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1.0 INTRODUCTION
This Environmental Assessment (EA) has been prepared for the Bishop Paiute Tribe (Tribe) to support
the construction and operation of a proposed new gas station, convenience store and retail space to be
located on the Bishop Paiute Reservation, adjacent to the City of Bishop (Proposed Action; project).
This Environmental Assessment (EA) has been prepared in accordance with the Tribal Environmental
Policy Ordinance Number (No.) 98-20 (TEPO) and the guidelines contained in the Bureau of Indian
Affairs (BIA) National Environmental Policy Act (NEPA) Guidebook (59 IAM 3-H), August 2012. The
guidelines are consistent with NEPA implementing regulations (40 Code of Federal Regulations [CFR]
1500–1508).
In addition, the Tribe intends to request financing assistance from the U.S. Economic Development
Administration (EDA) Grants Program for the proposed action, which thereby makes it a federal action
subject to the review under NEPA, the National Historic Preservation Act (NHPA), and all applicable
federal environmental laws and regulations. This EA was prepared in accordance with Code 7 of the
Federal Regulations (CFR) Part 174, EDA’s Environmental Policies and Procedures, and 40 CFR Parts
1500–1508, the regulations promulgated by the Council on Environmental Quality for implementing
NEPA.
This EA also addresses other laws, regulations executive orders, and guidelines promulgated to protect
and enhance environmental quality including, but not limited to, the Endangered Species Act, the
Farmland Protection Policy Act, the Clean Water Act, and executive orders governing floodplain
management, protection of wetlands, and environmental justice.

1.1 TRIBAL ENVIRONMENTAL ASSESSMENT AND REVIEW PROCESS
1.1.1 Public Review of Draft EA
In accordance with NEPA and TEPO, the Bishop Paiute Development Corporation (BPDC) released a Draft
EA for a 30-day public review and comment period (November 14, 2017 through December 13, 2017).
During this time, a public meeting was held to present to the public the project and summarize the
results of the environmental analysis. The meeting was held on Wednesday, November 29, 2017 from
6:00 pm – 8:00 pm at the Owens Valley Paiute Shoshone Cultural Center on the Bishop Paiute
Reservation at 2300 West Line Street in Bishop, CA. The meeting minutes are included in Appendix D.
A Notice of Availability (NOA) announcing the review period and public meeting was published in the
local newspaper (The Inyo Register) on November 14, 2017. The NOA was also posted on the BPDC and
the
Bishop
Paiute
Tribe’s
websites
(http://www.bpdcorp.org/news-updates.html
and
http://www.bishoppaiutetribe.com/tribal-news.html). The NOA and proof of newspaper postings are
included in Appendix D (EA Public Involvement). Electronic copies of the Draft EA were also sent to local
Environmental Assessment
4
Bishop Paiute New Gas Station and Convenience Store Project

Garcia and Associates
January 2018

tribal entities/agencies and organizations per the requirements of the TEPO and posted on both the
Bishop Paiute Development Corporation and the Bishop Paiute Tribe’s websites. Hard copies were also
made available for review at the following locations:
1. Bishop Paiute Development Corporation Office, 270 See Vee Lane, Bishop, CA
2. Bishop Paiute Tribe Office, 50 Tu Su Lane, Bishop, CA
The purpose of the public review and comment period was to allow the public an opportunity to review
and comment on the Draft EA. Tribal entities and agencies were encouraged to review and comment on
the Draft EA during the 30-day review period. Attendance and participation at the meeting was not
required to provide comments. The BPDC received 3 comment letters, as well as oral comments
received during the public meeting.
The Final EA has been revised, as appropriate, in response to the public comments received during the
review and comment period. No late comments were received. All Draft EA comments received and
the BPDC responses are presenting in Appendix D.

1.1.2 Public Availability of Final EA
Although not a requirement, the Final EA (including responses to comments received) was made
available to the public for final review on the BPDC and Bishop Paiute Tribe’s website. Hard copies of
the Final EA were also made available at the same locations the Draft EA was made available. Electronic
copies of the Final EA were also sent to commenting parties and any other interested parties.
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2.0 PROPOSED ACTION
The Bishop Paiute Development Corporation (BPDC) proposes to construct a new gas station,
convenience store and retail building. The Proposed Action would disturb grounds extending north of
West Line Street (State Route [SR] 168) approximately 415 feet, and eastward from the south end of See
Vee Lane for approximately 520 feet on Block 28, lots 8, 9 and 10, located on the Bishop Paiute
Reservation, near the city of Bishop, California, in the southwest quarter of the southeast quarter of
Section 1, of Township 7 South, Range 32 East, as shown on the Bishop, California, U.S. Geological
Survey (USGS) 7.5-minute quadrangle map (USGS 1994; Figure 2.1, Project Vicinity; Figure 2.2, Project
Location; Figure 2.3, Lot Map).
The Proposed Action involves the construction of a 4,400-square-foot convenience store building, 9,800square-foot retail building, 16-pump gas station canopy, two-stall manual and one-stall automatic
carwash building, up to 125 parking spaces, above-ground propane tanks (sized as part of the design to
maintain a minimum of a 2-month supply during peak demand loads. The new tanks will be sized by the
propane utility to meet the demands required of the new building), two (2) new Trask dumpster
enclosures, three (3) above-ground fuel storage tanks (two [2] 12,000-gallon tanks and one [1] 5,000gallon tank), three (3) new site monument and pricing signs, and landscaping (Figure 2.4, Conceptual
Site Plan).
The 4,400-square-foot convenience store building will include a retail space, a kitchen, offices,
restrooms and dining areas (Figure 2.5, Convenience Store Floor Plan).
The retail space will include seven (7) spaces ranging from 1,125 to 1,252 square feet, each with its own
restroom (Figure 2.6, Retail Stalls Floor Plan).
Other miscellaneous site structures will include the following:
• Foundation for new above-ground propane tanks
• Foundation and wall framing for new Trash dumpster enclosures
• Foundation for new site monument and pricing signs
• Foundation ballast slab for above-ground fuel storage tanks
In addition, a trail connector will be developed to link the existing trail network into the conservation
open space area.
Fire Protection System Design
The new buildings will be provided with individual fire protection utility connections. Each building’s fire
protection systems will operate independently. The Tribe will continue coordination with the Bishop
Volunteer Fire Department.
Environmental Assessment
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Water Supply
The proposed buildings will each be provided with a new domestic water supply from the site utilities,
sized as required. The incoming water service will be located within a new Water Services Room
installed with a main building shut-off, strainer, and a reduced pressure backflow preventer assembly at
the service entry. Domestic water will be provided by the Bishop Paiute Tribe Public Works Utility
Division. Separate water meters will be installed in each of the buildings.
Wastewater Treatment and Disposal
The new sanitary main shall be routed out of each building and connected to the site sanitary sewer.
Grease-laden waste piping from the kitchen will be collected and routed to a single location, with a
below-grade grease interceptor sized to accommodate the final connected load and installed per local
code. Wastewater will flow and be collected into the Bishop Paiute Tribe Public Works Division
Collection System. Wastewater Services is provided via an agreement with the Eastern Sierra
Community Services District (Bishop Paiute Tribe 2010).
Stormwater Plan
Stormwater will be collected by combination of roof scuppers or gutters and exterior downspouts.
Downspout flows will be collected and will discharge on grade, via a downspout nozzle. The storm piping
systems design will be based on rainfall rates as described in the applicable code.
A stormwater pollution prevention plan (SWPPP) would be prepared that will identify potential sources
of pollution and specify runoff controls, or best management practices (BMPs), during construction for
the purpose of minimizing the discharge of pollutants in storm water from the construction area.
Project Construction
Construction of the Proposed Action would include earthwork, placement of concrete foundations, steel
and wood structural framing, masonry, electrical and mechanical work, and building finishing.
Prior to construction, a design-level grading and drainage plan will be developed and approved by a
registered Civil Engineer that will address geotechnical specifications, stormwater drainage and tank
placement, all based on the ability of the site to accommodate the Proposed Action.
The Proposed Action will involve the installation and use of two (2) 12,000-gallon capacity above-ground
tanks and one (1) 5,000-gallon capacity above-ground tank.
Development of the Proposed Action is expected to begin in 2018, with an anticipated 12-month
schedule. Construction will occur between the hours of 7 a.m. and 6 p.m. Construction is anticipated to
be completed in 2019. A worksite safety plan will be prepared for construction. All on-site work will be
performed in compliance with the best management practices (BMPs) consistent with the EPA National
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Pollutant Discharge Elimination System (NPDES) General Construction permit, which will be in place
prior to construction.
Public Services
Police and security services will be provided by the Bishop Paiute Tribe’s Police Department (BPTPD) for
all civil matters, and by the Inyo County Sheriff’s Office and federal law enforcement for criminal
matters. The Tribe has an agreement with the Bishop Rural Fire Protection District (Bishop Paiute Tribe
2013) for fire protection and fire suppressions services.
Public Health and Safety
The Tribe will observe California Building Code during development of the project site. Compliance with
federal Food and Drug Administration (FDA) food handling and sanitary codes is required for food
handling on federal trust property.
Protective Measures and Best Management Practices
Protective measures and BMPs will be incorporated into the final project design to eliminate or
substantially reduce environmental impacts from the project. These measures and BMPs are discussed
below.
Land Resources
1)
A detailed grading and drainage plan will be prepared by a registered civil engineer prior to site
development that shall include the following items:
i) Pre- and post-development runoff conditions.
ii) Vegetated detention swales and/or other appropriate water quality protection measures
designed to meet Tribal and EPA standards.
Water Resources
1)
The Tribe will ensure that during all construction, a National Pollutant Discharge Elimination
System (NPDES) General Construction Permit from the EPA is in place.
2)
Water-efficient fixtures and appliances will be installed.
Hazardous Materials
1)
The Tribe will conform to federal regulations for under U.S. EPA's Spill Prevention, Control, and
Countermeasure (SPCC) regulation (40 CFR Part 112) for Above Ground Storage Tanks (ASTs).
2)
The Tribe will conform to all EPA regulations regarding ASTs, as applicable under the tank option
utilized by the Tribe.
3)
For the on-site propane tanks, appropriate safety and other BMP measures will be implemented
as required under applicable regulations including Federal law.
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Air Quality
1)
The Tribe will ensure compliance with Great Basin Unified Air Pollution Control District Rule 425.
2)
Upon final design, the Tribe will ensure compliance with Clean Air Act permitting requirements
for new Gas Station Construction on Tribal Lands under the Clean Air Act Federal Indian Country
Minor New Source Review (NSR) program for gasoline dispensing facilities (GDFs) located in
Indian country within the geographical boundaries of California.
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3.0 PURPOSE AND NEED FOR THE PROPOSED ACTION/TRIBAL PROJECT
3.1 BACKGROUND
The Tribe is a sovereign nation governed by its Tribal Council, which consists of five members elected by
the General Council service four-year terms. The Tribe is located at the foot of the Eastern Sierra Nevada
Mountains and is the fifth-largest Tribe in California, with around 2,000 enrolled members.
The Bishop Paiute Reservation (Reservation) consists of approximately 875 acres located in the Owens
Valley adjacent to the City of Bishop, Inyo County, California. The Proposed Action is located in the
southern, mostly vacant portion of the Reservation (see Figure 2.1).
The BPDC, an enterprise of the Tribe, has plans to construct a 4,400-square-foot convenience store
building, 9,800-square-foot retail building, 16-pump gas station canopy, two-stall automatic and selfservice carwash building, up to 125 parking spaces, landscaping, and foundations for propane tanks,
dumpster enclosures, three ASTs (two 12,000-gallon tanks and one 5,000-gallon tank), and signage.
(Figure 2.4, Conceptual Site Plan).

3.2 PURPOSE AND NEED FOR THE PROPOSED ACTION
Implementation of the Proposed Action would assist in meeting the following objectives:
•

•
•
•

Improve the socioeconomic status of the Tribe by providing an augmented revenue source that
could be used to strengthen the Tribal government, enhance self-sufficiency, and fund a variety of
social, governmental, administrative, educational, health, and welfare services to improve the
quality of life of Tribal members.
Create approximately 30 new jobs for Tribal members and non-Tribal members
Provide additional amenities to existing patrons
Allow Tribal members to enhance their economic self-sufficiency.
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4.0 ALTERNATIVES ANALYSIS
4.1 ALTERNATIVE 1: ALTERNATE SITE LOCATION
This alternative would involve the use of the site located at the northwest corner of Tu Su Lane and U.S.
Highway (Hwy) 395 (US 395), located on the Bishop Paiute Reservation (Figure 4.1, Alternative 1,
Alternate Location). This site has been previously graded and includes access to some utilities.
However, while the size of the site would be sufficient to accommodate the development, the site’s
irregular shape would cause constraints in usability and options for planning. In addition, the site is
located along Bishop Creek, which would cause constraints regarding the development along and above
the creek.

4.3 ALTERNATIVE 2: NO ACTION ALTERNATIVE
Under the No-Action Alternative, the Proposed Action site would not be developed with the gas
station/convenience store and retail space. Ultimately, the site may be developed by the Tribe.
However, for the purposes of the environmental analysis in this EA, it is assumed that under Alternative
2, the property would remain in its current undeveloped state and would not be developed.
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5.0 AFFECTED ENVIRONMENT
This section provides a description of the existing natural and human resources present in the vicinity of
the proposed project. The Proposed Action area is located approximately 170 miles southeast of Reno,
Nevada on the Bishop Paiute Reservation adjacent to the City of Bishop, California. The Proposed Action
would potentially disturb grounds extending north of West Line Street approximately 415 feet, and
eastward from the south end of See Vee Lane for approximately 520 feet on Block 28, lots 8, 9 and 10,
located on the Reservation. Surrounding land uses include the Bishop Toiyabe Health Care Facility to the
north, the Department of Motor Vehicles and other businesses to the east, SR 168 (West Line) to the
south, the Paiute–Shoshone Cultural Center to the west and some residential structures to the
northwest (Figures 5.1–5.3, Existing Conditions).
Several studies have been conducted to determine the resources within the Proposed Action site and
surrounding areas. These include a Biological Resources Assessment, including a botanical survey and
preliminary wetland delineation (Appendix A), a Phase I Environmental Site Assessment (Appendix B),
and a Cultural Resources Survey Report (GANDA 2017).
Figure 5.1: Existing Conditions (view from Lot 10 looking west)
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Figure 5.2: Existing Conditions (view of western boundary of Lot 7, looking north from corner of West Line
Street and See Vee Lane)

Figure 5.3: Existing Conditions (view of storage facility, looking northeast)
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5.1 AIR QUALITY
The Proposed Action is located within the Great Basin Valley Air Basin (GBVAB), which includes Alpine,
Mono, and Inyo counties. The Proposed Action Area is located in Northern Owens Valley, its emissions
are not subject to conformity with a Regional Transportation plan or Transportation Improvement
Program.
An Air Quality Program in the Proposed Action area (http://www.bishoptribeemo.com/index_air.htm),
begun by the Tribe, measures ground-level ambient air (particulate matter and ozone) as well as surface
and aloft meteorological parameters. Data is collected, stored, validated and made public through the
Tribal Exchange Network (TREX) and the federal data repository Air Quality System (AQS).

5.1.1 Regulated air pollutants
The GBVAB is under the jurisdiction of the Great Basin Unified Air Pollution Control District (GBUAPCD),
which regulates air pollutant emission for all stationary sources in the Basin. The GBUAPCD has
jurisdiction over an area of approximately 13,975 square miles and was formed in 1974 when Inyo,
Mono, and Alpine counties collaborated through a joint powers agreement with the goal of meeting and
enforcing applicable federal, state, and local air quality regulations.
Mobile sources such as emissions from motor vehicles, aircraft, and motorized construction equipment
are main sources of air pollution in the Proposed Action area.
Air quality regulations, intended to address the negative human health effects of pollution, began with
passage of the 1970 federal Clean Air Act (CAA). The U.S. Environmental Protection Agency (USEPA) is
responsible for setting the National Ambient Air Quality Standards (NAAQS). The NAAQS air quality
requirements of a region are considered to be met if the measured ambient criteria air pollutant levels
are not exceeded more than once per year.
The criteria pollutants are:
• Ozone (O3)
• Volatile organic compounds (VOCs)
• Nitrogen dioxide (NO2)
• Carbon monoxide (CO)
• Sulfur dioxide (SO2)
• Respirable particulate matter (PM10)
• Fine particulate matter (PM2.5) Lead (Pb)
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5.1.2 Sensitive Receptors
Some population groups are more sensitive to air pollution than others. These include children, the
elderly, and acutely and chronically ill persons (especially those with cardio-respiratory diseases) who
are collectively referred to as sensitive receptors. Sensitive land uses are those most frequently used by
sensitive receptors, including homes, schools, hospitals, and care facilities. Residential areas are
considered sensitive to air pollution because residents (including children and the elderly) tend to be at
home for extended periods, resulting in sustained exposure to pollutants. Recreational land uses are
considered moderately sensitive to air pollution because exercise places a high demand on respiratory
functions, which can be impaired by air pollution. The sensitive receptors that are located at or near the
Proposed Action area include some residential land use and the Bishop Toiyabe healthcare facility
located adjacent to the Proposed Action area to the north.

5.2

LAND USE

The Proposed Action is located along the eastern edge of the Reservation on the northern end of the
Owens Valley basin. Most of the land in the Owens Valley drainage basin area is owned by the federal
government or Los Angeles Department of Water and Power (LADWP) (Hollett et al. 1991).
The Proposed Action site consists of an approximately 415-by-520-foot area north of SR 168 (West Line
Street) on the east side of See Vee Lane. The land is relatively flat and vacant, and moderate to heavy
vegetation generally covers the entire site except around the storage facility in Lot 8 and the east end of
Lot 8 adjacent to the Department of Motor Vehicle (DMV) facility. Vegetation is comprised primarily of
exotic and native species including Owens Valley checkerbloom (Sidalcea covillei), wild rose, and
ryegrass. Cottonwood trees are extant in the middle and northern portion of the area of potential effect
(APE), as are Hall’s meadow hawksbeard (Crepis runcinata ssp. hallii).
Surrounding land uses include the Bishop Toiyabe Health Care Facility to the north, the Department of
Motor Vehicles and other businesses to the east, SR 168 (West Line Street) to the south, the Paiute–
Shoshone Cultural Center to the west and some residential to the northwest.

