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Figure 5-4: Planning Area 1 Tentative Plot Plan 
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Table 5-1: Project Land Use Summary 

Planning Area Specific Plan/Land 
Use Designation 

Land Area 
(Acres) 

Target 
Density 

(EDUs/Acre) 

Estimated 
Dwelling 

Units 
(EDUs) 

Non-
Residential 

Building Area 
(ft2) 

1  Tourist Commercial  223.1     85,000 

2  Low Density 
Residential 194.3 0.6 132   

3 Medium Density 
Residential 69.5 5.6 390   

4(a) 
High Density 
Residential – 

Modular Housing 
18.3 27.3 500   

4(b) High Density 
Residential – RVs 22.8 14 320   

5(a) High Density 
Residential 42.1 8.1 340   

5(b) Hotel 8.1  150 Hotel 
Keys  112,500  

5(c) Tourist Commercial  4.2     50,000 
6 Tourist Commercial  21.4     150,000 

Perimeter ROW Right-of-Way 15.3 - - - 
Total  619.1   1,682 397,500  
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6 Project Water Demands 
The Thermal Ranch Specific Plan (Project or TRSP) proposes to develop approximately 619.1 acres 
of vacant farmland in the Coachella Valley to include up to 1,682 dwelling units, 397,500 square 
feet of commercial uses including a 150 key hotel, 17,789,468 square feet of landscaping/open 
space, and 463,520 square feet of outdoor  water features. 

6.1 Projected Indoor Residential Water Demand 
The projected indoor residential unit usage for this Water Supply Assessment (WSA) is based on 
indoor water use performance standards as provided in the California Water Code (CWC) for 
residential water demand Water Code Section 10910 approved November 10, 2009, codified in 
CWC section 10608.20 (b)(2)(A). The projected indoor residential water demand for the Project 
totals 279.79 acre-feet per year (AFY) as shown in Table 6-1. SB 606 and AB 1668 established 
guidelines for efficient water use and a framework for the implementation and oversight of the 
new standards. Based on results of the Indoor Residential Water Use Study, DWR and the State 
Water Resources Control Board jointly recommended that the indoor residential standard 
remain at 55 gallons per capita per day (gpcd) through 2024 and decline to 47 gpcd in 2025 and 
to 42 gpcd in 2030.   

Table 6-1: Projected Indoor Residential Water Demand 

Planning 
Area 

Land 
Area 

(Acres) 

Estimated 
Dwelling 

Units 
(EDUs) 

Estimated 
Occupants 
per Home 1 

Gallons per 
Day (gpd) 

per 
Occupant 2 

gpd/EDU 
Water 

Demand 
(gpd) 

Water 
Demand 

(AFY) 

PA-2 194.3 132 2.7 55 148.5 19,602 21.96 
PA-3 69.5 390 2.7 55 148.5 57,915 64.87 
PA-4 41.1 820 2.7 55 148.5 121,770 136.40 
PA-5 42.1 340 2.7 55 148.5 50,490 56.56 
Total 347 1,682    249,777 279.79 

1 Occupant assumptions based on U.S. Census Bureau American Community Survey 2021 5-year data for Coachella 
Valley CCD, Thermal, and Mecca; and Project specific Vehicle Mile Traveled (VMT) analysis that averages the 
occupancy rates across the entire project as 2.7 persons per dwelling unit: estate and single family detached 
housing (3 persons), resort condo and attached housing (2.5 to 3 persons) and RV (2.5 persons) 
2 CA Indoor Water Use Performance Standard 

6.2 Projected Indoor Commercial and Industrial Water Demand 
The projected indoor commercial and industrial unit usage for this WSA are based on the 
American Water Works Association Research Foundations (AWWARF’s) Commercial and 
Industrial End Uses of Water. The projected indoor commercial and industrial water demand for 
the Project totals 231.28 AFY as shown in Table 6-2 below. 
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Table 6-2: Projected Indoor Commercial and Industrial Water Demand 

Planning Area Indoor 
Area (ft2) 

Number of 
Rooms/ 

Stalls 

Water 
Demand 
Factor 

(gal/ ft2)1 

Water 
Demand 

(gpd) 

Water 
Demand 

(AFY) 

