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October 31, 2008

Jim Walters
4053 Qlive Point Place
Claremont, CA 91711

Dear Mr. Walters:

In accordance with your request, Triad/Holmes Associates has performed a
feasibility study for the development of a potential BLM exchange parcel located in the
Central Wilkerson area approximately five miles south of Bishop. This parcel is located
in Sections 5 and 6, Township 8 South, Range 33 East and has an area of approximately
118 acres. Our feasibility study considered potential subdivision of the subject parcel
into one acre parcels.

The subject property has three major development constraints:

1. Approximately 50 acres of the property lies within an Alquist-Priolo Special
Studies area (see Sierra Geotechnical Services report attached as Exhibit “D”).

2. A high voltage electric transmission line cuts off approximately 8.5 acres of the
easterly portion of the property.

3. Two blueline streams preclude development of a portion of the southeasterly part
of the property.

In order to maximize the total number of lots, we placed portions of Lots 2
through 6 within the Alquist-Priolo Study Area and portions of Lots 6 through 9, 11, 14
and 15 through 19 are cutoff by one of the blueline streams. However all these lots still
have sizeable areas containing good building sites. The result of our preliminary layout
yielded 43 buildable lots varying in size from 1.0 acres to 1.4 acres plus one lot for water
supply and storage having an area of 0.7 acres. In addition we have proposed to drill two
of the water wells on property outside of the lot areas. The preliminary Subdivision
Layout and Grading Plan is attached as Exhibit “A”.

Further analysis will be required to determine final building sites in proximity to
the blueline streams. Also of note is a significant drainage area located northwest of the
subject parcel. Rawson Creek exits this drainage area. This creek may breach in a storm
of 100-year intensity. Mitigation of any impacts from this drainage area will need to be
incorporated into subdivision design, and may increase subdivision improvement costs.
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In regards to water supply, we discussed the matter with Reeve Drilling Inc., a
long time established well drilling company in the Bishop area having considerable
experience in the Wilkerson Ranch area. They stated that we should expect subdivision
water wells would be drilled to a depth of approximately 500 feet and would at best yield
approximately 50 gallons per minute (gpm). They concluded that each well with a
submersible pump would cost at least $50,000, with costs likely to be higher. For the
proposed subdivision, we expect that the required yield from water wells will be 3
gallons per minute per lot. Therefore for 43 potential lots, three wells will be required.
To meet the required fire flow of 1000 gpm for 2 hours together with a one day demand
for 43 one acre lots, 180,000 gallons of water storage must be provided. A Booster Pump
Station will be required to maintain flow and pressure requirements and backup power
will be required to maintain fire flow in the event of a power outage.

Following preliminary lot layout, preliminary grades were designed for the streets
and a preliminary utility plan was prepared and 1s attached as Exhibit “B”. The
engineering improvement costs were then calculated based on the preliminary plans.
Costs are based on both site conditions and histories Eastern Sierra data. The Preliminary
Engineering Cost Estimate is attached as Exhibit “C”.

In addition to subdivision improvement costs there are engineering, surveying and
Inyo County processing costs. These costs are estimated as follows:

ENGINEERING & SURVEYING:

Tentative Map and Coordination: 30,000

$
Engineered Improvement Plans: $ 150,000
Final Maps and Survey: $ 25,000
Construction Surveying and Engineering: b 60,000
SUBTOTAL: § 265,000
INYO COUNTY FEES & PROCESSING INCLUDING $ 150,000
ENVIRONMENTAL: (Estimated)
ESTIMATED TOTAL ENGINEERING, SURVEYING & PROCESSING $ 415,000
SUBTOTAL:
CONSTRUCTION COSTS (Exhibit "C" $ 3,923,500
TOTAL PROJECT COSTS $ 4,338,500
NUMBER OF LOTS ’ ) ; 43
COST PER LOT $ 100,895
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In summary, development of the Central Wilkerson property presents significant
challenges as the property has various constraints limiting the total number of lots to
approximately 43 lots with total development costs of approximately $4,338,500, equal to
approximately $101,000 per lot.

Yours truly,
TRIAD/HOLMES ASSOCIATES
W N~ ‘7%!/(/’
Andrew Holmes
AH:j;j ‘
Enclosures
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WILKERSON, CALIFORNIA

LAYOUT AND GRADING PLAN

CENTRAL WLKERSON RANCH BLM EXCHANGE PARCEL
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TRIAD/HOLMES ASSOCIATES 10/29/2008
P.0. BOX 1570
MAMMO KES, CA 9354
(760) 932;5;2 5 CAg3%t0 EXHIBIT "C"
ENGINEER'S PRELIMINARY COST ESTIMATE
WILKERSON RANCH BLM EXCHANGE PARCEL
INYO COUNTY, CA
Item Description Quantity  Unit Cost Cost
A. GRADING AND DRAINAGE
Cut 17,500 C.. $15.00 $ 262,500
Fill (On Site Material for SubBase Only) 4,500 C.Y. $15.00 $ 67,500
Hauloff (Rock Loss of 25%) 4,500 C.Y. $10.00 $ 45,000
Hauloff From Excess Cut Material 8,000 C.. $10.00 $ 80,000
Import 4,000 C.. $15.00 $ 60,000
A.C. Paving & Striping -3" 205,000 S.F. $4.00 $ 820,000
Class 2 Base -6" 4,000 C.Y. $45.00 $ 180,000
Curb and Gutter 5700 L.F. $30.00 $ 171,000
Sub Base -12" 4,700 C.. $20.00 $ 94,000
SUBTOTAL GRADING AND DRAINAGE: $ 1,780,000
B. SITE UTILITIES
SCE Direct (Estimated) 1 LS. $50,000.00 $ 50,000
Dry Utility Service Laterals (Estimated) 1 LS. $25,000.00 $ 25,000
Dry Utility Trenching and Conduits (Power, Telephone, TV) 3,850 L.F. $35.00 $ 134,750
SUBTOTAL SITE UTILITIES: $ 209,750
C. WATER SYSTEM
Water Wells - 3 ea. @ 50 gpm 3 EA $50,000.00 $ 150,000
Water Underground Storage 180,000 GAL. $2.50 $ 450,000
Booster Station 3-Pumps in Cans 1 EA. $150,000.00 $ 150,000
Backup Power, Transfer switch, Wiring 1 () $80,000.00 $ 80,000
3,000 Gal. Hydro Tank 3,000 GAL. $15.00 $ 45,000
Telemetry System 1 EA $40,000.00 $ 40,000
Well and Booster Station Electrical 1 EA. $60,000.00 ¢ 60,000
10-Inch Water Main 1,100 L.F. $75.00 $ 82,500
8-Inch Water Main 4,000 L.F. $65.00 $ 260,000
3-Inch Well to Tank Water Supply 600 L.F. $40.00 $ 24,000
Fire Hydrants 11 EA. $3,500.00 $ 38,500
Water Services 42  EA. $1,000.00 $ 42,000
SUBTOTAL WATER SYSTEM: ¢ 1,422,000

Enginers Estimate by:

SUBTOTAL CONSTRUCTION $ 3,411,750
15% Contingencies $ 511,763
TOTAL ESTIMATED COST: $ 3,923,513

4.0487cost-10-29-08







