to the Hobergs area approximately 15 minutes.
More remote portions of the Cobb Mountain area receive considerably longer responses from both
CDF and the South Lake County FPD. CDF responses automaticaly involve a minimum of 5 to 6
engine crews, a helicopter and one or two dozers, unless other statewide priorities cause need for the
equipment elsewhere.

Because of the severity of the Cobb Mountain Areds fire hazard potential, comprehensive fire
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protection planning should be applied. Typicdly, loca fire agencies provide recommendations on dl
land divisons, as well as other development projects, based on CDF's Fire Safe Guides’ Each
development project should be designed to include adequate road access for fire equipment, as well as
adequate water supply, building construction, vegetation clearance, fud breaks, and greenbelts for cost-
effective fire prevention and protection.

Panning for wildland fire protection involves integrating loca circulaion patterns, vegetation
management, and water storage and availability to increase fire safety. Emergency access can be
improved by congructing both looped road systems with multiple access points and bridges with
adequate structurd strength to support fire fighting equipment.  Vegetation management techniques are
intended to reduce fud loading and include maintenance of firebresks and fud modification, such as
thinning and irrigated buffers. On-gSte water Sorage can include tanks, ponds, poals, or wells where
water is reserved for fire protection purposes. In undeveloped areas, smal controlled burns can modify
wildland fuds.

4.2 Flood Hazards

Flooding potentid in the Cobb Mountain Areaiis limited because of the upland and mountainous
character of the region. Only afew creekways and meadows are subject to flood threats, as storm
waters are quickly drained or absorbed by the areals characterigtically steep topography.

Kelsay Creek, from Forest Lake downstream to approximately Glenbrook, is the only federdly
designated 100-year flood boundary in the planning area. The U.S. Army Corps of Engineers prepared
100-year floodplain maps in the early 1970's as part of the Federd Insurance Administration's Flood
Insurance Study for Lake County. The purpose of the flood study was to designate areas located in
floodways and floodplains subject to inundation during a flood event that can be expected to occur once
every 100 years.

In addition to Kelsey Creek, locd flooding can occur in many of the planning areds other
riparian and wetland meadows. Localized areas dong Big Canyon, Cole and Mclntire Creeks are
subject to seasond flooding. All seasona wetlands and verna pools are subject to extended flooding.
Designated floodway fringes (100-year flood boundaries) are shown in Figure 20 in Section 6.0.
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Peek rainfal intengty varies subgstantiadly throughout the Cobb Mountain Area and is largely
related to devation. Rainfdl intensity from approximately 10 to 15 inches per 24 hours can be expected
during a 100-year-frequency storm, with the heaviest rainfal at higher devations. A 10-year-frequency
storm can be expected to produce 7 to 10-inch rainfdls during a 24-hour period. A two year
frequency storm can be expected to produce 4 to 7-inch rainfal over the planning area during a 24-hour

period.

Policies of the Lake County General Plan cdl for redtrictions on development within designated
floodway fringe areas, and recommend the following guiddines?

1. Criticd facilities (those facilities which should be open and accessble during
emergencies) should not be permitted.

2. Passve recregtiond activities (those requiring non-intensive development, such as
hiking, horseback riding, picnicking) are permissible.

3. Commercid, industria and residentid uses should generaly not be permitted, and only if
al standards regarding evation, anchoring, and floodproofing have been satisfied.

4.3 Geologic and Seismic Hazards

Geologic and seismic hazards found in the Cobb Mountain Area include potentia volcanic and
seigmic activity, unstable dopes and dide areas, ground falure, and soil liquefaction. The planning area
contains two mgjor geologica groups. the Clear Lake volcanics region and the Franciscan formation.

The Clear Lake volcanics region occupies gpproximately 250 square miles, including most of
the area east of the Bottle Rock Road aignment. Volcanics gpparently began in the early Pleistocene
and ended about 10,000 years ago, covering the existing Franciscan formation in the area. However,
more recent volcanic activity probably took placein the vicinity of Roundtop Mountain and Borax Lake
north of the Cobb Mountain Area. The Clear Lake volcanics are located over a hot, intrusve magma
chamber a a rdatively shalow depth of four to five miles. The most shdlow portion of this magma
chamber is near Mt. Hannah.

L ocated within the volcanic portions of the planning area, Boggs Mountain is an eongate, rolling
highland capped with andesitic lavas which cover gpproximately five square miles. Cobb Mountain is
formed largdly of rhyoalite which overlays Franciscan rocks forming the principa ridge of the Mayacmas
Mountains. Flows of porphyritic lavas, of which Mt. Konocti is most conspicuous, cover about 30
square miles south of Clear Lake. Five miles south of Clear Lake, amilar flows from Mt. Hannah,
Seigler Mountain, and portions of the adjacent highlands, covering atotal of about seven square miles.
Obsidian outcrops cover another five square miles of the planning area, most notably near Came Back
Ridge*
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The Franciscan formation is most continuoudly exposed in the Mayacmas Mountains where
bedrock units are often closdly fractured, highly sheared, localy hydrothermally dtered, deeply
wegthered, and prone to landdides. Franciscan formation rocks conditute a greatly deformed and
chaotic assemblage known as a mdange, which under naturad conditions poses problems to dope
dability. Ungable conditions inherent in this melange are accentuated by the steepness of dopes,
chemical dteration of the rocks, and numerous fault and shear zones®

Landdides are common throughout the area, dthough they are especidly numerous in the
Franciscan serpentine aress. Landdide areas are recognized by topographic expresson:  hummocky
surfaces, distorted drainages, cirque-like scars, or broken rock masses. Factors which combine to
cause the landdides include the generd  stegpness of dopes, the depth of the rock mantle, seasona
ranfal, and the sparseness or absence of trees or shrubs. The serpentine soil often is dippery and
grongly fractured, and dides very readily. The lava-cgpped uplands of the region are nearly dways
skirted by talus dopes or mantles of weathered lava and scattered boulders.

No attempt is made to show the location of al dide areas in the Cobb Mountain area, and
further study of the location of dide-prone aress is needed. By far, the largest single dide area
originates on the southern flank of Cobb Mountain and extends about two miles to the southeast.®

There are savera mgor faults whose movement could cause moderate to severe groundshaking
within 50 miles of the planning area. All of these faults are located west of Lake County and include the
San Andreas, Mayacama and Healdsburg-Rodgers Creek Faults. In addition to these known active
faults, there are severd potentidly active faults in the Cobb Mountain Area which could cause
groundshaking. The most sgnificant of these isthe Collayomi Fault. The Mt. Konocti area is included
inan Alquigt-Priolo specid geologic study of earthquake faults which indicates severd smdl faults in the
extreme northern portion of the planning area. A map of regiond faultsis shown in Figure 3.

Evidence now indicates arelationship between microsaismic activity and geothermd production
in the Geysers. However, these studies show an increase in microearthquakes of only 4.0 or less on the
Richter scale, which does not result in dangerous groundshaking.” The subject of induced sasmicity is
addressed in the Geothermal Resource and Transmission Element.

4.4 Air Quality

The Cobb Mountain Area contains mixed land uses that include geotherma development in
proximity to resdentia and recregtiond uses.  Asaresult, land use and air quality planning issues may
be interrelated within the geographicaly complex planning area. Local meteorological conditions can
creete conditions of poor air disperson during portions of the year.
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The primary geotherma resource area (see Section 6.0 for definition) is located in the western
portions of the planning area, with mgor geotherma development occurring adjacent to the Lake-
Sonoma County lines. The prevailing westher patterns cause geotherma air emissions to be carried
eadterly and northerly into residentiad and recreationd areas of the Cobb area.  Citizen complaints and
concerns have been raised by residents of this area.

Emissions associated with geothermd development include hydrogen sulfide (a toxic gas known
for its characteristic "rotten egg" odor), hydrocarbons (precursor to the formation of ozone), carbon
dioxide, radon, and varying amounts of light and heavy metals found in the geothermd steam. Emissions
associated with development other than geothermd, such as from large Sationary engines, truck and
auto traffic, unpaved roads, and residentid space heating, include oxides of nitrogen, carbon monoxide,
hydrocarbons, and particulates less than 10 micrometers in diameter (PM-10).

Seasondly poor meteorologica conditions occurring during the late summer and fal months
have combined with norma and upset operating conditions to cause excesses of the Ambient Air
Quaity Standard (AAQS) for hydrogen sulfide in the area north of Cobb Mountain. The AAQS for
hydrogen sulfide (0.03 ppm) is based on a determination of an odor nuisance to a large portion of the
population. Studies of Lake County Air Qudity Management Didrict (AQMD) complaint records
indicate that 0.008 ppm of hydrogen sulfide will result in citizen concern.

Standards for PM-10 have also been exceeded during limited monitoring. Sources contributing
to PM-10 exceeds include residentia wood smoke, engine exhaust, unpaved roads and construction
aress, and well drilling congruction. Other air contaminant concentrations are to be monitored by the
AQMD as geothermd development continues and expands. The most sgnificant unknown ar qudity
management factor relates to the effect of accidental emissons releases and changes in steam quality
over time,

Through implementation of existing and developing technologies, the number of hydrogen sulfide
exceeds will be reduced as geotherma operations are required to meet more stringent emission levels.
Compliance can be achieved by innovative field management, improved abatement technology, and the
reduction of untreated steam releases. Occasiond exceeds are expected to continue as a result of
equipment breskdown and accidental venting of air contaminants. Over the long term, technologica
change in abatement systems may shift emphasis away from hydrogen sulfide to other components of
possible concern, such as sulfur dioxide, arsenic, and other toxics which are associated with dternate
abatement processes.

Since the extent of the vapor-dominated geothermal resource areais largely defined, additional
population growth can be directed to those areas where the potentid for air quaity conflicts are
minimized. Continued development of these geothermal resources can be expected to be accompanied
by increased resdentid growth, resulting in additiond ar emissons from automoative, resdentid, and
congtruction activities.
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45 Water Quality

Water qudity ranges from excellent to poor in the planning area.  Generdly, surface waters,
gprings, and groundwater from volcanic bedrock are of good to excdlent quaity. Water sources from
the Franciscan formation, however, are of highly varigble qudity, including poor-qudity minerdized
waters. Elevated magnesum and heavy metds, including chromium and nickd, are often associated
with Franciscan serpentine soils and sometimes can affect water quality in associated watersheds’

The waters of Kesey Creek have been shown to contain generaly low minegdizaion and
turbidity. High flows dightly increase turbidity and suspended solids in upper Kelsey Creek. Lower
portions of Kelsey Creek contain increased turbidity following high flows, indicating the likelihood of
increased erosion rates from the lower planning area drainage.  Short-term water qudity monitoring
downgtream from the influence of geotherma development have shown detectible and sometimes
ggnificant levels of chemicas potentidly associated with geotherma development.  These devated
chemicd levels may dso indicate the presence of dgnificant natural sourcesinthe area’ Alder and High
Vadley Creeks provide generally good water qudity, dthough eevated mercury levels have been
observed during high flows in Lee and High Vdley Creeks® Water qudity data are not available for
Cole or Big Canyon Creeks.

The potentid for water quality impacts from concentrations of on-Site septic systems does exist
in the planning area.  Both surface and groundwater quaity could, over the long term, be impacted
where on-dte septic density exceeds the ability of the soil mantle to absorb and break down septic
effluent. Kdsey Creek in the vicinity of Cobb Vdley and an unnamed tributary of Putah Creek near
Whispering Pines have shown devated Escheria Coli readings during low flows. These devated
readings, however, do not necessarily indicate that the source of the contamination is from human
effluent. Further monitoring of coliform levels in area surface waters will be needed. Further discussion
of on-gte wastewater digposa systemsisfound in Section 5.0.

Another potentia source of water quaity degradation is from non-point sources such as oils and
grease from sreet and parking lot runoff. Control of such non-point water pollution sources can best be
achieved by rerouting drainage waters as sheet flows through vegetative filters, such as grassy areas and
meadows, before discharge into a waterway. Storage and flood control ponds should be avoided as
mechanisms intended to reduce non-point water pollution.

Degradation of water quaity from geothermd development in the Geysers has long been aloca

concern. Potential water quaity impacts relate to soil erosion, spills and mishaps, and other releases of
toxic or hazardous materials and chemicals into area watersheds.
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Geothermd-related soil eroson can lead to increased sedimentation and turbidity which effect
fish and wildlife habitat. Eroson rates can be increased from the congtruction of roads, well pads,
power plants, pipdines, and rdated facilities. Spills and mishaps have been a sgnificant source of water
quality degradation from power plant operations, well field construction and maintenance, and trucking
accidents. Long term degradation of water quaity may occur from dry acid deposition of power plant
steam and other steam releases that lead to chemica dteration of soils affecting water qudity. Further
discusson and poalicies regarding geothermd-related water quality issues are included in the Geothermd
Resources and Transmisson Element.

4.6 Noise

The county-wide generd plan outlines standards for ambient noise throughout Lake County.
Policies for noise abatement and land use compatibility are included in the genera plan.*  Significant
noise sources and sengitive noise receptor locations are identified. Figure 6 shows Lake County's noise
compatibility criteriafor various land uses.

The Cobb Mountain Area encompasses arange of noise-sendtive land uses including resort and
recregtiond uses, resdentid development, and retreats, al of which may potentidly be affected by
heavy indudtry in the Geysers geotherma area. Traffic on the areds mgor highways, State Route 175
and Bottle Rock Road, can aso contribute to area noise impacts.

Noise can be smply defined as any sound which annoys or disturbs humans or which causes
adverse psychological or physologica effects in humans.  Since the perception of noise is subjective,
the setting in which the sound is generated is a critical factor. Because the planning area is sparsdy
populated and historically has been used for retreats and recreation, sound from other than natura
sources may be perceived by much of the population asintrusive noise.

The most notable geothermal-related noise sources are well drilling projects which involve
heavy equipment operations, steam transmission lines, and power plants. Industry-related heavy truck
traffic is a primary noise source on the area's mgor highways.

The County's Noise Control Officer is charged with managing noise abatement programs.
Towards that end, geotherma development and other noise sources are required to meet a county
resdentid noise standard of 55 dB Ldn (decibels averaged over 24 hours), with a 10 dB reduction
applicable between the hours of 10:00 p.m. and 7:00 am.”* This is a minimum performance standard
which can be modified by permit conditions for projects near identified senstive resource aress. Best
Avallable Control Technology (BACT) is normaly gpplied to manage geothermd-related noise
generation.
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FIGURE 6

Noise Compatibility Criteria

Cobb Mountain Area Plan
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Since much of the planning areais mountainous and sparsely populated, sound levels under calm
conditions can be extremely low. Measurements indicate the background levels in these remote rurd
aress range between upper 20 to lower 30 average dB levels. The potential difference between
background and permitted noise levels, therefore, may be perceived as extremdy sSgnificant and in
many cases result in complaints even while noise levels are within legd limits.

Techniques for reducing noise include inddlation of high efficency "hospitd” or "residentia
grade’ mufflers on stationary engines, acoudtic barriers, limits to operating schedules, containment of
equipment within acoudticaly treated structures, use of naura barriers for equipment placement,
specidly designed seam muffler devices, and operating procedures to minimize noise. Under certain
conditions, full control of objectionable noise may not be practica due to conflicting requirements
primarily related to sefety.

4.7  PUBLIC SAFETY POLICIES

The following objectives and policies may be applicable county-wide and as specificaly set
forth in the Cobb Mountain planning area for the protection and enhancement of public hedth and
safety. These policies shdl be applied in coordination with gpplicable policies found in Sections 3.10
and 5.6 of this plan and those of the generd plan.

FireHazards
Objective

4.1: To apply reasonable and cost-effective measures to reduce the threst to lives and property from
gructurd and wildland fires in the Cobb Mountain Area.

Policies

4.1a Themost recent fire hazard criteria of the Caifornia Department of Forestry and Fire Protection
(CDF) shdl be considered for generd plan and zoning purposesin the Cobb Mountain Area.

4.1b:  The adoption of fire safety guidelines provided by the CDF will be considered in areas subject
to high and very high wildland fire hazards.

4.1c. Comprehensive fire protection plans shdl be submitted for review by locd fire protection
digtricts and the CDF for development projects in high or very high fire wildland fire hazard
areas and subject to the County's subdivision ordinance.

4.1d: Implementation of recommendations by the CDF and appropriate loca fire protection digtricts

shdl be carefully consdered when evduating development proposds in the Cobb Mountain
Area.
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41e

4.1f:

419

4.1h:

41i:

Rurd resdentid development in high and very high fire hazard areas shdl meet the following fire
protection standards unless adequate fire protection standards unless adequate fire suppressing
facilities are dready available:

a Adequate fud breaks and fuel reduction shal be maintained;

b. New gtorage tanks shall include a stand pipe equipped with a 2.5 inch nationad hose
standard threads accessible to fire trucks;

C. Resdential access roads and driveways shdl not exceed dopes which dlow safe
passage by fully loaded fire equipment;

d. Lots shdl be custered (using the B-5 combining didrict) to take advantage of fud
breaks and improved access where appropriate to reduce fire danger.

Proposed subdivisons will include provisions for adequate looped and double access road
systems as escape routes for wildland fire emergencies. This policy is gpplicable to areas with
high or very high fire hazards, as defined by the most recent state and/or locd fire hazard map.

Access bridges to both urban and rurd residentid developments located in high and very high
fire hazad aeas shdl have adequate load capabiliies and be wide enough to safey
accommodate fully loaded fire safety equipment.

Bridges which provide primary access to rura areas shal be designed to accommodete fire
equipment or shall otherwise provide aternative means of access.

The utilization of controlled burning programs should be supported in high and very high fire
hazard areas as a component of fue modification and wildlife habitat enhancement, as well as
for water conservation.

Flood Hazards

Objective

4.2:

To take reasonable and necessary efforts to reduce potential flood hazards, particularly in the
Cobb Valley and Kelsey Creek area.

Policies

4.2a.  Hoodplain management practice shdl be gpplied in al designated 100-year floodplains.

Hoodway fringe zoning shdl be applied to known floodway fringesin the Cobb Mountain Area.
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4.2b:  Proposed development projects that involve riparian areas, wetlands and wet meadows subject
to possble loca flooding or seasond inundation shal include appropriate setbacks from such
wet arees.

Geologic and Seismic Hazards

Objective

4.3: Tolesenrisksto life and property from earthquake and other geologic hazards that may affect
the Cobb Mountain Area.

Policies

4.3a Development should be strongly discouraged in landdide areas and areas of unstable dope as
designated by the state Divison of Mines and Geology, the United States Geologica Survey or
other geologicd research.

4.3b: Updated mapping of existing and potential landdide areas and other geologica hazards in the
Cobb Mountain Area should be encouraged and supported.

4.3c. Geotechnica studies shall be required of development projects in areas determined to have an
exiging or potentid dide problem. Such studies shall be prepared by a certified engineering
geologigt or other qudified professond and provide sufficient information to determine the
extent of any dide problem and the scope of mitigationsto be included in the project.

4.3d: Portions of parcels with dopes greater than 30 percent which are proposed for development
shdl have engineered plans for dl congtruction and grading. These plans shall address roads,
utility corridors, etc., as well as off-gite problems, such as erosion caused by congtruction, and
provide appropriate mitigations.

4.3e. Revegetdion for dope dabilization shdl be required as a condition to development projects
when found necessary.

Air Quality
Objective
44:  To protect resdents of the Cobb Mountain Area from poor or diminished air quaity. Itisaso

the County's objective to maintan ar qudity for the areals unique naturd features and
viewsheds.

411



Policies

44a Land use paterns shal be promoted which reduce ar qudity problems related to locdl

4.4h:

4.4c:

4.4d:

geography, terrain and air flow peatterns.

Industrid and commercid activities that have the potentid to emit toxic, hazardous or nuisance
ar contaminants shall be located a safe distances and orientation from resdentia aress,
schools, hedlth care facilities, parks and other sengitive receptors. Furthermore, these activities
shdl be located in areas which are most conductive to avoiding limited disperson and direct
trangport or emitted materials. Such sources shdl be required to use Best Available Control
Technology (BACT) to control emissons. Toxic or hazardous ar contaminants include any
chemicd condituent regulated by date or federd ar quaity standards or any chemicd
condtituent listed for review and study by the U.S. EPA or Cdifornia Air Resources Board.

New development shal comply with adopted energy standards. Encouraging the devel opment
of dternatives and improvements to combugtion of wastes should be implemented.  Air
monitoring to determine exiging ar quaity basdines should be conducted prior to mgor
sources locating in the area

Didtrict heating systems that utilize low temperature geotherma heet should be encouraged as a
way to reduce air emissions from residentia wood burning, when feasible.

Particulate control measures should be encouraged to limit the generation of additiond ar
pollution.

Water Quality

Objective

4.5:

To protect water qudity in the Cobb Mountain Areafor the long-term benefit of arearesdents.

Policies

45a Locd surface and groundwater supplies in areas of high concentration of on-Ste wastewater

4.5b:

disposal systems condtructed prior to July 1, 1985 should be periodically monitored. Such
aress include any areawhere development densities are greater than one dwelling unit per acre.

Efforts to document the location and rate of on-dte wastewater system failures should be
emphasized in the Cobb area.
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4.5c.  Vountary tesing of heavy meta levels should be encouraged for new domestic on-Ste water
wellslocated in rurd areas with serpentine geology.

4.5d: Generd plan amendments, zoning changes and use permit conditions shal consder surface and
groundwater management drategies that provide adequate long-term protection for water
qudity and supply.

4.5e.  Longterm beneficid uses of water shal be baanced and protected, including water quaity
mai ntenance concerns.