PA-1: Office/Commercial 55,250  35 5,297.95 5.93 
PA-1: Restaurant 29,750  331 26,978.77 30.22 
PA-1: Stable Stalls  2,700 302 81,000.00 90.73 
PA-5: Hotel3 112,500 150 115 17,250.00 19.32 
PA-5: Restaurant  17,500  331 15,869.86 17.78 
PA-5: Commercial  32,500  35 3,116.44 3.49 
PA-6: Restaurant  52,500  331 47,609.59 53.33 
PA-6: Commercial  97,500  35 9,349.32 10.47 

Total 397,500   206,471.92 231.28 
1  AWWARF Commercial and Industrial End Uses of Water, 2000. 
2  Stable stall water demand is 30 gallons per day per stall. Includes drinking water, bathroom/washroom/shower 

flush, equipment cleaning. 
3 150-key hotel is estimated to be 112,500 square feet. Number of hotel rooms is used to estimate demand. 

6.3 Projected Outdoor Irrigation Water Demand 
The projected outdoor irrigation water usage is based on the Maximum Applied Water Allowance 
(MAWA) equation from Appendix D of Coachella Valley Water District’s (CVWD’s) Landscape 
Ordinance No. 1302.5, which meets the water conservation goals of the California Department 
of Water Resources (DWR) Model Efficient Landscape Ordinance (MWELO). The projected 
outdoor irrigation water demand for the Project is 1,168.39 AFY as shown in Table 6-3 below.  

Table 6-3: Projected Outdoor Irrigation Water Demand 

Planning Area Landscaped 
Area (ft2) 

ETo 
(in/yr) 1 ETAF 2 

Conversion 
Factor 

(gal/ft2) 3 

Water 
Demand 

(gpd) 

Water 
Demand 

 (AFY) 
PA-1 – 54% irrigated 5,185,626.34 76.46 0.45 0.62 303,072.72 339.49 

PA – 1 26% dust control 2,554,114.46 See footnote 4 148,962.98 166.86 
PA-1 – Irrigation Pond 43,560.00 76.46 1.1 0.62 6,223.20 6.97 
PA-2 – 75% irrigated 6,347,781.00 76.46 0.45 0.62 370,994.58 415.57 
PA-3 – 55% irrigated 1,665,081.00 76.46 0.45 0.62 97,315.27 109.01 
PA-4 – 40% irrigated 716,126.40 76.46 0.45 0.62 41,853.84 46.88 
PA-5 – 30% irrigated 710,899.20 76.46 0.45 0.62 41,548.34 46.54 
PA-6 – 25% irrigated 233,046.00 76.46 0.45 0.62 13,620.32 15.26 
ROW – 50% irrigated 333,234.00 76.46 0.45 0.62 19,475.78 21.82 

Total 17,789,468.40       1,043,378.68 1,168.39 
1 Reference Evapotranspiration (ETo) for ETo Zone 4 from CVWD Landscape Ordinance 1302.5, Appendix C 
2 Evapotranspiration Adjustment Factor (ETAF) from CVWD Landscape Ordinance 1302.5, Appendix D 
3 Conversion Factor from CVWD Landscape Ordinance 1302.5, Appendix D 
4 Dust control water demand based on current dust control operations at the existing off-site equestrian center:  
During Season (7 months, Oct-Apr, approx. 210 days) 
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-  Road Dust Control: 1 truck (5,000 gals) 10 trips per day for 210 days = 50,000 gal/day or 10,500,000 gal total 
during season 
-  Arena/Riding Path Dust Control: 4 trucks (5,000 gals each) 10 trips each per day, or 40 trips total per day for 210 
days = 200,000 gal/day or 42,000,000 gals total during season 
Total Season Dust Control Water Use: 250,000 gals/day or 52,500,000 gals total or 161.11 AF 
Off Season (5 months, May-Sept, approx. 150 days) 
Dust control water use is on an as needed basis, total daily use for roads/arenas/riding paths reduced by 95%, or a 
total of 12,500 gal/day or 1,875,000 gals total during off season 
Total Off Season Dust Control Water Use: 12,500 gal/day or 1,875,000 gals total or 5.75 AF 
Total Annual Dust Control Use = 166.86 AFY 

6.4 Projected Outdoor Water Features Demand 
The projected outdoor water features usage is based on the Estimated Total Water Usage (ETWU) 
equation from Appendix D of CVWD’s Landscape Ordinance No. 1302.5. Outdoor water features 
include community and private pools, as well as decorative water features or irrigation ponds. 
The projected outdoor water features demand for the Project is 74.18 AFY as shown in Table 6-
4 below. 