5.3

GEOLOGY, SOILS AND FARMLAND

5.3.1 Geology
The Bishop Paiute Reservation is located at an elevation of 4,150 feet (1,260 meters) east of the Sierra
Nevada mountain range, and west of the Inyo and White mountain ranges. The Owens Valley basin is a
high desert rangeland situated in the western part of the Great Basin section of the Basin and Range
Province (Fenneman 1931, Fenneman and Johnson 1946). The Great Basin is composed of parallel linear
mountain ranges oriented north to south and separated by closed-basin valleys (Hunt 1974).
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The mountains ranges surrounding the Bishop Paiute Reservation are composed of sedimentary,
metamorphic, and granitic rocks. They are overlaid by volcanic rocks and by glacial, talus, and fluvial
deposits. The valley floor is underlain by unconsolidated to moderately consolidated alluvial fan,
transition-zone, glacial and talus, and fluvial and lacustrine deposits (USGS 2015a). The valley floor also
includes interlayered recent volcanic flows and detritus eroded from the surrounding bedrock
mountains. The Owens Valley basin contained an ancient shallow lake at different times during its
geological evolution (Hollett et al. 1991, California Department of Conservation 2015).

5.3.2 Soils
Much of the Bishop Paiute Reservation has been built in saline meadow habitat (National Resources
Conservation Survey [NRCS] 2015). The Proposed Action area is in the Dehy Series, comprised of Dehy
sandy loam (#185), and is very flat, ranging from 0 to 2 percent slope (NRCS 2015). This combination of
soil type and slope results in medium surface runoff conditions.
A preliminary geotechnical investigation was performed and the subsurface soils within the proposed
building area revealed undocumented fill consisting of very fine to coarse-grained silty sand, ranging
from 12 to 24 inches thick. Alluvial soils underlying topsoil consisted of very fine to fine silty sand and
fine to coarse sand with cobbles underlie the fill to the depths explored. Other test pits revealed alluvial
soils consisting of sand with cobbles and very fine to medium grained silty sand (Eastern Sierra
Engineering 2013).

5.3.3 Farmland
The Proposed Action area consists of gently sloping to flat, vacant land covered by a mixture of exotic
and native vegetation including Owens Valley checkerbloom and Hall’s meadow hawksbeard.
Cottonwoods occur just south and east of the project. Although there are agricultural land uses in the
area, the Proposed Action area does not consist of farmland, nor is any adjacent farmland.

5.4

WATER RESOURCES

5.4.1 Surface Water, Water Supply, and Discharge
The climate in the Owens Valley is greatly influenced by the Sierra Nevada mountain range, and
precipitation comes from moisture-laden air masses originating over the Pacific Ocean. The orographic
effect of the Sierra Nevada creates a rain shadow east of the crest, and precipitation on the valley floor
and on the Inyo and White mountains and the Coso Range is appreciably less than that west of the crest.
Average precipitation ranges from more than 30 inches per year at the crest of the Sierra Nevada, to
about 7 to 14 inches per year in the Inyo and the White mountains, to approximately 5 inches per year
on the valley floor (Hollett et al. 1991). As a result, the climate in the valley is semiarid to arid and
characterized by low precipitation, frequent sunshine, frequent winds, moderate to low humidity, and
high evapotranspiration from soils and plants.
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The Owens Valley basin drainage encompasses an area of approximately 3,300 square miles, and
includes the mountains that extend from the crest of the Sierra Nevada on the west to the crest of the
Inyo and the White mountains on the east. The drainage basin includes Long Valley, the headwaters of
the Owens River (USGS 2015b). The Owens Valley groundwater basin extends northward from the
Haiwee Reservoir and includes Round, Chalfant, Hammil, and Benton valleys. The Owens Valley aquifer
system includes the main part of the Owens Valley groundwater basin and extends from the south side
of the Alabama Hills to the Volcanic Tableland (Hollett et al. 1991, (California Department of Water
Resources [DWR] 2004).
Currently, most of the land in the Owens Valley drainage basin area is owned by either LADWP or the
federal government; considerably less land is owned by the Tribe, municipalities, or private citizens
(Hollett et al. 1991, USGS 2015b). LADWP constructed a 233-mile-long aqueduct to divert surface water
from the Owens River to the city of Los Angeles in 1913. The Owens River–Los Angeles Aqueduct system
begins in the Mono Basin and extends southward through the Owens Valley (USGS 2013). In 1970, a
second aqueduct to Los Angeles was completed, increasing the total amount of water exported out of
the valley. This additional supply was obtained by increasing surface-water diversions from the Owens
Valley and the Mono Basin, by reducing the quantity of water supplied for irrigation on lands owned by
the city of Los Angeles in Mono and Inyo counties, and by pumping groundwater from the Owens Valley
into the river-aqueduct system (USGS 2013). As of 1988, water use within the valley involved both
surface-water diversions and groundwater pumping.

5.4.2 Groundwater
The quantity of groundwater used for export and local consumption in the Owens Valley varies from
year to year, and is dependent on the availability of surface water supplies. Natural discharge of
groundwater also occurs in the Owens Valley and includes transpiration by native alkaline scrub and
meadow plant communities (Sorenson et al. 1989), evaporation from soil in shallow groundwater areas,
and discharge from springs. The aquifer system of the Owens Valley includes nearly all the groundwater
flowing through the valley. Lesser quantities flow beneath the Volcanic Tableland, the area south of the
Alabama Hills, at depths greater than 1,000 feet below ground level (USGS 2015b).
Groundwater levels were depressed near Bishop and Independence during the late 1920s to 1930s
because of heavy pumping (DWR 1964). Water levels recovered to some extent and remained fairly
steady through the early 1960s (DWR 1964). A series of wet years between 1982 and 1986 combined
with a relatively low rate of groundwater pumping resulted in generally high water tables. Six years of
heavy groundwater pumping followed, resulting in water level declines. During the 1990s, less
groundwater was pumped and consequently water tables rose (Inyo County Water Department [ICWD]
2001).
During the geotechnical investigation of the Proposed Action area, groundwater seeps within the
Proposed Action area at the time of investigation ranged from 3.5 feet to 8 feet (Eastern Sierra
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Engineering 2013). Groundwater mottling, which is evidence of past high ground water, ranged from 14
inches to 3.5 feet to 5.5 feet within the Proposed Action building area (Eastern Sierra Engineering 2013).
Groundwater elevations are expected to seasonally fluctuate due to precipitation, irrigation and
snowmelt.

5.4.3 Water Quality
Water quality on the Reservation is being monitored, managed and regulated by the Tribe based on the
Bishop Paiute Tribe Water Quality Control Plan (BPT EPA 2008), which “describes and outlines the
Bishop Paiute Tribe Reservation waters, the quality and quantity problems, and the water quality
standards (existing, potential and historical beneficial uses of the surface waters as well as criteria for
the protection of the Reservation waters). It also includes plans and policies which describe the basis for
the control of water quality on the Reservation.” The plan sets out standards and guidelines for
monitoring groundwater for arsenic, bacteria, coliform, chemical constituents, radioactivity, and taste
and odor. The DWR has concluded that, in general, the overall water quality is good (DWR 1964, Danskin
1998), and groundwater in most parts of the Owens Valley basin shows no distinct changes in quality
over time (Danskin 1998).
The Tribes Water Quality Program (WQCP) continuously collects surface water physical parameters of
Bishop Creek, within the Reservation, from four water quality monitoring stations. This data is all
available on the Bishop Paiute Reservations website (Bishop Paiute Tribe 2017).
5.4.4

Waters of the United States

Several tributaries of the Owens River drain into the City of Bishop vicinity near the Proposed Action
area. These include the West Fork Coyote Creek, McGee Creek, Horton Creek, and numerous small
irrigation ditches and intermittent streams. These tributaries join with the Owens River, which lies
approximately 4 miles to the east. Several of these waterbodies are considered navigable and therefore
as waters of the U.S. under the Clean Water Act, but none intersect the Proposed Action area.
On August 4, 2016, GANDA conducted a field survey of the Proposed Action area to determine the
presence of potential waters of the U.S. A formal wetland delineation was not conducted of the project
study area but the potential for federal wetlands to occur on the site was evaluated based on the
presence of vegetation and any observable indicators of wetland hydrology. While some plants
indicative of wetlands occur, such as those associated with the willow scrub vegetation, these areas are
not likely to be considered federal wetlands. Hydric soils are not mapped, and no indicators of hydrology
were observed. The willow scrub vegetation is associated with shallow roadside ditches that appear to
have been created long ago along the southern and western edges of Lot 9. These shallow depressions
may fill with water for a brief time following winter rains and the melt-off of snow in the early spring.
The establishment of willows within these ditches is likely due to that fact. But there were no indicators
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during the August 2016 survey to suggest that water collects in these areas for a long enough time
period, or that the soils are inundated for a long enough duration, for the development of wetlands.

5.4.5 Floodplains
The Owens Valley, including the Reservation, is a huge drainage basin and historically was the site of a
large, shallow, inland lake. The basin, now drained by water exports and agricultural irrigation demands,
has many rivers and creeks that flow from higher surrounding elevations into what is now a floodplain. A
floodplain is an area of low-lying ground adjacent to a river, formed mainly of river sediments and
subject to flooding. In years of high mountain snowpack and spring runoff, rivers may overflow their
banks and flow into the floodplain, and the Owens Valley can be subject to flooding. Tributaries such as
Bishop Creek present the City of Bishop and surrounding areas with their greatest flood potential. All
principal sources of flooding in Bishop, which include North Fork Bishop Creek, South Fork Bishop Creek,
and Bishop Creek Canal, ultimately drain into the Owens River (City of Bishop General Plan Safety
Element 2001). Bishop Creek drains a 104-square-mile portion of the steep eastern slopes of the Sierra
Nevadas. Runoff from this watershed is significantly affected by a system of dams and reservoirs
operated by the Southern California Edison Company for purposes of water storage and/or electrical
power generation (Federal Emergency Management Agency [FEMA] 2011). Flood management is
incidentally provided to the Bishop area by these dams—Sabrina Dam (Lake Sabrina), Hillside Dam
(South Lake), and Bishop Creek Dam—with storage capacities of 7,350 acre-feet, 13,191 acre-feet, and
115 acre-feet, respectively (FEMA 2011). Inyo County contains eight major reservoirs, with a combined
storage capacity of approximately 69,655 acre-feet. Flash floods caused by monsoon moisture have
been reported in some years near Death Valley National Park and other areas in Inyo County. These
events generally resulted in localized flooding and rockslides and mudslides that closed roads and forced
evacuations (FEMA 2011). To provide a national standard without regional discrimination, the 1-percent
annual-chance flood has been adopted by FEMA as the base flood for floodplain management purposes,
employed to indicate additional areas of flood risk in the community. Although the Bishop Paiute
Reservation does not participate in the National Flood Insurance Program in California, the Proposed
Action lies directly on areas designated as minimal flooding (City of Bishop 1985).

5.5

VEGETATION

Approximately 73,000 acres of the valley floor is covered by alkaline plant communities that are
dependent on groundwater. These plant communities form an integral part of the hydrological system
for the Owens Valley (Dileanis and Groeneveld 1989). Evaporation from soil and transpiration from
native vegetation accounts for approximately 40 percent of the average recharge to the aquifer system
on an annual basis (Hollett et al. 1991). The Proposed Action area is located within a larger expanse of
saline meadow habitat. Native plant species found in this biome include inland saltgrass (Distichlis
spicata), alkali sacaton (Sporobolus airoides), sedge species (Carex ssp.), beardless wildrye (Leymus
triticoides), and Baltic rush (Juncus balticus).
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The project study area is situated in a rural to suburban setting, with a DMV building bordering to the
east, a state highway (SR 168/West Line Street) bordering on the southern edge, and an open space
preserve bordering on the northern edge. Approximately half of Lot 8 has been previously developed as
a storage facility. Existing vegetation within the undeveloped portions of the project study area consists
of disturbed alkali meadow, willow or rose scrub vegetation, and some Fremont cottonwood (Populus
fremontii) cover.
The majority of Lot 10 is ruderal vegetation dominated by common red sage (Kochia scoparia ssp.
scoparia), a non-native weed. In the western half of the lot, the vegetation begins to grade into an alkali
meadow, dominated by alkali sacaton, salt grass, and Great Basin wild rye (Leymus cinereus). Other
characteristic herbaceous species within this habitat type include narrow-leaf milkweed (Asclepias
fascicularis), wild licorice (Glycyrrhiza lepidota), showy milkweed (Asclepias speciosa), and racemose
pyrrocoma (Pyrrocoma racemosa). This alkali meadow habitat extends into and encompasses the
majority of Lot 9. Patchy scrub vegetation is also present within the meadow, with clumps of Woods’
rose (Rosa woodsii var. ultramontana) and rubber rabbitbrush (Ericameria nauseosa). The non-native
plants, perennial pepperweed (Lepidium latifolium) and Canada thistle (Cirsium arvense) are also
present within this alkali meadow throughout Lot 9.
Willow scrub habitat is present along the southern and western edges of Lot 9 and a small clump within
the middle northern half of Lot 9, as well as the western half of Lot 8. This habitat is characterized by the
dominance of tall, multi-stemmed and very dense arroyo willow (Salix lasiolepis), with some taller red
willow (Salix laevigata) occasionally present. Fremont cottonwoods are also present as emergent trees
in this habitat. The willow scrub is located on the edges of the lots along old drainage ditches that were
likely created to drain the interior of the lots. As these ditches were no longer maintained they were
occupied by the dense willow scrub, is currently the dominant vegetative cover.
A stand of approximately 10 Fremont cottonwoods ranging in size from 12 inches diameter at breast
height (dbh) to 28 inches dbh form a small cottonwood woodland approximately 0.10 acre in size in the
northeast corner of Lot 9. These mature trees are approximately 50 feet in height. The understory of this
small stand is mostly bare of other vegetation, with some arroyo willow scrub along the western edge.
Previous botanical surveys had been conducted within the survey area in in 1995, 2002, and 2008
(Bagley and Ingram 1995, Paulus 2002, 2008). Table 5.5-1 lists the 14 special-status plant species known
to occur within a 5-mile radius of the project study area, four of which are either known to occur or have
been previously mapped within the project study area. These species are discussed in more detail
below. Two special-status plant species, Owens Valley checkerbloom and Hall’s meadow hawksbeard
(Crepis runcinata ssp. hallii), were observed and mapped during the 2016 survey.
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Table 5.5-1. Special-status Plants with Potential to Occur in the Proposed Action Area
Common name
Scientific name

Status1
Federal/State/CRPR

Habitat and Range

Observations in the
Proposed Action area

Plants
Silver-leaved milk-vetch
Astragalus argophyllus
var. argophyllus

-/-/CRPR 2B.2

Fish Slough milk vetch
Astragalus lentiginosus
var. piscinensis

T/-/CRPR 1B.1

Pinyon rockcress
Boechera dispar

-/-/ CRPR 2B.3

Hall’s meadow
hawksbeard
Crepis runcinata ssp.
hallii

-/-/CRPR 2B.1

Inyo County star tulip
Calochortus excavatus

-/- CRPR 1B.1

Salina Pass wild-rye
Elymus salina

-/-/CRPR 2B.3

Perennial herb. Blooms May–June in rocky
piñon -juniper woodland. In project
vicinity, documented in Bishop and Fish
Slough quads.

Alkali ivesia
Ivesia kingii var. kingii

-/- CRPR 2B.2

Perennial herb. Blooms May–August in
mesic, alkaline, clay meadows and seeps,
Great Basin scrub, and playas. Known in
CA from approximately 10 occurrences.
Threatened by vehicles, and possibly by
grazing. Documented locally in Laws, Fish
Slough, and Rovanna quads.

Perennial herb. Blooms May–July in
alkaline or saline meadows, seeps, and
playas. Elevation 1,240–2,350 meters.
Threatened by grazing and trampling.
Locally in Laws, Fish Slough, and Rovanna
quads.
Perennial herb. Blooms June–July in
alkaline or saline meadows, seeps, and
playas. Elevation 1,130–1,300 meters.
Threatened by fisheries development,
hydrological alteration, agriculture,
trampling and grazing, competition with
non-native plant species, and vehicles.
Found locally in White Mtn. Peak, Bishop,
Fish Slough, and Chidago Canyon quads.
Perennial herb. Blooms March–June in
granitic, gravelly Joshua tree woodland,
Mojavean desert scrub, piñon and juniper
woodland. Elevation 1,200 to 2,540
meters.
Perennial herb. Blooms May–July in
mesic, alkaline Mojave and desert scrub
and piñon-juniper woodland. Elevation
1,250–1,978 meters. Threatened by
grazing, vehicles and groundwater
drawdown. In project vicinity,
documented in Bishop and Fish Slough
quads.
Perennial herb (bulb). Blooms April–July
in alkaline, mesic chenopod scrub and
meadows and seeps. Elevation 1,150–
2,000 meters. Most occurrences are small
remnants of former populations.
Threatened by groundwater pumping,
development, non-native plants, road
maintenance, and grazing.
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Not likely to occur:
Suitable saline meadow
and seep habitat not
present within the study
area.
Not likely to occur:
Suitable saline meadow
and seep habitat not
present within the study
area. Known from fewer
than five occurrences in
the Fish Slough area.

Not likely to occur:
Suitable habitat not
present within the study
area.
Present: One population
mapped in the middle
southern half of lot 8.