45f: A comprehendve surface water qudity monitoring program for the Geysers geothermd
production area shdl be developed and maintained.

45g:. Control of non-point pollution sources through passve design techniques such as vegetative
filters, wetlands and swaes in open space settings shall be encouraged and promoted.

4.5h:  Eroson control programs shal emphasize reduction of stream sedimentation and turbidity.

Noise

Objective

4.6:  To protect the generd population from unnecessary and harmful noise levels and provide extra
protection for noise sendtive receptors.

Policies

4.6a Noise-generating uses adjacent to parks, schools, cemeteries, resorts, hedth care facilities, and

4.6b:

4.6¢:

religious and educationd centers shal comply with Lake County's noise compatibility criteriafor
sengitive receptors, as shown in Figure [V-20 of the generd plan.

Specific noise abatement criteria and standards shall be set and enforced for geothermd
development and related on-going operation in the Geotherma Resource and Transmisson
Element.

Best avalable control technology (BACT) shdl be applied to geothermd or other noise

generding projects in noise sendtive areas or wherever noise generation may result in levels
capable of cresting a nuisance.
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5.0 COMMUNITY DEVELOPMENT

The community development section of the Cobb Mountain Area Plan provides background and policies for
land use, circulation, public services, housing, and economic development. This section, in combination with previous
chapters, provides abasisfor land use map designations and zoning districts found in Section 6.0.

51 Land Use

The Cobb Mountain Area is a predominantly rurd area dominated by forests and open spaces. Mountain
resorts and resdential subdivisions are scattered over much of the area, while facilities for geotherma energy production
are also important.

Existing mountain resorts, residentia subdivisons, and commercid land uses occupy approximately 2.7 square
miles of the 735 square mile planning area.  Land immediately occupied by facilities used for geothermd energy
production, including well fidds, pipelines, roads, power plants and storage yards, account for over 250 acres.
Additional geothermd land uses include those affected by transmisson tap lines, active leaseholds, and buffer zones,
which affect gpproximately 27 square miles.

Agricultura uses account for approximately five square miles, or 6.8 percent of the area. Timber lands account
for approximately 27 square miles, or 37 percent, while other rurd uses, including open space and watershed lands,
range and grazing lands, and low dendity residentia lands, involve approximately 38 square miles, or 52 percent of the
planning area. Publicly owned lands include approximately 13.4 square miles of predominantly timbered and open
goace lands owned by the Cdifornia Department of Forestry, State Lands Commisson and Bureau of Land
Management.

Resdential, Resort and Commercial L and Uses;

Resdentid and resort development in the Cobb Mountain Area dates from the 1920's. The most sgnificant
period of subdivision activity occurred during the 1950's and 1960's prior to the adoption of the County's subdivison
ordinance in 1971. During this period many new parcels were cregted that have yet to develop. Very little subdivison
activity has occurred in the area since 1971.

Mogt of the planning ared's resdentia development is found in about a dozen subdivided clusters, including the
Adams Springs, Cobb Estates, Cobb Valley, Cobb View, Hobergs, Gifford Springs, Glenview, Loch Lomond, Loch
Lomond Road, Pine Grove, SAmina-Mt. Hannah and Whispering Pines areas. Nearly 90 percent of the aredls existing
dwelling units and nearly 80 percent of the planning areds existing parcels are located in the immediate vicinity of these
subdivison clusters.  Slightly over 46 percent of the parcels located in the planning area's developed clusters have been
developed.
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A number of Cobb area subdivisons contain substandard lot Szes and improve-ments, including those for
roads, drainage, water supply, and fire protection. The deficiencies of some substandard lots may require merger and
consolidation, resubdivison, and other hedth and safety improvements before development.  These deficiencies are
discussed dsewhere in this section.

In outlying rura aress, resdentia development is generdly located in the vicinity of watercourses. These
resdential parcels range widdly in size, but are usualy five acres or larger. Many rurd parcels are undeveloped and are
larger than 40 acres. Land west of Bottle Rock Road generally congists of parcel sizes greater than 40 acres, except at
afew locations in the vicinity of watercourses.

A number of resorts and retrests are also located in the Cobb Mountain Area. Resorts are found at Howard
gprings, Loch Lomond, Pine Grove, Salminas, and Whispering Pines. Some of the areds older resorts have become
retreats, including the old Hobergs and Seigler Springs resorts. The resort industry is further discussed under recrestion
and economic development.

Commerciad activities are generdly retail businesses found near the centers of Cobb and Loch Lomond. Other
retall commercid activities are limited in the planning area. Severd water bottling operations are o found in the area.
Other than geothermd activities, no service commercia or industrial land uses currently occur in the area.

Geothermal L and Uses:

Geotherma development accelerated in the Lake County portion of the Geysers in the middle and late 1970's
with mgor seamfield and power plant development in the Cobb Mountain and Middletown Planning Areas. While
geothermd steam has provided a reliable and relatively low-cost source of eectrica energy, environmenta and safety
congderations have required careful planning and development in the Geysers area. In recognition of this, the Generd
Pan includes a Geotherma  Element which provides policies for promotion and management of the resource while
protecting the environment and public health and sefety.

While the generd plan does not limit geotherma development to specific land use designations, regulation of
geotherma energy activities occurs through case by case review, detailed use permit conditions, and performance
gandards. Important land use standards affecting geotherma energy development include the requirement that most
geotherma wells be located one-haf mile from residentid areas. Geothermd activities are aso typicaly required to
provide a minimum 500 foot setback from 'bludine’ streams and water bodies found on U.S.G.S. topographic maps.
Buffers between other sensitive resource areas, such as those identified in this plan, are dso required.
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The generd plan promotes the development of direct use applications of geothermd energy. Examples of direct
use gpplications include domestic space heeting, greenhouse hesting, frost control, and recrestiond hot springs. Much
of the planning areais considered to have high potentid for development of direct use geothermad gpplications.

Rural Land Uses:

Low intengity rura land uses account for a vast mgority of the Cobb Mountain Area. Chief among rura uses
are watershed and open space, timber production, irrigated and dry land pasture, other agriculture and rura residentia
uses, and sengitive resource lands.

Watershed and open space lands account for about 50 percent of the area. Productive timber lands account
for approximately 37 percent of the area, and include ponderosa pine, douglas fir and black oak dominated forests.
Approximately 7,350 acres of timber lands are currently in timber preserve zoning in the planning area. Irrigated and
dry pasture lands involve about 5.5 percent of the area, while orchard lands account for dightly more than one percent.
Approximately 6 percent of the planning area contains parcels typically associated with rura resdentia use.

Future L and Use Planning:

Future land use plans for the Cobb Mountain Area should recognize existing development patterns and then
provide a logica organization for future development. New growth in existing and future residentid subdivisons and
commercid centers should be corrdated with adequate public service levels, including domestic water, wastewater
disposal, circulation, dranage, and police and fire protection. At the same time, future retall commercia
development should provide the range of businesses needed to serve surrounding residentid communities and
subdivisons,

One dtraction of Cobb's residential and resort-oriented communities is its relatively pristine mountain forests,
expandve views, open space, and wildlife environments. Long-range plans for the area should work to ensure that
these natural amenities are maintained so that economic development of the area, in combination with environmenta
qudity, is enhanced.

Areas designated for future resdentid or commercia development should be sub-ject to careful review and
confirmation of the need for such development. As further discussed in Section 5.4, existing developable vacant parcels
in the planning area could accommodate a sgnificant amount of growth during the next 20-year period. Adequate
water, wastewater disposal capacity, fire protection, and roads, as well as other public services, are important
consderations to be reviewed in connection with new development proposals.

53



In outlying rurd aress, resdentia development should be dlowed where conflicts with other uses are minimized.

For example, care should be taken that residential development does not encroach upon geotherma devel opment,

unique natural and critical resource areas, agricultural and timber producing lands, sengtive watershed lands, and lands

unsuitable for development, such as flood or dide-prone areas. Adequate on-site water quaity and quantity should be

ensured for rura resdents, dong with suitable on-ste wastewater disposal and maintenance. Rurd locations in the

proximity of existing or future geotherma steam development should be developed for resdentid uses only after the
utmost care has been taken to reduce potential geothermd residentia conflicts.

Proven or promising sseamfield areas should be designated as primary geotherma resource areas during the life
of geamfidd activities. Further parcdlization should be discouraged in primary geotherma production areas as away to
help reduce potentia conflicts between incompatible uses.

52 Circulation

Panning for circulatiion and trangportation facilities must be corrdated with land use patterns of the Generd
Pan, including the Cobb Mountain Area Plan. This condstency is required so that a rationd rdationship between
proposed land use patterns and the capacity and location of streets and roads as well as other circulation fecilities is
assured as an area develops over time.

Magor circulation features in the Cobb area are oriented towards the movement of people and goods on the
areds highways, dreets and roads, which are classfied functiondly as ether arterid, collectors, or locd facilities.
Streets and roads that are more highly classified are designed to carry grester volumes of traffic and provide for a
broader range of service needs. Road and highway classfications are used to help plan for new road construction
projects and assist in establishing road maintenance priorities.

The Cobb Mountain Area is served by two principa collectors, namely State Route 175 and Bottle Rock
Road. Rurd collectors such as Harrington Flat, Loch Lomond, Red Hills and Sulphur Creek Roads provide access to
remaining portions of the planning area while both public and privately maintained loca roads and sireets provide access
to individua properties. Most roads providing direct access to geothermal production areas in the Cobb Mountain
portion of the Geysers are privately maintained, including Coldwater Creek, High Valey and Sawmill Flat Roads. Non-
vehicular methods of trangportation, including pedestrian, bicycle and equestrian facilities are other modes to be
congdered in the areds circulation plans. Mgor utility corridors, such as high voltage eectricd transmisson lines, are
aso considered.
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Exiging Traffic Conditions:

The Cobb Mountain Area's highways and collector roads are, as of 1988, adequate to serve existing traffic
volumes. The following table shows recent average traffic volumes at sdlected locations in the planning area:

TABLES

Current Traffic Volumes

Street Segment 24-Hour Daily Traffic
State Route 175 (1986)
s/o State Route 29 junction 800
n/o Cobb Post Office 1750
s/o Cobb Pogt Office 2750
Bottle Rock Road (1987)
n/o Harrington FHat Road 1390
w/o State Route 175 Junction 1385
Gifford Springs Road (1987) 475
€/o State Route 175
Harrington Flat Road (1987) 545
w/o State Route 175
Loch Lomond Road (1987)
€/o State Route 175 305
junction a Shenandoah Ave. 795

Sources: Lake County Public Works Department, 1987 Caltrans, 1986.

Average daily traffic volumes will typicaly be 10-11 percent higher in the Cobb Mountain Area during summer
months when recregtion and tourist driving increases. These increases in summer traffic volumes, however, are
consderably less than those on Lake County highways which serve Clear Lake or provide through traffic in the county.
As an example, traffic on State Routes 20 or 29 typically increases between 20-30 percent during peak summer tourism
months.
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Recent county road reconstruction projects in the Cobb Mountain Area have been for maintenance and safety
purposes. Catrans State Transportation Improvement Plan (STIP) provides for several maintenance projects on State
Route 175 during the early 1990's. No highway capacity improvements are presently planned in the area. Table 6
shows the approximate timing of near-term street and highway improvements in the Cobb Mountain Area (routine road
maintenance is not indicated).

TABLE6

Near-Term Road and Highway | mprovements

Project Scheduled Date
Loch Lomond Road - resurfacing from Loch Lomond 1986 (compl eted)
to 1 mile east
State Route 175 - culvert replacement at 1988-89

various locations

State Route 175 - resurfacing from 0.9 miles 1988-89
E. Kelsey Cr. Bridgeto SR 29

Sources: Lake County Public Works Department
Caltrans - State Trangportation Improvement Program, 1986

Because of the mountainous character of the planning area, the removal of roadway snow, rock and debrisis an
important locd issue. Severa areas of Bottle Rock Road are subject to rock and debris fals which must be frequently
cleared. Although the need for snow removal is infrequent, a Sgnificant portion of county road maintenance resources
must be readily available during periods of snowfdl, particularly around Cobb Mountain itsdf.

Many of the planning areds loca roads serve properties which were subdivided prior to the enactment of the
County's subdivision ordinance in 1971. As a result, some of these roads do not meet present-day standards for local
roads. In some cases, loca access roads have not been paved or graveled. Also, a number of these loca roads are
not included in the County's system of maintained roads and are suffering from lack of maintenance.
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Poorly congtructed and maintained roads or bridges can dso lead to access problems for fire and other
emergency responses.  For example, load limits for certain bridges on Big Canyon Road are currently inadequate for
key fire attack equipment. Problems associated with poorly constructed and/or maintained loca roads may include
greater vehicle wear and codts, increased erosion and sedimentation into local waterbodies, and access problems for
emergencies (such asfire protection).

Three county service areas (CSA's) have been formed to improve and maintain specified county roads in the
area. Theseinclude CSA No. 9 for Gifford Springs Road, CSA No. 15 for portions of Loch Lomond Road, and CSA
No. 17 for Brooksde Drive in the Whispering Pines area.

Park and ride lots have gained increased popularity during the past decades throughout rurd regions.
Carpooling can reduce the costs associated with the long commuter distances often associated with resource related
employment. Park and ride lots in the Cobb Mountain Area are usualy associated with geotherma projects.

Both forma and informa park and ride lots exist in the area. Only one formd park and ride facility located off
Bottle Rock Road a Cold Creek Road has been constructed in association with geotherma development. Informal lots
are found on Bottle Rock Road at Sawmill Flat Road and approximately 1.5 miles south of State Route 29 across from
the Bottle Rock Industria Park and at State Route 175 across from the South Lake County Fire Protection Didtrict's
Cobb gation. Other smdler informa park and ride facilities occur in the Cobb and Loch Lomond areas, but they are
not utilized as consigtently as those just mentioned.

Heavy truck traffic has increased significantly with recent Geysers energy projects, contributing to increased
road wear and maintenance needs. In addition to increased heavy truck traffic, the transportation of hazardous and
toxic materids related to geothermal development have lead to increased trangportation safety concerns on area and
regiond arteriadls and loca access routes serving geotherma production aress.

Futur e Traffic Conditions:

Since 1980, traffic increases on Cobb Mountain Area arterial highways have generally exceeded population
growth in the planning area. Between 1980 to 1986, State Route 175 traffic volume increases ranged from 55 percent
to over 100 percent at selected locations, while the areas population increased by approximately 57 percent. These
1980-1986 traffic and population increases are largely related to growth in large geotherma congtruction projects and
employment during the period.
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TABLE 7

Traffic Volume For ecast - 2006

Cobb Mountain Planning Area

Street Segment 24 Hour Daily Traffic
State Route 175

/o State Route 29 Junction 1920

n/o Cobb Post Office 4200

s/o Cobb Post Office 6600
Bottle Rock Road

n/o Harrington FHat Road 3340

w/o State Route 175 Junction 3320
Gifford Springs Road

/o State Route 175 1200
Harrington Hat Road

/o State Route 175 1090
Loch Lomond Road

e/o State Route 175 730

Junction at Shenandoah Avenue 1600
Sour ce: Lake County Planning Department

Because of the scattered and low-dendity character of area communities and subdivisions, the use of a traffic
mode to forecast future traffic growth is not practical. Except for traffic increases associated with mgor geothermal
congtruction phases, correlation of traffic and population growth rates can be expected to continue if there are no
ggnificant changes in basc land use types during the planning period, and the basic land use mix continues. As an
example, unanticipated development of mgor resort facilities and hotels would likely dter the projected rationship
between area traffic and population growth.
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Regiond traffic increases that lead to through traffic in the Cobb Mountain Area are not expected to be as
ggnificant as esewhere in Lake County, unless the area resort and recregtion industry is dramatically increased. Also,
increased carpooling in the areamay act to dightly reduce the present traffic volume/population ratio. Higher fudl costs
during the planning period could induce increased carpooling, particularly if regularly scheduled public transit services
are provided to the area. Long-range commuting out of Lake County is expected to have little effect on the ratio
between traffic volume and population in the area. The development of bikeways and pedestrian paths will aso have
little impact on vehicle traffic patterns, but instead will provide much needed dternative access modes, as wdl as
increasing safety for non-vehicular access.

Based on an average annud population increase of 4.3 percent, traffic volumes for Route 175 and Bottle Rock
Road can be expected to increase by approximately 140 percent by the year 2006. Increased traffic on collector and
local dtreets and roads will vary consderably depending on local population growth. Table 7 shows projected traffic
volumes at sdlected locations in the Cobb Mountain Area.

Based on forecasted traffic volumes in Table 7, present collector highways in the Cobb Mountain Area have
ample capacity to accommodate traffic in the year 2006. Future traffic volumes on collector highways will remain at
acceptable service leves through the period, dthough present levels of service "A™ (free flowing conditions) may decline
toa"C" levd (stable flow conditions) during peak hoursin the centrd Cobb Vdley area' The focus of future highway
and road projects will be oriented towards maintenance and safety improvements.

Pedestrian, Bicycle and Other Transportation M odes:

Pedestrian and bicycle access has been developed only on a limited basis in the Cobb Mountain Area.
Higtorically, obstacles to non-motorized transportation in the area have included steep topography, distance and
separation between the various communities and subdivisions, lack of consolidated community centers, substandard
roads, drainage, and other infrastructure problems in many area subdivisions.

While most pedestrian and vehicle access needs can be accommodated in low-density and |ow-occupancy
neighborhoods, there are severa areas of concern regarding pedestrian and bicycle access. These areas include access
in the vicinity of Cobb Mountain Elementary School and in Cobb Valley dong State Route 175 and Bottle Rock Road.

Caobb Mountain Elementary School, located along State Route 175 between Cobb Valey and Hobergs, is
connected to surrounding communities by severa informa unmaintained pedestrian paths. The school, which serves
grades K-5, as well as numerous other community functions, currently contains a sngle access from State Route 175
between Cobb and Hobergs. The development of pedestrian and bicycle routes which connect the school to both
Caobb Valey and the Hobergs area would establish an important trangportation link in the area.  Also, long-term
development of a pedestrian/bicycle path between Pine Grove and Whispering Pines could be associated with
recreationa developments dong Kelsey Creek in Cobb Vdley.
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Circulation planning dso includes providing corridors for mgor utility facilities such as high-voltage dectrica
transmisson, naturd gas and fue lines. Pecific Gas and Electric Company owns two high-voltage dectricd transmission
lines which traverse the area from the Geysers to transmission line tie-ins located dong State Route 29. Proposdls for
new utility facilities should include mitigation of economic and environmenta impacts. In addition, opportunities to utilize
underground utility easements, such as for water lines, for pedestrian circulation purposes should be considered.

53 Public Services

Locd government's ability to ddiver adequate public services is an essentid component to accommodating
expected growth in the Cobb Mountain Area. Public services provided by Lake County, various specid digtricts, and
pertinent private utilities are described below. A generd assessment of long-range public services needed to
accommodate forecasted population growth is provided in this section.

A. Water:
Domestic weter for Cobb Mountain Area subdivisions, resorts, and retreets is provided by numerous
public and privately operated water systems. Individua wells and springs provide domestic water for remaining rurd
portions of the planning area.

Domegtic Water Systems:

Thirteen Cobb Mountain Area water systems serve various residential and commercia developments,
while seven smdler systems serve local camps and resorts. the area's largest system is Cobb Mutua Water Company,
with gpproximately 500 service connections. The remaining 12 community water systems al serve less than 200 service
connections, although Loch Lomond Mutua Water Company is nearing 200 connections.  Systems with 200 or more
service connections are regulated by the State Department of Health Services, while smdler systems are regulated by
the County Health Department. Characteristics of area water systems are summarized in Table 8. Figure 7, located at
the end of this document, shows the location of these systems.

As mentioned, nearly al Cobb Mountain Area subdivisons were recorded prior to adoption of the
County's subdivision ordinance in 1971. As a result, mogt of the planning areds subdivisons do not contain full
subdivision improvements as cdled for in the current subdivison ordinance. Many community water systems and their
fireflows, loca roads, and drainage systems are in need of subgtantia improvements.
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Name of System

A.

Pines

Community Water Systems:

Age of Enlightenment
Adams Springs Water District

Branding Iron Mutual Water
Company

Cobb Mutual Water Company

County Service AreaNo. 7
(Bonanza Springs)

County Service AreaNo. 18
(Starview)

Johannine Daist Communion

Hill 9 & 10 Water Company

TABLE 8

Water Syssemsin Cobb Mountain Area

Public

Loch Lomond Mutual Water Company

Mt. Hannah Springs Water Company

Pine Grove Water Company

Whispering Pines

Non Community Water Systems:

Camp Indian Meadows
Beaver Creek Campground
Alpine Meadows

Cobb Mountain Lodge
Salmina's Resort

Howard Hot Springs

Biggi Resort

Private

Public/
Private

Private
Public

Private

Private

Public

Private
Private
Private
Private

Private

Private

Private
Private
Private
Private

Private

511

Private

Egtimated
Approximate Full
Service Build-Out Service
Connections Connection Area
97 Old Hobergs Resort
21/50 250 Adams Springs
27 31 Branding Iron Acres
500 900 Cobb Valley, Hobergs
200 Loch Lomond Road
9% 275 Starview
20 Old Seigler Springs Resort
9 9 Diamond Dust Trall
180 350 Loch Lomond
32 40 Mt. Hannah Subdivision
140 180 Pine Grove
to 140 Portion of Whispering
6 —
closed



A 1987 study of Cobb Mountain Area water systems concluded that many water
systems are in need of added storage facilities and upgraded fire flows for emergency needs. Backup
water sources and emergency electrical power would also ad in assuring emergency water supplies.
The conversion to metered water syssemswould ad in water conservation efforts:?