Table 6-4: Projected Outdoor Water Features Demand 

Planning Area Water Feature 
Area (ft2) 

ETo 
(in/yr) 1 

Plant 
Factor 2 

Conversion 
Factor 

(gal/ft2) 3 

Water Demand 
(gpd) 

Water 
Demand 

 (AFY) 
PA-2 79,200 76.46 1.1 0.62 11,314.91 12.67 
PA-3 69,400 76.46 1.1 0.62 9,914.83 11.11 
PA-4 5,000 76.46 1.1 0.62 714.32 0.80 
PA-5 309,920 76.46 1.1 0.62 44,276.72 49.60 
Total 463,520    66220.78 74.18 

1 Reference Evapotranspiration (ETo) for ETo Zone 4 from CVWD Landscape Ordinance 1302.5, Appendix C 
2 Plant Factor of 1.1 for a stationary body of water from CVWD Landscape Ordinance 1302.5  
3 Conversion Factor from CVWD Landscape Ordinance 1302.5, Appendix D 
 

6.5 Projected Total Water Demand 
The total projected water demand for the Project is 1,753.63 AFY, or 2.83 acre-feet per acre, as 
shown in Table 6-5 below. 

Table 6-5: Projected Total Water Demand 

Planning 
Area 

Land 
Area 

(Acres) 

Indoor 
Residential 

Demand 
(AFY) 

Indoor 
Commercial  

and Industrial 
Demand 

 (AFY) 

Outdoor  
Irrigation 
Demand 

(AFY) 

Outdoor 
Water 

Features 
Demand 

(AFY) 

Total 
Water 

Demand 
(AFY) 

PA-1 223.10   126.89 513.32  640.20 
PA-2 194.30 21.96   415.57 12.67 450.20 
PA-3 69.50 64.87   109.01 11.11 184.99 
PA-4 41.10 136.40   46.88 0.80 184.08 
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PA-5 54.40 56.56 40.59 46.54 49.60 193.28 
PA-6 21.40   63.80 15.26   79.06 
ROW 15.30     21.82   21.82 
Total 619.10 279.79 231.28 1,168.39 74.18 1,753.63 

 

6.6 Projected Water Sources 
The primary source of potable water for the Project will be supplied by CVWD’s domestic system. 
This source will serve all indoor uses, horse watering, and recreational (contact) water uses such 
as swimming pools. It is anticipated that all other outdoor water uses including landscaping and 
dust control management will be met with canal water or CVWD’s non-potable system if and 
when available, with private well water available as a secondary/backup source if needed. 

Table 6-6: Projected Water Sources 

Planning 
Area 

Land 
Area 

(Acres) 

Indoor 
Residential 

Demand 

Indoor 
Commercial  

and Industrial 
Demand 

Outdoor  
Irrigation 
Demand 

Outdoor Water 
Feature Demand 

PA-1 223.10 
 CVWD 

Domestic 
CVWD Canal/Non-
Potable or Private 

Well 

 

PA-2 194.30 CVWD 
Domestic 

 CVWD Canal/Non-
Potable or Private 

Well 
CVWD Domestic 

PA-3 69.50 
CVWD 

Domestic 
 CVWD Canal/Non-

Potable or Private 
Well 

CVWD Domestic 

PA-4 41.10 
CVWD 

Domestic 
 CVWD Canal/Non-

Potable or Private 
Well 

CVWD Domestic 

PA-5 54.40 
CVWD 

Domestic CVWD 
Domestic 

CVWD Canal/Non-
Potable or Private 

Well 

CVWD Domestic 
and Canal/Non-

Potable 

PA-6 21.40 
 CVWD 

Domestic 
CVWD Canal/Non-
Potable or Private 

Well 

 

ROW 
15.30 

  CVWD Canal/Non-
Potable or Private 

Well 

 

 

6.7 Conservation Measures 
The landscape guidelines in the Thermal Ranch Specific Plan emphasize non-invasive drought 
tolerant plant materials that are climate-appropriate, water efficient, and sustainable. The plant 
palette throughout the Specific Plan area shall utilize a low maintenance and low water palette 
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(see Table 6-7). Turfed areas, including those in PA-1 and PA-2, will be limited. The landscaping 
and irrigation plans and system shall comply with all CVWD and County ordinances relating to 
water efficiency and the Project shall use automated irrigation systems with irrigation timers, 
and two drip or bubbler heads per tree to provide efficient deep-root irrigation. 
 