Could occur: a small
population of nine plants
were mapped in Lot 10 in
1995. These plants were
not relocated in 2008 or
2016 surveys. Plants
maybe extirpated due to
drainage of area.
Not likely to occur:
Suitable piñon -juniper
woodland habitat not
present within the study
area.
Not likely to occur:
Suitable clay meadow and
seep habitat not present
within the study area.
Plant survey was
conducted when this
species would have been
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Common name
Scientific name

Status1
Federal/State/CRPR

Torrey’s Blazing Star
Mentzelia torreyi

-/-/2B.2

Nevada oryctes
Oryctes nevadensis

-/-/CRPR 2B.1

Inyo phacelia
Phacelia inyoensis

-/- CRPR 1B.2

Parish’s popcornflower
Plagiobothrys parishii

-/- CRPR 1B.1

Frog’s-bit buttercup
Ranunculus
hydrocharoides

-/- CRPR 2B.1

Owens Valley
checkerbloom
Sidalcea covillei

-/CE/CRPR 1B.1

Alkali cord grass
Spartina gracilis

-/-/CRPR 4.2

Habitat and Range

Perennial herb. Blooms June–August in
sandy or rocky, alkaline, usually volcanic
soils in Mojave or Great Basin desert
scrub and piñon -juniper woodland. In
project vicinity, documented in Fish
Slough, Rovana, Hammil Valley, Chidago
Canyon quads.
Annual herb. Blooms April–June in sandy
Chenopod scrub or Mojavean desert
scrub. Seriously threatened by trampling,
grazing and vehicles. Locally in Laws, Fish
Slough, Poleta Canyon and Bishop quads.
Annual herb. Blooms April–August in
alkaline meadows and seeps. Elevation
915–3,200 meters Threatened by
trampling, grazing and vehicles. Locally in
Fish Slough and Bishop quads.

Annual herb. Blooms March–November in
alkaline, mesic Great Basin scrub and
Joshua tree woodland. Elevation 750–
1,400 meters Known in CA from only two
occurrences at Rabbit Springs (San
Bernadino County) and north of Cartago
(Inyo County). Threatened by
groundwater pumping. Locally in Fish
Slough and Laws quads.
Perennial herb. Blooms May–September
in marshes and swamps (freshwater).
Elevation 1,100–2,700 meters.
Threatened by development, grazing, and
hydrological alterations. Documented
locally in Bishop quad.
Perennial herb. Blooms April–June in
alkaline, mesic chenopod scrub and
meadows and seeps. Elevation 1,095–
1,415 meters. Threatened by
development, lowering of water table,
non-native plants, grazing, and meadow
succession.
Perennial herb. Blooms June-August in
alkaline, mesic chenopod scrub and
meadows and seeps. Elevation 1,095–
1,415 meters. Threatened by
development, lowering of water table,
non-native plants, grazing, and meadow
succession. Documented in Bishop area
near project site.

Observations in the
Proposed Action area
observable. Not observed.
Not likely to occur:
Suitable desert scrub or
piñon -juniper woodland
habitat not present within
the study area.

Not likely to occur:
Suitable sandy Chenopod
scrub or Mojavean desert
scrub not present within
the study area.
Not likely to occur:
Suitable wet alkaline
meadow habitat not
present within the study
area. Plant survey was
conducted when this
species would have been
observable. Not observed.
Not likely to occur:
Suitable wet alkaline
meadow habitat not
present within the study
area. Plant survey was
conducted when this
species would have been
observable. Not observed.
Not likely to occur:
Suitable marsh or swamp
habitat not present within
the study area.
Present: mapped in all
three lots in 2016 survey.
Approximately 440
individuals mapped in five
populations.

Not likely to occur: a small
population was mapped in
lots 9 and 10 in 1995,
though this population was
not re-located in 2002,
2008, or 2016 and due to
changing condition has
likely been extirpated.

Source: CNDDB 2016 CNDDB database search August 2016; CNDDB Special Vascular Plants, Bryophytes and Lichens list August 2016
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Common name
Scientific name

Status1
Federal/State/CRPR

Habitat and Range

Observations in the
Proposed Action area

http://www.dfg.ca.gov/biogeodata/cnddb/pdfs/SPPlants.pdf
Status definitions – Plants:
CRPR (California Rare Plant Rank) from California Native Plant Society (CNPS) and California Department of Fish and Wildlife (CDFW):
1B = plants rare, threatened, or endangered in CA and elsewhere;
2B = plants rare, threatened, or endangered in CA, but more common elsewhere;
4 = plants of limited distribution - a watch list.
Threat ranks:
.1 = seriously threatened in CA (over 80% of occurrences threatened / high degree and immediacy of threat);
.2 = moderately threatened in CA (20-80% of occurrences threatened / moderate degree and immediacy of threat);
.3 = not very threatened in CA (<20% of occurrences threatened / low degree and immediacy of threat or no current threats known).

Owens Valley Checkerbloom
Owens Valley checkerbloom is a pink-lavender-flowered perennial herb in the mallow family. Its many
ascending stems stand 20 to 60 centimeters (cm) tall and are topped from April to June with 2- to 3-cmwide flowers (Baldwin 2012). The species is state-listed as endangered, has no federal listing status, and
is included on California Rare Plant Rank (CRPR) List 1B.1, indicating that it is rare, threatened or
endangered in California and elsewhere, and seriously endangered in California (California Native Plant
Society [CNPS] 2016).
Within the project study area, Owens Valley checkerbloom has been previously mapped in surveys in
1995, 2002, and 2008. In the 2016 survey, approximately 440 individuals were mapped in five distinct
areas within all three lots. Figure 5.5-1 shows the location of mapped special-status plant species within
the Proposed Action Area. The majority of the populations are located with lots 9 and 10, where they
were estimated to have dropped from between 20,000 and 30,000 in 1995 (Bagley and Ingram 1995) to
350 in 2002 and then 200 in 2008 (Paulus 2008). Since 2008, the population appears to have stabilized.
The initial decrease in population size could be a result of the creation of drainage ditches in mid-1990s
(Paulus 2002). Populations of Owens Valley checkerbloom have been successfully propagated and
transplanted by the Bishop Paiute Tribe in other portions of the Bishop Paiute Commercial Park.
Hall’s meadow hawksbeard
Hall’s meadow hawksbeard is a perennial herb in the aster family. The 20- to 60-cm tall, dandelion-like
yellow flowers bloom from June to July (Baldwin 2012). Hall’s meadow hawksbeard grows in moist
alkaline meadows. The species is included on CRPR List 2B.1, indicating that it is rare, threatened or
endangered in California but common elsewhere, and seriously endangered in California (CNPS 2016).
One small population consisting of approximately 15 individuals was mapped in alkaline meadow
vegetation growing approximately 20 feet south of the existing storage shed facility near the southern
boundary of Lot 8 (Figure 5.5-1). This population likely corresponds to populations that were mapped in
lots 9 and 10 in 1995, 2002, and 2008. Like Owens Valley checkerbloom, populations of Hall’s meadow
hawksbeard diminished dramatically from 1995 to 2002 but then stabilized.
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Inyo County star-tulip (Calochortus excavatus)
Inyo County star-tulip, a perennial bulb in the lily family, grows in grassy meadows in shadscale scrub
and alkaline meadows. Its 10- to 30-cm-tall stems are topped with white flowers from April to July
(Baldwin 2012). The species is included on CRPR List 1B.1, indicating that it is rare, threatened or
endangered in California and elsewhere, and seriously endangered in California (CNPS 2016).
Inyo County star-tulip was mapped in Lot 10 in 1995, was not encountered in the survey of lots 9 and 10
in 2002, and was mapped in Lot 9 in 2008. Inyo county star-tulip was not encountered in the survey
conducted in 2016. Given that this species blooms from April to July, it may have been present but not
detected, though the fruiting stalks would have been present and identifiable. No fruiting stalks of any
Calochortus species were observed during this survey. During the 2008 survey, nine individuals of Inyo
County star-tulip were observed and mapped along the eastern edge of the middle portion of lot 9.
There is potential that this species is still present within this location of Lot 9.
Alkali cord grass (Spartina gracilis)
Alkali cord grass is a perennial herb in the grass family. It grows from 20 cm to 1 meter tall and has a
slender, spike-like inflorescence that blooms from to June to August (Baldwin 2012). Alkali cord grass
grows on alkaline lakeshores, streambanks, meadows, and marshes. The species is included on CRPR List
4.2, indicating that it is of limited distribution in California and elsewhere, and is moderately endangered
in California (CNPS 2016).
Alkali cord grass was mapped in lots 9 and 10 in 1995 (Bagley and Ingram 1995). This species was not
observed in subsequent surveys in 2002 and 2008 and was not observed during the 2016 survey, which
was conducted at a time when alkali cord grass would have been flowering and apparent. In the 2002
botanical survey report, observations of mechanical disturbance and stacking of soil were made in the
area of the previous alkali cord grass location, and this population was presumed to be extirpated from
this location (Paulus 2002).
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5.6

WILDLIFE

Garcia and Associates (GANDA) conducted a biological assessment (Appendix A) of special-status wildlife
species that included a literature review and search of the CNDDB and the U.S. Fish and Wildlife Service
(USFWS 2016) database to identify special-status animal species with potential to occur in the Proposed
Action area.
The proximity to human disturbance and high-density development reduces or eliminates the suitability
of this area as breeding habitat for many of the disturbance-sensitive special-status wildlife species. The
Proposed Action area and the adjacent habitat also lack the required habitat elements to support
populations of most special-status animal species known from the region. The mature cottonwood trees
in Lot 9 could potentially provide nesting sites for Swainson’s hawk (Buteo swainsonii), a California
Department of Fish and Wildlife (CDFW) threatened and USFWS species of concern; Cooper’s hawk
(Accipiter cooperi) a species under CDFW’s watch list; white-tailed kite (Elanus leucurus), a CDFW fully
protected species; and loggerhead shrike (Lanius ludovicianus) a CDFW species of concern. No burrows
were observed.
A list of special-status animal species identified with the highest potential to occur—based on range,
elevation, and the presence or absence of suitable habitat—is contained in Table 5.6-1, below.
In addition to the biological surveys done in 2016, CDFW, in collaboration with the Bishop Paiute Tribes
Environmental Management Office, conducted protocol-level surveys in Spring/Summer 2015 for the
federally listed southwestern willow flycatcher (Empidonax traillii extimus). During these surveys, no
southwestern willow flycatchers were detected.
In addition to the species listed below, the endangered least Bell’s vireo (Vireo bellii pusillus) is
expanding its range and the species could occur in the Bishop Area (USFWS 2009). The least Bell’s vireo
is an obligate riparian breeder, typically inhabiting structurally diverse woodlands along watercourses
(USFWS 2009).
Table 5.6-1. Special-status Wildlife with Potential to Occur in the Proposed Action Area
Common name
Scientific name

Status1
Federal/State/CRPR

Habitat and Range

Observations in the
Proposed Action area

Known to occupy a variety of
habitats ranging from small coldwater streams and hot spring
systems; rarely found in water
exceeding 29 Centigrade. They
also have been found in irrigation
ditches near Bishop. Occupied
most small streams and springs in
the Owens Valley.

Not observed. No habitat in
Proposed Action area.
However, per the Tribe’s
Environmental
Management Office (EMO),
Owens speckled dace
populations are present in
lands adjacent to project
within pond (pond 3) and

Special Status Wildlife
Fish
Owens speckled dace
Rhinichthys osculus ssp. 2

- /SSC
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Common name
Scientific name

Status1
Federal/State/CRPR

Habitat and Range

Observations in the
Proposed Action area
ditch (Giraud Ditch)
environments within Tribe’s
Conservation and Open
Space Area (COSA).
Not observed. No habitat in
Proposed Action area.
Per the Tribe’s EMO, Owens
tui chub (hybridized version
(and not endangered) has
been observed to be colocated with Owens sucker
(below) and Owens specked
dace (above)
Not observed. No habitat in
Proposed Action area.
CNDDB occurrence within 1
mile of Proposed Action
area. Per the Tribe’s EMO,
Owens sucker has been
observed to be co-located
with Owens specked dace
(above)

Owens tui chub
Siphateles bicolor snyderi

E/CE

Found throughout the standing
waters and low gradient reaches
of the Owens River and its larger
tributaries extending from the
river's source springs to its
terminus at Owens Lake.

Owens sucker
Catostomus fumeiventris

- /SSC

Widely distributed in Owens
Valley. Most abundant in sections
with long runs and few riffles.

- /SSC

Highly aquatic species with
shoreline cover, with submergent
and emergent aquatic vegetation.
Only found in east of the Sierra
Crest near permanent or semipermanent water.

Not observed.

Swainson’s hawk (breeding)
Buteo swainsoni

BCC/CT

Not observed. Several
eastern cottonwood trees
present in the new parking
area west of North Pa Ha
Lane could provide nesting
sites.

Prairie falcon (breeding)
Falco mexicanus

BCC/WL

Western burrowing owl
Athene cunicularia hypugea

BCC/SSC

Nests in oaks or cottonwoods in
or near riparian habitats; forages
in grasslands, irrigated pastures,
grain fields, and vegetable crops.
Lower Sacramento and San
Joaquin valleys, the Klamath
Basin, and Butte Valley; the
state’s highest nesting densities
occur near Davis and Woodland,
Yolo County.
Known to occur in open habitat,
arid plains and steppes of interior
North America, wherever cliffs or
bluffs are present for nesting
sites. Shrub steppe desert,
grasslands, mixed shrub and
grasslands, and alpine tundra.
Foraging habitat primarily by
grasslands.
Occupies rodent burrows in
sparse grassland, desert, and
agricultural habitats. Lowlands

Amphibians
Northern leopard frog
(native populations only)
Lithobates pipiens

Birds
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Common name
Scientific name

Status1
Federal/State/CRPR

Southwestern willow
flycatcher
Empidonax traillii extimus

E/CE

Bank swallow (breeding)
Riparia riparia

-/CT

Habitat and Range
throughout California, including
the Central Valley, northeastern
plateau, southeastern deserts,
and coastal areas; rare along
south coast.
Breeds in relatively dense riparian
tree and shrub communities
associated with rivers, swamps,
and other wetlands, including
lakes and reservoirs. In most
instances, the dense vegetation
occurs within the first 10 to 13
feet above ground.
Breeds primarily in lowland areas
along ocean coasts, rivers,
streams, lakes, reservoirs, and
wetlands. Vertical banks, cliffs,
and bluffs in alluvial, friable soils
characterize nesting colony sites
throughout North America.

Observations in the
Proposed Action area

Not observed. DNA testing
determined breeding SWFL
occurs along Owens River
near Bishop.

Not observed. Nearest
breeding habitat nearly 4
miles north in the Owens
River canyon

Mammals
Townsend’s big-eared bat
Corynorhinus townsendii
pallescens

SC/SSC

Spotted bat
Euderma maculatum

- /SSC

Western white-tailed
jackrabbit Lepus townsendii
townsendii

-/SSC

Occurs in mesic habitats; gleans
insects from brush or trees and
feeds along habitat edges;
roosting/ maternity sites in caves,
mines, tunnels, and buildings.
Klamath Mountains, Cascades,
Sierra Nevada, Central Valley,
Transverse and Peninsular
ranges, Great Basin, and the
Mojave and Sonoran deserts.
Prefers to roost in rock crevices.
Occasionally found in caves and
buildings. Cliffs provide optimal
roosting habitat.
Found in sagebrush, subalpine
conifer, juniper, alpine dwarfshrub, and perennial grassland.

Not observed.

Not observed. No cliff
habitat.

Not observed.

Source: CNDDB 2016 CNDDB database search August 2016; CNDDB Special Animals list August 2016
http://www.dfg.ca.gov/biogeodata/cnddb/pdfs/SPAnimals.pdf
Status definitions – Animals:
Federal
E
= listed as endangered under the federal Endangered Species Act.
BCC
= bird of conservation concern
SC
= species of concern; species for which existing information indicates it may warrant listing but for which substantial biological
information to support a proposed rule is lacking.
= no listing.
State
CE
= listed as endangered under the California Endangered Species Act.
CT
= listed as threatened under the California Endangered Species Act.
FP
= fully protected under the California Fish and Game Code.
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Common name
Scientific name
SSC
WL
--

=
=
=

Status1
Federal/State/CRPR

Habitat and Range

Observations in the
Proposed Action area

species of special concern in California.
“watch list’.
no listing.

5.7 SOCIOECONOMIC AND COMMUNITY RESOURCES
According to the U.S. Census Bureau, Inyo County is designated as a Central Micropolitan Statistical
Area. Micropolitan Statistical Areas are counties that have at least one urban cluster of at least 10,000
but less than 50,000 population, plus adjacent territory that has a high degree of social and economic
integration with the core as measured by commuting ties. Micropolitan Statistical Areas are classified as
either Central or Outlying (Headwaters Economics 2014).

5.7.1 Population Growth Trends
The Inyo County population, measured as the total number of people by place of residence, grew
between 2000 (17,955) and 2011 (18,478), an increase of 523 people (Headwaters Economics 2014).
The Inyo County Planning Department (ICPD) analyzed the 2010 U.S. Census data and produced a
demographic report (ICPD 2011). Their report indicates that the permanent population of the City of
Bishop is 3,879 people, and the total population of the Bishop area is about 10,000 people. A quarter of
the population is younger than 20, about half fall between 20 and 60 years of age, and a quarter is older
than 60. The city’s median age is about 39. Within the Reservation, the 2010 U.S. Census data indicated
a total of 1,588.

5.7.2 Racial and Ethnic Characteristics
The 2010 U.S. Census (U.S. Census Bureau 2015) reports that Inyo County was comprised of 64.5
percent white (non-Hispanic), 20.8 percent Hispanic or Latino, and 12.7 percent Native American. Less
than 1 percent of the population declared as black or African American.
Ethnically, the City of Bishop’s population is predominantly identified as white, accounting for more than
80 percent of the total population, following County trends. The portion of the city’s population
identified as Hispanic is increasing.

5.7.3 Employment and Income
Inyo County employment figures increased from 10,034 in 2000 to 10,426 in 2011, an increase of 392
jobs. Real income for Inyo County increased, in aggregate earnings, from $608,000 in 2000 to $715,125,
an increase of $107,125 in 2012 dollars adjusted for inflation. Income from wage and salary employment
and proprietors' income (labor earnings), as well as non-labor income sources (dividends, interest, and
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rent, and transfer payments) was reported by place of residence. Bishop’s median household income is
about $38,000 and the median home price is about $250,000 (ICPD 2011).