As a consequence of these water system deficiencies, many of the smdler water supply
systems in the Cobb Area condran ultimate development in ther respective subdivisons. These
condraints on smaller area water systems are often exacerbated by inadequate funding for maintenance
needs:’

The sudy dso found that the Whispering Pines area has sgnificant problems pertaining
both to water supply and water rights and is in need of an organized and consolidated water system
under Cdifornia Adminigtrative Code Title 22 regulations.

In addition to providing policies for water system improvements in the Cobb Mountain
Areg, the area plan can propose development thresholds intended to ensure that further declinesin area
water systemswill not occur until a necessary upgrading of substandard water systemsis achieved. The
intent and purpose of such policies would be to maintain a hedthy balance between development and
local resources and to avoid costly and sometimes irreversible declines in these resources.

Panning for growth and new devdopment in the Cobb Mountain Area should be
provided with a balance towards local water resource needs. Utilization of local water resources should
not adversdly affect other nearby downstream water needs.

Rura Aress.

In outlying rurd areas not served by regulated water systems, domestic water is
provided by individual domestic wells and springs. The County Hedth Department regulates individua
on-gSte water systems by assuring that adequate water quantity is available before issuance of a building
permit. The County does not have regulations that ded with water qudity on an on-gte bass. Where
groundwater sources are related to the geology of the Franciscan formation, it is often difficult to find
adequate water for domedtic uses. In particular, the vicinity of Bottle Rock, Harrington Flat and
Sulphur Creek Roads has spotty weter availability.

Geothermd Devel opment Aress,

The proximity of geotherma development to local domestic water sources and supplies
is dso along-term concern. The critica issue is how best to assure that present and future geotherma
activities will not adversdly affect water supplies or qudity needed for other beneficid uses, including
resdentia, commercid, and downdream uses such as agriculture.  On-going water monitoring
addressing both supply and qudity issues in the Geysers region is needed to determine how water
should be dlocated and protected over the long-term. Geothermal-related water issues generdly
include:
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o] Surface and groundwater management strategies that should be implemented to
protect water supply and qudlity.

o] The adequacy of exiging geothermd industry reinjection sources such as
condensate, sump fluids and other production by-products.

o] The use of additiona water by the geothermal industry for reinjection based on
future steamfield production rates, and the source(s) of thiswaeter.

0 The maintenance of dl beneficia uses of water.
B. Wastewater Disposal:

Domestic wastewater disposa is by on-site methods throughout the Cobb Mountain
Area, except for two small package treatment facilities which serve loca retreats. The density of on-dte
systems varies greatly, as do soil conditions for determining the suitability of these digposal methods.

Although there are currently no known magor impacts on area water quaity due to
reliance on-Site wastewater disposa practices, there is concern for the long-term maintenance of loca
water qudity in the planning area.  Developed areas with high concentrations of septic systems and
aress subdivided with lots of less than an acre are locations of primary concern. It is generdly
acknowledged that parcels of one acre or more are often needed to avoid cresting potentia long-term
water quality problems:

Water quaity monitoring of local surface waters, including creeks and springs, over time
could provide information on water qudity trends for the area.  while surface waters in the Cobb
Mountain Area are not expected to meet drinking water sandards, extremely high bacteria levels could
indicate the need to conduct expanded monitoring to determine the possible existence of septic effluent
as a contamination source. Water quality monitoring of private on-ste water wells for coliform and/or
nitrates can aso provide an indication of locad groundwater qudity. The drinking water standards for
coliform is less than 212 MPN/100 ml (most probable number/per 100 milliliters) and is 45 mgll
(milligrams per liter) for nitrates.

Besdeswater qudity monitoring, tools available to mitigate the potential for future water
quaity problems related to concentrated use of septic systems include regulatory and indtitutiona
programs which apply a cost-effective program of preven-tative maintenance for loca water quality.
Exigting regulatory programs for controlling septic dendity include the County's on-site septic disposal
ordinance and the density standards found in the zoning ordinance.
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Ingtitutional programs could include formation of specid didricts to assure adequate
maintenance of on-gte digposa systems. The god of such digtricts would be to reduce potentid long-
term and cumulative water quality problems that may result from concentrated use of septic systems:®
Such on-dte wastewater management zones could act as a very cod-effective water qudity
management tool if they can effectively defer the need for expensve sewer collection and trestment
systems.

The area plan can dso set policies and criteria for the maintenance of water quaity standards.
Idedlly, programs should be developed and in place early on so that potentiad public health problems are
avoided.

C. Drainage and Erosion:

Developments in high precipitation zones such as the Cobb Mountain Area often face
added drainage and erosion problems. Seasondly high water tables can lead to poor septic suitability in
riparian aress, wet meadows, and other wet areas. Because of high rainfdl intendty, locd drainage
systems must be designed to handle greater volumes of water. Also, non-point pollution, such as that
from roadway oils and greases, leached nutrients from poorly maintained septic systems, fertilizers, and
other soil condituents, may be consdered while planning for drainage systems in this wet mountain
environmen.

Eroson from unpaved roads, unprotected or poorly vegetated road cuts, and steep hill
or mountain dopes is an added development concern in the Cobb Mountain Area. Severe or long-term
eroson problems may lead to redtrictions or clogging of designed drainage systems and increased
sedimentation of drainage basin waterways and |akes.

Currently, drainage improvements in the area are generdly limited to road grading,
minor culverts, and bridges. Mogt subdivison development in the area has occurred on well-drained
ridges and hillsdes which present few on-site drainage problems if designed properly. However, as
development increases, ssormwater discharges to downstream areas could present problems if drainage
facilities are undersized or not properly maintained.

D. Fire Protection:

Both the South Lake County and Kelseyville Fire Protection Didtricts provide primary
gructurd fire protection for the Cobb Mountain Area. Didtrict response times and station locations are
discussed in Section 4.1. The Cdifornia Department of Forestry also responds to structurd fires during
the declared fire season as a precaution againgt wildfires. Fire district boundaries are shown in Figure 8
located at the end of this document.
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Structurd fire protection efforts often face two common problems in the Cobb
Mountain Area: 1) lack of adequate on-site water supply and fire hydrants, and 2) inadequate roads
and signage for emergency access to certain areas. Areas of particular concern regarding adequate
water supply for structurd fire protection include (but are not limited to) the Diamond Dust Trall,
Starview, Mt. Hannah Springs, Pine Grove and Whispering Pines areas. The Cobb and Loch Lomond
Mutud Water Companies provide the greatest leve of fire flow service in the planning area. All weter
systems in the area exhibit some degree of water supply deficiency when compared with fire flow
gtandards found in the county subdivison ordinance. Asaresult, dl structura fire responsesin the area
include at least one water tanker with a minimum of 2000 gdlons. In addition, loca road conditions,
such as the Diamond Dugt Trall area and portions of the Starview and Whispering Pines areas, can
increase emergency response time for structura fires.

Over the long term, improvements to Cobb Mountain Area water systems and certain
local access roads can aso benefit fire protection. In addition, programs for vegetation clearance and
modification around dwdling unitswill gregtly ad in fire sefety.

The service capacity of locd fire digricts is expected to increase in proportion to
growth of the planning area. With population growth, the need for manned station personne and
improved response time will increase. Current 1SO insurance ratings of Class VI in developed areas
with fire hydrants could also be reduced by improved water, access, and response times.

E. Law Enforcement:

The Lake County Sheriff's Depatment provides law enforcement for the
unincorporated Cobb area. The nearest Sheriff subdtation is located in Middletown. Response time
from the Middletown subgtation ranges from 10 to 15 minutes, and less if a patrol deputy is in the
vicinity of the cal. The Cdifornia Highway Patrol provides policing of traffic to unincorporated areas of
Lake County. Mutua aid occurs between dl loca law enforcement agencies and the CHP within the

county.

As a rule of thumb, the ratio of Sheriff patrol deputies to population would be
gpproximately one sworn officer for each 1000 residentsin arurd county. However, it is noted that the
ratio of population to patrol deputies increases sgnificantly during peak summer holiday periods.

The exigting ratio of patrol deputies is approximately 0.8 patrol positions per 1000

resdents. This ratio of patrol deputies could decrease dightly in the near future as new positions are
alocated to expanded jall fecilities.
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Chief law enforcement concerns in the Cobb Mountain Area include regularity of
patrols, control of target shooting near developed aress, and formation of neighborhood watch
programs. Sheriff patrol levels are proportioned throughout the county based on population densties.
Recent data shows that while the Cobb Mountain Area contains nearly 8 percent of the county's
unincorporated population, dightly more than 5 percent of Sheriff's cdls for service occurred in the area.

The Lake County Code does have provisons for the establishment of no-shooting
zones, including required perimeter setbacks from any area subject to shooting redtrictions, in the vicinity
of developed areas. Loca citizen support for such zones is typicaly a prerequiste.  Neighborhood
watch programs are aso supported by the Sheriff's Department.

F. Parks and Recr eation:

Overdl gods and standards for managing and planning the County's park system are
found in the generd plan. Hidoricdly, the Cobb Mountain Area has been the center of a variety of
recregtion activities, including outdoor pursuits such as hot sorings resorts, hunting and fishing.
However, no county-owned park or recreation facilities have been developed in the area.

Cobb's outdoor and resort economy declined after the 1950's as improved roads and
automobiles coupled with new recregtion interests led to increased tourism esawhere in the date.
Many of the area resorts have suffered significant declines or are no longer operated as resorts. Two
golf courses, at Adams Springs and Cobb, provide significant recreation for the area.

Public recreation opportunities are presently limited to the County's recent financing of
refurbished sports fields located at Cobb Elementary School and limited camping and outdoor uses at
Boggs Mountain Demondtration State Forest. Overdl, there is a need to rgjuvenate both the areas
private resorts and develop more public park and recrestion opportunities in the Cobb Mountain Area.
Thereisaso need for a gite for youth-oriented recreetion facilities in the area.

The generd plan sets guiddlines for developing neighborhood and community parks to
correspond to community growth. The National Recreation and Park Association (NRPA) acreage
dandards for determining park and recreation facilities in specific areas are used for planning
community-oriented parks aswell asregiona fadlities® Asagenerd rule, these standards provide that

2.5 acres of park ste be developed for every 1000 people in the service area. According to these
gandards, the Cobb Mountain Area is in need of at least one neighborhood or wayside park and
eventudly a5 to 20-acre community park to serve area growth.
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Two potentid park sites identified in the Cobb Mountain Area include Anderson's
Meadow and Forest Lake. Both sites are located at opposite ends of Cobb Valey dong Kelsey
Creek, and are dominated by wet meadow and waterway features. Because of the sendtive nature of
these water-oriented stes, plans for their recregtiond development should focus on use as passve
fadilities such as picnic sites, trails, and wakways, aswell asimprovements for outdoor activities such as
fishing and wildlife observation. Costly recrestional improvements should be avoided at these Stes.
The Anderson's Meadow Site could be considered for either community or regiond park status. The
Forest Lake ste would be classified as a potentid community park site. Financing of land costs could
be from avariety of sources, including state parkland grants.

The generd plan aso supports development of integrated bicycle/pededtrian trail
systems that provide access to recregtion facilities. As mentioned in Section 5.2, such trail system
facilities would complement both circulation and recreation needs in Cobb Valey by linking Whispering
Pines downstream to the Anderson's Meadow area and Cobb Valey to the Hobergs area via Cobb
Elementary Schooal.

G. Schools;

The Cobb Mountain Area is served by both the Kelseyville and Middletown Unified
School Didricts. The Kdseyville didtrict serves an area including Adams Springs and Loch Lomond
and north of gpproximately Sulphur Creek and Harrington Flat Roads. Cobb area students in the
Kesagyville USD atend facilities located in Kelseyville. The Middletown digtrict serves the remaining
portions of the areaincluding Hobergs, Cobb Valey and Whispering Pines. Grades K-6 attend Cobb
Elementary School, while junior and senior grades attend schools located in Middletown.  School
digtrict boundaries are shown in Figure 8 located at the end of this document.

The growth in school enrollment in the Kelseyville USD has gpproximated county-wide
growth during the 1980's (nearly 5 percent annualy), while growth rates in the Middietown USD have
ranged congderably higher (5 - 12 percent annudly). The Keseyville digrict has been facing over-
capacity problems for a number of years. About 25 percent of the KUSD's classrooms were
temporary structures during the 1985-86 school yesr.

In the Middletown USD, geothermd impact revenues (AB 1905 funds) have played an
important role in mitigating potentially serious classroom over-capecity. About 15 percent of didtrict
classrooms were temporary structures during 1985-86. The addition of Cobb Mountain Elementary
School was a key component to accommodating new K-6 enroliment in the Middletown CSD. Cobb
Mountain Elementary currently enrolls some 30 percent of the digtrict's K-6 students, while about 60
percent of the digtrict's 7-12th grade students reside in the Cobb Mountain planning area. As growth
continues in the Cobb areg, it is likdy that new dementary school facilities will be needed as Cobb
Mountain Elementary reaches capacity. State Sandards for new elementary schools require at least 10-
acre sites.
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H. Library:

Lake County provides and maintains four locd libraries. The Middletown branch,
which is the nearest public library, is open on a part-time bass. The Redbud, Lakeport and Upper
Lake branches are other county libraries which serve residents on a county-wide basis. Bookmobile
sarvices are provided weekly in the Cobb Mountain Area.  Overdl, the county's library system is in
need of additional floor space.

l. Street Lighting:

There are no formal sreet lighting didtricts found in the Cobb Mountain Area. Because
of the rurd amosphere of the planning area, organized streetlight programs are not considered a vitd
public service to this area.  Lighting to improve traffic safety at key intersections is provided at certain
locations.

J. Hospital:

The Redbud Hospitd Didtrict provides services to an extendve area in southeastern
Lake County, including a large portion of the Cobb Mountain Planning Area. The Didtrict's hospitd is
located in the City of Clearlake. Lakesde Community Hospitd (Lakeport), a private non-profit hedth
care organization, provides services to the western portions of the county, including the western portions
of the Cobb Mountain Area. Hospitd district boundaries are shown in Figure 9 located at the end of
this document.

Redbud Hospita is a 40-bed facility and provides the following services. acute care,
emergency treatment, intensive care, physica therapy, respiratory therapy, X-ray, nuclear medicine,
pharmacy, and laboratory. Additiona services which may be added in the future include:  outpatient
cinic, cardiac rehabilitation unit and diabetic screening.  Lakesde Community Hospita is a 63-bed
facility which aso provides al the services listed above.

K. Cemetery:

Portions of the planning area are served by four different cemetery didtricts, including
the Glenbrook, Kelseyville, Lower Lake and Middletown digtricts, as shown in Figure 8 located at the
end of this document. The Glenbrook Cemetery Didtrict is located entirely within the planning area and
sarves the Cobb Valley region. The Kelseyville didtrict serves the area north and northeast of Cobb
Vadley. Both the Lower Lake and Middletown digtricts serve small portions on the planning areds
eagtern perimeter that respectively include the Seigler Springs and Big Canyon Creek aress.

The primary source of revenue for cemetery didricts is from shared property taxes
which can be supplemented by service fees. The Glenbrook digtrict has ample facilitiesto serve its area
for a leest severd decades. Although the Kelseyville digrict has ample land, it has had funding
shortages in the recent past. It is anticipated that al cemetery districts will be able to provide adequate
services over the long term by adjusting fee schedules to cover the cost of services.
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54 Housing

State planning law requires counties and cities to update their housing e ements every five years.
A revised housing ement was adopted by Lake County in 1987 which st overdl housing gods,
policies and programs for the next five-year period.

Based on the U.S. Census, it is estimated that approximately 1,650 people were full-time
resdents in the Cobb Mountain Planning Area in 1980. The area has had a higoricdly high rate of
second home devel opment, typicaly used on a seasona basis for recreation purposes. An estimated 35
percent of Cobb Mountain area dwellings were used as second homes during 1986. Second home use
varied consderably within the planning area, ranging from approximately 10 percent in the Adams
Springs-Hobergs area to nearly 60 percent in the Loch Lomond area.’

In 1980, there was an average of 2.7 resdents per permanent household in the Cobb Mountain
Area. Taking into account the areds large number of second homes, however, there were only 1.7
persons per dwelling unit.

Rapid growth in the area during the 1980's has led to the converson of many second homes to
primary resdences. In recent years an overwhelming rate of existing resdential housing saes have been
for converdon to primary resdentid use’® This trend is expected to continue as geotherma
development expands in the area and new residents seek amenities connected to the area's mountain
environmen.

Land use and housing information shows that gpproximately 4,100 potentid residentid parcels
exiged in the Cobb Mountan Area in 1986, with gpproximately 1,675 dwdling units, including
seasondly used cabins and resort dwdlings. 77.3 percent of these units were sandard single family
units, 11.3 percent were mobile homes, and another 11.3 percent were cabins and other resort
dwdlings. The area has avery limited inventory of apartments and duplexes.

A number of ste development and infrastructure constraints limit the likelihood of full buildout of
al existing Cobb Mountain Areaparces. Generdly, these condraints include steep dopes, substandard
lot sizes, inadequate water systems, poor road access, and lack of fire protection. Assuming that 18
percent of the areas existing parcels will not be developed due to these condtraints, then nearly 2,000
vacant parcels would be eventualy available for resdentid construction based on 1986 information.
These vacant parcels could represent more than a 100 percent increase in Sngle-family housing if fully
developed.

Housing prices vary sgnificantly between different areas within the county. In 1980, the
average cogt of housing in the Cobb Mountain Area ranged from approximately $45,000 to nearly
$80,000. Medium household income in the area ranged from 150 percent over the Lake County
average in 1980. Senior citizens accounted for 21 percent of the Cobb Mountain ared's population in
1980, and 7.7 percent of the areds seniors had income levels at or below the federd poverty leve in
1980.
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A aurvey of housing conditions was conducted by the Planning Department during 1986. The
survey found that some 3.5 percent of the areds housng was in need of rehabilitation. The most
dilapidated housing was found in the Loch Lomond and Whispering Pines aress.

55 Economic Development

Economic development efforts require an understanding of local advantages and disadvantages,
as well as strong community support for sdected programs. In the Cobb Mountain Area, economic
development themes should recognize that historic development patterns must be merged with
geothermd and residentid growth, and a the same time aim at enhancing and presarving the outstanding
environmental amenities found in the area

Long-term economic development advantages include: 1) the attraction of the areals mountain
and forest environment; 2) geotherma energy development; 3) the potentid for restoration of local
resort and recregtiona uses, 4) the utilization of low temperature geothermal heat for district hesting,
greenhouses and other direct uses; and 5) improved and expanded retail commercia centers and
opportunities to serve the Cobb Vdley and Loch Lomond communities.

Long-term disadvantages and congraints to economic development in the area include: 1)
ubstandard water systems and/or substandard local roads in certain older subdivisons, 2) cumulative
impacts on the aregs viewsheds from geothermd or timber harvest practices, 3) the distance from
maor employment centers, 4) the lack of suitable dtes for heavy commercid and indudtrid
development; and 5) the potential need for sewers if cumulative impacts from septic systems lead to
water qudity problems. The common features of these disadvantages include their genera occurrence
in rura mountain economies and ther diverson of much-needed capitd resources from new economic
development.

Economic Development Advantages:

An Attractive Mountain Environment:

The mountain and forested environment of the Cobb Mountain Area provides for many
atractive resdentid settings. Many area residents are willing to commute substantia distances in order
to enjoy these mountain amenities. It will be important to maintain the natural atractions of the area as
new growth continues. Certain resdentiad communities and neighborhoods in the area can be expected
to continue providing strong red estate sdles, which help spur discussion of how loca amenities can best
be provided and maintained.
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Additiona Geotherma Enerqgy Development:

A range of 630 to 850 megawaitts of geothermal power generation is anticipated in the Lake
County Geysers during the next 20 year period.’ This equals approximately 4 to 6 new power plants,
or 250 to 470 additional megawatts of power more than was provided in January, 1988. New power
plants, wel fidds, and maintenance operations will bring both new employment and revenues to the
south Lake County region. New residentiad and commercid development is expected to respond to
increased geotherma energy production.

Regtoration of Resorts and Recreation Deve opment:

As discussed in Section 3.9, the Cobb Mountain Area has arich history of resort development.
With increasing demand for recreational opportunities from urban area populations, it is expected that
over the long term, demand for resorts such as those found in the Cobb Mountain Area will again
increese. A key component to revitdization of this resort industry will be the provision of other public
recrestion opportunities which are compatible with and support resort use in the area. The potentia for
developing water-related recreation opportunities is consdered high in the area, as discussed in Section
5.3F.

Devdop Direct Uses of Geotherma Enerqy:

A number of direct wses for the areds geotherma energy resources have been suggested.

These include providing didtrict heating for resdentid and commercid uses, commercia  greenhousing,
and new or expanded warm spring resorts and spas.  All of these uses have the potentia to increase
economic development of the area while limiting environmenta impacts. For example, a digtrict heating
system could play a mgor role in reducing the need for firewood for space heating, thus improving loca
ar qudity. Agriculturd greenhousng has a potentia to create high vaue-added food and nursery
products. Utilization of geothermaly produced warm water could be an important component to
revitalizing the areds resort industry. While the economics of direct-use gpplications are not currently as
favorable as conventiona energy production, such economies are expected to increasingly favor direct-
use of geothermd energy during the next 20 years.