The Project’s adherence to the CVWD conservation programs, most notably in CVWD Landscape 
Ordinance 1302.5, has guided development of the Project landscape plan and will further enforce 
the water conservation ethic and strategy. 
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Table 6-7: Specific Plan Plant Palette 

 

 

 

LARGE AND MEDIUM TREES (15 GAL-36" BOX) LARGE GRASS ( l -5 GAL) 

BAUHINIA PURPUREA I PURPLE ORCHID TREE SPOROBOLUS A/RO/DES I ALKALI SACATON 

CHOR/SIA SPECIOSA I SILK FLOSS TREE SPOROBOLUS WRIGHT I BIG SACATON 

OLEA EUROPAEA 'SWANHILL FRUITLESS' I EUROPEAN OLIVE MEDIAN/SMALL GRASS ( l -5 GAL) 

PARKINSON/A SPECIES MUHLENBERG/A RIGENS I DEER GRASS 

PROSOPIS SPECIES PENSTEMON SP. (RED) I MIXED PENSTEMON SPECIES 

TIPUANA TIPU I TIPU TREE LARGE SHRUBS (5 GAL) 

SCH/NUS MOLLE I CALIFORNIA PEPPER CAESALPINIA PULCHERRIMA I RED BIRD OF PARADISE 

UPRIGHT TREES ( 15 GAL-36" BOX) CASSIA SPECIES 

ACACIA SAL/CINA / WILLOW ACACIA LEUCOPHYLLUM SPECIES 

ACACIA SAUGNA I ORANGE WATTLE NERIUM OLEANDER I OLEANDER 

ACACIA STENOPHYLLA I SHOESTRING ACACIA SIMMONDS/A CH/NENSIS I JOJOBA 

ACACIA WILLARD/ANA I PALO BLANCO MEDIUM SHRUBS (5 GAL) 

CAWSTEMON SPECIES 
BOUGAINVILLEA SPECIES 

EUCALYPTUS SPECIES CAWSTEMON VIMINAUS 'LITTLE JOHN' I DWARF WEEPING BOTTLE BRUSH 

SMALL TREES ( 15 GAL-36" BOX) CARISSA MACROCARPA 'GREEN CARPET' I GREEN CARPET NATAL PLUM 

ACACIA ANEURA I MULGA DALEA SPECIES 

ACACIA FARNES/ANA I SWEET ACACIA EREMOPHILA SPECIES 

CAESALPINIA CACALACO "SMOOTHIE" I CASCALOTE JUNIPERUS C 'BLUE PACIFIC' I BLUE PACIFIC JUNIPER 

CITRUS SPECIES LANTANA SPECIES 

SMALL TREES (20'-30' HT.) OLEA EUROPAEA 'MONTEA' I LITTLE OLLIE DWARF OLIVE 

PHOENIX DACTYL/FERA I DATE PALM GROUNDCOVERS ( l -5 GAL) 

WASHINGTON/A ROBUSTA I MEXICAN FAN PALM ACACIA REDOLENS 'DESERT CARPET' TM !BANK CATCLAW 

ACCENT PALMS (24"-36" BOX) DALEA SPECIES 

BISMARCK/A NOEBIUS I BISMARK PALM JUNIPERUS SPECIES 

BEAUCARNEA RECURVATA I PONY TAIL PALM LANTANA SPECIES 

CHAMAEROPS HUM/US I MEDITERRANEAN FAN PALM PORTULACARIA AFRA I ELEPHANT BUSH 

LARGE ACCENTS (5-15 GAL) PYRACANTHA FORTUNEANA 'GRABER/' I GRABER/ PYRACANTHA 

GA VE ANGUSTIFOUA I CENTURY PLANT VINE ( l-5 GAL) 