5.7.4 Environmental Justice
The USEPA is required under the 1994 Executive Order (EO) 12898 on environmental justice (59 FR
7629) to identify and address disproportionately adverse human health or environmental effects from
their programs, policies, and activities in minority and low-income populations in the U.S. This was
followed in 1996 by the release of USEPA’s Office of Environmental Justice’s Environmental Justice
Implementation Plan, which supplements the USEPA’s environmental justice strategy and provides a
framework for developing specific plans and guidance for implementing EO 12898. In 1998 the USEPA
developed a framework for assessing environmental justice in NEPA documents in its Final Guidance for
Incorporating Environmental Justice Concerns—EPA’s NEPA Compliance Analysis.
In 2002 the California State Lands Commission developed and adopted an Environmental Justice Policy
to ensure equity and fairness within its own processes and procedures, stating that, “environmental
justice is an essential consideration in the Commission’s processes, decisions and programs and that all
people who live in California should have a meaningful way to participate in these activities.” Inyo
County updated their General Plan in 2001 to include environmental justice as a permanent component
of County management.

5.8 AESTHETICS
The Proposed Action is located in an area that is undeveloped and largely rural in character.
Approximately 65 percent of the County is designated as wilderness. Federally protected natural areas
near Bishop include the John Muir Wilderness, Ansel Adams Wilderness, Monarch Wilderness, Inyo
Mountains Wilderness, and Kings Canyon and Death Valley national parks. Another natural attraction is
Fish Slough Area of Critical Environmental Concern (BLM 2015).
Existing uses in the Proposed Action area include undeveloped open space, specifically in the more
remote rural areas, with views of the scenic landscape. Bishop, Big Pine, Aberdeen, Independence, and
Lone Pine are more developed with residential, commercial, retail, and office uses. The majority of the
Proposed Action area is characterized by limited development—mainly small, rural residential
neighborhoods—located near existing road networks.
Scenic vistas are an important part of the aesthetic nature of an area, and are managed as a valued
resource. Scenic vistas can be defined as viewpoints that provide expansive views of a highly valued
landscape for the benefit of the general public. Inyo County does not currently have an adopted
definition for a scenic vista. However, Inyo County has an adopted definition for a view corridor, which
provides travelers a scenic vista, or public views of expansive open space areas. The Inyo County General
Plan (Inyo County 2001) describes a view corridor as a “highway, road, trail, or other linear feature that
offers travelers a vista of scenic areas within the County.”
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View corridors within Inyo County include US 395, with views of the Sierra Nevada range to the west of
the Inyo and White mountains to the east, as well as views of the foothills and valley. Additionally,
recreationists, climbers, bikers, and hikers who reach elevated vantage points in the mountains are
provided with sweeping views of the Owens Valley and adjacent mountain ranges.

5.9 TRANSPORTATION AND TRAFFIC
US 395 is the main transportation route through Inyo County. It is part of the Inter-Regional Road
System and is functionally classified as a Rural Principal Arterial. The highway connects the Proposed
Action area with Mono County and Reno to the north and with the Southern California metropolitan
area to the south. U.S. Hwy 6, a major highway that enters the City of Bishop from the north, provides
connection to Tonopah, Nevada.
In Inyo County, most of the US 395 is a divided four-lane expressway. It is a major roadway used by
residents, commercial trucking, and recreational travelers from southern California and Nevada, through
the Eastern Sierra.
The Proposed Action area is located on the north side of SR 168. This highway ends to the west at Lake
Sabrina in the Inyo National Forest. To the east of the Proposed Action area, SR 168 joins US 395 south
to Big Pine, then runs east to Nevada. Traffic volumes are generally low, consisting of agricultural
vehicles, residents, and seasonal tourists.
The intersection of SR 168 and See Vee Lane is presently controlled by a stop sign for See Vee Lane
southbound traffic. At the intersection with See Vee Lane, SR 168 is a four-lane highway with one
eastbound through lane, one eastbound left turn lane and two westbound through lanes. The current
speed limit is 45 miles per hour. Existing highway right-of-way widths are 100 feet on SR 168 and 40 feet
on See Vee Lane. A sidewalk was recently constructed on the north side of SR 168.
Access
Access to the gas station and convenience store will be provided from two driveways on SR 168 (West
Line Drive) and two driveways on See Vee Lane.
Ingress and egress from the Proposed Action site is via roads within the Bishop Paiute Reservation. The
actual roads have Inyo County road easements, and are maintained by the County and the BIA. The
project utilizes See Vee Lane (a county road) to access SR 168 to the south, and US 395 to the north,
maintained by Caltrans.

5.10 NOISE
Noise is generally defined as unwanted sound, and can be intermittent or continuous, steady or
impulsive, stationary or transient. Noise levels heard by humans and animals are dependent on several
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variables, including distance between the source and receiver, altitude, temperature, humidity, wind
speed, terrain, and vegetation. Human and animal perception of noise is affected by intensity,
frequency, pitch and duration, as well as the auditory system and physiology of the animal. Noise can
influence humans or animals by interfering with normal activities or diminishing the quality of the
environment. Response to noise is subjective, and therefore, the perception of noise can vary from
person to person or among animals.
Many different metrics can be used to describe and quantify noise levels, including using units of
decibels (dB). Humans typically have reduced hearing sensitivity at low frequencies compared with their
response at high frequencies. The “A-weighting” of noise levels, or A-weighted decibels (dBA), closely
correlates to the frequency response of normal human hearing (250 to 4,000 hertz). By utilizing Aweighted noise levels in an environmental study, a person’s response to noise can typically be assessed.
However, low frequency sounds are measured using the “C-weighted” scale, or C-weighted decibels
(dBC), which gives equal emphasis to sounds of most frequencies. Because decibels are logarithmic
values, the combined noise level of two 50 dBA noise sources is 53 dBA, not 100 dBA.
The equivalent noise levels (Leq) during a certain time period uses a single number, similar to an
average, to describe the constantly fluctuating instantaneous ambient noise levels at a receptor location
during a period of time. The Leq accounts for all of the noises and quiet periods that occur during that
time period.
Some land uses are considered to be more sensitive to ambient noise levels than others due to the
amount of noise exposure and the types of activities typically involved. Residences, schools, libraries,
health care facilities, and parks are generally considered more sensitive to noise than are commercial
and industrial land uses. Nearby residents, various businesses and the Bishop Toiyabe Health Care
facility are the primary noise-sensitive receptors of the proposed project.
The land uses surrounding the Proposed Action site consist of commercial, some residential, a
healthcare facility and SR 168. The noise environment currently surrounding the Proposed Action site is
influenced primarily by vehicle noise on SR 168.

5.11 HAZARDOUS MATERIALS
Potential hazardous materials involvement on the Proposed Action site was researched through a site
reconnaissance on August 28, 2017, a review of federal and state regulatory agency records and
databases, interviews with local officials and property owners, and a review of historical aerial
photographs (Appendix B). According to the Environmental Data Resources, Inc. (EDR) report, 15
mappable facilities with known environmental conditions are located within the 1-mile minimum search
distance from the Site (see Appendix B). A review of the records did not indicate any unusual entries
that bear the need for further investigation on the site. During on-site investigations, Sierra
Geotechnical Services did not discover any evidence of Recognized Environmental Conditions or other
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significant environmental concerns that require additional investigations in connection with the
Proposed Action site.
Fire Hazards
The California Department of Forestry and Fire Protection (CalFire) designates the Proposed Action area
as a Local Responsibility Area (LRA) (CalFire 2016). An LRA is an area where the State of California is not
financially responsible for the prevention and suppression of fires. CalFire has determined that no
portion of Inyo County is within very high fire hazard severity zone (CalFire 2016). However, per the
County of Inyo Community Wildfire Protection Plan, the Reservation is considered to be in an area of
High Hazard (Inyo County 2009; Bishop Paiute Tribe 2014).

5.12 CULTURAL RESOURCES
This section is a brief summary of the cultural resources assessment, prepared pursuant to the
provisions and requirements of NEPA and Section 106 of the NHPA; 16 U.S.C. 470 et seq. and 36 CFR
800, the implementing regulations (GANDA 2017).

5.12.1 Cultural History
The Owens Valley Paiute, or Numu, occupied the Owens Valley region from just south of Mono Lake to
the area south of Owens Lake. At contact, populations were estimated between 1,000 to 3,000
individuals. Their subsistence economy incorporated hunting, gathering, fishing, horticulture, and trade.
Individual and communal hunting of jackrabbit, deer, mountain sheep, antelope and the cottontail
rabbit contributed to the meat supply (Lawton et al. 1976, Bettinger 1977). The Paiute harvested a
variety of plant species seasonally. Trading supplemented the Paiute hunting, fishing, gathering, and
horticulture economy. Bishop was the hub for most trade and visitation expeditions going west over the
Sierra. Irrigation was used, and probably independently invented, by the Owens Valley Paiute to
increase the natural yield of several root and seed plants through the construction of diversion dams
and ditches.
The Owens Valley Paiute subsistence-settlement adaptation emphasized a more-or-less permanent
year-round village occupation with short-term utilization of temporary camps for hunting and the
gathering of seasonally available plant resources. Four major biotic communities were important to
aboriginal subsistence in the upper Owens Valley. The distribution and seasonal availability of these
resources had an impact on Paiute settlement strategies. The riparian community along the wellwatered margins of the Owens River offered mollusks, fish, and migrant waterfowl, along with plant
resources such as tule and cattail. Temporary camps were established for communal fishing along rivers
in the spring, and for communal game drives in the fall. The zone between the riverine community and
coniferous woodland foothills on either side of the valley was dominated by a desert scrub community
consisting of low shrubs and seed-bearing grasses. Other subsistence activities included procuring a
variety of seeds and roots within close proximity to established base camps; these were then processed
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and stored for delayed consumption. Temporary camps were also utilized to target more distant
seasonally available plant resources in riparian and desert scrub communities. Another important
community was the piñon woodland, which generally occurs at elevations above 6,500 feet in the Inyo
and White mountains.
The Owens Valley Paiute sociopolitical system was based on the concept of a district comprised of a
single large autonomous village or a cluster of several smaller villages. Villages were composed of
related families, and marriage was usually exogamous to the village. Village populations varied in size
from 100 to 250 individuals with a headman to delegate responsibilities for communal activities such as
game drives and ditch construction. Each district owned and defended a core territory that included
irrigation plots, piñon groves, hunting and fishing grounds, and other prized resource procurement
locations. Certain piñon groves and irrigated plots were subdivided among families, and these plots
would be passed down through inheritance.
The Owen Valley Paiute were (and are) skilled basket-makers. They wove with willow, tule, or plant
fiber, and used their creations as burden baskets and fish traps. Duck decoys for hunting were made
from tule. The Paiute were renowned for their woven rabbit skin blankets, which was a popular trade
item with their western Sierra neighbors, and made exceptional bows. They utilized sweathouses or
musa, and conducted annual social dances called fandangos.
Although their traditional range occurs just outside the Proposed Action area, the Western Shoshone
certainly interacted with the Owens Valley Paiute and a brief description of their lifeways is discussed in
the cultural resources survey report (GANDA 2017).

5.12.2 Records Search
A cultural resources records search was conducted by staff of the Eastern Information Center (EIC) at
the University of California, Riverside, on December 9, 2016. The records search encompassed the entire
Proposed Action area plus a 0.5-mile buffer. The purpose of the record search was to (1) identify
prehistoric and historic resources previously documented in the Proposed Action area and within 0.5
miles of Proposed Action area boundaries; (2) determine which portions of the Proposed Action area
may have been previously surveyed, when those surveys took place, and how the surveys were
conducted; and (3) ascertain the potential for archaeological resources, historical resources, and human
remains and other potential Native American areas of traditional cultural significance to be found in the
Proposed Action area. This search also included a review of the appropriate USGS topographic maps on
which cultural resources are plotted, as well as archaeological site records, building/structure/object
records, and data from previous surveys and research reports. In addition, the California Points of
Historical Interest, the California Historical Landmarks, the California Register of Historic Resources, the
National Register of Historic Places, and the California State Historic Resources Inventory listings were
reviewed to ascertain the presence of designated, evaluated, and/or historic-era resources within the
Proposed Action area. Historical maps and historical aerial photographs of the area were also examined.
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The cultural resources records search identified 12 previous cultural resources studies within the
Proposed Action area. Three of these studies occurred within the Proposed Action area. In addition, the
Bishop Paiute Tribal Historic Preservation Officer (THPO) was contacted and verified that the Tribe has
no record of other cultural resources or surveys occurring within the Proposed Action area. The cultural
resources records search identified four previously recorded cultural resources within a 0.5-mile radius
of the Proposed Action area, all of which are located outside the Proposed Action site (GANDA 2017).

5.12.3 Native American Coordination
Coordination was initiated with the Native American Heritage Commission (NAHC) on December 13,
2016. GANDA requested that NAHC conduct a search of their Sacred Lands File for the presence of
Native American sacred sites or human remains in the vicinity of the proposed project. An emailed
response was received from the NAHC on December 20, 2016 stated that the Sacred Lands File failed to
indicate the presence of Native American cultural resources within the project’s APE.
On the recommendation of NAHC, GANDA sent letters to 10 Native American contacts classified by
NAHC as potential sources of information related to cultural resources in the vicinity of the Proposed
Action area on December 22, 2016. The letters advised the Tribes and specific individuals of the
Proposed Action and requested information regarding cultural resources in the immediate area, as well
as feedback or concerns related to the proposed project. After receiving no responses, GANDA made
follow-up phone calls to the 10 Native American contacts on January 12, 2017.
Follow-up phone calls, emails, and/or written communications were made by GANDA to the Bishop
Paiute representatives to verify that no records of cultural resources existed in the Proposed Action
area, and also to be appraised of any specific tribal concerns or requests. The Bishop Paiute THPO
confirmed that they had no record of any other previously recorded cultural resources or completed
surveys in the Proposed Action area. Although there were no known resources within the Proposed
Action area, the THPO requested that Certified Tribal Monitors be present during any constructionrelated ground-disturbing activities.

5.12.4 Field Surveys
A Class III cultural resource survey of the APE was conducted by GANDA archaeologist Darryl Dang on
December 17, 2016. The survey was conducted on foot using 5-meter-wide parallel transects. GANDA
used a global positioning system (GPS) receiver and topographic maps to locate APE boundaries and
maintain survey accuracy. The archaeologist examined the ground surface for the presence of
prehistoric artifacts (e.g., flaked stone tools, tool-making debris, stone milling tools), prehistoric milling
surfaces on exposed bedrock, historic artifacts (e.g., metal, glass, ceramics), sediment discoloration that
might indicate the presence of a cultural midden, and depressions and other features that might
indicate the former presence of structures or buildings (e.g., postholes, foundations).
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The intensive pedestrian survey resulted in the recordation of two prehistoric isolated finds, as well as
various spoil piles and linear trenches.
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6.0 ENVIRONMENTAL CONSEQUENCES
Based on the alternatives analysis (Chapter 4), two additional alternatives have been carried forward for
assessment—Alternative 1: Alternate Site Location, and Alternative 2: No Action Alternative.
This section of the EA describes the potential impacts of the Proposed Action and the two additional
alternatives on air quality, land use, soils, surface and groundwater, water quality, vegetation,
threatened endangered or rare species, wetlands, floodplains, socioeconomics, aesthetics,
transportation, noise, hazardous materials, and cultural resources. Both short-term and long-term
impacts have been considered; all direct, indirect, and cumulative impacts associated with the three
alternatives have been considered. The Council for Environmental Quality (CEQ) regulations
implementing NEPA defines cumulative impacts as, “the impact on the environment which results from
the incremental impact of the action when added to other past, present, and reasonably foreseeable
future actions regardless of what agency (federal or non-federal) or person undertakes the action” (40
CFR §1508.7).

6.1 AIR QUALITY
Proposed Action
This Proposed Action site is located on lots 8, 9 and 10 to the east of See Vee Lane, and to the north of
SR 168, along the eastern edge of the Bishop Paiute Reservation in close proximity to the City of Bishop
on the northern end of the Owens Valley basin. Changes in air quality and greenhouse gas emissions will
be dependent on construction best management practices (BMPs), as well as efficiency standards used
for heating and cooling systems used in the new buildings, insulation, windows, and specialized
operational equipment and efficiency of vapor recovery systems on the fuel loading and dispensing
equipment.
Construction of the project will require the use of heavy equipment and vehicles within the Proposed
Action area, and travel to and from the site with materials and construction personnel. The California
Environmental Protection Agency Air Resources Board (ARB) has published federal, state and local
statutes governing emissions caused by heavy equipment and vehicles (ARB 2015). Therefore, during
construction, it is expected that there would be short-term construction-related impacts to air quality.
The project would include BMPs during construction, described in Avoidance and Minimization Measure
(AMM) Air–1, which would reduce these short-term impacts to a less than significant level.
Project-related emissions are expected to be well below the federal de minimis level. The Proposed
Action would conform to the applicable federal (and state) implementation plan and would have a less
than significant impact on local and regional air quality. All
Once the project becomes operational, its normal day-to-day activities will generate air pollutant
emissions for mobile sources as a result of vehicle trips. In addition, the impacts from project operations
on air quality and greenhouse gas emissions will depend on the efficiency of equipment and operational
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logistics such as number of personnel traveling to work, visitors to the gas station, convenience store
and retail space, and similar components that generate emissions or use energy from remote sources.
Clear guidelines for efficient operation, and a commitment to energy efficient vehicles and equipment,
will help to reduce any additional impacts due to an increase in mobile sources and operational
equipment. Therefore, the Proposed Action would not have significant long-term negative impacts on
air quality.
Alternative 1: Alternate Site Location
This site is located along US 395 on the northern end of the Bishop Paiute Reservation. This site has
been graded in the past. Changes in air quality and greenhouse gas emissions will be dependent on
efficiency standards used for heating and cooling systems used in the new buildings, insulation,
windows, and specialized operational equipment.
Compared to the Proposed Action, this alternative would not result in greater or lesser impacts on air
quality.
Alternative 2: No Action Alternative
Under this alternative the Proposed Action would not be developed and the area would remain vacant
for future development. Therefore, there would be no impacts to air quality and greenhouse gas
emissions during construction and operation.
Cumulative Impacts
Implementation of the Proposed Action would not result in cumulative impacts. There will be short-term
construction-related impacts that would be minimized by the implementation of BMPs. Operation of the
Proposed Action would result in an insignificant contribution to air quality and greenhouse gas
emissions due to efficiency standards used for heating and cooling systems used in the new buildings.