Increased Diversity of Retail Busnesses:

Asthe areds resdentia population grows, increased retail business development is expected to
follow demand for readily accessible commercia ponds. Retall commercid development is dso likely
to be spurred by any sgnificant revitdization of the resort industry. Inherent in the resort focus of
economic development is a sengtivity towards developing commercid uses in an attactive manner for
economic development. Tools such as commercid design guidelines should be promoted to enhance
the overdl development character of the planning area.
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56 COMMUNITY DEVELOPMENT POLICIES

The following objectives and policies may be applicable county-wide and will guide land use,
circulation, public services, housing, economic development, and planning programs in the Cobb
Mountain area. These objectives and policies shdl be utilized in concert with applicable policies found
in Sections 3.10 and 4.7 of this plan, aswdl asthose of the generd plan.

Land Use

Objective

5.1: To promote orderly growth and development in the Cobb Mountain Area.
Policies

5.la Exiging development patterns should be recognized to logicdly provide for future development
inthe area.

5.1b:  Theinfilling of existing subdivisons should be a high priority for new resdentid development.
New resdentid subdivisons should be located contiguous to exigting development patterns if
public services are available, and if adequate public facilities can accommodate that growth.

5.1c. Commercid development adjacent to the Loch Lomond verna pool shal be proposed as a
planned development with sufficient mitigations to adequately protect the vernd pool. Low
intengity uses such as mini-storage units may be considered at this location.

5.1d: Retal commercid development should be focused in locations that foster and support the
crestion of community centers.

5.1e Heavy commercid, light industria, and geothermd service uses should be located at suitable
gtes which do not present the potentia for creating incompatible uses, such as next to existing
or planned resdential and retail commercia uses.

Objective

5.2: To promote a baanced land use peattern and assure that ample land be designated to
accommodate projected uses and growth rates for the next 20 years.

Policies

5.2a Locd and retail commercid uses should be located central to residential areas and accessed by
efficient circulation systems.
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5.2b: Sufficient retail commercid land shdl be designated and zoned to serve the needs of locd
residents.

5.2c.  Population projections for the Cobb Mountain Area should be reviewed and assessed every
fiveto ten years.

5.2d:  Building permit data should be maintained specific to the Cobb Mountain Area, aswell as other
planning aress.

Objective

53.  To provide amixed land use pattern within the Cobb Vdley, Hobergs, Adam Springs and Loch
Lomond communities that promotes orderly and efficient development.

Policies

5.3a Land use planning decisions should encourage the efficient and cost-effective development of
public servicesin the planning area.

5.3b: Thedensity of new resdentid subdivisons shdl take into account the impacts of full buildout on
water supply, fire protection and maintaining adequate areawide water quality.

5.3c: Locd commercid land uses shal be encouraged to conveniently serve residential areas.
Objective

54:  To encourage land use patterns within the Cobb Mountain Area that promote the maintenance
and preservation of the areals natural resources.

Policies

54a Land designated for resource conservation purposes shal be provided specid protections
through such tools as zoning, public purchase, conservation or open space easements, or other
goplicable legd instruments.

5.4b: Proposds to amend the Cobb Mountain Area land use map that increase the total acreage of
rurd residential-designated land shdl be evauated by the following means.

1 That adequate water with suitable quality will be provided for each proposed parcel.

2. That soils are suitable for on-site disposal of septic wastes.
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3. That suitable water storage for fire protection is readily available and fire hazard
potentid will be minimized.

4, That the proposd will not adversely affect agricultura or timber operations.

5. That the proposa will not impact any important or unique natura resource identified in
this plan.

6. That the proposal is outside of the area proposed as a primary geothermal resource
area.

7. That the supply of exiging vacant rurd resdentid lots is insufficient to accommodate
projected growth in rura areas in the Cobb Mountain Areg; or, the proposa provides a
logicd buffer between suburban densities and agriculturd, timber or more remote land
USesS.

Objective

55:  Topromote geotherma development which minimizes environmental and land use conflicts and
maximizes loca benefits to the economy.

Policies

5.5a High-temperature resource operations shal be encouraged in promising geotherma resource
areas and discouraged in populated, natural and critica resource conservation areas as defined
in gpplicable plans and ordinances.

5.5b: Resdentid, commercia, or resort encroachment shal be discouraged in the primary geothermal
resource area by use of resource-related zoning digtricts such as rural lands, timber preserve or
open space dong with a B-Frozen combining digtrict.

5.5¢c.  Purchasers of property within or adjacent to high-temperature steam fields should be advised of
likely geotherma operationsin the area by regularly updated maps available at the Lake County
Panning Department as well as by consumer disclosure requirements of the agent or sdller of

real property.

5.5d: Geothermd development located within the boundaries of the primary geotherma resource area
ghdl be subject to the same levd of environmenta review, mitigation, and compliance
monitoring as esewhere in the planning area.

Circulation

Objective

56: To assure adequate public access for motor vehicles, bicycles and pedestrians for the orderly
growth and development of the Cobb Mountain Area.
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Policies

5.6a Street and highway improvements and priorities shal be congstent with the Cobb Mountain

Area Circulation Map as illugtrated by Figure 16, located a the end of this document. The
focus of county road projects should be on maintenance and safety improvements.

5.6b: The focus of date highway projects should be on mantenance, rehabilitation, and safety
improvements within the planning area.

5.6c. Formation of road maintenance didtricts through county service aress, or equivaent specid
service entities, should be supported for the paving of private locd roads in such aress as
Bonanza Springs, Diamond Dust Trail, Pine Grove and Whispering Pines when adequate loca
support has been demonstrated.  Such road improvements shdl conform to county standards
before being accepted into the county road maintenance system.

5.6d: Appropriate building setbacks shdl be specified for State Route 175, Big Canyon Road, Bottle
Rock Road, Gifford Springs Road, Golf Course Road, Harrington Flat Road, Sulphur Creek
Road, Red Hills Road, Seigler Canyon Road and Loch Lomond Road.

Objective

5.7.  To promote improved bicycle and pedestrian facilities in the Cobb Mountain Area. To provide
adequate park and ride facilities and public transportation to serve rura residents of the area.

Policies

5.7a Devdopment of an interlinked pedestrian pathway system shdl be a priority between

5.7b:

5.7c:

Whispering Pines and the Pine Grove area in Cobb Valley and from Cobb Vdley to Hobergs
as generdly shown in Figure 16.

Bicycde and/or multipurpose trail facilities as found feasible, shal be encouraged from
Whigpering Pines to Glenbrook in the Cobb Vdley area and from Cobb Valley to the Hobergs
area.

Park and ride facilities should be encouraged at safe and compatible locations. The geotherma
industry should develop and use park and ride facilities built to acceptable standards.
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Objective

58 To require complete mitigation for inter-county regiond transportation fadilities, including high
voltage dectrica transmission lines and energy or water pipelines, which do not serve the loca
population and which provide little or no long-term benefit to the loca affected area.

Policies

5.8a Intercounty regiond transmission or trangportetion facilities shal not adversdy impact any area
identified as an unique critical resource area as identified by Policy 3.7a

5.8b: Intercounty regiona transmission facilities shal not adversely impact any area identified as an
approved park and recreation facility.

5.8c: Intercounty regiond transmisson and pipeline facilities which are determined by the County to
provide little or no long-term benefit to the loca affected area shdl be required to provide off-
Setting mitigation that may indude:

1. Off-gte mitigation funds for loca projects that help offset the loss of diminished scenic
and/or recregtiond amenitiesin the areg;

2. Subventions to compensate for logt property tax revenue due to loss of property vaue
during the life of the project;

3. Payments for ongoing monitoring programs during the life of the project, and,;

4. Transportation-related mitigations to loca communities and areas which are negatively
affected by the project.

Public Services

Objective

59: To correlate new growth with adequate public service levels based on gpplicable hedth and
safety standards for domestic water, wastewater disposal and management, drainage, and
police and fire protection, aswell as other public services.

Domestic Water:

Policies

5.9a Priority shdl be given to upgrading substandard domestic water systems b ensure adequate
emergency fire flows and backup power sources.
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5.9b:

5.9¢c:

5.9d:

5.9¢e:

5.9f:

State and federd funding sources shdl be actively pursued to help upgrade publicly managed
community water sysems in the area. County service areas or other asmilar public financing
mechanisms shdl be encouraged when engineering studies define upgrading of loca water
sysems.

The County shall take appropriate measures to protect area water rights in order to assure that
long-term growth projections and water needs can be adequately met.

New residential subdivisons shdl provide adequate water for domestic and fire flow purposes
and be encouraged to utilize existing nearby water systems.

Both public and private water purveyors with substandard facilities shal be encouraged to
prepare water system master plans which are coordinated with the Cobb Mountain Area Land
Use Map. Such magter plans shall dso be encouraged to develop financing plans for upgrading
substandard water systems.

Geothermd activities shdl not adversdly affect any water supplies for residentid, commercid,
agriculturd or other beneficid uses downstream.

On-Site Wastewater M anagement:

Objective

5.10:

To develop standards and programs that can assure that water quaity standards are maintained
over thelong term in a cogt-effective manner.

Policies

5.10a

5.10b:

5.10c:

Water pollution investigations should be conducted in areas suspected of containing a Sgnificant
number of falling on-gte wastewater disposa systems which present a potentid threet to locd
water quality.

Periodic testing of water quaity for waterways and selected private water wells located in the
vicinity of subdivisions should be conducted where on-Site septic system dengties are greater
than one dwdling unit per acre. Suggested water quaity test parameters should include feca
coliform and nitrates. The purpose and intent of such water quaity testing will be to provide a
low cogt early detection water pollution program, dlowing ample time to consider dternativesto
congructing more costly sewage trestment systems.

The formation of on-Ste wastewater management zones pursuant to Cdifornia Hedth and

Safety Code Section 6950 may be considered when a potentia or existing water qudity health
hazard is documented in areas where on-Site septic densities exceed one per acre.
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5.10d:

5.10e:

5.10f:

Medium and high densty resdentid uses should be gpproved only when adequate on-dte
wastewater disposa can be demondrated, including for cumulative impacts. Proposals for
medium and high density uses shdl be encouraged to provide centralized wastewater trestment
facilities such as community leach fidds, recirculating sand filters, septic tank effluent (STEP)
gysdems, sndl dianeter gravity (SDG) sewers, variable grade sewer and vacuum sewer
systems.

Parce splits of less than one acre which propose on-dte wastewater disposa methods shal
demondtrate to the satifaction of the Hedlth Department that cumulative and long-term water
quality will be maintained in the area.

The County should encourage the review of aternatives to standard on-site sewage disposal
methods which demondrate to the satisfection of the Heath Department that cumulative and
long-term water quaity will be maintained in the area.

Drainage and Erosion:

Policies

5.11a

5.11b:

Control of non-point pollution sources such as roadway oils and greases should be implemented
as opportunities arise.

Eroding and poorly maintained private roads which serve ten or more parcels should be
encouraged to form private road maintenance agreements that assure improved road quality and
reduced erosion.

Public Safety:

Policies

5.12a

5.12b:

5.12c:

5.12d:

Locd fire protection digtricts should work with area water purveyors to increase fire safety and
water supply for existing development.

Reasonable standards to ddineate "defensible space” for resdentiad and commerciad structures
should be supported in areas defined as State Responshility Areas by the Cdifornia
Department of Forestry and Fire Protection.

Lake County should maintain sheriff patrol levels that correspond to population growth in the
Cobb Mountain Area.

Locd shooting restriction zones should be consdered when supported by the local community.
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Schools:

Policy

5.13a: Support or the Middletown Unified School Didrict in obtaining reasonable sites for future
school facilities shal be provided as needed.

Parks and Recr eation:

Objective

5.14: To provide adequate and diverse park and recreation opportunities that are compatible with
private resort and commercid development in the area.

Policies

5.14a: Park and recreation facilities should be developed to serve local needs, as well as help atract
tourism and resort uses of the Cobb Mountain Area.

5.14b: Effortsto maintain and expand the playfield and shared recreetion facilities a¢ Cobb Mountain
Elementary School for community use during non-school hours will be supported.

5.14c: Pak fecilities shdl be created that complement the protection of riparian and other important
wildlife habitat while providing for the ared's recregtion needs.

5.14d: The County shdl pursue long-term development of its public parks sysem in the Cobb
Mountain Area.  The following are recommended long-term park and recreation facilities,
assuming funding is available

1.

A passve use community park ste which focuses on day uses such as fishing, wildlife
observation and other Smilar recreationa uses,

Passive-use regiond/community park sites in meadow areas with aguatic resources that
provide wildlife habitat, riparian areas, and recreationd benefits,

The development of a bicyde/pedestrian tral system in the vicinity of Cobb Valey
between Whispering Pines and the Anderson Meadow area and from Cobb to
Hobergs;

Bicyde fadilities or multipurpose trailsin Cobb Vdley; and

The development of highway waysides and vehicle oriented picnic dtes dong portions
of State Route 175 and/or Bottle Rock Road.
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5.14e: Egtablishment of aland acquisition reserve fund to purchase areas with high park and recreation
potentid in areas now lacking in park facilities should be consdered. The County should seek
and accept parkland improvements or donations as they become available for areas requiring
park facilities.

5.14f: Avaladle date and federd park land, park facility and open space assstance grants should be
sought.  The County's land acquisition reserve should be utilized for providing local matching
funds when required by assistance grants.

5.14g: Public fishing access in sdected locations should be encouraged aong Kelsey Creek upon
acquistion of park dtes. After park stes identified in this plan have been acquired for public
use, additiona efforts to seek comprehengve landowner agreements to adlow public fishing
access to portions of Kelsey Creek should be considered. This policy should be viewed as an
effort to help promote tourism and assist the locdl resort industry.

5.14h: Support of private efforts to develop a site for youth-oriented recreetion in the Cobb Valey
Area should be provided.

5.14i: Efforts of the Department of Forestry and Fire Protection to improve recregtional features,
induding camping fadlities, in Boggs Mountain State Demondration Forest should be
supported.

Other Public Services:

Policies

5.15a: Continued bookmobile services should be encouraged and supported for the Cobb area.

5.15b: Lighting from new commercid deveopment shdl avoid creating adverse light or glare in
resdentid areas and to road and highway users.

Housing
Objective

5.16: To edablish a housng program that follows gpplicable policies and programs set in the most
recently updated Housing Element.

Policies

5.16a: Housing rehabilitation programs should be considered for areas such as Whispering Pines and
portions of Loch Lomond.
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5.16h:

Proposds for medium and high densty devedopment shdl be encouraged if adequate
wastewater disposa has been documented in locations close to services and compatible with
neighborhood character.

Economic Development

Objective

5.17:

To provide an increasingly diverse economic base while protecting the aredls resources.

Policies

S5.17a

5.17b:

5.17c:

5.17d:

5.17e:

5.17f:

5.17g;

The planning areas principa commercia development should be focused in the centra portion
of Cobb Valey, as shown on the land use map. The Cobb Valey commercid digtrict should
encourage basic retall, professona and financia services as well as restaurants and motds
which enhance the locd resort industry. Other smaler commercid centers should focus on
providing locd retall commercia services to outlying neighborhoods and communities.

A design review combining digtrict should be adopted in Cobb Valey's centra commercid
area. This design review digtrict should be accompanied by a community desgn manud which
promotes attractive architectura themes and devel opment standards.

Unified promotiona efforts should be encouraged and supported for the Cobb area resort
industry.

Preparation of a comprehensive economic development strategy for the Cobb Mountain resort
area should be encouraged.

Direct use of low temperature geothermal resources should be encouraged when economically
feesble. County participation in feasbility sudies, project development and implementation, as
appropriate, should be considered for projects which have a clearly demonstrated benefit.

While tourists would not have access to active seamfidds and power plants in the Geysers,
improvements should be congtructed to provide views of geotherma activity. Ingtdlation of
directiond and interpretive sgns, vida points and a geothermd vigtors center should be
considered to attract tourism and added economic development benefits.

Maintenance of viewshed and visud qudity shdl be conddered an important festure in
promoting economic development of the Cobb Mountain Area.
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Part Threee AREA PLAN

6.0 LAND USE AND ZONING PLAN

The text and policies given above provide the bass for determining land use designations and
zoning didricts in the Cobb Mountain Area Plan. State law requires that the land use map must be
consgtent with the text and policies of both the Cobb Mountain Area Plan and the Lake County
Generd Plan. The area plan's zoning digtricts must be consstent with the designations found on the land
use plan map.

This section provides a detailled description of the land use and zoning plan for the Cobb
Mountain Planning Area. This discussion aso includes a separate focus on the planning aredls exigting
communities found in the vicinity of Cobb Vdley and Loch Lomond, and on remaining rurd aress,
including lands congdered for primary geothermal resource uses.

Generd plan land use designations are shown for the entire planning area in Figure 10, dong
with special maps for the Cobb Valey and Loch Lomond areas in Figures 11 and 12, respectively.
Corresponding zoning didtricts are shown in Figures 13, 14, and 15. The entire planning area conssts
of approximately 47,055 acres (73.5 square miles).

Based on the land use and zoning maps, full buildout of the Cobb Mountain Area could
accommodate more than 8,000 people. This buildout capacity would easily accommodate the planning
areds projected 4.3 percent average annud growth rate to the year 2006, which forecasts dightly more
than 6,000 persons.

Note: Figures10 through 20 arefound at the end of this document.

6.1 Community Area Land Use and Zoning

Approximately three-quarters of Cobb Mountain Area lots are located within exising
resdentia-recreational areas of Cobb Vdley, Hobergs, Adam Springs, Loch Lomond, and the
Saminas area.  Together, these community arees, referred to as the Cobb Valey (Figures 11 & 14)
and Loch Lomond (Figures 12 & 15) areas, account for approximately 3,218 acres of developed,
vacant and open lands. Combined, they provide the Cobb Mountain Area with a central focus which
should be recognized in the land use and zoning plans for the area. These communities are centrd to the
areds higoric resort and second home development pattern, which is giving way to a commuter-
oriented and primary residentia character.

Key condderations in designating land uses in the Cobb Valey-Loch Lomond aress are the
following:
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1 To adequately alocate various land uses needed to foster the community's long-term
development.

2. To provide a pattern of land use that encourages the orderly and efficient provision of
public services while protecting the public hedth and safety, particularly for long-term
water quaity maintenance.

3. To provide ample land for anticipated growth to the year 2006.
Accommodation of Future Growth:

Based on 1986 data, 48.5 percent of the exigting lots in the Cobb Valey-Loch Lomond area
were built out. Development on gpproximately 18 percent of this areas vacant parces, however, is
severely condrained due to inadequate water and road systems, fire hazards, substandard lot sizes, or
steep topography. If these substandard parcels are deducted from the inventory of developable lots,
then the 1986 residentia buildout rate in the Cobb Valey-Loch Lomond area was about 59 percent.
Based on this assessment, some 1000 devel opable residentia |ots were available in the areain 1986.

Based on Figures 11 and 12, buildout of the Cobb Vdley-Loch Lomond area could provide
gpproximately 2,500 dwelling units (1100 + 1393 lots x 2.4 = <6,000 persons). If these units were
occupied by primary resdents at full buildout, then nearly 6,000 people, or about two and a haf times
the current number of people resding in the same area, could be accommodated there.

Description of Land Use Patterns:

Figures 11 and 14 show land use and zoning for the 2150.4-acre Cobb Valey area, while
Figures 12 and 15 show land use and zoning for the 1068.1-acre vicinity of Loch Lomond. Tables 9
and 10 show acreages for each land use designation and zoning digtrict found in the Cobb Mountain
Area.

Residential Uses:

Resdentidly designated lands amount to 1,178 acres in the Cobb Valey and Loch Lomond
aess. Mod resdentid land uses involve singlefamily units in exiging subdivisons, with many lots
ranging up to 1/2 acre in sze. Single-family resdentia ("R1") zoning accounts for 426.5 acres, while
suburban reserve ("SR") zoning accounts for 687 acres in the area. A dgnificant portion of lands
designated and zoned for suburban reserve uses contain parcels of less than one acre. The suburban
reserve category has been used to dlow limited rasing of farm animas, and dso to set larger lot Szes
which help in promoting long-term weater quality maintenance. As mentioned, the buildout rate of
existing developable resdentid lots was estimated to be 59 percent in 1986.
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TABLE9

L and Use Designation Acreages

Cobb Mountain Area Plan

L and Use Designation

Suburban Residentid (SR)
Suburban Reserve (SRe)
Rurd Resdentid (RR)

Rurd Lands (RL)

Locd Commercid (CL)
Community Commercid (CC)
Resorts (CR)
Industrid/Heavy Commercid (1)
Resource Conservation (RC)
Agriculture (A)

Public Lands (PL)

Public Facilities (PF)

Totd Acreage

6.3

AcCres

455.5
937.7
2,800.5
26,454.7
9.8
61.5
306.8
9.0
7,845.0
3,010.0
5,139.0

253

47,054.8

(73.5 sguare miles)



TABLE 10

Zoning District Acreage

Cobb Mountain AreaPlan

Zoning District

Agricultura Preserve ("APZ")
"APZ-B3" (80)
"APZ-B3" (120)
"APZ-B3" (640)

Agriculture ("A")

Timberland Preserve (“TPZ")
"TPZ-B3" (80)

"TPZ-B3" (320)

"TPZ-B3" (640)

Rural Lands ("RL")4,777
"RL-B3" (40)
"RL-B3" (80)
"RL-B3" (160)
"RL-B3" (320)
"RL-BF"

Rural Residential ("RR")
"RR-BF"

Suburban Reserve ("SR")
"SR-RD"
"SR-S0S"

Single Family Residential ("R1")
"R1-SOS"

Planned Development Residential ("PDR")
"PDR-BF"

Planned Development Commercial ("PDC")173.1

Highway Commercial ("CH")
"CH-DR"

Resort Commercia ("CR")
Loca Commercia ("C1")

Community Commercial ("C2")
"C2-DR"

Open Space ("O")
"O-B3" (160)
"O-B3" (320)

Totd Acreage

6.4

500.6

529
2,694
3,673

6,362
5,043
1,909
3,980
3,408

2,624.1
2424

816.6
64.5
20.1

385.6
40.9

7.8
948

31
189.9
9.8

134
234

788.5
400
3,688

47,054.8
(73.5 sguare miles)



All future resdentid development on undeveloped lands is designated for one-acre minimum lot
Szes totding approximately 140 acres. Some 64 acres are zoned for suburban reserve, with a
resdentid design combining digtrict ("SR-RD"); these include an gpproved but undeveloped subdivison
in the northwest portion of the Hobergs subdivison. Approximately 51 acres located south of Gifford
Springs Road and east of Whispering Pines have been zoned for rurd resdentid ("RR") uses in
anticipation of the need for future suburban reserve resdential development in the area. Another 7.8
vacant acres located adjacent to the Forest Lake areais zoned for planned development ("PDR").