DASYUR/ON WHEELER/ I GREY DESERT SPOON BOUGAINVILLEA X 'BARBARA KARSI' I BARBARA KARST BOUGAINVILLEA 

FEROCACTUS ACANTHODES I COMPASS BARREL ROSA BANKSIAE 'ALBA PLENA' / WHITE LADY BANK'S ROSE 

NOL/NA NELSON/I I BLUE MOLJNA GROUND COVERS 

OPUNTIA SANTA-RITA I SANTA RITA PRICKLY PEAR PASTURE 

YUCCA SPECIES DECOMPOSED GRANITE 

SMALL ACCENTS/ CACTI ( l GAL) 

ECHINOCACTUS GRUSON/1 I GOLDEN BARREL CACTUS 

HESPERALOE SPECIES 
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7 Availability of Sufficient Supplies  
7.1 Water Supply Assessment 
Based on the analysis in this Water Supply Assessment (WSA), the projected total water demand 
for the Thermal Ranch Specific Plan (Project) will be 1,753.63 acre-feet per year (AFY), or 2.83 
acre-feet per acre. CVWD’s long-term water management planning ensures that adequate water 
supplies are available to meet existing and future water needs within its service area. CVWD’s 
current urban water demand was 100,066 acre-feet (AF) for 2022, and the projected urban water 
demand by 2045 is 148,166 AFY. This Project’s water demand of 1,753.63 AFY accounts for 
approximately 3.6% percent of the total planned increases in demand of 48,100 AFY by 2045. 

This WSA provides an assessment of the availability of sufficient water supplies during normal, 
single-dry, and multiple-dry years over a 20-year projection to meet the projected demands of 
the Project, in addition to existing and planned future water demands of CVWD, as required by 
Senate Bill (SB) 610 and SB 1262. This WSA also includes identification of existing water supply 
entitlements, water rights, water service contracts, and agreements relevant to the identified 
water supply for the Project and quantities of water received in prior years pursuant to those 
entitlements, rights, contracts, and agreements. 

This WSA has been prepared in compliance with the requirements of SB 610 and SB 1262 by Terra 
Nova Planning and Research in consultation with CVWD and the County. This WSA does not 
relieve the Project from complying with all applicable state, county, city, and local ordinances or 
regulations including the CVWD Landscape Ordinance, and indoor water use performance 
standards provided in the California Water Code now or in the future. 

Consistent with the provisions of SB 610, neither this WSA nor its approval shall be construed to 
create a right or entitlement to water service or any specific level of water service, and shall not 
impose, expand, or limit any duty concerning the obligation of CVWD to provide certain service 
to its existing customers or to any future potential customers.  

This WSA does not constitute an agreement to provide water service to the Project, and does not 
entitle the Project, Project applicant, or any other person or entity to any right, priority, or 
allocation in any supply, capacity, or facility. To receive water service, the Project will be subject 
to an agreement with CVWD, together with any and all applicable fees, charges, plans and 
specifications, conditions, and any and all other applicable CVWD requirements in place and as 
amended from time to time. Nor does anything in this WSA prevent or otherwise interfere with 
CVWD’s discretionary authority to declare a water shortage emergency in accordance with the 
Water Code.  

This WSA will be reviewed every five years, or in the event that the water planning assumptions 
have changed, until the Project begins construction on all planning areas to ensure it remains 
accurate and no significant changes to either the Project or available water supply has occurred. 
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The Project applicant shall notify CVWD when construction of projects in all planning areas 
begins.  

7.2 Requirement for Written Verification of Water Supply Availability 
Government Code §66473.7 requires that a Written Verification of Water Supply (WV) be 
prepared in connection with the approval of a development agreement or tentative map that 
includes a subdivision. A subdivision is defined as a proposed residential development of more 
than 500 units, except that for a water agency with fewer than 5,000 service connections, a 
subdivision includes a residential development project that would account for an increase of 10 
percent or more in the number of the agency’s existing service connections.  

This WSA is not a WV. If the County determines that the Project or any planning area meets the 
definition of a subdivision and requires preparation of a WV, the County must request a WV 
prepared by CVWD in compliance with the requirements of SB 221. This WSA may be used to 
support the WV. Depending on circumstances including but not limited to new water efficiency 
regulations or changes in water supply availability, CVWD may recommend preparation of an 
updated supply and demand assessment to support the WV.  
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