6.2 LAND USE
Proposed Action
The Proposed Action area is located within the Bishop Paiute Development Corporation’s business park.
The lot is currently empty and would be developed with buildings, parking, and associated water, sewer,
and electrical infrastructure. The new location would create a higher density of development in the area
and increased human use. Although construction activities will temporarily impact the chosen site and
immediately surrounding lots with higher noise levels, fugitive dust, and traffic to and from the site, the
construction would include the incorporation of BMPs that would reduce short-term construction
impacts. During operation the Proposed Action would be a consistent use with the surrounding land
uses. Therefore, there would be no impacts related to incompatibilities with existing land uses.
Alternative 1: Alternate Site Location
Use of the Alternative Site along US 395 would change the site from an empty lot to one with several
buildings, paved parking lot, and associated water, sewer, and electricity infrastructure. The new
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location would create a higher density of development in the area, and increased human use of the
location. However, the area is already developed with other commercial uses. Compared to the
Proposed Action, this alternative would not result in greater or lesser impacts from changes in Land Use.
Alternative 2: No Action Alternative
Under this alternative the Proposed Action would not be developed and the area would remain vacant
for future development. Therefore, there would be no impacts from changes in land use.
Cumulative Impacts
Implementation of the Proposed Action would not result in cumulative land use impacts. The Proposed
Action would be consistent with the surrounding land uses since it would be located within the business
park area and would not result in incompatible land uses in the Reservation or surrounding areas.

6.3 GEOLOGY, SOILS AND FARMLAND
Proposed Action
Much of the City of Bishop has been built in saline meadow habitat, and consists of poorly drained soils.
The soils are similar to the alluvial plains for the area surrounding the City of Bishop, and drainage is
similar to the entire region as water moves from the eastern face of the Sierra Nevada Mountains to the
Owens River. Use of the Proposed Action property would change the site from an empty lot to one with
several buildings, paved parking lot, and associated water, sewer, and electricity infrastructure.
Construction in the building pad areas would strip the existing vegetation and remove and recompact
the upper 2 to 2.5 feet of soil. Within areas to be paved, the upper 12 inches of soil is unsuitable for
pavement support and would be removed and replaced with suitable compacted granular materials.
Within the fuel island area all the topsoil would be removed and replaced with suitable compacted
granular material. Excavation limits will extend laterally a minimum distance of 3 feet beyond the
outside edge of foundations, concrete slab on grade, and pavement areas. Grading and trenching for
installation of associated infrastructure, such as storm drains and electrical and gas lines, will disturb the
site, but not create any adverse impacts to the geology or soils present at the site.
Best practices for the prevention of erosion and general soil management during construction would be
followed. With the implementation of construction measures, including the use of engineering fill that
would be non-expansive, well-graded and free of organics, and placed in such a way as to avoid
saturation during precipitation events, impacts related to soils would not be significant.
The Proposed Action area lies within a seismically active zone. The design and construction would meet
the requirements of the California Uniform Building Code, 2013 edition:
•
•
•

Building Structural Risk Category II
Seismic Design Category D
Roof Live Load = 20-30 PSF
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•

Ground Snow Load – 40 PSF (per Inyo County Building Code Requirements).

Lastly, the site was previously used as a pasture, and now is currently a level vacant lot. Therefore, the
site is not currently being used as farmland, nor would it impact surrounding farming areas; no impacts
to farmland would occur.
Alternative 1: Alternate Site Location
Much of the City of Bishop has been built in saline meadow habitat, and consists of poorly drained soils.
The soils are similar to the alluvial plains for the surrounding area, and drainage is similar to the entire
region as water moves from the eastern face of the Sierra Nevada Mountains to the Owens River. Use of
the Alternate Site Location would change from an empty lot to several buildings, paved parking lot, and
associated water, sewer and electricity infrastructure.
Best practices for prevention of erosion and general soil management during construction would be
followed. With the implementation of construction measures including the use of engineering fill that
would be non-expansive, well graded and free of organics, and placed in such a way as to avoid
saturation during precipitation events, impacts related to soils would not be significant.
The Alternate Site Location lies within a seismically active zone. The design and construction would
meet the requirements of the California Uniform Building Code, 2013 edition:
•
•
•
•

Building Structural Risk Category II
Seismic Design Category D
Roof Live Load = 20-30 PSF
Ground Snow Load – 40 PSF (per Inyo County Building Code Requirements).

Lastly, the site is not currently being used as farmland, nor would it impact surrounding farming areas;
no impacts to farmland would occur. Compared to the Proposed Action, this alternative would not result
in greater or lesser impacts related to geology, and soils and would not impact farmlands.
Alternative 2: No Action Alternative
Under this alternative the property would remain vacant. There would be no increased impacts related
to geology, soils, or farmland.
Cumulative Impacts
Implementation of the Proposed Action would not result in a cumulative impact related to geology, soils
and farmland. Though there would be some land cover type conversion, cumulatively this would not
result in a significant impact. In addition, since the Proposed Action would not convert farmland to a
non-agricultural use, there would be no cumulative effect related to conversion of farmland.
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6.4 WATER RESOURCES
6.4.1 Surface Water, Water Supply and Discharge
Proposed Action
Use of the Proposed Action area would change the site from an empty lot to one with several buildings,
paved parking lot, open space areas, and associated water, sewer and electricity infrastructure.
Rooftops and parking lots will increase the imperviousness of the project site.
Construction and operation of the Proposed Action are not anticipated to result in short-term and/or
long-term exceedances of Tribal and State Water Quality Standards. During construction, BMPs would
prevent impacts to surface water quality from runoff during precipitation events. All proposed sediment
and erosion control measures would be installed prior to initiating soil-disturbing activities, as well as
incorporation of storm drains and oil water separation. Storm water from the site will either be
infiltrated in drainage swells or treated and discharged into the local drainage channels. In addition, a
stormwater pollution prevention plan (SWPPP) would be prepared that will identify potential sources of
pollution and specify runoff controls, or BMPs during construction for the purpose of minimizing the
discharge of pollutants in storm water from the construction area.
Alternative 1: Alternate Site Location
Use of the Alternate Project Location would change the site from an empty lot to one with several
buildings, paved parking lot, and associated water, sewer and electricity infrastructure. Rooftops and
parking lots will increase the imperviousness of the project site.
Construction at the Alternate Site Location is not anticipated to result in long-term impacts to surface
water. During construction, BMPs would help to prevent impacts to surface water quality from runoff
during precipitation events. All proposed sediment and erosion control measures would be installed
prior to initiating soil-disturbing activities, as well as incorporation of storm drains and oil water
separation. Storm water from the site will either be infiltrated in drainage swells or treated and
discharged into the local drainage channels. In addition, a SWPPP would be prepared that will identify
potential sources of pollution and specify runoff controls, or BMPs during construction for the purpose
of minimizing the discharge of pollutants in storm water from the construction area. However, due to
the proximity of Bishop Creek to the project site, there is a potential for increased impacts to the Creek
during construction and operation since the Creek would run through the project site. Compared to the
Proposed Action, this alternative may result in greater impacts to water resources.
Alternative 2: No Action Alternative
Under this alternative, the Proposed Action area would remain vacant. Therefore, there would be no
increase or decrease to impacts on surface water, water supply or discharge.
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Cumulative Impacts
Implementation of the Proposed Action would not result in cumulative impacts to surface water, water
supply and discharge. The project would not result in impacts to water quality, and with implementation
of storm water BMPs, as well as design features that would reduce surface run-off, there would be no
significant increase in discharge into storm water systems. The Proposed Action would therefore would
not contribute cumulatively to an increased impact to water resources.

6.4.2 Groundwater
Proposed Action
The Proposed Action area has been determined to have relatively high groundwater. Based on the depth
of groundwater encountered during test pits, and general knowledge of the Proposed Action area’s
history, dewatering may be required. The construction contractor will be responsible for the selection,
design, permitting, and construction of the dewatering system. In addition, the Preliminary Geotechnical
Investigation (Eastern Sierra Engineers 2013) recommended that a drain system be installed under the
buildings and pavement during site development. With the incorporation of the recommendations for
groundwater management, the construction and operation of the Proposed Action would not result in
permanent impacts to groundwater levels.
Alternative 1: Alternate Site Location
As stated above, the area has relatively high groundwater. Based on the general knowledge of the
Alternative Site Location’s history, dewatering may be required. The construction contractor will be
responsible for the selection, design, permitting, and construction of the dewatering system. Compared
to the Proposed Action, this alternative would not result in greater or lesser impacts to groundwater.
Alternative 2: No Action Alternative
Under this alternative, the site would remain vacant and no additional development would occur, and
therefore no impacts to groundwater would occur.
Cumulative Impacts
Implementation of the Proposed Action has the potential to result in impacts to groundwater. However,
with the incorporation of the recommendations for groundwater management, the construction and
operation of the Proposed Action would not result in permanent impacts to groundwater levels.
Therefore, there would not be a cumulative effect on groundwater from implementation of the
proposed project.

6.4.3 Water Quality
Proposed Action
At the Proposed Action site, the Tribe would continue monitoring water quality. Due to the location and
the lack of water features at the site, it is not expected that impacts to water quality would occur during
construction and operation of the proposed project. BMPs including sediment and erosion control
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measures would be installed prior to ground-disturbing activities. Therefore, development at the
Proposed Action would not result in short- and long-term impacts to water quality.
Alternative 1: Alternate Site Location
As with the Proposed Action, the Tribe would continue monitoring water quality for arsenic, bacteria,
coliform, chemical constituents, radioactivity, and taste and odor. However, due to the location and the
presence of Bishop Creek at the alternate site, impacts to water quality have the potential to occur
during construction and operation of the proposed project. BMPs including sediment and erosion
control measures would be installed prior to ground-disturbing activities. However, development at the
Alternate Site Location may result in short- and long-term impacts to water quality. Compared to the
Proposed Action, this alternative may result in greater impacts to water quality.
Alternative 2: No Action Alternative
Under this alternative the Proposed Action area would remain vacant, no development would occur and
therefore, no adverse impact to water quality is anticipated.
Cumulative Impacts
Implementation of the Proposed Action would not result in cumulative impacts to water quality. With
implementation of BMPs, there would be no degradation of water quality during construction of the
Proposed Action and therefore, no contribution to degradation of water quality. During operation,
design features would include storm water infiltration in drainage swells or treated and discharged into
the local drainage systems.

6.4.4 Waters of the United States
Proposed Action
On August 4, 2016, GANDA conducted a field survey of the Proposed Action area in order to determine
the presence of potential waters of the U.S. A formal wetland delineation was not conducted of the
study area but the potential for federal wetlands to occur on the site was evaluated based on the
presence of vegetation and any observable indicators of wetland hydrology. While some plants
indicative of wetlands, such as those associated with the willow scrub vegetation, occur, these areas are
not expected to be considered federal wetlands. Hydric soils were not mapped within the survey area,
and no indicators of hydrology were observed. Willow scrub vegetation is associated with shallow
roadside ditches that appear to have been created long ago along the southern and western edges of
Lot 9. These shallow depressions may fill with water for a brief time following winter rains and the meltoff of snow in the early spring. The establishment of willows within these ditches is likely due to that
fact. But there were no indicators during the August 2016 survey to suggest that water collects in these
areas for a long enough time period, or that the soils are inundated for a long enough duration, for the
development of wetlands.
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Construction of the Proposed Action could impact nearby wetland areas to the north. Therefore, the
incorporation of AMMs Waters–1 and Noxious Weeds–1 would protect preserved water quality and
riparian-wetland habitat in neighboring lots to the north of the Proposed Action area.
Alternative 1: Alternate Site Location
Although no formal wetland delineation has been conducted on the alternate site, there is a potential
for federal wetlands to occur on the site due to the presence of Bishop Creek. Construction and
operation at the Alternate Site Location may impact wetland areas. Therefore, compared to the
Proposed Action, this alternative may result in greater impacts to waters of the United States.
Alternative 2: No Action Alternative
Under this alternative the Proposed Action would not be built and the land would remain vacant. The
site has no interaction with waters of the U.S., and therefore no impacts would occur.
Cumulative Impacts
Implementation of the Proposed Action would not result in cumulative impacts to waters of the U.S.
Since the Proposed Action would not result in impacts to waters of the U.S., there would not be a
cumulative effect.

6.4.5 Floodplains
Proposed Action
The Proposed Action site is located within the Owens Valley floodplain. Drainage is similar to the entire
region as water moves from the eastern face of the Sierra Nevada Mountains to the Owens River. In
addition, there is a relatively high groundwater level in the area. Therefore, in years of high mountain
snowpack and spring runoff, rivers may overflow their banks and flow into the floodplain. When this
occurs, this site could be subject to flooding, and the site’s relatively high groundwater may additionally
affect levels and duration of flooding. The impact of flooding at any of the potential building sites will be
affected by the ability of storm water drainage systems to managing flood waters. The Proposed Action
would be designed with storm water drainage systems that would manage storm water by infiltration
into drainage swells or discharged into local drainage channels with adequate capacity and would not
result in impacts related to placement of structures in floodplains.
Alternative 1: Alternate Site Location
The Alternate Site is located within the Owens Valley floodplain. Drainage is similar to the entire region
as water moves from the eastern face of the Sierra Nevada Mountains to the Owens River. In addition,
there is a relatively high groundwater level in the area and the project area contains Bishop Creek.
Therefore, in years of high mountain snowpack and spring runoff, the Creek may overflow their banks
and flow into the floodplain. When this occurs, this site could be subject to flooding, and the site’s
relatively high groundwater may additionally affect levels and duration of flooding. The impact of
flooding at any of the potential building sites will be affected by the ability of storm water drainage
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systems to managing flood waters. The project would be designed with storm water drainage systems
that would manage storm water by infiltration into drainage swells or discharged into local drainage
channels with adequate capacity and would not result in impacts related to placement of structures in
floodplains. However, due to the presence of Bishop Creek on the Alternate Site Location, compared to
the Proposed Action, this alternative may result in greater impacts related to flooding.
Alternative 2: No Action Alternative
Under this alternative the Proposed Action would not be constructed and the area would remain vacant.
The Proposed Action area lies in the Owens Valley floodplain. In years of high mountain snowpack and
spring runoff, rivers may overflow their banks and flow into the floodplain. When this occurs, this site
may be subject to flooding regardless of development.
Cumulative Impacts
The Proposed Action would be designed with storm water drainage systems that would manage storm
water by infiltration into drainage swells or discharged into local drainage channels with adequate
capacity and would not result in impacts related to placement of structures in floodplains.
Implementation of the Proposed Action would not result in cumulative impacts related to the
floodplains.

6.5 VEGETATION
Proposed Action
Special-status Plant Species
Four special-status plant species are either known to occur or have been previously mapped within the
project study area. Two special-status plant species, Owens Valley checkerbloom and Hall’s meadow
hawksbeard, were observed and mapped during the 2016 survey.
Owens Valley Checkerbloom
In the 2016 survey, approximately 440 individuals were mapped in five distinct areas within the
three lots. Figure 5.5-1 shows the location of mapped special-status plant species within the project
study area.
Hall’s meadow hawksbeard
One small population consisting of approximately 15 individuals was mapped in alkaline meadow
vegetation growing approximately 20 feet south of the existing storage shed facility near the
southern boundary of Lot 8 (Figure 5.5-1). This population of hawksbeard is in a location that can
likely be avoided during the development of the proposed project.
Inyo County star-tulip (Calochortus excavatus)
Inyo county star-tulip was not encountered in the survey conducted in 2016. Given that this species
blooms from April to July, it may have been present but not detected, though the fruiting stalks
would have been present and identifiable, and no fruiting stalks of any Calochortus species were
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observed during this survey. There is potential that this species is still present within this location of
Lot 9.
Alkali cord grass (Spartina gracilis)
This species was not observed in subsequent surveys in 2002 and 2008 and was not observed during
the 2016 survey, which was conducted at a time when alkali cord grass would have been flowering
and apparent.
With implementation of AMM Special-Status Plants–1, the Proposed Action would have a less than
adverse effect on special-status plant species potentially occurring on or adjacent to the project site.
Alternative 1: Alternate Site Location
The Alternate Site Location has been graded and has some level of utilities installed. Although the site
has not been formally surveyed for vegetation, since the area has been graded, the potential for the
presence of special-status plant species is minimal. However, the area does contain Bishop Creek and
may contain wetland vegetation that has potential to be impacted during construction and operation.
Therefore, the impacts to vegetation may be greater than those compared to the Proposed Action.
Alternative 2: No Action Alternative
Under this alternative the Proposed Action would not be developed and the area would remain vacant.
No construction would occur on the existing site. Therefore no adverse impacts to vegetation would
occur under this alternative.
Cumulative Impacts
The Proposed Action includes AMMs that would reduce impacts related to the removal of special-status
plants found in the Proposed Action area. With the incorporation of these measures, the Proposed
Action would not contribute cumulative impacts related to the removal of special-status plants.

6.6 WILDLIFE
Proposed Action
The Proposed Action area is located near mature cottonwood-willow forest, and woodland is extensive
off site and in the vicinity of the area. A variety of additional raptors and other bird species could
potentially nest near the site.
The proximity to human disturbance and high-density development reduces or eliminates the suitability
of this area as breeding habitat for many of the disturbance-sensitive special-status wildlife species. The
Proposed Action area and the adjacent habitat also lack the required habitat elements to support
populations of most special-status animal species known from the region. The mature cottonwood trees
in Lot 9 could potentially provide nesting sites for Swainson’s hawk, a CDFW threatened and USFWS
species of concern; Cooper’s hawk, a species under CDFW’s watch list; white-tailed kite, a CDFW fully
protected species; and loggerhead shrike, a CDFW species of concern. No burrows were observed.
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With the implementation of AMM Wildlife–1, the Proposed Action would have a less than adverse effect
on special-status animal potentially occurring on or adjacent to the project site:
Alternative 1: Alternate Site Location
The Alternate Site Location includes Bishop Creek, which runs through the project area and therefore
includes a variety of trees that could allow for bird species to potentially nest near the site.
The proximity to human disturbance and high-density development reduces or eliminates the suitability
of this area as breeding habitat for many of the disturbance-sensitive special-status wildlife species. The
Alternative Site Location and the adjacent habitat also lack the required habitat elements to support
populations of most special-status animal species known from the region. However, as with the
Proposed Action, with the implementation of AMM Wildlife–1, the Alternate Site Location would have
similar impacts to those of the Proposed Action.
Alternative 2: No Action Alternative
Under this alternative the Proposed Action would not be developed and the site would remain vacant.
Therefore, no additional adverse impacts on wildlife would be expected to occur.
Cumulative Impacts
With implementation of the AMMs, the Proposed Action would not result in cumulative impacts to
wildlife in the area.