The land use maps do not encourage medium or high-density uses in the Cobb Mountain Area
because of the increased potentid for these densities to adversely impact long-term water qudity. If
medium or high-dengity uses are to be congdered, then it will be important to develop sawage collection
and treatment systems that serve these land uses.

Sonificant acreages of rura resdential and rural lands uses are dso found in and around the
resdentia subdivisons that characterize the Cobb Vdley-Loch Lomond areas. These low-intensty
land uses act as visud separators and buffers between resdentid areas, and often include areas
characterized by steep dopes, waterways, riparian corridors, or wetlands.

Commercial Uses:

The centrd portion of Cobb Vadley includes the planning areds principa retail commercia
digrict, while smdler locd commercid centers are found a2 Hobergs and Loch Lomond. Loca
commercial Stes are located at Whispering Pines, Adams Springs and near Sdminas. A number of
resorts are scattered throughout the area.

Community commercia land uses account for 61.4 acres in the Cobb Valey and Loch Lomond
aress, while loca commercid uses are found on 9.8 acres. Commercia uses in central Cobb Valey
include 234 acres of community commercid ("C2") zoning, 23.6 acres of planned development
("PDC") zoning, and 3.1 acres of highway commercid ("CH") zoning, located dong State Route 175
from just north of the Bottle Rock Road intersection south to the Forest Lake area. Approximately 50
percent of this acreage is vacant or underutilized for commercia purposes. Based on a 35 percent
building coverage rate a full buildout, approximately 760,000 square feet of commercid floor space
could be ultimately developed on the 50.1 acres of commercia land uses in centrd Cobb Valey. This
square footage would more than meet commercid floor space standards by providing an average of
dightly greater than 125 square feet of commercia floor space per Cobb Mountain Area resident at full
buildout in the year 2006. Theratio of commercia floor pace to population is typicaly caculated at 85
to 90 sguare feet per resident.
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Community commercia land uses account for 14 acres in Loch Lomond, and could ultimetey
provide an estimated additiond 210,000 square feet of retal commercia floor space.  Community
commercid ("C2") zoning accounts for 11.9 acres, while planned development ("PDC") zoning
accounts for 2.1 acres. A generd plan of development for these 2.1 acres of "PDC" should reflect the
apine and resort character found in Loch Lomond, while providing adequate open space, compatible
landscaping, and street and drainage improvements.

Locd commercid land uses ("C1" zoning) include 6.6 acres located along State Route 175 near
Summit Blvd. in the Hobergs area, severd parcels near Whispering Pines resort, and single parcels
located a Adam Springs and at the northern end of Salminas Basin. The 6.6 acres near Hobergs are
intended to ultimately provide loca convenience servicesto resdentid areasin the vicinity.

109.8 acres of land are designated for resorts in the Cobb Valey-Loch Lomond areas. Over
80 percent of these acres represent areas in which there are recent or existing resort activities. For the
most part, active resorts are placed in the resort commercia (CR) zoning didtrict, while former resorts
which have been converted to retreats or educationd facilities are zoned planned development
commerciad ("PDC"). Generd plans of development for converted resorts (such as at Hobergs and
Sagler Springs) should ensure that the early Twentieth Century resort-styled architecture is maintained
and that any proposed facilities expanson is compatible with the loca area.

Planned development commercid ("PDC") zoning is dso applied to lands with sengtive
environmenta resources adjacent to previoudy approved planned commercid development. Such
zoning is gpplied to open space lands at Forest Lake and on wet meadow lands located west of the
Meadow Springs shopping center.

Industrial Uses:

No suitable stes for service commercid or indudrid land uses were identified in the Cobb
Vadley-Loch Lomond aress. Siting criteria for these activities include locating away from centrd
business areas, resdentia areas, schools and senditive resource areas such as waterways, wetlands, and
steep dopes, which act to condrain service commercia and industrid uses in the area. 1t should be
noted, however, that the area's mgor industry, geotherma development, does not require commercia
or indudtria zoning.

Natural Resour ce Protection and Uses:

Important waterways, environmentdly senditive wetlands, and timber preserve lands are
designated for resource conservation land uses and include portions of Kelsey Creek, Jones Creek,
Forest Lake, upper Big Canyon Creek, Loch Lomond verna pool, and the wetlands of Sdminas Basin.

The zoning of such lands varies depending on adjacent land use designations, conditions related to
previous development projects, or status as public lands or timber preserves. Resource protection
combining digtricts for such lands are discussed below. In addition, the plan promotes public park sites
where sengitive environmenta resources aso could provide a recreation vaue, such as a Anderson's
Meadow and Forest Lake. The development of waysides aong selected highway corridors is dso
considered a multiple-use management technique that could provide both recreation and a degree of
resource protection.

Protection of Natural Resourcesand Orderly Provision of Services:
The protection of natural resources and the orderly provison of public services are closdy
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related in the Cobb Valey-Loch Lomond areas. The Cobb Mountain Areas long-term hedlth, sofety,
welfare, and qudlity of life is directly rdlated to the provison and maintenance of adequate domestic
water, on-Ste wastewater management, loca road maintenance, erosion control, wildland and structura
fire protection, law enforcement, schools, and other public services such as parkland development. The
management of on-Ste wastewater systems and the provison of domestic water, together condtitute the
most important long-term public service issue facing the Cobb Valey-Loch Lomond aress.

6.2 Rural Area L and Useand Zoning

Rural Land Use Designation:

The land use plan for rurd portions located outside the Cobb Valey-Loch Lomond aress
includes about 43,836 acres of which 99 percent are designated for low-intensity rural uses (see Figure
10). Some 25,342 acres are designated for rurd lands, 7,723 acres for resource conservation, 5,139
acresfor public lands, 3,010 acres for agriculture, and 2,188 acres for rura residentia uses.

Remaining land use designations for the planning ared's rurd portion include some 215 acres for
suburban reserve uses and 197 acres for resort uses, while 13 acres are devoted to public facilities
(CDF Kelsayville-Cobb Fire Station), and 9 acres are designated for industria/heavy commercia uses
(Bottle Rock Road site near Cole Creek).

Zoning in Primary Geothermal Resource Areas:

About 46 percent of the acreage designated for rurd lands and nearly dl designated public
lands in the Cobb Mountain Area are within the Geotherma Resource and Transmisson Element's
(GRTE) primary geothermd resource area (PGRA) (see Figure 17). The PGRA is where geotherma
development is dready taking place, and where resdentid and commercid development should be
discouraged because of incompatibilities with high-temperature geotherma activities. The remainder of
the planning area is considered to be in a secondary geotherma resource area where new projects are
to be evaluated on a case-by-case basis.
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As described below, potential land use conflicts between geotherma and other uses are
minimized by use of specid lot Sze requirements within the PGRA. The cregtion of new parcels is
discouraged by the zoning patterns found within the PGRA, and potentia resdentia buildout is limited
to exigting parce patterns.

Rural Zoning Districts:

Rurd lands ("RL") zoning is applied to about 24,160 acres outsde the Cobb Valey-Loch
Lomond areas. Zoning for "RL" in the primary geotherma resource area (see discusson above)
involves limiting future parcd splits through use of the B-Frozen combining didtrict. For example, lots
located in primary geothermal areas are frozen to existing sizes for nearly 10,000 acres (see Figure 13).

Remaining "RL" zoning involves minimum lot Szes ranging from 20 to 70 acres, or 5 acres with
the "B5" combining didrict (in which the overdl dengty of the base "RL" district must be maintained).

Timber preserve ("TPZ") zoning is applied to approximately 7,365 acres in the Cobb Mountain
Area. Much of this acreage is designated for resource consarvation uses. Acreage minimums range
from 40 acres up to 640 acres, depending on the size of individua holdings under timber preserve
contracts. Boggs Mountain State Demondiration Forest and Louisiana Pecific Corporation are the
largest holders of timber preserve lands in the planning area.

Open Space ("O") zoning is applied to federd and gate lands, including those of the Bureau of
Land Management and the State of Cdifornia. Such zoning has aso been gpplied to lands owned by
the Nature Conservancy at Boggs Lake and the Adams Springs golf course. Some 4,875 acres are
zoned for open space in the planning area, with increased acreage minimums found in primary
geothermal or extreme fire hazard aress.

Agriculture ("A") and agriculturd preserve ("APZ") zoning is applied to 2,170 acres and 1,570
acres respectively. All agriculturdly-zoned lands are found in the Red Hills digtrict, and involve lands
which contain substantiad amounts of Class 111 or IV soils and are devoted to orchard, wine grape, or
hay and pasture production. Most lands under agricultural preserve contracts are also located in the
Red Hills Didtrict and are zoned "APZ". Specid lot sizes are gpplied to "APZ" didtricts based on the
gze of exigting contracts.

Rurd resdentid ("RR") zoning is applied to some 2,582 acres in the Cobb Mountain Area,
including the Cobb Valey-Loch Lomond areas. Mogt "RR" zoning is applied where exiding lot sizes
arelessthan 20 acres. Approximately 200 acres of "RR" zoning located in the primary geothermd area
is frozen from further parcdization. The "B5' combining didrict, with 2.5 acre minimums (while
maintaining the overal dengty of the base "RR" didrict) is gpplied to many lots outsde of the primary
geotherma area.
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Suburban reserve ("SR") zoning is gpplied to 215 acres where exigting lot Sizes range from less
than an acre to dightly greater than one acre. The largest area of "SR" zoning outsde of the Cobb
Valey-Loch Lomond areais found aong Loch Lomond Road.

Planned development residentia ("PDR") zoning is applied to 948 acres of territory known as
the Binkley Ranch, located within the primary geothermd area. This acreage is dso frozen from further
parcdizaion. Planned development commercia ("PDC") zoning is applied to agpproximately 80 acres,
including converted resort facilities a Seigler Springs. Resort commercid ("CR™) zoning is gpplied to
dightly over 110 acres.

Rural Growth Accommodation:

Based on 1986 data, 22 percent of the Cobb Mountain Areas rurd lots are developed with
resdences. Less than 12 percent of the same areds lots are located within the PGRA. If existing
parcels located within the PGRA were deducted from the 1986 inventory of existing parcels, then
goproximately 25 percent of the areds rurd parcels contained resdentiad development, while
approximately 780 parcels were undevel oped.

Based on the zoning plan, some 850 undeveloped parcels could be avallable for resdentiad
development in the planning areds rurd portions. At full buildout, up to 2,660 persons could be
accommodated in these rural portions.

Growth Congraints

Mogt of the rural areas of Cobb Mountain contain a least one critical growth congraint.
Congraints to rurd area growth may be related to water supply, water quality, seasonaly high water
tables, extreme or high wildland fire hazards, excessive dopes, distance from public services, federa or
date ownership, and proximity to primary geotherma resource activities. These condraints often
greatly redtrict, and in afew cases may prohibit, development.

6.3 Overlay or Combining Districts

The Lake County Zoning Ordinance dlows specidized zoning didricts to be superimposed on
base zoning didtricts. These overlay zones, which are caled combining zoning didricts, act to protect
specific resources or prevent conflicts with potentid safety hazards. The following is a brief discusson
of additiond combining digtricts found in the Cobb Mountain Area Plan:

Substandard Older Subdivison (" SOS') Combining Digtrict:
The purpose of this combining didtrict is to hdp ensure that continued development of

substandard older "paper subdivisons' will not result in increased hedth and safety hazards to persons
and property from fire, traffic and access problems, landdides, and
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other earth movements. The"SOS" didtrict is applied to 61 acres of subdivided land, including al of the
Sunset View subdivision (approved in 1942), and portions of the Camp Caso (approved in 1926) and
Whispering Pines No. 1 (gpproved in 1925) subdivisons.

Wetlands (" W") Combining District:

This combining didrict is intended to preserve and protect environmentaly sensitive wetlands
which are vaued for their plant and anima habitat and natura appearance and character. Areas under
this digtrict include Anderson Meadow, Boggs Lake, Loch Lomond and Loch Lomond Road vernd
pools, and portions of Salminas basin. They are shown in Fgure 19.

Special Lot Size (" B") Combining Digrict:

This combining digtrict provides for specified minimum lot Sizes, promotes open space, and
protects senstive resources by clustering resdentid development.  All uses of land in this combining
digrict must dso conform with the regulations of the base zoning didrict. This didrict is utilized
extengvey in the area plan's primary geotherma resource area and rurd areas prone to extreme fire
hazard, steep dopes and/or limited access for fire and other emergency responses.

Mobilehome (" MH") Combining Digtrict:

The purpose of this combining digtrict is to provide for mobile homes and other angle family
dwedlings not meeting resdentid congtruction standards of other resdential zoning digtricts. The "MH"
combining digtrict is gpplied to the Branding Iron Acres subdivison in the Wildcat Road area.

Residential Design (" RD") District:

This combining didtrict is intended to ensure that the externa gppearance of resdentia uses will
be compatible and harmonious with surrounding resdentid properties. This digtrict establishes
"resdentid design congruction standards’ and a " courtesy review" of proposed residentia units by loca
architecturd review committees. The "RD" combining didtrict is applied to gpproximatdly 52 acres in
the Pine Summit-Hobergs area.

Scenic (" SC") Combining Digtrict:

The purpose of this combining didtrict is to protect and enhance views of scenic ares from the
County's scenic highways and roadways for the benefit of loca residentid and resort development, the
motoring public, and the recreation based economy of the County. Nine routes are subject to this
combining digtrict, as discussed in Section 3.8 and shown in Figure 20. This didtrict is not applied to
commercid or indudtrid zoning.
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Floodway (" FW") Combining Digtrict:

This combining didtrict regulates land uses for properties situated in floodways and aong creeks
and streams to ensure an adequate open corridor to safeguard againgt the effects of bank erosion,
channd shifts, increased runoff, or other threats to life and property. This didtrict is aso intended to
protect the generd welfare of the people and property in the event of a one hundred-year flood.
Portions of Kelsey Creek between Forest Lake downstream to near Glenbrook are included in this
combining digtrict, and are shown in Figure 20.

Floodway Fringe (" FF") Combining District:

This combining digtrict provides land use regulations for properties and their improvements
Stuated in the active flood channd to ensure protection from hazards and damage which may result from
flood waters. Portions of Kelsey Creek between Forest Lake downstream to near Glenbrook are
included in this combining didtrict, as shown in Figure 20.

Waterway (" WW") Combining Digrict:

The purpose of this combining digtrict is to preserve, protect, and restore sgnificant riparian
gystems, streams and woodland habitats, protect water quality, control eroson, sedimentation, and
runoff, and protect the public hedth and safety by minimizing dangers due to floods and earth dides.
Significant portions or dl of the following waterways are included in the "WW" combining digtrict: Alder
Creek, Big Canyon Creek, Boggs Lake, Callayomi Creek, Cole Creek, Jones Creek, Kelsey Creek,
Lee Creek, Little High Vdley Creek, Mcintyre Creek, Sweetwater Creek and various tributaries of Big
Canyon Creek, as shown in Figure 19.

Historic Preservation Site (" HPS') Combining District:

This combining didrict provides specid conditions for the protection, enhancement,
perpetuation, or use of places, Sites, buildings, structures, and other objects having specid character or
specid higtorica vaue, and protects culturd and archaeologicd dtes with potentid for listing on the
Nationd Register of Historic Place and/or designation as State Higtoric Landmarks. The "HPS'
combining digrict includes the Little Red School House and the Hobergs Resort.

Design Review (" DR") Combining District:

The purpose of this combining didtrict is to ensure aesthetic compatibility between community
commercid uses and to promote community character through use of community design guiddiines. The
zoning designation should be accompanied by adoption of community design guidelines which provide
criteriafor review of development projects within the combining district. The "DR" combining didtrict is
combined with dl commercidly-zoned land within the planning area.
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7.0 IMPLEMENTATION

Chapter VI of the Lake County General Plan describes various ways in which the Generd Plan and
the Cobb Mountain Area Plan are to be implemented. While generd plans do not directly regulate land use
and development practices, by law these plans must be implemented by other actions and measures.
Chapter VI describes various regulatory actions and programs to be undertaken to implement the Genera
Pan and its components, including:

o] Zoning and Subdivison Conggtency (Page VI-1)

o] Zoning Activities (Page VI-2)

o] Implementation Policy for Specific Areas (Page VI-7)
o] Subdivison Requirements (Page V1-9)

o] Land Capacity/Capability Implementation Policy (Page VI1-11)
o] Building Codes (Page VI-17)

o] Specific Plans (Page VI1-17)

Chapter VI aso describes how procedures such as the Cdifornia Environmental Quality act
implement the Generd Plan. Other planning implementation tools indude generd plan consstency findings
for public works projects and review procedures for cultura heritage resources. The County's open space
action plan is described beginning on Page VI-26. Chapter VI dso describes discretionary and special-
purpose financing programs that are utilized by the County while implementing the Genera Plan.

Implementation of the Cobb Mountain Area Plan should follow the programs described in Chapter
VI of the Genera Plan. Because of the more specific nature of an area plan, however, supplementa
implementation measures which are not contained in existing County regulations must be developed. Many
of the Cobb Mountain Area Plan palicies are implemented by the Lake County General Plan actions and
programs listed above, and are consequently not included in the following programs.

To implement the Cobb Mountain Area Plan, the following programs are proposed or encouraged.
Each program is identified by number dong with the responsible agencies, funding condderations, and
proposed priorities and time frames. It should be noted, however, that implementation will ultimately
depend upon available funds and personne. Assuming funding is avalable, it is the County's god to
implement the recommended programs in accordance with the following schedule:
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Continuous
Immediate
Short Term
Medium

Long Term

Ongoing throughout the duration of the plan
Within one year

Oneto threeyears

Threeto five years

Fiveto ten years
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COBB MOUNTAIN AREA PLAN

IMPLEMENTATION CHART

Erosion control for East| ake or Wst| ake Resource Policy 3.2d No inpact on county funding U S Soil Conservation H5
critical erosion areas Conservation Dstrict, as Service and Departnent of
appl i cabl e Agriculture
Boggs Lake protection Pl anning Dept., Dept. of Public Policies 3.2e, 3.4a, No i npact on county funding None needed H5
Wirks, Resource Conservation 3. 7f
District, Dept. of Fish & Gane
Wat er Resources: study Pl anning Dept., California Policy 3.3c No i npact on county funding Geot hernmal industry, CEC M2
geot hermal wat er needs Energy Comm ssi on (CEC) grants
Veget at i on/ Dept. of Fish & Gare, U. S. Fish Policy 3.4b Ongoi ng responsi bility/no increase | Mtigation fundi ng sources H5
wildife: protection of & Wldlife Service providing in county funding for Dept. of Fish & Gane,
rare and endanger ed information to Pl anning Dept. private non-profit
speci es organi zati ons
Veget at i on/ Dept. of Fish & Game Policy 3.4c No inpact on county funding Devel oper contri butions, MH 5
wildlife: surveys of Dept. of Fish & Gane
rare and endanger ed
plants
Veget at i on/ Dept. of Fish & Garme, Pl anning Policies 3.4d, 3.7e No i npact on county fundi ng Private sources, in-kind M5

WIldlife: support for
| ocal restoration
projects

Dept. as advisors only

| abor, non-profit
organi zati ons

PRIORITY SYMBOLS:

H = High Priority

TIMEFRAME SYMBOLS:

M = Moderate Priority 2 = Short-term

L = Low Priority

7.3

1 = Immediate
3 =Medium

4 = Long-term
5 = Continuous




COBB MOUNTAIN AREA PLAN

IMPLEMENTATION CHART

Vegetation/wildlife: Dept. of Fish & Gane Policy 3.4f No i npact on county funding Geot hermal industry CEC H5
Bi ol ogi cal resource grants

studies in CGeysers

Agriculture: federal Appl i cabl e Resource Conservation Policy 3.5b No i npact on county funding U'S. Dept. of Agriculture, MH 5
erosion control prograns D strict Soi| Conservation Service

for agriculture

Oitical resources: Wl dlife Conservation Board, Policy 3.7c No inpact on county funding Wl dlife Conservation Board, L-M/5
state/federal purchase of Dept. of Fish & Game state park funds, private

critical areas non-profit organizations

Oitical Resources: Parks & Recreation Dept., non- Policy 3.7d Limted inpact may occur on county | None needed L-M5
vol untary conservation profit organizations fundi ng

easenent s

Qul tural Resources: Nor t hwest | nformation Center Policy 3.9a No i npact on county funding Appl i cabl e project permt MH 5
provi de archaeol ogi cal (CSU Sonona St at e) fees

assessnents for new

devel opnent, as necessary

Fire Hazards: fire Buil ding & Planning Dept. in Policy 4.1b No i npact on county funding None needed MH 2

standards in hi gh/very
hi gh hazard areas

cooperations with COF and | ocal
FPD s

7.4

PRIORITY SYMBOLS:

H = High Priority

TIMEFRAME SYMBOLS:

M = Moderate Priority 2 = Short-term

L = Low Priority

1 = Immediate
3=Medium

4 = Long-term
5 = Continuous




COBB MOUNTAIN AREA PLAN

IMPLEMENTATION CHART

RESPONSIBLE POLICY COUNTY BUDGETARY POTENTIAL PRIORITY/
PROGRAM AGENCIES REFERENCE IMPACT FUNDING SOURCE | TIMEFRAME
Ceol ogi cal Hazards: Dept. of Public Wrks Policy 4.3b WIl require county funds for General fund, AB 1905 funds, MH 1
sl i de hazard nappi ng st udy state fundi ng
Water Quality: periodic Health Dept., Special Dstricts Policies 4.5a, 5.3b WI'1l require county funds for General fund, AB 1905 funds, M5
pollution studies in G fice, Regional Water Quality st udi es State Water Resources Control
areas of high septic Control Board Board grants
density
Water Quality: nonitor Heal th Dept. Policy 4.5b May require slight increase of General fund, AB 1905 funds H5
septic systemfailures staff tine/priorities
Water Quality: encourage Heal th Dept. Policy 4.5c No i npact on county funding None needed H5
private water quality
tests
Water Quality: surface Planning & Health Dept., Policy 4.5f No i npact on county funding Geot hernal industry, CEC H5
nmonitoring in Geysers Regi onal Water Quality Control grants
area Boar d
Land Use: 5-10 year Pl anni ng Dept . Policy 5.2c No i npact on county funding None needed M 4

growt h assessnents

PRIORITY SYMBOLS:

H = High Priority

TIMEFRAME SYMBOLS:

M = Moderate Priority 2 = Short-term

L = Low Priority

7.5

1 = Immediate
3=Medium

4 = Long-term
5 = Continuous




COBB MOUNTAIN AREA PLAN

IMPLEMENTATION CHART

RESPONSIBLE POLICY COUNTY BUDGETARY POTENTIAL PRIORITY/
PROGRAM AGENCIES REFERENCE IMPACT FUNDING SOURCE | TIMEFRAME
Land Use: building Bui | di ng Depart nent Policy 5.2d Slightly increased costs for General fund, building fees M2
permt data base conput er equi pnent and data entry
Grculation: anend Pl anni ng Depar t nent Policy 5.6d No i npact on county funding None needed M2
setback |ine exception
Grculation: devel op Dept. of Public Wrks Policy 5.7a WI'l require county funding SB 325 local transportation M 3-4
pedestrian facilities funds, AB 1905 funds
Grculation: mtigation Pl anni ng Depart nent (hj ective 5.8, No i npact on county funding Devel oper nitigation MH 5
of high vol tage Pol i cies 5.8a-5. 8¢
transm ssion lines
Publ i ¢ Servi ces: Heal th Dept., Special D stricts, Policies 5.9a, 5.9b, Potential inpacts to cover cots of AB 1905 funds, state water H5
upgr adi ng of substandard comunity water purveyors 5.9 speci al studi es systens grants, district
wat er systens funds
Public Services: water Heal th Dept., Special Dstricts, Policies 5.10a, 5.10b WII require county funds for General fund, AB 1905 funds MH 5

pol I ution and nonitoring
studi es

comunity water purveyors

st udy

PRIORITY SYMBOLS:

H = High Priority

TIMEFRAME SYMBOLS:

M = Moderate Priority 2 = Short-term

L = Low Priority

1 = Immediate
3 =Medium
4 = Long-term

5 = Continuous




COBB MOUNTAIN AREA PLAN

IMPLEMENTATION CHART

RESPONSIBLE POLICY COUNTY BUDGETARY POTENTIAL PRIORITY/
PROGRAM AGENCIES REFERENCE IMPACT FUNDING SOURCE | TIMEFRAME
Publ i c Services: Health Dept., LAFQO Policy 5.10c Mbst costs to be recovered by Service fees L-H 3-4
wast evat er nmanagenent service fees
zones
Publ i c Services: Heal th Dept. Pol i ci es 5. 10f No inpact on county funding None needed L-M4
al ternative wastewat er
syst ens
Public Services: private Dept. of Public Wrks, |ocal Policy 5.11b No i npact on county funding Fundi ng needs through private | MH 2
road mai nt enance fire protection districts agr eenent s
agreenent s
Public Services: park Par ks Dept . Policy 5. 14d WIl require county funds for General fund, AB 1905 funds, MH 5
facilities acqui sition and nai ntenance state park grants
Public Services: park Parks Dept., Board of Policy 5. 14e County mat ching funds for state Various state park grants and MH 5
facilities land Super vi sor s grants funds, Quinby Act funds,
acqui sition fund other fees and exactions
Public Services: support Board of Supervisors, interested Policy 5.14h None to slight if county shoul d General fund, AB 1905 funds M3-4

efforts for youth center

private parties

provi de fundi ng comit ment
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PRIORITY SYMBOLS:

H = High Priority

TIMEFRAME SYMBOLS:

M = Moderate Priority 2 = Short-term

L = Low Priority

1 = Immediate

3 =Medium

4 = Long-term

5 = Continuous




COBB MOUNTAIN AREA PLAN

IMPLEMENTATION CHART

RESPONSIBLE POLICY COUNTY BUDGETARY POTENTIAL PRIORITY/
PROGRAM AGENCIES REFERENCE IMPACT FUNDING SOURCE | TIMEFRAME
Housi ng:  housi ng Board of Supervisors, Pl anning Policy 5.16a Slight costs to county for Communi ty Devel opnent Bl ock L/3
rehabilitation programin Dept . admnistration f program grants
Cobb area
Econom c Devel opnent : Econom c Devel opnent Policy 5.17d Limted staff time to prepare Communi ty Devel opnent Bl ock M3
conpr ehensi ve econoni ¢ Corporation, |ocal interest st udy grants, general fund, AB 1905
devel opnent strategy gr oups funds
Econom ¢ Devel oprent : Board of Supervisors, Pl anning Policy 5.17f Only if AB 1905 funds are utilized | AB 1905 funds, CEC grants, MH 3-4
geot hernal -rel at ed Dept. Econom c Devel oprent industry contributions
tourism Corp., Geothermal Industry

7.8

PRIORITY SYMBOLS:

H = High Priority

TIMEFRAME SYMBOLS:

M = Moderate Priority 2 = Short-term

L = Low Priority

1 = Immediate

3=Medium

4 = Long-term
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APPENDIX A

FOOTNOTESAND REFERENCES

1.0 GENERAL BACKGROUND
Footnotes
1 Lake County General Plan, November, 1981, Page V1-39.

2. Government Code Section 65300.5.

20 ISSUES, ASSUMPTIONS, AND PROJECTIONS
Footnotes
1 Lake County General Plan, Page I1V-7.

2. Assessment of Population Forecast Methodology for the Cobb Mountain Planning Area,
Lake County Planning Department, February, 1987, Page 1.

3. Draft Geothermal Resource and Transmission Element, Pages 1-5.

4, Report 83 P-3, Population Projections for California Counties 1980-2020 with Age/Sex
Detail, Department of Finance, August, 1984.

5. Assessment of Population Forecast Methodology for the Cobb Mountain Planning Area,
Page 1.

3.0 NATURAL RESOURCES

Footnotes

1. Draft EIR on Unit 21 Steamfield Development Area, Lake County Planning
Department, May, 1984, Page 28.

2. The U.S. Soil Conservation Service has developed a classification system which
groups soils into eight classes based on the agricultural potential. The eight classes are
designated by Roman numeral | through VII1. Class | through soils are considered to
have valuable agricultural potentia by the Lake County General Plan.
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10.

11.

12.

13.

Draft EIR on Unit 21 Steamfield Development Area, Page 121.

Appropriative water rights are rights acquired by diverting and beneficially using water in
compliance with the California Water Code. Since 1914, appropriative water rights in
Cdlifornia can only be established by obtaining a permit or license to appropriate water
from the State Water Resources Control Board. Once acquired, an appropriative right can
be maintained only by continuous beneficial use of the water.

Riparian water rights entitle owners of land within the watershed of a natural watercourse
which are either traversed or bordered by the watercourse to share in the beneficial use of
the natural flow. In order to divert water under the claim of riparian right, the diverter
must use the water on riparian land. No permit is required for such use. The riparian right
is neither created by use nor lost by nonuse.

Lake County General Plan, Page V-5.

Ibid., Page V-8.

Estimated by the Lake County Agricultural Commissioner, August, 1987.
Conversation with Agricultural Commissioner, August 9, 1987.

Ibid.

Geology of Lower Lake Quadrangle, Bulletin 166, California Division of Mines, 1953.
Creek Management Plan, Lake County Planning Department, 1981.

Wetlands are low-lying, waterlogged or shallow water lands (e.g., bogs, marshes,
swamps) which usually have a permanently high water table just above or just below the
ground. They are an important part of the hydrological cycle, and perform a water quality
function by collecting silt, organic, and other materials from stormwater runoff. They
may reduce flood peaks by serving as storage areas for floodwaters and may also serve as
recharge areas for groundwater.

Riparian systems perform several important ecological processes. Besides providing
excellent wildlife habitat, they act to physicaly filter water. Riparian vegetation can
withstand high velocities of water and remain intact. As a result, riparian areas literally
“comb” out sediments and debris. This water purification process aso helps to build
banks with the effect of narrowing and deepening channels which formerly were wide
and shalow. Riparian areas adso buffer and stabilize banks from water erosion.
Vegetative grasses, sedges and rushes lay down under high flows, literally forming a
blanket over the banks.

Another important function of riparian zones is water storage and groundwater aquifer
recharge. Recent research findings suggest that riparian systems can actually reverse the
aquifer drainage and lowering of water tables caused by channelization and erosion.
Because riparian systems slow the flow of water, they allow the water to spread and soak
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into the banks, raising water tables.

Current research is also showing that the repair of degraded riparian zones has beneficial
effects on upland vegetation growth. The relationship between increased water tables and
upland vegetation is just now beginning to be fully understood.

14. Draft EIR on Unit 21 Steamfield Development Area, Pages 305-306.

15. Handbook of North American Indians, Volume 8- California, Smithsonian Institution,
1978.

16. Draft EIR on Unit 21 Steamfield Development Area, Page 305.

17.  An Ethnographic and Historical Cultural Resource Study of the Aminoil, Little Geysers,
Ford Flat, Cobb Mountain Geothermal Leasehold, Sonoma and Lake County,
Department of Anthropology, Sonoma State University, October, 1978, Page 224.

18. Ibid., Page 222.

19.  Ibid., Page 224.

References

Moratto, Michagl L., California Archaeology, 1984.

Smithsonian Institution, Handbook of North American Indians, Volume 8- California, 1978.

40 PUBLIC SAFETY

Footnotes

1 The Lake County General Plan incorporates the California Department of Forestry’s fire
hazard severity classification system by including it on the Wildfire Hazard Map.

2. Fire Safe Guides for Residential Development in California, California Department of
Forestry, May, 1980.

3. Lake County General Plan, Pages V-41 and V-42.

4. Geology of Lower Lake Quadrangle, Bulletin 166, California Division of Mines, 1953,
Pages 34-40.

5. Geology and Slope Stability in Selected Parts of the Geysers Geothermal Resources

Area, Special Report 112, Caifornia Division of Mines, 1980, Page 1.
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10.

11.

12.

Geology of Lower Lake Quadrangle, Page 50.

Induced Seismicity in the Geysers Geothermal Area, California, Donna Elberhart-Phillips
and David H. Oppenheimer, Journal of Geophysica Research, February 10, 1984,
Abstract. .

California Serpentines. Flora, Vegetation, Geology, Soil and Management Problems,
Arthur R. Kruckeberg, 1984, Pages 21 and 23.

Geysers-Calistoga KGRA-Aquatic Resources Monitoring Program, California Energy
Commission, 1983.

Draft EIR on Unit 21 Steamfield Development Area, Lake County Planning Department,
May, 1984, Page 116.

Lake County General Plan, Pages V-124 to V-126.

The most common unit of measurement of noise levels is the decibel. Based on a
logarithmic scale, the decibel is a measure of the intensity of sound. The threshold of
human hearing corresponds roughly to O dB, and the threshold of pain is about 14 dE.
The “A-weighted” sound level is an adjustment to the dB measurements to account for
the fact that human hearing is less senditive at low frequencies and high frequencies. This
weighting is expressed as dBA. Importantly, because decibels are measured on a
logarithmic scale, the perceived loudness of a sound does not increase proportionally
with the decibels. Rather, a ten dBA increase is subjectively heard as a doubling in
loudness.

Ldn is a noise descriptor that represents the 24-hour energy average of the A-weighted
sound pressure level. To account for increased sensitivity to nighttime noises, the sound
pressure levels between 10 p.m. and 7:00 a.m. are weighted.

Refer ences

California Department of Forestry, Fire Safe Guides for Residential Development in California,
May, 1980.

Cdifornia Divison of Mines, Geology and Slope Stability in Selected Parts of the Geysers
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SDecia Working Paper, 1986.
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U.S. Geological Survey, Research in the Geysers-Clear Lake Geothermal Area. Geological
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50 COMMUNITY DEVELOPMENT

Footnotes

1 “Levels of Service” denote the ability of a roadway to handle peak hour traffic demand.
These evaluations consider the effects of road geometrics and traffic volumes on driver
speed, safety, convenience, comfort and economy. The desired Level.of Service for rural
highways is LOS “C”. LOS “A” denotes few, if any, traffic restrictions while LOS “F”
denotes gridlocked conditions.

2. Characteristics of Water Supply and Wastewater Systems in the Cobb Mountain Planning
Area, Lake County Planning Department, November, 1987, Page 8.

3. Ibid.

4, Ibid., Page 7.

5. Ibid.

6. Lake County General Plan, Pages 1V-94 & 95, and Technical Appendices, Page 43.

7. Assessment of Population Forecast Methodology for the Cobb Mountain Planning Area,
Lake County Planning Department, February, 1987, Page 3.

8. Ibid., Pages 3-4.

9. Geothermal Resource and Transmission Element, Lake County Genera Plan, May,
19809.
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APPENDIX B

Cobb Mountain Area Plan

Design Guidelines for Commercial
and Industrial Development



WHY DESIGN REVIEW?

People who live or vacation in the Cobb area typically enjoy the mountain landscapes, deep valleys, tal
evergreen forests, clean air, and pure water that characterize this scenic part of Lake County. The dominant
element here is the natural, more than the man—made, environment. Thus, it is important that development
complement the natural features that provide such an attraction for residents and visitors alike.

Attractive buildings and landscaping reflect the values of a community, enhance its visual character, attract
business activity, and project community pride. Retail and tourist trade in a community such as Cobb can be
greatly enhanced by the projection of a positive community image to the traveler.

Typical problems such as sign clutter, deteriorated buildings, and unimaginative, stark building designs are
aleviated by the design review process. In order to bring about gradual Improvement in the quality of
architecture, landscaping, and signs in the community, the Board of Supervisors has adopted a design review
process and guidelines for all commercia and industria projectsin Cobb.

The community welcomes well—designed projects, and the county staff is ready to assist developers and
builders in making them successful. This handbook was prepared to assist community members and builders
with the design review process.
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THE REVIEW PROCESS

Overview

The design review process is Intended for commercia and industrial development located in community
centers, along scenic transportation routes, or where aesthetic standards are deemed desirable by a developer or
a substantial segment of the local population. The Cobb Mountain Area Design Guidelines were specifically
drafted to address the general plan and zoning issues identified during the preparation of the Cobb Mountain
AreaPlan.

The information contained in the booklet should be considered recommended guidelines rather than inflexible
standards. In fact, variety and diversity should be encouraged, rather than adherence to a single, rigid theme.

Early Consultation

Before drawing detailed plans, developers or designers may wish to discuss their ideas with representatives of
various county departments. While such meetings are optional, planning department staff will be happy to assist
in coordinating the project. Early consultation is also recommended to help explain the permitting process and
avoid unnecessary delays and expenses. For example, projects involving interior or minor exterior aterations
often do not require design review.

The Permit Process

Design review application materials may be obtained by calling 707-263-2221, or contacting the Lake County
Planning Department, 255 No. Forbes St., Lakeport, CA 95453. Design review is only applicable on lands
zoned to include the design review combining district or as a result of a use permit requirement for a specific
commercial, industrial, apartment or condominium project.

The Design Review Committee is available to meet weekly and consists of representatives of several county

departments and the local community. All decisions of the design review committee can be appeded to the
Lake County Planning Commission and ultimately the Lake County Board of Supervisors.
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GOALS AND GUIDELINES

Area—Wide Goals

1 To encourage attractive buildings and landscaping which reflect the values of the community.

2. To project a positive Cobb “village” Image to the traveling public which enhances local business

opportunities.

3. To promote architectural diversity and creative, cost—effective design solutions which are compatible
with the rural environment of the Cobb Mountain Area.

4, To provide safe and efficient access and parking while minimizing conflicts between vehicles and

pedestrians.

Area—Wide Guidelines

Desirable Characteristics:

Attractive color schemes

Interesting surface and texture
Compatible size and style of buildings
Natural materials such as wood or stone
Steep, multi—planed roofs and overhangs
Prominent entries and windows

Facades with varying depths and corners

Undesirable Characteristics:

Highly reflective surfaces

Large blank, monotonous exteriors
Unpainted concrete or corrugated metal
siding

Square boxlike buildings

Mix of unrelated styles

Unscreened storage and loading areas




Commercial Guidelines

_ Building designs should foster the Cobb “village” Image. Typical elements supporting this Image
Include apine or old resort styles, natural wood exteriors, steeply—pitched roofs, balconies, and
covered porches.

- New buildings should be largely consistent with local development In terms of scale, height, and
setback.

- While no particular color schemes are recommended, In general earth tones on large expanses are
encouraged, along with contrasting colors which accent architectural details such as trim, windows and
entrances.

- Complimentary color schemes and routine maintenance should be encouraged for existing older
buildings with interesting architectural features.

- Roof—mounted equipment and/or duct work should be screened from view.

_ Entries should be covered by porches or roof extensions.
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Recommended
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Relate the size and proportions of new
commercial structures to the scale of
adjacent buildings.

B
5 oo

Maintain the historic facade lines of
streetscapes by locating front walls of
new commercial buildings in the same
plane as the facades of adjacent
buildings.

SCALE

SETBACK

Discour aged

Avoid commercia buildings that in
height, width, or massing, violate the
existing scale of the area.

Avoid violating the existing setback
pattern by placing new commercial
buildings in front of behind the historic

facade line.



Heavy Commercial/Light Industrial Guidelines

highways.

Entries should portray a quality office or storefront appearance.

Storage, loading, overhead doors, and garages should be oriented away from major streets and

Modern metal buildings may be used which incorporate attractive factory-applied color coatings or roof

and siding which are designed to look like wood, masonry, tiles, shakes, shingles, or smilar materials.

scheme of the building.

keep intensive uses
in rear of site

provide outdoor ope

space for employees

use attractive
materiels on
exposed building
facades

Industrial Development Concept Sketch
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street trees

Rooftop mechanical equipment and/or duct work should be screened or painted consistent with the color

S
I‘ use evergreen trees
and shrubs with

berm to screen and

buffer

locate employee
parking in rear of
site

retain on-site
natural featuras
such as trees and
rocks and utilize
them in the site
design




- Signs with a brief, succinct message are usually more attractive, smpler and easier to read. Cluttered,
hard—to—read signs are discouraged.

- Signs should be a harmonious element of the overall building design, using complimentary building
materials and colors. Signs should not dominate building architecture through inappropriate sizes,
colors, or designs.

- Additional sign standards are found in Section 21-45 of the Lake County Code.

L andscaping
- Existing trees and native vegetation should be retained to the greatest extent feasible.

_ Landscaping should consist largely of plants native or well—adapted to the Cobb area. Drought—
resistant vegetation is encouraged.

_ Parking areas should be landscaped as topography allows.
- Trash bins should be screened from public view to the greatest extent possible.

_ Additional landscaping standards are found in Section 21-41 of the Lake County Code.



Circulation and Parking

Parking areas should be clearly separated from street frontages by landscaping and/or curbs as existing
topography permits.

Parking lot circulation should be clearly marked. Parking areas should be designed with clearly defined
ingress and egress.

Additional parking standards are found in Section 21—46 of the Lake County Code.

Site Preparation

Site grading should minimize disturbance to existing terrain and drainage patterns.
Balancing of cuts and fills Is encouraged.

Large cut dopes and abrupt transitions should be avoided.

Fills should be contoured, and site designs that retain existing trees are encouraged.
Revegetation of disturbed areas should be completed as quickly as possible.

Additiona grading requirements are found in Chapter 26 of the Lake County Code.

Utilities and Lighting

Where feasible, utilities should be constructed underground.
Trash bins should be screened from public view to the greatest extent possible.

Lighting should be hooded, subdued, and compatible with surrounding development. Sign lighting
should be indirect rather than internally [lluminated.

Additional Lighting standards are found in Section 21—41.8(a) of the Lake County Code.

Energy Conservation

Buildings should be designed for energy efficiency consistent with an attractive public appearance.