6.6.1 Threatened and Endangered Species
Proposed Action
The area around the Proposed Action area has been previously developed with roads and buildings, and
has a relatively high level of human activity. Garcia and Associates composed a target list of specialstatus animal species known to occur in the vicinity of the Proposed Action area (GANDA 2016:
Appendix A). The USFWS list included federal endangered and threatened species known to occur for
Inyo County, California. Of those, only six have the potential to occur near the Proposed Action area.
Creating new human and vehicle traffic at the Proposed Action area may cause displacement of state or
federally listed species. Removal of trees or shrubs could eliminate nesting and foraging habitat for
birds, reptiles and small mammals. Increased vehicle traffic at the Proposed Action area could also result
in wildlife collisions and injury or mortality.
A Swainson’s hawk (California threatened species) was documented in the area and could potentially
nest in the mature trees near the site (GANDA 2016: Appendix A). If disturbance of mature trees is
avoided, then under this alternative no adverse impacts to federally listed species are expected to occur,
and with the implementation of AMM Wildlife–1, potential impacts to nesting birds would be reduced.
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Alternative 1: Alternate Site Location
The area around the Alternate Site Location has been previously developed with roads and buildings,
and has a relatively high level of human activity. Garcia and Associates composed a target list of specialstatus animal species known to occur in the vicinity of the area (GANDA 2016: Appendix A). The USFWS
list included federal endangered and threatened species known to occur for Inyo County, California.
Creating new human and vehicle traffic at the Alternate Site Location may cause displacement of state
or federally listed species. Removal of trees or shrubs could eliminate nesting and foraging habitat for
birds, reptiles and small mammals. Increased vehicle traffic at the Alternate Site Location could also
result in wildlife collisions and injury or mortality.
This alternative would require the removal of mature trees. Therefore, under this alternative potential
impacts to federally listed species may occur. However, as with the Proposed Action, implementation of
AMM Wildlife–1, the Alternate Site Location would have similar impacts to those of the Proposed
Action.
Alternative 2: No Action Alternative
Garcia and Associates composed a target list of special-status wildlife species known to occur in the
vicinity of the Proposed Action area (GANDA 2016: Appendix A). The USFWS list included federal
endangered and threatened species known to occur for Inyo County, California. Of those, only six have
the potential to occur near the Proposed Action site. However, under the No Action alternative no
adverse impacts to state or federally listed species are expected to occur, since there would be no
change.
Cumulative Impacts
The Proposed Action area does not contain state or federally listed animals. Therefore, no cumulative
impacts are expected to occur as a result of implementation of the proposed project. In addition,
implementation of AMM Wildlife–1 would reduce impacts related to construction-related activities that
take place within the nesting season by surveying for federally endangered bird species known to occur
in the Proposed Action area.

6.7 SOCIOECONOMIC AND COMMUNITY RESOURCES
6.7.1 Employment and Population Growth Trends
Proposed Action
The Proposed Action area has been previously developed with roads, buildings, and a relatively high
level of human activity. Construction and operation of the Proposed Action would not result in an
increase in population over the long term. There may be short-term increases in population from the
construction personnel in the area, but once construction is complete, the Proposed Action would utilize
the existing community members. Therefore, there would be no significant impact related to increases
in population.
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Construction of the Proposed Action could temporarily stimulate additional jobs. The majority of the
workforce would be drawn from communities outside the vicinity of the project site. With an estimated
construction schedule of 12 months, length of employment would vary depending on the stage of
development and skills required. Construction would not result in an increase in the number of
permanent residents as the increase would be temporary and workers would find temporary housing in
the immediate vicinity of the Proposed Action area. The operational staff would be approximately 30
staff once the construction is complete. Therefore, the operation of the Proposed Action would not
result in significant increases in existing employment or permanent residences.
Alternative 1: Alternate Site Location
The Alternative Site area has been previously developed with roads, buildings, and a relatively high level
of human activity. As with the Proposed Action, construction and operation of the project would not
result in an increase in population over the long term. There may be short-term increases in population
from the construction personnel in the area, but once construction is complete, the project would utilize
the existing community members. Therefore, there would be no significant impact related to increases
in population.
Construction could temporarily stimulate additional jobs. The majority of the workforce would be drawn
from communities outside the vicinity of the project site. With an estimated construction schedule of 12
months, length of employment would vary depending on the stage of development and skills required.
Construction would not result in an increase in the number of permanent residents as the increase
would be temporary and workers would find temporary housing in the immediate vicinity of the area.
The operational staff would be approximately 30 staff once the construction is complete. Therefore, the
operation at the Alternative Site Location would not result in significant increases in existing
employment or permanent residences. Compared to the Proposed Action, this alternative would not
result in greater or lesser impacts related to employment and population growth trends.
Alternative 2: No Action Alternative
Implementation of the No Action alternative would not result in an increase in population and there
would be no change from present conditions, nor would jobs be created or lost.
Cumulative Impacts
Implementation of the Proposed Action would not result in a significant increase in jobs in the area.
Therefore, there would not be a cumulative impact on employment and population growth in the area.

6.7.2 Environmental Justice
Proposed Action
Although development of the Proposed Action may result in short-term construction-related impacts,
the operation would benefit the community by providing revenue and jobs. Once construction is
complete, the Proposed Action would be a benefit to the community and no impacts related to
environmental justice would result.
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Alternative 1: Alternate Site Location
Although development of the project may result in short-term construction-related impacts, the
operation would benefit the community by providing revenue and jobs. Once construction is complete,
the project would be a benefit to the community and no impacts related to environmental justice would
result. Compared to the Proposed Action, this alternative would not result in greater or lesser impacts
related to environmental justice.
Alternative 2: No Action Alternative
Implementation of the No Action alternative would not result in short-or long-term impacts related to
environmental justice due to implementation of the no action alternative since no construction or
additional development would result. However, no additional jobs would be created and no additional
revenue would be created on the Reservation.
Cumulative Impacts
Since implementation of the Proposed Action would result in a positive effect on the community, there
would not be a cumulative negative impact on environmental justice.

6.8 AESTHETICS
Proposed Action
At the Proposed Action site there would be a noticeable visual contrast from the existing condition.
Currently the site is undeveloped. The Proposed Action would be set back from SR 168 and See Vee Lane
and would be constructed using a combination of stucco, wood, glass and metal. The elevations of the
Proposed Action would not exceed single-story structures. Although implementation of the Proposed
Action may involve short-term, construction-related impacts to visual quality, the project would be
designed to provide consistency with the surroundings. Therefore, there would be no significant impacts
to existing viewsheds of the surrounding area.
The Proposed Action would introduce new lighting sources to an existing undeveloped area. The area is
currently surrounded with commercial development, SR 168, and limited residential development, and
the lighting would be designed to avoid significant increases in nighttime light.
Alternative 1: Alternate Site Location
At the Alternate Site Location there would be a noticeable visual contrast from the existing condition.
Currently the site is undeveloped. The project would be set along US 395 and would be constructed
using a combination of stucco, wood, glass and metal. The elevations of this alternative would not
exceed single-story structures. Although implementation of this alternative may involve short-term,
construction-related impacts to visual quality, the project would be designed to provide consistency
with the surroundings. Therefore, there would be no significant impacts to existing viewsheds of the
surrounding area.
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This alternative would introduce new lighting sources to an existing undeveloped area. The area is
currently surrounded with commercial development, including a gas station and automotive center, US
395, and residential use. Therefore the lighting would have to be designed to avoid significant increases
in nighttime light. Compared to the Proposed Action, this alternative would not result in greater or
lesser impacts related to aesthetics.
Alternative 2: No Action Alternative
Implementation of the No Action alternative would not change the aesthetics of the site and would not
result in short- or long-term impacts on the existing visual environment because no construction or
development would occur.
Cumulative Impacts
The Proposed Action is located on lots that are currently undeveloped, within a business park area.
There are no other developments planned in that area that would result in cumulative impacts to
aesthetics from a significant increase in development, nor would there be a significant increase in new
light sources to the area.

6.9 TRANSPORTATION AND TRAFFIC
Proposed Action
Construction: During construction, there will be minimal short-term impacts on traffic patterns from
trucks entering and leaving the Proposed Action area. Travel trips by the construction crew, along with
transport of equipment and materials, would add to the current traffic volumes on See Vee Lane and SR
168, but the increase would not be significant and long-term. The impacts to local traffic would most
likely occur in the early morning and at the end of the construction day and the amount of traffic would
fluctuate depending on the phase of construction. In addition, the staging area and construction crew
parking would be located off site, adjacent to the Proposed Action area, and all vehicles would therefore
enter and exit from the same area. Construction traffic could impact the See Vee Lane/SR 168
intersection. Implementation of AMM Traffic-1 would reduce potential impacts.
The California Department of Transportation (Caltrans) will be constructing the South See Vee Lane
Project at the same time as the Proposed Action is being constructed. The South See Vee Lane Project
proposes to install traffic control signals at the intersection of See Vee Lane and SR 168. The existing left
turn pocket on SR 168 will be extended through restriping on existing pavement, and the shoulders of
See Vee Lane will be widened 8 feet. Sidewalks with American with Disabilities Act (ADA)-compliant
ramps will also be installed adjacent to the widened shoulders. Loop detectors will be installed
approximately 400 feet from the intersection on SR 168 and 350 feet from the intersection on See Vee
Lane.
After construction is complete and the project is in operation, there would be increased traffic along See
Vee Lane and SR 168 from visitors to the project site. However, with the incorporation of the South See
Vee Lane project constructed concurrently with the Proposed Action, impacts from traffic would not
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result in significant impacts. The location of the entrances have been designed to reduce potential
conflicts from the existing traffic patterns and those vehicles exiting and entering the site.
Alternative 1: Alternate Site Location
During construction, there will be minimal short-term impacts on traffic patterns from trucks entering
and leaving the Alternate Site Location area. Travel trips by the construction crew, along with transport
of equipment and materials, would add to the current traffic volumes on Tu Su Lane and US 395, but the
increase would not be significant and long-term. The impacts to local traffic would most likely occur in
the early morning and at the end of the construction day and the amount of traffic would fluctuate
depending on the phase of construction. In addition, the staging area and construction crew parking
would be located off-site, adjacent to the Alternate Site Location area, and all vehicles would therefore
enter and exit from the same area. Construction traffic could impact the Tu Su Lane/US 395 intersection.
During operation, there would be an increase in traffic from visitors to the project. This would increase
traffic on US 395, as well as along Tu Su Lane. Improvements may be warranted that would reduce
impacts. However, compared to the Proposed Action, this alternative would result in similar or greater
impacts related to traffic.
Alternative 2: No Action Alternative
Since no construction would occur, implementation of the No Action alternative would not result in
short- or long-term impacts to transportation at or near the site.
Cumulative Impacts
The South See Vee Lane project would be constructed alongside the Proposed Action. Therefore, there
may be short-term construction related impacts. However, implementation of AMM Traffic–1 would
reduce potential impacts. Once both projects are in operation, there would be a beneficial impact from
the addition of the South See Vee Lane Project. No other development projects are proposed in the
area. Therefore, implementation of the Proposed Action would not result in a long-term cumulative
impact to traffic in the area.

6.10 NOISE
Proposed Action
Construction
Construction of the Proposed Action would consist of grading, erection of foundations and buildings,
and finishing work. The construction noise would be intermittent and temporary. The construction
activity noise levels at and near the Proposed Action area would fluctuate depending on the particular
type, number, and duration of use of various pieces of construction equipment.
As stated above, the nearest sensitive noise receptor to construction activities include nearby residents,
businesses and the Bishop Toiyabe Health Care facility. Therefore, certain construction activities could
impact those users. The typical noise levels from construction equipment are listed below.
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Table 3.5-1, Typical Noise Levels from Construction Equipment
Construction Equipment
Noise Level (dBA, Leq at 50 feet from source)b
Stationary Equipment
Air Compressor
81
Generator
81
Mobile Equipment
Dump Truck
84
Concrete Mix Truck
85
Scraper
89
Jackhammer
88
Dozer
85
Paver
89
Backhoe
80
Source: Federal Highway Administration (FHWA), Construction Noise Handbook, 2006.

Construction noise can have noise measured at 50 feet of up to 89 dBA. Noise from construction
generally attenuates at a rate of 6-7.5 dBA per doubling of distance. The nearest sensitive receptors are
businesses located approximately 150 feet east of the construction activity, thereby resulting in
approximately 75 dBA at the highest degree of noise level.
Inyo County has adopted Policy NOI-1.1, which states that the county shall utilize certain noise levels for
evaluating project compatibility related to noise. Residential Land Uses has an acceptable range of up to
70dBA. The nearest residents are located over 300 feet from the Proposed Action area and would not
experience levels of noise over 70dB. In addition, construction noise would only occur during the
weekdays from 7 a.m. to 7p.m., with no weekend or evening construction. Therefore, impacts from
noise would be less than significant in relation to construction on sensitive noise receptors.
Operation
The primary source of noise from the Proposed Action would be the increase in vehicle noise and
parking lot noise during operation. The Proposed Action would add trips and therefore, would increase
noise levels from the additional trip generation along SR 168. The additional noise generated would not
be considered significant given the level of the noise generated from major roadways. The increase in
additional traffic that would be generated would not be considered significant and therefore would not
significantly increase the noise levels.
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Alternative 1: Alternate Site Location
Construction
Construction of the project would consist of grading, erection of foundations and buildings and the
finishing work. The construction noise would be intermittent and temporary. The construction activity
noise levels at and near the Alternate Site Location would fluctuate depending on the particular type,
number, and duration of use of various pieces of construction equipment. The nearest sensitive noise
receptor to construction activities are residents immediately south of the Alternate Site Location.
Operation
The primary source of noise from the Alternate Site Location would be the increase in vehicle noise and
parking lot noise during operation. The project would add trips and therefore, would increase noise
levels from the additional trip generation along US 395 and Tu Su Lane. The additional noise generated
would not be considered significant given the level of the noise generated from major roadways. The
increase in additional traffic that would be generated would not be considered significant and therefore
would not significantly increase the noise levels. Due to the proximity to the closest sensitive noise
receptor as compared to the Proposed Action, this alternative would result in greater impacts related to
noise.
Alternative 2: No Action Alternative
Implementation of the No Action alternative would not result in short- or long-term impacts from noise
because no construction or development would occur.
Cumulative Impacts
Since the implementation of the proposed action is not expected to result in impacts from noise during
operation, there would not be a cumulative impact from noise from construction and operation of the
proposed project.

6.11 HAZARDS
Proposed Action
During construction, hazardous materials, such as solvents, paints, and fuel may be used or stored onsite, which may have the potential to spill or leak. Depending on the hazard of the material, it may pose
a hazard to the environment and construction employees, as well as patrons and employees.
Appropriate BMPs would be in place during construction to reduce impacts from accidental spills and
leaks of hazardous materials.
During operation of the proposed action, similar hazardous materials would remain on site, including
fuels and cleaning products. The Tribe would adhere to the typical safety guidelines and standards for
the storage and handling of these products and there would not be impacts from hazardous materials
used during operation of the proposed action.

Environmental Assessment
61
Bishop Paiute New Gas Station and Convenience Store Project

Garcia and Associates
January 2018

Alternative 1: Alternate Site Location
Similar to the Proposed Action, during construction at the alternate site location, hazardous materials,
such as solvents, paints, and fuel may be used or stored on site, which may have the potential to spill or
leak. Depending on the hazard of the material, it may pose a hazard to the environment and
construction employees, as well as patrons and employees. Appropriate BMPs would be in place during
construction to reduce impacts from accidental spills and leaks of hazardous materials.
During operation at the Alternative Site Location, similar hazardous materials would remain on-site,
including fuels and cleaning products. The Tribe would adhere to the typical safety guidelines and
standards for the storage and handling of these products and there would not be impacts from
hazardous materials used during operation. As compared with the Proposed Action, implementation of
AMM Hazards–1 would reduce the potential for impacts from hazardous materials during construction
and operation.
Alternative 2: No Action Alternative
Implementation of the No Action alternative would not result in impacts from hazardous materials
because no construction or development would occur.
Cumulative Impacts
Since there is no other development planned to be in construction in the Proposed Action area, the
construction of the Proposed Action would not result in cumulative impacts related to hazards and
hazardous materials.

6.12 CULTURAL RESOURCES
Proposed Action
A site records search conducted for a 0.5-mile radius of the Proposed Action area indicated that the
Proposed Action area does not contain any previously recorded resources. In addition, construction and
operation of the Proposed Action would not be expected to result in an increase in impacts to cultural
resources since the site has been previously disturbed. However, with the implementation of AMM
Cultural–1, the potential for impacts to uncovered cultural resources that may be discovered during
ground-disturbing construction-related activities would be reduced.
Alternative 1: Alternate Site Location
The Alternate Site Location area has been previously developed with roads, buildings, and a relatively
high level of human activity. Records searches have been conducted for other projects that include the
Alternate Site Location within a 0.5-mile radius of the study area. Results of the record search indicated
that the alternate site location does not contain any previously recorded resources. In addition,
construction and operation of the project would not be expected to result in an increase in impacts to
cultural resources, since the site has been previously disturbed. However, implementation of AMM
Cultural–1 during construction would reduce the potential for impacts of uncovered cultural resources
that may be discovered during ground-disturbing construction-related activities.
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Alternative 2: No Action Alternative
Implementation of the No Action alternative would not result in an increase in impacts to cultural
resources because implementation of the No Action alternative would not result in additional ground
disturbance.
Cumulative Impacts
Since the implementation of the proposed action is not expected to result in impacts to cultural
resources, there would not be a cumulative impact to cultural resources from construction and
operation of the new gas station and convenience store. In addition, a Certified Tribal Monitor will be
present during ground-disturbing activities and therefore would reduce impacts related to any unknown
potential to uncover cultural resources.
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7.0 AVOIDANCE AND MINIMIZATION MEASURES
The following AMMs would apply to the Proposed Action:
Aesthetics–1: The BPDC shall ensure that the proposed new lighting will not result in excessive glare to
nearby drivers or increases in nighttime lighting to adjacent residences by incorporating “dark sky
friendly” light fixtures per the Dark Sky international standards for new construction, where feasible.
Air–1: The Tribe will implement the following Construction BMPs, which would periodically be
monitored during construction by the Tribe's air quality program to ensure compliance at the site
boundary with GBUAPCD’s prohibitions 401 for fugitive dust and 400 for visible emissions:
•
•
•
•
•
•

Water all construction areas at least twice daily;
Scheduled vacuum sweeping;
Track-out control at site exit;
Cover all trucks hauling soil, sand, and other loose materials or require all truck to
maintain at least 2 feet of freeboard;
Apply non-toxic soil stabilizers to all unpaved parking areas and staging areas at
construction sites; and
Implement the following measures for all construction equipment that use diesel fuel:
 Use aqueous diesel fuel;
 Use only equipment with diesel oxidation catalysts.
 Be properly maintained and minimize idling time to 5 minutes when equipment
is not in use.