Where solar panels are proposed, it is encouraged that they be integrated into the roof design, flush with
the roof slope. Frames should match the roof color. Support solar equipment should be enclosed and
screened from view.



CONCLUSION

These guidelines are intended to promote development which fosters community pride and attracts business
activity, rather than serve asrigid controls over building design. Projects that are consistent with these
guidelines should gain quick design review approval. On the other hand, projects incorporating designs not
addressed by the guidelines will be evaluated on a case—by—case basis. These guidelines are Intended to assist
community members and builders In reaching a general consensus regarding the design or renovation of future
commercia development in the Cobb Mountain Area. However, as with all planning documents, the guidelines
should be periodically reviewed and updated to reflect current values.
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1.0 INTRODUCTION

This draft environmental impact report (DEIR) is intended to provide informetion to decision
makers and the public regarding potentialy significant adverse environmentd effects that may be caused
by approva of the Cobb Mountain Area Plan, a component of the Lake County Generd Plan. The
Area Plan isto be used as a guide by decision makers when considering future development projectsin
the Cobb Mountain Area. The DEIR identifies and suggests mitigation measures for these potentialy
ggnificant impacts.

The Cdifornia Environmenta Quaity Act (CEQA) Guiddines provide that a DEIR on a generd
plan can be more genera in nature than one for a specific project where more specific plans and
impacts are identified. These Guidedines dso encourage that the EIR be "built-in" to the generd plan, as
practicable.

This DEIR includes al the contents required by CEQA. Its contents refer directly to the Cobb
Mountain Area Plan, and the reader should review the plan and DEIR together. DEIR Section 4.09
provides a discusson of the potentid adverse environmentd effects of the area plan, including a policy-
by-policy review for such impacts. A number of these policies act as mitigation measures for the growth
that is accommodated by the plan. Since the area plan is a long-term planning document, potentialy
sggnificant cumulative and growth-inducing impacts must be carefully evduated. DEIR Section provides
an evauation of severd aternatives to the proposed area plan.

Inevitably, there are some impacts for which the DEIR cannot find adequate or suitable
mitigation measures. Under these circumatances, efforts should be made to either modify the impact by
amending the area plan or by proposing factua reasons why the impact should be alowed to override
the need for mitigation.

20 SUMMARY OF POLICY AND PROGRAM IMPACTS

INTRODUCTION

Thefollowing is an andyss of potentid environmenta impacts of specific policies and programs found in
the Cobb Area Plan. This analysis includes evauation of the plan's three policy sections including: 1)
naturd resources, 2) public safety, and 3) community development. Each policy and program is
andyzed in terms of its potentid impacts, mitigation, and dternatives. Many of these policies act to
mitigate impacts associated with the dengties and growth authorized by the plan. Where policies act as
mitigations for plan implementation, no additiona mitigations are proposed. Overal impacts of the plan
are addressed in Chapter 3.0 of thisEIR.
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21 NATURAL RESOURCE POLICIES

Policyand  Potential Mitigation
Program Adver se Impacts M easur es Alternatives
3.2a None Thispalicy will ad The no policy dterna
in soil conservation tive may result in
efforts. increased soil erosion.
3.2b None The policy will assure  Same as 3.2a above.
intergovernmental
cooperation when faced
with severe soil
erosion problems.
3.2c None This policy isameasure The no policy dterna:
to reduce soil eroson  tivewill result in
inareas of high increased eroson in
erosion potentid. aress of high eroson
potentid.
3.2d None Thispalicy isamiti-  The no policy dterna
gation measure to pro- tive could result in
tect "critical aress’ destruction of severd
from eroson. "criticd areas' in the Cobb
Panning Area
3.2e None Thispolicy istopro-  The no policy dterna
tect the Boggs Lake  tive could result in
Basn. the sedimentation of
Boggs Lake.
3.3a None Thispolicy isintended  The no program dter-

to hdp mitigate the native could result in
potentia for future lessinformation on
water shortages. ground and surface
water in the Cobb area,
and lead to unantic-
pated water shortages
inthe area.
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Policyand  Potential Mitigation

Program Adverse lmpacts M easur es Alternatives
3.3b This policy assures The no policy dterna
water availability tive may result in for
exiding users. loss of water rights.
3.3c Thispolicy promotes  The no policy aternathe study
of water tive may result in needs for the
geotherma unknown water needs indudtry.
for the geotherma
industry.

VEGETATION AND WILDLIFE

3.4a None Thepolicy actsasa  Theno palicy
dterndive
mitigation could
act agang
preservation of
endangered Species.
These species are
protected by
law.
3.4b None None are suggested The no policy dterna
sncethispalicy is tive may dlow oon-
consgtent with Dept.  tinued infringement
of Fish & Game policies into and loss of

these and the generd plan. habitat aress.

3.4c None This policy and program The no policy dterna
sarvesasamitigation tive would have no measure
andisconds  effect asthisisre- tent with the county

quired by law.
generd plan.
3.4d None This policy and program The no palicy dterna-is
amitigation messure  tive may dlow for to hdp

doperoson  unnecessary  erosion  and  preserve
riparianand deterioration of habitat.
riparian habitat.

3.4e None All Fsh& Gameregula No policy.

tions must be complied
with.
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Policyand  Potential
Program Adverse | mpacts
3.4f None

AGRICULTURE AND TIMBER

3.5a New wine grape plantings
could lead to additional 3.5b
water demand which com-
petes with other uses.
Additiona wineries
could increase tourism
and growth.

3.5b None

3.5¢ Could reduce tax

revenues to the County

while pro-
moating the timber
indudtry.

MINERALS

3.6a None

3.6b None

Mitigation

M easur es Alternatives

Thispolicy provides The no policy dternafor the

ultimaepro- tivemay leadto tection of wildlife
declinesin wildlife species in the geysers.
Species.

Implement Policies 3.5q, No policy

The County Planning and
Agriculture Departments
coordinate efforts tinue.
with the County Farm
Advisor's Office.

- No policy and gatus
quo will likely con- can

None needed. The no policy dterna
tive does not encour-

age use of thistool

dightly

for preservation of
of productive forest
lands.

This palicy isamiti-
measure to pre-

Conflicting land uses gation
may occur under the vent land
useconflicts no policy dternative.  between the
geotherma Further defines industry and adjacent
smilar Lake County uses.
Generd Plan palicies.

Thispadlicy isa
measure to promote
geotherma development

for specidty agriculture.

No policy.
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Policyand  Potential
Program Adverse | mpacts

CRITICAL RESOURCE

3.7a None

3.7b None

3.7c A dight, butindg-
nificant loss of
property tax could
occur to the county.

3.7d Same as 3.7¢ above.

3.7e None

3.7f None

3.79 None

Mitigation

M easur es Alternatives
Thisisamitigation The no policy dterna
measure to ensure the  tive will not ensure preservation
and con- protection of Cobb's servation of
critical critical resource areas resource aress.  and
would conflict with the Lake
County Genera Pan.
Thisisamitigation The no policy dterna
measure to ensure tive could adversly

preservation and con- affect critical  servation  of
critical riparian aress. riparian aress.

This policy and program No palicy.

isamitigation tool See Policy 3.7¢c
that can protect
critica habitat areas.
Same as 3.7c. Same as 3.7c.
Thisisamitigation The no palicy dterna

measure to specificdly tive affords less pro-protect
exigingand  tection in increased potentid rare and
impacts to rare and endangered plant
endangered species. species.
Their protection,
however, is required

by law.

Thisisamitigation The no policy dterna-measure
to protect tive could lead to the Boggs L ake.
destruction of habitat

around Boggs L ake.
Thisisamitigation The no policy dterna
measure to protect tive may lead to the
wildlife hebitat. degtruction of wildlife
habitat.
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Policy and
Program

Potential

Adverse | mpacts

SCENIC RESOURCES

3.8a

3.8b

3.8c

3.8d

3.8e

3.8f

None

None

None

None

None

None

CULTURAL RESOURCES

3.9a

3.9b

3.9c

None

None

None

Mitigation
M easur es Alternatives

Nonearesuggested. The no policy dternaThis

policy isa tive may lead to mitigation
measure. disruption of scenic
vigas/viewsheds.

Thispolicy will hdp ~ No policy.
preserve Cobb's scenic
corridors.

This policy will promote No policy.
visud enhancement of
Cobb's peaks and ridges.

This policy will encour- No policy.
age interagency coopera:

tion for timber harvest

plan review.

This policy will ensure No policy.
that commercid and

industria development

will be compatible with

Cobb's scenic beauty.

Same as 3.8b above. No policy.

This policy and program Thepolicy isare- isa
mitigetion measure statement of confor-to protect
culturd mance with state law. resources.
Deletion of the policy
would have no effect.

This policy and program The no palicy dternaris

amitigation measure  tive could result in to
preserve and protect the loss of hidoric higtoric
dructuresin  structures. Cobb.

None are needed. No policy.
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Policyand  Potential Mitigation
Program Adverse | mpacts M easur es Alternatives

22 PUBLIC SAFETY POLICIES

FIRE HAZARDS

4.1a None None are needed. The The no policy dternapolicy
provides coordin- tive may rest in unaed
review of fire safe devdopment in  safety
issueson a hazardousfire aress.

project-by-project basis.

4.1b None None are needed. The The no policy dterna-policy
actsto improve tive may result in correation of land use
developments which and fire hazard planning.
aremore vulnerable
to fire hazards.

4.1c None Thispolicy isamitige The no policy dternation
measure to help tive will not provide prevent
lossfromfire  specific fire preven-in rura resdentid
tion guiddines.
aress.
4.1d None Sameas4.1c, except The no policy dterna-urban
densties are tive may not promote included.
adequate bridge
accessin the event of
afire
4.1e None Thispolicyisamitige The no policy dternation
measure. tive may dlow
development without
adequate fire hazard
mitigation.
4.1f None None are needed. The Same as4.12

policy actsto improve
cireulation of land use
and fire hezard planning.

4.19 None Thispalicy isamitiga- No policy.

tion measure to assure
adequate access.
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Policyand  Potential Mitigation
Program Adverse lmpacts M easur es Alternatives
4.1h None Same as 4.1g above. No policy.
4.1i 1. Slight, temporary 1. Involve smdll Theno policy dterna
ar quaity impect. aeasduring  tive does not support
2. Enhancement of each burn. this criticd fire
somewildife 2. Burn under good safety practice.
3. Increased runoff. ar qudity
conditions.
3. Avoid burns during
periods critical
to wildlife.
4.2a None Thisisamitigation No policy.
measure.
4.2b None None are suggested. No policy.
GEOLOGIC AND SEISMIC HAZARDS
4.3a None Thisisamitigation No policy.
messure to reduce land-
dide hazards.
4.3b None Thisisamitigation No policy.
measure.
4.3c None None needed. No policy.
4.3d None None. Thispolicyis No palicy.
intended to provide
mitigation for develop-
ment in high doping aress.
4.3e None Thisisamitigation The no policy dterna
messure. tive could creste addi-
tiond landdide risk.
AIR QUALITY
4.4a None None needed. Corrda No policy could lead

tion of land use and

circulation plans are
included in the Area
Aan.

to dightly reduced
ar qudity.
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Policyand  Potential
Program Adverse | mpacts

4.4b None

4.4c None

4.4 None

WATER QUALITY

4.5a

4.5b
another.

4.5¢c

4.5d
another.
4.5e
another.
4.5f
another.
459

4.5h

None

None

None

None

None

None

None

None

Mitigation
M easur es

None needed. The policy
tive would not support

outlines acomprehensve

Alternatives

The no policy dterna:

ar qudity mitigation  preservation of air

program for stationary quality.

Sources.
Thisisamitigation No policy.
messure to reduce air

pollution.

None needed. No policy.

None. Thepolicyisa 1. No policy.

mitigetion messure. 2.

None

None. Thispalicyisa 1.
mitigation messure. . 2.

None

None

None

None

None
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Plecemed mon+itoring

aurface and

subsurface
water quality.
1. No policy.
2. Suggest
No policy.
Suggest another.
1 No policy.
2. Suggest
1 No policy.
2. Suggest
1 No policy.
2. Suggest
No policy.
No policy.



Policyand  Potential Mitigation
Program Adverse lmpacts M easur es Alternatives
NOISE
4.6a None None needed. No policy.
4.6b None None needed. No policy.
4.6¢ None Thisisamitigation No policy.
measure.
2.3 COMMUNITY DEVELOPMENT POLICIES
5.1a None. Thispolicy None needed. No policy.
recognizes existing
land uses.
5.1b Will creste additiond  Mitigated by circulation The no policy dterna- trafficin
the community. plan.
tive could alow
for disorderly growth
and increase the cost of
providing services.
5.1c None Thispalicyisamiti- ~ The no policy dterna
gation measure to protect tive could lead to
the Loch Lomond verna destruction of the
pool. verna pool.
5.1d None, this policy will  None needed. The no policy dterna:
help reduce land use tivewill disperse
conflicts. retal commercia
development.
5.1e None None needed. The no policy dterna-
tive will lead to land
use conflicts.
5.2a Will reduce travel costs Thispalicy will hdp ~ The no policy dterna
and provide for increased mitigete environmenta  tive could tend to
economic viahility. impacts associated withreduce loca economic
long travel distances.  viahility.
5.2b None None needed. No policy.
5.2¢c None None needed. No policy.
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Policyand  Potential Mitigation

Program Adverse lmpacts M easur es Alternatives
5.2d None None needed. No policy.
5.3a This policy will encourage Thisisamitigation Theno policy aterna-
development in areas with measure to encourage  tive may dlow more
water and sewer services. provision of sewer development in areas
and water services. without adequate
services.
5.3b This palicy will encourage Thisisamitigation The no policy dterna:
compact development in measure to assure tive may increase costs
areas with services adequate provison of  for providing main-
capability. services. taining services.
5.3c Thispolicy will assure  Thisisamitigeation The no policy dterna
srvicesaeavalable. measure. tivewill cause
development which
may lack adequate
urban services.
5.4a None Thisisamitigation Under the policy dter-
measure to protect native, important
Cobb's natural resources. natural resources may
be infringed upon.
5.4b None Thispolicy servesas  No policy.
amitigation messure

5.5a

5.5b

5.5¢

5.5d

5.6a

to leave large parcels
of land in rurd dengties.

None Thisisamitigation The no policy dterna
measure. tive can lead to land
use conflicts.
None Thisisamitigation Same as 5.5a above.
messure.
None None needed. No policy.
None None needed. No policy.
None None needed. No policy.

C-11



Policyand  Potential Mitigation
Program Adverse lmpacts M easur es Alternatives
5.6b None Thispadlicy isa No policy.
traffic mitigetion
measure.
5.6¢c None None are needed. The no policy dterna
tive will permit
hazardous conditions to
continue,
5.6d None None needed. Same as 5.6¢ above.
5.7a None Thispalicy isamitiga-  Same as 5.6¢ above.
tion measure to promote
pedestrian safety.
5.7b None Thispolicy servesasa No policy.
mitigation measure which
encourages more efficient
crculation.
5.7c None Thispalicy isamitiga- No policy.
tion measure to promote
safety on Highway 175
and Bottle Rock Road.
5.8a None None needed. A separ- The no policy dterna:
ate CEQA review will tivemay leed to Sg-
be conducted before  nificant impacts.
implementation.
5.8b None None needed. The no policy dterna
tive could dlow
regiond trangportation
facilitiesto encroach
upon aress identified
as community or
regiona parks.
5.8c None None needed. This policy No policy could lead

provides a specific to alack of mitiga-
mitigation program.  tion of potentid
impacts.
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Policyand  Potential Mitigation
Program Adverse | mpacts M easur es Alternatives

PUBLIC SERVICES

5.9a None None needed. No policy.
5.9b None None needed. No policy.
5.9c None None needed. No policy.
5.9d None None needed. No policy.
5.9e None None needed. This No policy.

policy encouragesthe

provison of public

services which are con-

Sgent with the

generd plan.
5.9f None None needed. No policy.

ON-SITE WASTEWATER MANAGEMENT

5.10a None None needed. The no policy dterna
tive may resultin
hedth and safety
problems.
5.10b None None needed. This policy No policy.
relates to 5.10d.
5.10c None None needed. No policy.
5.10d None Will temporarily mitigate The no policy dterna:
ggnificant hedthand  tivemay lead to
safety concernsif increased hedlth
inadequate septic concerns while other

maintenance occurs.  solutions are studied.

5.10e None None needed. No policy.

5.10f None None needed. No policy.
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Policyand  Potential
Program Adverse | mpacts

DRAINAGE AND EROSION

5.11a None

5.11b None

PUBLIC SAFETY

5.12a None
5.12b None
5.12c None
5.12d None
SCHOOLS

5.13a None

PARKS AND RECREATION

5.14a None
5.14b None
5.14c None
5.14d None
5.14e None
5.14f None
5.14g None

Mitigation
M easur es Alternatives
None needed. No policy.
None needed. No policy.
None needed. Sameas5.12b
None needed. The no policy dterna
tive may burden the
South Lake County Fire
Protection Digtrict.
None needed. No policy.
None needed. No policy.
None needed. No policy.
None needed. The no policy dterna

tive does not provide
for adequate parks and
recreation in Cobb.

None needed. No policy.
None needed. No policy.
None needed. No policy.
None needed. No policy.
None needed. No policy.
None needed. No policy.
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Policyand  Potential Mitigation
Program Adverse lmpacts M easur es Alternatives
5.14h None None needed. No policy.
5.14i None None needed. No policy.
OTHER PUBLIC SERVICES
5.15a None None needed. No policy.
5.15b None Implementation of this  The no policy dterna
policy will reduce tive could cause
adverselight and adverselight and
glare. glare.
HOUSING
5.16a None None needed. The no policy dternative may
lead to further
deterioration of existing
housing stock.
5.16b None None needed. See 5.4i above.

ECONOMIC DEVELOPMENT

5.17a None
5.17b None
5.17c None
5.17d None

None needed. This policy The no policy dterna

is conggtent with tive will not rlate
community development economic development
policiesfound ese- to land use.
wherein the plan.
None needed. No policy.
None needed. The no policy dterna
tive could lead to

reduction of Cobb's
resort industry.
None needed. No policy.
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Policy and Potential Mitigation

Program Adver se Impacts M easur es Alternatives
Program

5.17e None None needed. No policy.

5.17f None None needed. No policy.

5.17g None None needed. The no policy dternative could

lead to deterioration of
Cobb's visud qudity.

30 PROJECT DESCRIPTION AND SETTING

A project description is contained in Section 1.1 (page 1.1) of the area plan, and the
relationship of the planning area to the rest of Lake County is shown in Figure 1. A generd description
of the environmenta setting is found in section 3.1 (pages 3.1-3.2 of the area plan. A more detailed
description of the areals environmental setting is found in the text of Chapters 3.0, 4.0 and 5.0.

The area plan provides for significant growth during the 20-year planning timeframe. 1t enables
an increase in the planning area population from gpproximately 2,600 persons to dightly over 6,000 in
year 2006 (see Area Plan, Table 1 on page 2.5), a 4.3 percent average annua growth rate during the
period. Increased commercia development to serve the ared's expected growth is also encouraged by
the plan.

While the area plan provides for Sgnificant growth, it aso includes policies intended to mitigate
many of the impacts of the planning aregls population growth.

40 ADVERSE ENVIRONMENTAL EFFECTS

The CEQA Guiddines require that the level of specificity for an EIR correspond to the degree
of specificity of the project. For example, the degree of specificity for a construction project will be
gregter than for a general plan amendment such as the Cobb Mountain Area Plan. The Guiddines
suggest that the EIR for a comprehensive generd plan and zoning revison focus on the secondary
effects that can be expected to follow from their adoption and that the EIR need not be as specific as
specific projects that may follow (CEQA Guidelines Section 15146).
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As an effort to make the DEIR more readable, the reporting of potentid adverse environmenta
effects of the Cobb Mountain Area Plan closely follows the contents of the plan. The area plan includes
chapters on naturd resources (Chapter 3.0), public safety (Chapter 4.0), community development
(Chapter 56.0), and mapping descriptions (Chapter 6.0). Any potentia environmenta effects caused
by implementing the area plan (Chapter 7.0) are reported aong with the evaduation of gpplicable

policies.

1.

Soils, Slope, Drainage and Erosion (Sections 3.2 and 5.3C)
Impacts:

With new area growth and development, the potential for soil eroson and dope
ingability may increase, particularly on steeper dopes in the planning area.  Erosion
problems from exiging development, particularly from substandard and poorly
maintained roads, will continue during the period. Loss of agriculturd and timber-
producing soils will be negligible as a result of the area plan, snce these lands are
designated and/or zoned for agricultura timber uses.

Mitigations:

Policies 3.2a-3.2e can collectively act to mitigate most impacts related to steep dopes
and s0il erodon. The land use and zoning maps guide most new resdentia
development to areas of less dope and erosion potentid.  The county's grading and
subdivison standards aso provide a regulatory framework for mitigating these impacts.

Water Resources (Section 3.3 and 5.3A)
I mpacts:

Increased demand on loca water resources will be created by new resdentid,
commercid, agriculturd and geotherma development in the area.  In some cases, this
demand may exceed exiging water availability and/or reduce surface flows to
downstream uses as upstream groundwater extraction increases. Certain substandard
domestic water systems will be faced with chronic or dry year water shortages until
necessary improvements are made. Lowered dry season flows in perennia waterways
may contribute to declining wildlife habitt.

Mitigations:
Collectively, Policies 3.3a - 3.3c provide a framework for mitigating impacts that area
growth may have upon water resources. Policies 5.9a - 5.9f support the upgrading of

exiging water sysems in the area.  Loss of wildlife habitat due to the potentid for
declining low season stream flows is not specificaly mitigated by the area plan.
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Vegetation and Wildlife (Section 3.4)
I mpacts:

Impects on vegetation and wildlife will be largely minimized since the plan directs most
new growth into exigting resdentid and commercid areas. The potentia for increased
utilization and subsequent decline or loss of dry season water resources, however, may
have adverse effects on area wildlife habitat, as discussed above under water resources

impacts.
Mitigations:

Adherence to area plan policies 3.4a - 3.4f and protections included for waterways,
wetlands and natural aress act to minimize potentialy sgnificant impacts on vegetation
and wildlife resources to indggnificant levels. As discussed under water resources
impacts, however, the increased demand for dry season water resources may lead to
ggnificant declines in low season dream flows and related wildlife habitat.

Agricultureand Forestry (Section 3.5)
I mpacts:

The loss of agricultura and timber-producing land is congdered negligible since the area
plan provides protection by designating and/or zoning these lands for agriculture and
timber production uses. The only anticipated environmenta effects involve potentia
eroson from agricultura and forestry activities, the possbility of degraded viewsheds
because of the potentia for clear-cut (or even-age management) forestry practices, and
the potentid loss of important old-growth timber sands which have specid wildlife
benefits and values.

Mitigations:

Policies 3.5a - 3.5c provide for efforts to control eroson, viewshed, and habitat
protection from agriculturd and foredtry activities. Although the county's grading
ordinance exempts agricultural activities, appropriate soil conservation practices on
agricultura soils are encouraged by the plan.

Minerals (Section 3.6)
| mpacts:

Minerds include geotherma and aggregate resources. Increased development of both
high-temperature geotherma energy and hardrock aggregate mining are expected during
the life of the area plan. There is potentia for high-temperature geothermad activity to
degrade locd air and water quality, and to increase eroson rates. There may aso be
impacts on wildlife populaions due to localy changed hydrology and vegetation
conditionsin primary geotherma aress.
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Mitigations:

The plan promotes separation of incompatible uses in primary geotherma area where
high-temperature steam development is mogt likely to occur. Policies 3.6 - 5.1e
promote such land use separation. Policies dso cal for extensive monitoring programs
in the primary geothermd area, including water resources (Policy 3.3c), biologica
resources (Policy 3.4f), and water qudity (Policy 4.56). Air quaity impacts are
mitigated by rules and regulations of the Lake County Air Quaity Management Didtrict.
More comprehensive policies are proposed in the Geotherma Resource and
Transmisson Element of the Generd Plan. Aggregate mining is promoted at hardrock
gtes and discouraged in waterways.  Together, these mitigations provide a framework
for mitigation of potentiadly sgnificant impacts that may be caused by minerd activitiesin
the area

Critical Resource Area (Section 3.7)
I mpacts:

A number of critical and naturd resource aress are identified for specia protection.
These areas are protected by Policies 3.7a - 3.7g, conservation land use designations,
open space zoning, resource combining zoning digtricts, and other specid zoning.
Together, these protection features supplement mitigation of potentidly sgnificant
impacts on the areds vegetation and wildlife, and no sgnificant impacts are anticipated
through these protection measures and programs.

Mitigations:

The plan's program for protection of critica resource areas acts to protect and enhance
environmenta resources. No mitigations are necessary.

Scenic Resour ces (Section 3.8)

I mpacts:

The plan identifies scenic highways, vistas and viewsheds, and senstive aress, and
provides scenic protection policies (Policies 3.8a - 3.8f) and scenic combining zoning.

Together, these palicies and zoning provide a Sgnificant level of protection to the areds
exigting scenic resources, and no sgnificant environmenta impacts are expected.
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10.

Mitigations:

The plan's scenic resources and design review policies and zoning provide protection
for the areds scenic qudities. Community design guidelines are dso included in the
plan. No other mitigations are necessary.

Cultural Resources (Section 3.9)
I mpacts:

The area contains cons derable prehistoric and more recent cultural resources. Policies
3.9a - 3.9c promote archaeological studies and enhancement of cultural resources.
Appropriate Stes are identified for hitoric protection status.

Mitigations:

The proposed policies, HPS zoning, and subsequent environmental review process
provide adequate protection of loca cultura resources.

Fire Protection (Sections4.1 and 5.3D)
I mpacts:

New growth and development will increase the demand for structural and wildland fire
protection by increasing the number of sructures and vauable property needing
protection, increasing the potential for incidents, and potentidly increasing the risks
asociated with arson.  Exigting fire protection problems caused by substandard road
width, surfaces, and grades, and by substandard water systems could be aggravated by
continued buildout in these and surrounding aress.

Mitigations:

Policies 4.1a - 4.1i and 5.12a - 5.12b assure reasonable fire protection standards for
newly crested parcels in the area These same policies may lead to minor
improvements in fire safety in areas of existing development as specific road, bridge,
and water system improvements are provided. In remote areas with steep dopes and
very high fire hazard ratings, the area plan provides for large-lot zoning (such as in the
Big Canyon Creek area and certain north and northeast areas). Controlled burning,
vegetation management, and other "defensible space’ programs can aso provide an
increased margin of fire safety in selected areas. Increased area population may lead to
loca fire agencies changing from volunteer to manned dation personne, thereby
reducing emergency response time. Recent emergency regulations of the State Fire
Marshdl requiring fire resgant roofing in high and very high fire hazad State
Responsbility Areas will dso assg fire safety efforts. Lake County's adoption of Class
"A" roofing requirements would further fire safety. However, because of the criticd fire
hazards presented in most of the Cobb Mountain Area, the potential for serious
wildland fires in the area cannot be entirely mitigated.

Flooding and Drainage (Sections 4.2 and 5.3C)
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11.

I mpacts:

Portions of Kelsey Creek in the Cobb Valley area are flood-prone and subject to 100-
year floods. Other smaller areas that generaly include waterways, such as Cole or Big
Canyon Creeks, as wel as meadows, such as that located at SAminas Basin, are
subject to locd flooding during the wet season.  Since the planning area conssts of
mountai nous terrain, mogt areas are not threstened by flooding.

Mitigations:

Policies 4.2a and 4.2b provide for adherence to standard 100-year and loca flood
protection practices. Areas subject to 100-year floods are provided protective flood
plain zoning. No sgnificant flooding impacts are expected to be caused by the area

Geology and Seismic Hazards (Section 4.3)
I mpacts:

Steep dopes and locd high dide potential characterizes portions of the planning area.
Severd aress of high dide potentid are located in exising subdivisons, including the
Hobergs and Adam gprings arees.  Slide hazards are found in steeply doped rurd
aess, and paticularly in the Mayacamas Mountains, which are characterized by
Franciscan geologic formations. The area dso has potentid for severd regiondly
sgnificant faults.

Mitigations:

Policies 4.3a - 4.3e provide for updated mapping and study of landdide hazards and
detalled engineering plans for developments in areas of steep dopes. Policy 4.3e
requires revegetation for purposes of dope protection. Together, these policies can act
to mitigate potentia landdide hazards in the aea.  The Uniform Building Code
addresses earthquake standards for area building congtruction.  The County's zoning
ordinance regulations reduce densitiesin rurd areas with steep unstable dopes. Grading
ordinance regulaions aso help mitigate potentia dide and erosion impacts caused by
new development.
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12.

13.

Air Quality (Section 4.4)
I mpacts:

The Cobb Mountain Area currently meets Nationd Ambient Air Quality standards
under the federal Clear Air Act amendments. Potentid air quaity impacts that may
occur indirectly as aresult of the area plan include increased levels of carbon monoxide
and particulate. THere is dso potentia for incidents of eevated sulfur dioxide levelsin
case of an upset in the Geysers geothermal resource area

Mitigations:

Policies 4.4a - 4.4d, dong with rules and regulations of the Lake County Air Qudity
Management Didrict, provide sufficient mitigations for potential air quaity problems in
the area. No sgnificant air quality impacts are expected to occur as aresult of the area

plan.

Water Quality (Section 4.5 and 5.3B)
I mpacts:

The area plan provides substantid discusson of potentid indirect impacts on water
qudity caused by increasng numbers of on-Ste wastewater disposal systems and
geotherma development. The plan provides for continued utilizetion of on-dte
wastewater disposa systems, while the potentid long-term threst to both surface and
groundwater water qudity remains. The plan dso identifies other potentia non-point
water pollution sources, such as roadway oil and greases and soil erosion, which may
degrade surface water qudity.

Mitigations:

Together, Policies 4.5a - 4.5h provide a comprehengve policy program for mitigating
potentia water quaity impacts caused by the Cobb Mountain Area development and
growth. A magor premise of the area plan's water qudity program is tha on-ste
wadtewater systems can continue to be inddled given consderation for adequate
maintenance, monitoring and reduction of dengty.

Although not specificdly sated in the area plan, fallure of these policies and supporting
regulatory programs in avoiding serious water qudity impacts could eventudly lead to
the need for centrdized collection and trestment of wastewater in the most highly
developed portions of the planning area.  In the event that serious water quality
problems are found in the area, there may be need to amend applicable text, policies
and maps of the area plan.
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14.

15.

Noise (Section 4.6)
I mpacts:

The mogt sgnificant potentid noise impacts in the area result from geotherma resource
development and operations. Other noise impacts, such as from motor vehicles, home
utility tools, and chainsaws, are consgdered minimd in the area.

Mitigation:

Ambient noise levels are not expected to degrade sgnificantly during the life of the area
plan. exiging policies and regulations, as supported by Policies 4.6a - 4.6c, are
expected to adequatdly mitigate any new noise-generating development in the area.

Land Use, Land Useand Zoning Maps (Sections 5.1 and Chapter 6.0)
I mpacts:

The land use dedgnations and zoning didricc maps acknowledge the exigting
development patterns found in the Cobb Mountain Area and provide a comprehensive
guide for future land use decisons. Mogt of the ared's new growth is accommodated in
exiging resdentid subdivisons and the Cobb Valey and Loch Lomond commercid
centers. Approximately 140 acres of new vacant resdentid land is provided in the area
plan, with mgor consderation towards access, public services and water quaity
maintenance. The plan provides a combined commercid land use of over 70 acres, not
including resorts, and can accommodate dightly over one million square feet of
commercid floor space at full buildout, enough commercid land to essly serve the
project population. The land use and zoning maps dso acknowledge exigting resorts
and retreats.

A framework for both utilizing and protecting the ared's resources isincluded in the land
use and zoning maps. High-temperature geotherma development is encouraged in the
plan's primary geotherma resource area, while resdential development is discouraged.
The planning areds timber, agricultural, waterway, wetland, and other natural resources
are protected and identified on the land use and zoning maps.

Potentidly sgnificant land use impacts include the loss of wildlands and timber lands to
new residentia, commercia, and geotherma development. Secondary, or indirect land
use impacts may lead to reduced water availahility, locadly declining wildlife habitat,
increased fire hazards, and degraded water qudity.
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16.

17.

Mitigations:

Land use policies act generdly to mitigate direct and indirect land use impects. Policies
5.1a - 5.4b act to guide orderly growth and development by providing balanced land
use patterns which protect the areals naturd resources and environment. Existing
resdentid subdivisons and emerging commercid centers are provided land use
designations and zoning which reflect concerns for long-term circulation, public service
capability, water qudity, and resource and environmenta protection. These policies
and the land use and zoning maps, however, do not mitigate the loss of wildlands and
timber lands to new residentid, commercid, and geotherma development. Land use
policies dso do not completely mitigate those potential secondary impacts described
above.

Circulation (Section 5.2)
| mpacts:

Traffic levels are forecasted to increase in relation to the areals population growth.
However, this traffic growth will not significantly degrade the level of service (LOS) on
the areals mgjor roadways. At present, LOSisrated "A", and is expected to generdly
maintain an acoeptable LOS "B" at full buildout. (Traffic flow conditions are qudified in
a sysem ranging from LOS "A", with free treffic flows, to LOS "F', with gridlock
conditions. LOS"C" isgenerdly consdered acceptable in rurd aress.)

The most sgnificant potentid traffic impacts will occur when exigting substandard roads
are not improved to accommodate full buildout conditions. These substandard roads
will contribute to eroson and stream sedimentation while providing poor access for
emergency services and evacuations.

Mitigations:

Circulation Policies 5.6a - 5.8c provide for maintenance of existing road systems with
the improvement of bicycle, pedestrian and carpooling facilities. Mitigation is provided
for upgrading existing substandard local roads through policy support for the formation
of road maintenance digtricts when localy supported. No sgnificant circulation impacts
are expected as aresult of the area plan.

Law Enforcement (Section 5.3E)
The area plan cdls for mantaning current law enforcement levels, assuming no
sgnificant future countywide budget condraints. Policy support for the cregtion of

shooting redtriction zoning is o provided in the plan. No sgnificant impacts on law
enforcement are expected.
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18.

19.

20.

21.

22.

Parks and Recreation (Section 5.3F)

The area plan proposes severa new community/regiona parks in Cobb Valey dong
with development of an interlinked pededtrian trail system, a limited bicycle system and
highway waysides and picnic sSites. The proposed park sites are intended to focus on
environmenta as well as recreational amenities. Park and recreation policies 5.14a -
5.14i are not expected to create any sgnificant adverse environmenta effects.

Schools (Section 5.3G)
| mpacts:

Both the Middletown and Kelseyville Unified School Didtricts serve the planning area
New development and growth in the area is expected to creste a need for additiona
facilitiesin the Middletown USD, including new dementary school facilities. Impacts on
Keseyville USD enrollment will be dight and are not considered significant.

Mitigations:

State law requires school impact mitigation fees to be assessed for new residentiad and
commercid deveopment. These fees are meant to be utilized to mitigated capacity
impacts on local schoolsto inggnificant levels.

Other Public Services (Sections 5.3H-K)

Other public services potentidly affected by the area plan include library, hospitd and
cemetery services. No sgnificant impacts are expected on these services.

Housing (Section 5.4)

The area plan defers to the Lake County Housing Element for housing policy in the
aea. The plan supports a housing rehabilitation program in needed areas. No
sgnificant impacts on area housing supply, costs, and other housing issues are expected
asaresult of the areaplan.

Economic Development (Section 5.5)

Economic development is promoted in the area plan by encouraging the utilization and
enhancement of the ared's local naturd resources, including its attractive environment,
geothermal resources, and resort industry. The plan aso supports increased diversity of
the locd commercid sector. The plan specificaly promotes formation of a design
review program for the Cobb Valey commercid area, utilization of low-temperature
geotherma energy, a geotherma vistors center, and restoration of the areas resort
indugtry, while maintaining the attractiveness of the area. While the plan's economic
development policies (Policies 5.17a - 5.17g) may lead indirectly to new growth and
development, there are no potentialy significant environmental impacts expected.
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50 CUMULATIVEIMPACTS

Cumulative impacts refers to two or more individua effects which, when considered together,
are consderable or which compound or increase other environmenta impacts.

Implementation of the area plan's land use and zoning maps may lead to cumulative impacts
over time as overdl growth and development result in declining environmenta resources that involve
wildlife habitat losses, declining water resources quality, and increased wildland fire hazards. These
impacts are described in DEIR Section 4.0 under appropriate headings.

6.0 GROWTH-INDUCING IMPACTS

The area plan is growth-inducing because it enables and encourages development according to
its policies and the land use and zoning maps.  The plan encourages continued infilling and development
in exiging resdentid subdivisons, and provides approximately 140 acres for new residentid
devdlopment. The plan adso provides for additiond commercid development.  Geothermd
development is encouraged in the plan's primary geothermd resource area.  The plan's growth
inducement will have potentially significant environmenta effects on the areals water resources, water-
related habitat, water quality, fire protection, and may result in loss of wildlife habitat and timber
resources to residential, commercial, and geotherma devel opment.

70 |IRREVERSIBLE ENVIRONMENTAL CHANGES CAUSED BY PROJECT
APPROVAL

DEIR Section 4.0 identifies a number of potentia impacts that may not be mitigated and will
lead to irreversible environmenta changesin the planning area. These include the following:

o] A decline of the areds water resources caused by increased domestic, commercid,
geothermd and agriculturd weter utilization in the planning area.

o] A decline in the quality of waterway and riparian habitat caused by reduced dry season
flows.

o] The possibility of irreversble water quality declines caused by increasing numbers of

on-ste wastewater disposal systems at densities not suitable for such disposa practices
over the long term.
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o] Increased threats to fire safety as increased development in high and very high fire
hazard areas raises the potentid for losses during wildfires.

o] Loss of wildlife habitat and timber resources during conversion of land uses to
resdentid, commercid, and geotherma uses.

80 RELATIONSHIP BETWEEN SHORT-TERM USE OF THE ENVIRONMENT AND
THE MAINTENANCE  AND ENHANCEMENT OF LONG-TERM
ENVIRONMENTAL QUALITY

The area plan provides for a subgtantid increase in resdentiad and commerciad development,
while providing a comprehensve policy and land use program for the protection of important or
sengtive environmenta resources.  The plan identifies areas needing environmenta protection through
resource conservation, agriculture, open space, waterway, wetland, and unique natura area land use
types. Large-lot zoning is provided where incompatible uses such as geothermd activity and residents
need separation, in areas with very high fire hazards, and for the purposes of maintaining wildlife habitat.

The plan enables the continued expansion of high-temperature geotherma development in the
primary geotherma resource area. While geothermd energy will provide a low-cost source of dectrica
energy for the life of the plan, requirements for reclamation programs to restore the area after the long-
term decline of this energy resource will help to limit long-term environmenta impacts caused by
geothermd devel opment.

9.0 ALTERNATIVES

CEQA requires that an EIR report any potentid dternatives to the area plan, including a "no
project” dternative. Besidesthe "no project” dternaive, the feashility of area plans with dow and very
high growth rates are reported.

91 NOPROJECT

A "no project” dternative is not consdered feasible because state planning law requires
that Lake County provide specific zoning which is congstent with the generd plan.  Without the area
plan, a large portion of the Cobb Mountain Area would remain in non-specific "unclassfied" zoning,
which does not meet the state's minimum planning requirements. Lake County is adso under court order
to ddete dl unclassfied zoning within a reasonable timeframe.

With alarge rezoning program such as that proposed in the area plan, mgjor review and
revison of the generd plan becomes a necessary ingredient of the plan. The 1981 Generd Plan cdlsfor
development of area plans in order to better specify loca issues and policies in the county's
communities.
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92 SLOW GROWTH PLANS

A dow growth plan would involve a population growth rate of near or dightly less than
2.0 percent per year. This growth rate is near the recent statewide growth rate, but is from one-haf to
one-third the recent Lake County average growth rate. The dow growth rate of 2.0 percent would lead
to a year 2006 population of approximately 3,800 persons (as opposed to dightly more than 6,000
persons as projected in the area plan).

The potentid for reducing significant environmental impacts from a dow growth rate
would decrease dightly in the cases of water resources, water quality and wildlife habitat losses. The
potentid for other environmental impacts would remain nearly the same as those caused by the area
plan. On the other hand, less population may lead to less judtification to convert loca fire protection
from volunteer to manned systems, or for purchasing and developing community park sites.

The feashility of actudly implementing a dow growth plan is consdered low because of
the existence of many developable lots in the planning area. The dow growth dternative would be
consgdered implementable only if clear evidence of threastened domedtic water qudity required a
moratorium on new development, and construction of a sewer system was considered infeasible.

9.3 VERY HIGH GROWTH PLAN

A very high growth plan would involve a popuation growth rate of gpproximately 6.6
percent per year. This rate is the highest growth scenario found in the 1981 Generd Plan, and would
alow accommodation of more than 9,300 persons in the Cobb Mountain Area by 2006. This growth
rateis 1.5 times faster than that contained in the proposed area plan.

A plan utilizing the very high growth rate would generdly lead to more adverse
environmental impacts with greater intengty of these impacts. The ability to mitigate many for these
impacts would be less than under the proposed plan. The single most important way to mitigate the
impacts of avery high growth plan would be to provide for sewers in the Cobb Valley, Hobergs, Adam
Springs and Lomond areas. With sewers, population density could be increased and land resources
utilized more efficiently. However, the cost of sewer may be prohibitive because of the areds
mountainous terrain, therefore making the high growth rate infeasible without subgantid state and
federd financiad assstance.

10.0 EFFECTSFOUND NOT SIGNIFICANT

In discussions under DEIR Section 4.0, a number of potential environmenta effects were found
not significant because they were mitigated by exigting policies or programs, by the area plan, or through
mitigations suggested by the DEIR. These mitigated effects generdly included the following:

o] Steep dopes, erosion and related non-point water pollution.
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o] Domestic water systems.

o] Vegetation and wildlife habitat not adversdy affected by increased utilization of water
resources.

o] Agriculture and forediry.
o] Minerd utilization.

o] Geologic and saismic hazards.

11.0 ORGANIZATIONS AND PERSONS CONSULTED

South Lake County Fire Protection Digtrict
Lake County Flood Control and Water Conservation Didtrict
Lake County Air Quality Management Didtrict

Department of Fish and Game

120 PERSONSRESPONS BLE FOR EIR PREPARATION

L ake County Planning Department:
Prepared under the direction of Alex Hinds, Planning Director.
Principad Author: Mark Radabaugh, Associate Planner

Project Assistance: Kim Seidler, Associate Planner
John Benoit, Associate Planner

Report Preparation:  Barbara Jo Wise, Planning Office Supervisor

13.0 APPENDICES

Appendix 1 - Initid Study

Appendix 2 - Agency Commerts
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