Cultural–1: A Certified Tribal Monitor will be present during ground-disturbing construction-related
activities to monitor for cultural resources.
Hazards–1: A Hazardous Materials Plan will be prepared prior to construction. Hazardous materials, such
as solvents and fuels, shall be stored in covered containers and protected from accidental release from
vandalism, rainfall, and runoff. All stored fuels and solvents shall be contained in an area of impervious
surface with containment capacity equal to the volume of materials stored. In addition, spill clean-up
kits and materials shall be readily available on site. Construction workers shall be properly trained in spill
prevention and clean-up.
Noxious Weeds–1: Prior to grading or brushing the site, contact the Inyo County Agricultural
Commissioner (advisory) to coordinate on the removal of invasive noxious weed populations (perennial
pepperweed and Canada thistle) to avoid spreading the weeds into adjacent preserved wetland-riparian
habitat and mesic meadows. Project proponent will be responsible in coordinating on pre and post
construction weed mitigative actions including proper disposal of soil suspected to have seeds/roots of
highly invasive pepperweed. Soil shall not be exported to another part of the reservation without
seeking review and approval of tribal program.
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Special-status Plants–1:
• Prior to ground disturbance, a preconstruction survey should be conducted for Inyo County startulip to determine if this species is still present within Lot 9. This survey should be conducted
between April and July, when the plant would be blooming and most apparent.
• To the extent possible, existing populations of Owens Valley checkerbloom and Hall’s meadow
hawksbeard within the project study area should be avoided by project design. Where
populations can be avoided during project construction, the populations should be flagged by a
biologist prior to initiation of ground-disturbing activities, and then buffered within orange
construction fencing placed a minimum of 20 feet around the populations.
• For populations of Owens Valley checkerbloom that fall within the proposed ground-disturbance
footprint and cannot be avoided, a proposed transplanting plan should be developed. The
Bishop Paiute Tribe has successfully transplanted Owens Valley checkerbloom from areas of
proposed development within the commercial park into protected areas within the Tribe’s
adjacent Conservation Open Space Area (COSA). Seed collection and propagation and/or
collection of underground root structures should follow the same approaches that have been
recently followed for reintroduction of this species on tribal lands.
Traffic–1: The local District 9 Caltrans Permits office will be consulted regarding the necessity of a
construction traffic control plan for signage, etc. within the SR 168 right-of-way.
Waters–1: The following BMPs will be implemented to protect water quality and riparian-wetland
habitat adjacent to the Proposed Action area:







Prior to construction, an educational tailboard session will be conducted for all
contractors and their workers on wetland and riparian habitat resources, and other
associated sensitive resources.
Prior to construction, temporary construction fencing will be installed along the
boundary, with at least a 20-foot buffer, of the wetlands and riparian habitat to be
preserved. Install temporary signage to warn workers that no construction, parking, or
storage shall be permitted within these designated sensitive habitats.
Appropriate erosion and sediment controls (e.g., silt fencing, coir rolls) will be installed
to prevent sediment from entering adjacent riparian areas to the north.
All vehicles, equipment, and loose fill materials will be removed from the slope above
and adjacent to the designated preserved habitat and buffer should rain be forecast
within 24 hours. Additional erosion and sediment controls would be installed where
needed, and soil piles will be covered.

Wildlife–1: For all construction-related activities that take place within the nesting season (March 15 to
August 30), including brushing and grading for vegetation removal, a preconstruction nesting bird survey
shall be conducted by a qualified avian biologist no more than two weeks prior to project initiation. The
survey shall include a 500-foot buffer except where prohibited by private ownership. If active nests are
found, a letter report shall be sent to the lead agencies: to USFWS for federal-listed species. A noEnvironmental Assessment
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disturbance buffer zone of 100 to 500 feet shall be established around the nests according to the avian
biologist’s assessment of the species’ sensitivity to disturbance. Within this buffer zone, no construction
shall take place until August 30 or the biologist determines that the nest is no longer active.
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APPENDIX A. BIOLOGICAL RESOURCES ASSESSMENT
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Garcia and Associates
Natural and Cultural Resources Consultants
435 Lincoln Way
Auburn, California 95603
Phone: (530) 823-3151 - Fax: (530) 823-3138

To:

Dave Moose, Bishop Paiute Development Corporation

From:

Jessica Koteen and Mark Bibbo, Garcia and Associates

Date:

August 11, 2016

RE:

Biological Survey of Lots 8, 9, and 10 within the Bishop Paiute Commercial Park

Garcia and Associates (GANDA) conducted a site visit and assessment of habitat for special-status
plant and wildlife species on lots 8, 9, and 10 within the Bishop Paiute Commercial Park on the
Bishop Paiute Reservation in Bishop, California. The three lots total 4.283 acres and are located at
the corner of West Line Street and See Vee Lane (Lot 9: 180 See Vee Lane, Lot 8: 210 See Vee
Lane and Lot 10: 1127 West Line Street) on the Bishop Paiute Reservation (Figure 1). Lot 8 is
presently partially developed with a storage shed facility; the remainder of the lot, as well as the
entirety of lots 9 and 10, is vacant. The project would involve construction of new gas station,
convenience store, and retail space.
A literature review and search of the California Natural Diversity Database (CNDDB) and the U.S.
Fish and Wildlife Service (USFWS) database was conducted to identify special-status plant and
animal species with potential to occur in the project area (CNDDB 2016, USFWS 2016). A
GANDA biologist visited the site on August 4, 2016. The purpose of this memo is to describe the
existing habitat conditions on the site, as well as to evaluate the potential for special-status species
to occur on the site.
Habitat Description
The project study area is situated in a rural to suburban setting, with a California State Department
of Motor Vehicle (DMV) building bordering to the east, a state highway (Highway 168/West Line
Street) bordering on the southern edge, and an open space preserve bordering on the northern edge.
Approximately half of Lot 8 has been previously developed as a storage facility. Existing
vegetation within the undeveloped portions of the project study area consists of either disturbed
alkali meadow, willow or rose scrub vegetation, and some Fremont cottonwood (Populus
fremontii) cover.
The majority of Lot 10 is ruderal vegetation dominated by common red sage (Kochia scoparia ssp.
scoparia), a non-native weed. In the western half of the lot, the vegetation begins to grade into an
alkali meadow, dominated by alkali sacaton (Sporobolus airoides), salt grass (Distichlis spicata),
and Great Basin wild rye (Elymus cinereus). Other characteristic herbaceous species within this
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habitat type include narrow-leaf milkweed (Asclepias fascicularis), wild licorice (Glycyrrhiza
lepidota), showy milkweed (Asclepias speciosa), and racemose pyrrocoma (Pyrrocoma
racemose). This alkali meadow habitat extends into and encompasses the majority of Lot 9. Patchy
scrub vegetation is also present within the meadow, with clumps of Wood’s rose (Rosa woodsia
var. ultramontana) and rubber rabbitbrush (Ericameria nauseosa). The non-native plants perennial
pepperweed (Lepidium latifolium) and Canada thistle (Cirsium arvense) are also present within
this alkali meadow throughout Lot 9.
Willow scrub habitat is present along the southern and western edges of Lot 9 and a small clump
within the middle northern half of Lot 9, as well as the western half of Lot 8. This habitat is
characterized by the dominance of tall, multi-stemmed and very dense arroyo willow (Salix
lasiolepis), with some taller red willow (Salix laevigata) occasionally present. Fremont
cottonwoods are also present as emergent trees in this habitat. The willow scrub is located on the
edges of the lots along old drainage ditches that were likely created to drain the interior of the lots.
As these ditches were no longer maintained they became occupied by the dense willow scrub that
is currently the dominant vegetative cover.
A stand of approximately 10 Fremont cottonwoods ranging in size from 12 inches diameter at
breast height (dbh) to 28 inches dbh form a small cottonwood woodland approximately 0.10 acre
in size in the northeast corner of Lot 9. These mature trees are approximately 50 feet in height. The
understory of this small stand is mostly bare of other vegetation, with some arroyo willow scrub
along the western edge.
Photographs of the characteristic vegetation are provided at the end of this memo.
Special-status Species
Table 1 provides a list of special-status animal and plant species with the highest potential to occur
in the project area based on range, elevation, and the presence or absence of suitable habitat. A
discussion of the potential for special-status wildlife and plants are discussed in the following
sections.
Special-status wildlife
The proximity to human disturbance and high-density development reduces or eliminates the
suitability of this area as breeding habitat for many of the disturbance-sensitive special-status
wildlife species. The project area and the adjacent habitat also lack the required habitat elements
to support populations of most special-status animal species known from the region. The mature
cottonwood trees in Lot 9 could potentially provide nesting sites for Swainson’s hawk (Buteo
swainsonii), a California Department of Fish and Wildlife (CDFW) threatened and USFWS species
of concern; Cooper’s hawk (Accipiter cooperi) a species under CDFW’s watch list; white-tailed
kite (Elanus leucurus), a CDFW fully protected species; and loggerhead shrike (Lanius
ludovicianus) a CDFW species of concern. No burrows were observed.
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Special-status plants
Previous botanical surveys had been conducted within the survey area in in 1995, 2002, and 2008
(Bagley and Ingram 1995, Paulus 2002, Paulus 2008). Table 1 lists the 14 special-status plant
species that are known to occur within a 5-mile radius of the project study area. Of the 14 specialstatus species on this list, four species are either known to occur or have been previously mapped
within the project study area. These species are discussed in more detail below. Two special-status
plant species, Owens Valley checkerbloom (Sidalcea covelii) and Hall’s meadow hawksbeard
(Crepis runcinata ssp. hallii), were observed and mapped during the 2016 survey.
Owens Valley Checkerbloom
Owens Valley checkerbloom is a pink-lavender-flowered perennial herb in the mallow family. Its
many, ascending stems stand 20 to 60 centimeters (cm) tall and are topped from April to June with
2- to 3-cm-wide flowers (Baldwin 2012). The species is state-listed Endangered, has no federal
listing status, and is included on California Rare Plant Rank (CRPR) List 1B.1, indicating that it is
rare, threatened or endangered in California and elsewhere, and seriously endangered in California
(California Native Plant Society [CNPS] 2016).
Within the project study area, Owens Valley checkerbloom had been previously mapped in surveys
in 1995, 2002, and 2008. In the 2016 survey, approximately 440 individuals were mapped in five
distinct areas within all three lots. Figure 1 shows the location of mapped special-status plant
species within the project study area. The majority of populations are located with lots 9 and 10.
The population within lots 9 and 10 were estimated to have dropped from between 20,000 and
30,000 in 1995 (Bagley and Ingram 1995) to 350 in 2002 and then 200 in 2008 (Paulus 2008).
Since 2008, the population appears to have stabilized. The initial decrease in population size could
be a result of the creation of drainage ditches in mid-1990s (Paulus 2002). Populations of Owens
Valley checkerbloom have been successfully propagated and transplanted by the Bishop Paiute
tribe in other portions of the Bishop Paiute Commercial Park.
Hall’s meadow hawksbeard
Hall’s meadow hawksbeard is a perennial herb in the aster family. The 20- to 60-cm tall, dandelionlike yellow flowers bloom from June to July (Baldwin 2012). Hall’s meadow hawksbeard grows
in moist alkaline meadows. The species is included on CRPR List 2B.1, indicating that it is rare,
threatened or endangered in California but common elsewhere, and seriously endangered in
California (CNPS 2016).
One small population consisting of approximately 15 individuals was mapped in alkaline meadow
vegetation growing approximately 20 feet south of the existing storage shed facility near the
southern boundary of Lot 8 (Figure 1). This population likely corresponds to populations that
were mapped in lots 9 and 10 in 1995, 2002, and 2008. Like Owens Valley checkerbloom,
populations of Hall’s meadow hawksbeard diminished dramatically from 1995 to 2002 but then
stabilized. This population of hawksbeard is in a location that can likely be avoided during the
development of the proposed project.
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Inyo County star-tulip (Calochortus excavatus)
Inyo County star-tulip is a perennial bulb in the lily family. Its 10- to 30-cm-tall stems are topped
with white flowers from April to July (Baldwin 2012). Inyo County star-tulip grows in grassy
meadows in shadscale scrub and alkaline meadows. The species is included on CRPR List 1B.1,
indicating that it is rare, threatened or endangered in California and elsewhere, and seriously
endangered in California (CNPS 2016).
Inyo County star-tulip was mapped in Lot 10 in 1995, was not encountered in the survey of lots 9
and 10 in 2002, and was mapped in Lot 9 in 2008. Inyo county star-tulip was not encountered in
the survey conducted in 2016. Given that this species blooms from April to July, it may have been
present but not detected, though the fruiting stalks would have been present and identifiable. No
fruiting stalks of any Calochortus species were observed during this survey. During the 2008
survey, nine individuals of Inyo County star-tulip were observed and mapped along the eastern
edge of the middle portion of lot 9. There is potential that this species is still present within this
location of Lot 9.
Alkali cord grass (Spartina gracilis)
Alkali cord grass is a perennial herb in the grass family. It grows from 20 cm to 1 meter tall and
has a slender, spike-like inflorescence which blooms from to June to August (Baldwin 2012).
Alkali cord grass grows on alkaline lake shores, streambanks, meadows, and marshes. The species
is included on CRPR List 4.2, indicating that it is of limited distribution in California and
elsewhere, and is moderately endangered in California (CNPS 2016).
Alkali cord grass was mapped in lots 9 and 10 in 1995 (Bagley and Ingram 1995). This species
was not observed in subsequent surveys in 2002 and 2008 and was not observed during the 2016
survey, which was conducted at a time when alkali cord grass would have been flowering and
apparent. In the 2002 botanical survey report, observations of mechanical disturbance and stacking
of soil were made in the area of the previous alkali cord grass location, and this population was
presumed to be extirpated from this location (Paulus 2002).
Wetlands and waters of the United States
A formal wetland delineation was not conducted of the project study area but the potential for
federal wetlands to occur on the site was evaluated based on the presence of vegetation and any
observable indicators of wetland hydrology. While some plants indicative of wetlands, such as
those associated with the willow scrub vegetation, occur, these areas are not expected to be
considered federal wetlands. Hydric soils are not mapped within the project survey area, and no
indicators of hydrology were observed. The willow scrub vegetation is associated with shallow
roadside ditches that appear to have been created long ago along the southern and western edges
of Lot 9. These shallow depression may fill with water for a brief time following winter rains and
the melt-off of snow in the early spring. The establishment of willows within these ditches is likely
due to that fact. But there were no indicators during the August 2016 survey to suggest that water
collects in these areas for a long enough time period, or that the soils are inundated for a long
enough duration for the development of wetlands.
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Avoidance and Minimization of Impacts
Special-status plants:
The following avoidance and minimization measures are recommended to minimize impacts to
special-status plants that are known to occur within the project study area, or which have potential
to occur:





Prior to ground disturbance, a preconstruction survey should be conducted for Inyo County
star-tulip to determine if this species is still present within Lot 9. This survey should be
conducted between April and July, when the plant would be blooming and most apparent.
To the extent possible, existing populations of Owens Valley checkerbloom and Hall’s
meadow hawksbeard within the project study area should be avoided by project design.
Where populations can be avoided during project construction, the populations should be
flagged by a biologist prior to initiation of ground-disturbing activities, and then buffered
within orange construction fencing placed a minimum of 20 feet around the populations.
For populations of Owens Valley checkerbloom which fall within the proposed grounddisturbance footprint and cannot be avoided, a proposed transplanting plan should be
developed. The Bishop Paiute tribe has successfully transplanted Owens Valley
checkerbloom from areas of proposed development within the commercial park into
protected areas within the tribe’s adjacent Conservation Open Space Area (COSA). Seed
collection and propagation and/or collection of underground root structures should follow
the same approaches that have been recently followed for reintroduction of this species on
tribal lands.

Special-status wildlife:
The following avoidance and minimization measure would ensure that the project would not affect
populations of potentially occurring special-status species or nesting birds protected under the
federal Migratory Bird Treaty Act and California Fish and Game codes:


For all construction-related activities that take place within the nesting season (March 15
to August 30), including brushing and grading for vegetation removal, a preconstruction
nesting bird survey shall be conducted by a qualified avian biologist no more than two
weeks prior to project initiation. The survey shall include a 500-foot buffer except where
prohibited by private ownership. If active nests are found, a letter report shall be sent to the
lead agencies (to USFWS for federal-listed species). A no-disturbance buffer zone of 100
to 500 feet shall be established around the nests according to the avian biologist’s
assessment of the species’ sensitivity to disturbance. Within this buffer zone, no
construction shall take place until August 30 or the biologist determines that the nest is no
longer active.

General BMP’s
The following best management practices are recommended for protecting preserved water quality
and riparian-wetland habitat in neighboring lots to the north of the proposed project area:
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Prior to construction, conduct an educational tailboard session to all contractors and their
workers on wetland and riparian habitat resources, and other associated sensitive resources.
Install temporary construction fencing along the boundary, with a 20-foot buffer, of the
proposed ground disturbance area. Install temporary signage to warn workers that no
construction, parking, or storage shall be permitted within designated sensitive habitats.
Install appropriate erosion and sediment controls (e.g., silt fencing, coir rolls) to prevent
sediment from entering adjacent riparian resources to the north.
Remove all vehicles, equipment, and loose fill materials from the slope above and adjacent
to the designated preserved habitat and buffer should rain be forecast within 24 hours.
Install additional erosion and sediment controls where needed, and cover spoil piles.
Prior to grading or brushing the site, contact the Inyo County Agricultural Commissioner
to coordinate on the removal of invasive noxious weed populations (perennial pepperweed
and Canada thistle) to avoid spreading the weeds into adjacent preserved wetland-riparian
habitat and mesic meadows.
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Figure 1

Special-status plants within the Project Study Area
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Table 1

Special-status Species with Potential to Occur in the Project Area

Common name
Scientific name

Status1 Federal/State/CRPR

Habitat and Range

Observations
Project Area

in

the

Special Status Wildlife
Fish
Owens speckled dace
Rhinichthys osculus ssp. 2

- /SSC

Known to occupy a
variety of habitats ranging
from small cold water
streams and hot spring
systems; rarely found in
water exceeding 29
Centigrade. They also
have been found in
irrigation ditches near
Bishop. Occupied most
small streams and springs
in the Owens Valley.
Found throughout the
standing waters and low
gradient reaches of the
Owens River and its
larger tributaries
extending from the river's
source springs to its
terminus at Owens Lake.
Widely distributed in
Owens Valley. Most
abundant in sections with
long runs and few riffles.

Not observed. No habitat
in project area.

Owens tui chub
Siphateles bicolor snyderi

E/CE

Owens sucker
Catostomus fumeiventris

- /SSC

- /SSC

Highly aquatic species
with shoreline cover, with
submergent and emergent
aquatic vegetation. Only
found in east of the Sierra
Crest near permanent or
semi-permanent water.

Not observed.

Swainson’s hawk
(breeding)
Buteo swainsoni

BCC/CT

Not observed. Several
eastern cottonwood trees
present in the new parking
area west of North Pa Ha
Lane could provide
nesting sites.

Prairie falcon (breeding)
Falco mexicanus

BCC/WL

Nests in oaks or
cottonwoods in or near
riparian habitats; forages
in grasslands, irrigated
pastures, grain fields, and
vegetable crops. Lower
Sacramento and San
Joaquin valleys, the
Klamath Basin, and Butte
Valley; the state’s highest
nesting densities occur
near Davis and
Woodland, Yolo County.
Known to occur in open
habitat, arid plains and
steppes of interior North
America, wherever cliffs

Not observed. No habitat
in project area.

Not observed. No habitat
in project area. CNDDB
occurrence within 1 mile
of project area.

Amphibians
Northern leopard frog
(native populations only)
Lithobates pipiens

Birds

Not observed. Nearest
breeding habitat nearly 4
miles north in the Owens
River canyon.
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Western burrowing owl
Athene cunicularia
hypugea

BCC/SSC

Southwestern willow
flycatcher
Empidonax traillii extimus

BCC/CE

Bank swallow (breeding)
Riparia riparia

-/CT

or bluffs are present for
nesting sites. Shrub
steppe desert, grasslands,
mixed shrub and
grasslands, and alpine
tundra. Foraging habitat
primarily by grasslands.
Occupies rodent burrows
in sparse grassland,
desert, and agricultural
habitats. Lowlands
throughout California,
including the Central
Valley, northeastern
plateau, southeastern
deserts, and coastal areas;
rare along south coast.
Breeds in relatively dense
riparian tree and shrub
communities associated
with rivers, swamps, and
other wetlands, including
lakes and reservoirs. In
most instances, the dense
vegetation occurs within
the first 10 to 13 feet
above ground.
Breeds primarily in
lowland areas along
ocean coasts, rivers,
streams, lakes, reservoirs,
and wetlands. Vertical
banks, cliffs, and bluffs in
alluvial, friable soils
characterize nesting
colony sites throughout
North America.

Not observed. Very
unlikely; no burrows
observed.

Not observed. DNA
testing determined
breeding SWFL occurs
along Owens River near
Bishop.

Not observed. Nearest
breeding habitat nearly 4
miles north in the Owens
River canyon

Mammals
Townsend’s big-eared bat
Corynorhinus townsendii
pallescens

SC/SSC

Spotted bat
Euderma maculatum

- /SSC

Occurs in mesic habitats;
gleans insects from brush
or trees and feeds along
habitat edges; roosting/
maternity sites in caves,
mines, tunnels, and
buildings. Klamath
Mountains, Cascades,
Sierra Nevada, Central
Valley, Transverse and
Peninsular ranges, Great
Basin, and the Mojave
and Sonoran deserts.
Prefers to roost in rock
crevices. Occasionally
found in caves and
buildings. Cliffs provide
optimal roosting habitat.

Not observed.

Not observed. No cliff
habitat.
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-/SSC

Found in sagebrush,
subalpine conifer, juniper,
alpine dwarf-shrub, and
perennial grassland.

Not observed.

Silver-leaved milk-vetch
Astragalus argophyllus var.
argophyllus

-/-/CRPR 2B.2

Not likely to occur:
Suitable saline meadow
and seep habitat not
present within the study
area.

Fish Slough milk vetch
Astragalus lentiginosus var.
piscinensis

T/-/CRPR 1B.1

Pinyon rockcress
Boechera dispar

-/-/ CRPR 2B.3

Hall’s meadow
hawksbeard
Crepis runcinata ssp. hallii

-/-/CRPR 2B.1

Inyo County star tulip
Calochortus excavatus

-/- CRPR 1B.1

Perennial herb. Blooms
May–July in alkaline or
saline meadows, seeps,
and playas. Elevation
1,240–2,350 meters.
Threatened by grazing
and trampling. Locally in
Laws, Fish Slough, and
Rovanna quads.
Perennial herb. Blooms
June–July in alkaline or
saline meadows, seeps,
and playas. Elevation
1,130–1300 meters.
Threatened by fisheries
development, hydrological
alteration, agriculture,
trampling and grazing,
competition with nonnative plant species, and
vehicles. Found locally in
White Mtn. Peak, Bishop,
Fish Slough, and Chidago
Canyon quads.
Perennial herb. Blooms
March–June in granitic,
gravelly Joshua tree
woodland, Mojavean
desert scrub, pinyon and
juniper woodland.
Elevation 1,200 to 2,540
meters.
Perennial herb. Blooms
May–July in mesic,
alkaline Mojave and
desert scrub and pinyonjuniper woodland.
Elevation 1,250–1,978
meters. Threatened by
grazing, vehicles and
groundwater drawdown.
In project vicinity,
documented in Bishop
and Fish Slough quads.
Perennial herb (bulb).
Blooms April–July in
alkaline, mesic chenopod
scrub and meadows and
seeps. Elevation 1,150–
2,000 meters. Most
occurrences are small
remnants of former
populations. Threatened

Western white-tailed
jackrabbit Lepus
townsendii townsendii

Plants

Not likely to occur:
Suitable saline meadow
and seep habitat not
present within the study
area. Known from fewer
than five occurrences in
the Fish Slough area.

Not likely to occur:
Suitable habitat not
present within the study
area.

Present: One population
mapped in the middle
southern half of lot 8.

Could occur: a small
population of nine plants
were mapped in Lot 10 in
1995. These plants were
not relocated in 2008 or
2016 surveys. Plants
maybe extirpated due to
drainage of area.
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Salina Pass wild-rye
Elymus salina

-/-/CRPR 2B.3

Alkali ivesia
Ivesia kingii var. kingii

-/- CRPR 2B.2

Torrey’s Blazing Star
Mentzelia torreyi

-/-/2B.2

Nevada oryctes
Oryctes nevadensis

-/-/CRPR 2B.1

Inyo phacelia
Phacelia inyoensis

-/- CRPR 1B.2

Parish’s popcornflower
Plagiobothrys parishii

-/- CRPR 1B.1

by groundwater pumping,
development, non-native
plants, road maintenance,
and grazing.
Perennial herb. Blooms
May–June in rocky
pinyon-juniper woodland.
In project vicinity,
documented in Bishop and
Fish Slough quads.
Perennial herb. Blooms
May–August in mesic,
alkaline, clay meadows
and seeps, Great Basin
scrub, and playas. Known
in CA from
approximately 10
occurrences. Threatened
by vehicles, and possibly
by grazing. Documented
locally in Laws, Fish
Slough, and Rovanna
quads.
Perennial herb. Blooms
June to August in sandy or
rocky, alkaline, and
usually volcanic soils in
Mojave or Great Basin
desert scrub and pinyonjuniper woodland. In
project vicinity,
documented in Fish
Slough, Rovana, Hammil
Valley, Chidago Canyon
quads.
Annual herb. Blooms
April–June in sandy
Chenopod scrub or
Mojavean desert scrub.
Seriously threatened by
trampling, grazing and
vehicles. Locally in
Laws, Fish Slough, Poleta
Canyon and Bishop quads.
Annual herb. Blooms
April–August in alkaline
meadows and seeps.
Elevation 915–3,200
meters Threatened by
trampling, grazing and
vehicles. Locally in Fish
Slough and Bishop quads.
Annual herb. Blooms
March–November in
alkaline, mesic Great
Basin scrub and Joshua
tree woodland. Elevation
750–1,400 meters Known
in CA from only two

Not likely to occur:
Suitable pinyon-juniper
woodland habitat not
present within the study
area.
Not likely to occur:
Suitable clay meadow and
seep habitat not present
within the study area.
Plant survey was
conducted when this
species would have been
observable. Not observed.

Not likely to occur:
Suitable desert scrub or
pinyon-juniper woodland
habitat not present within
the study area.

Not likely to occur:
Suitable sandy Chenopod
scrub or Mojavean desert
scrub not present within
the study area.

Not likely to occur:
Suitable wet alkaline
meadow habitat not
present within the study
area. Plant survey was
conducted when this
species would have been
observable. Not observed.
Not likely to occur:
Suitable wet alkaline
meadow habitat not
present within the study
area. Plant survey was
conducted when this
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Frog’s-bit buttercup
Ranunculus hydrocharoides

-/- CRPR 2B.1

Owens Valley
checkerbloom
Sidalcea covillei

-/CE/CRPR 1B.1

Alkali cord grass
Spartina gracilis

-/-/CRPR 4.2

occurrences at Rabbit
Springs (San Bernadino
County) and north of
Cartago (Inyo County).
Threatened by
groundwater pumping.
Locally in Fish Slough
and Laws quads.
Perennial herb. Blooms
May–September in
marshes and swamps
(freshwater). Elevation
1,100–2,700 meters.
Threatened by
development, grazing,
and hydrological
alterations. Documented
locally in Bishop quad.
Perennial herb. Blooms
April–June in alkaline,
mesic chenopod scrub and
meadows and seeps.
Elevation 1,095–1,415
meters. Threatened by
development, lowering of
water table, non-native
plants, grazing, and
meadow succession.
Perennial herb. Blooms
June-August in alkaline,
mesic chenopod scrub and
meadows and seeps.
Elevation 1,095–1,415
meters. Threatened by
development, lowering of
water table, non-native
plants, grazing, and
meadow succession.
Documented in Bishop
area near project site.

species would have been
observable. Not observed.

Not likely to occur:
Suitable marsh or swamp
habitat not present within
the study area.

Present: mapped in all
three lots in 2016 survey.
Approximately 440
individuals mapped in five
populations.

Not likely to occur: a
small population was
mapped in lots 9 and 10 in
1995, though this
population was not relocated in 2002, 2008, or
2016 and due to changing
condition has likely been
extirpated.

Source: CNDDB 2016 CNDDB database search August 2016; CNDDB Special Animals list August 2016
http://www.dfg.ca.gov/biogeodata/cnddb/pdfs/SPAnimals.pdf; and CNDDB Special Vascular Plants, Bryophytes and Lichens list August
2016 http://www.dfg.ca.gov/biogeodata/cnddb/pdfs/SPPlants.pdf
Status definitions – Animals:
Federal
E
= listed as endangered under the federal Endangered Species Act.
BCC
= bird of conservation concern
SC
= species of concern; species for which existing information indicates it may warrant listing but for which substantial biological
information to support a proposed rule is lacking.
= no listing.
State
CE
= listed as endangered under the California Endangered Species Act.
CT
= listed as threatened under the California Endangered Species Act.
FP
= fully protected under the California Fish and Game Code.
SSC
= species of special concern in California.
WL
= “watch list’.
-= no listing.
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Status definitions – Plants:
CRPR (California Rare Plant Rank) from California Native Plant Society (CNPS) and California Department of Fish and Wildlife (CDFW ):
1B = plants rare, threatened, or endangered in CA and elsewhere;
2B = plants rare, threatened, or endangered in CA, but more common elsewhere;
4 = plants of limited distribution - a watch list.
Threat ranks:
.1 = seriously threatened in CA (over 80% of occurrences threatened / high degree and immediacy of threat);
.2 = moderately threatened in CA (20-80% of occurrences threatened / moderate degree and immediacy of threat);
.3 = not very threatened in CA (<20% of occurrences threatened / low degree and immediacy of threat or no current threats known).
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Photo 1 Typical disturbed alkaline meadow habitat within the project study area. View from the
middle of Lot 10 looking towards the west. The non-native plant common red sage (Kochia
scoparia) is abundant in this portion of the study area.

Photo 2 Willow scrub with emergent cottonwood trees in the along the western boundary of lot
9. View from the corner of West Line Street and See Vee Lane to the north.

APPENDIX B. PHASE I ENVIRONMENTAL SITE ASSESSMENT

Environmental Assessment
Bishop Paiute New Gas Station and Convenience Store Project

Garcia and Associates
January 2018

ENVIRONMENTAL • GEOTECHNICAL • GEOLOGY • HYDROGEOLOGY • MINING • MATERIALS

PHASE I ENVIRONMENTAL SITE ASSESSMENT
Per ASTM International Designation E1527-13

SEE VEE GAS STATION PARCELS ESA
Inyo County Assessor Parcel No. 011-039-012
Lots 8, 9 & 10 of Record of Survey Map 01-004
180 & 210 See Vee Lane, and 1127 West Line Street
Paiute-Shoshone Indian Reservation
BISHOP, CALIFORNIA 93514
October 25, 2017
SGS Job No. 3.31448
BPDC Work Order No. 33559

Prepared For:

Ms. Gloriana M. Bailey
Director of Bishop Paiute Development Corporation
270 See Vee Lane
Bishop, CA 93514
Phone: 760-872-4172
Email: gloriana.bailey@bishoppaiute.org

Prepared By:

SIERRA GEOTECHNICAL SERVICES
873 North Main Street, Suite 150
Bishop, California 93514
Phone: 760-937-4789
Email: ddougherty@sgsi.us

BISHOP: 873 NORTH MAIN STREET, SUITE 150, BISHOP, CA 93514 • Phn: (760) 937-4789
MAMMOTH: 549 OLD MAMMOTH ROAD, MAMMOTH LAKES, CA 93546 • Phn: (760) 937-4608
PALM DESERT: 44489 TOWN CENTER WAY, SUITE D-478, PALM DESERT, CA 92260

www.sgsi.us

SGS Job No. 3.31448

TABLE OF CONTENTS
1.0.

GENERAL INFORMATION .................................................................................. 1

2.0.

EXECUTIVE SUMMARY ...................................................................................... 2
2.1. SUBJECT PROPERTY DESCRIPTION..................................................... 2
2.2. DATA GAPS .............................................................................................. 2
2.3. ENVIRONMENTAL REPORT SUMMARY ................................................. 2
2.4. RECOMMENDATIONS .............................................................................. 3

3.0.

INTRODUCTION .................................................................................................. 4
3.1. PURPOSE ................................................................................................. 4
3.2. SCOPE OF WORK .................................................................................... 4
3.3. SIGNIFICANT ASSUMPTIONS ................................................................. 5
3.4. LIMITATIONS AND EXCEPTIONS ............................................................ 5
3.5. DEVIATIONS ............................................................................................. 6
3.6. SPECIAL TERMS AND CONDITIONS ...................................................... 6
3.7. RELIANCE ................................................................................................. 6

4.0.

SITE DESCRIPTION ............................................................................................ 7
4.1. LOCATION AND LEGAL DESCRIPTION .................................................. 7
4.2. ACTIVITY/USE LIMITATIONS ................................................................... 7
4.3. SITE AND VICINITY GENERAL CHARACTERISTICS.............................. 8
4.4. CURRENT USE OF PROPERTY .............................................................. 8
4.5. DESCRIPTIONS OF STRUCTURES, ROADS AND OTHER
IMPROVEMENTS ON THE PROPERTY ................................................... 8
4.6. CURRENT USE OF ADJOINING PROPERTIES....................................... 9

5.0.

USER PROVIDED INFORMATION ...................................................................... 9
5.1. SPECIALIZED KNOWLEDGE ................................................................... 9
5.2. VALUATION REDUCTION FOR ENVIRONMENTAL ISSUES .................. 9
5.3. OWNER,
PROPERTY
MANAGER,
AND
OCCUPANT
INFORMATION .......................................................................................... 9
5.4. REASON FOR PERFORMING PHASE 1 ESA .......................................... 9

6.0.

RECORDS REVIEW ............................................................................................ 9
6.1. STANDARD ENVIRONMENTAL RECORD SOURCES ............................ 9
6.1.1. Mappable Facilities ........................................................................ 10
6.1.2. Unmappable (orphan) Facilities..................................................... 12
6.2. ADDITIONAL ENVIRONMENTAL RECORD SOURCES......................... 12
6.2.1. Unreported Facilities ..................................................................... 12
6.3. GENERAL SITE SETTING ...................................................................... 14

Phase 1 ESA – See Vee Gas Station Parcels
West Line Street at See Vee Lane, Bishop, CA 93514
October 25, 2017

i

SGS Job No. 3.31448

6.4.

6.5.
6.6.

6.3.1. Topography ................................................................................... 14
6.3.2. Surface Water Bodies.................................................................... 14
6.3.3. Geologic Setting ............................................................................ 14
6.3.4. Volcanic Setting ............................................................................. 15
6.3.5. Tectonic Setting ............................................................................. 15
6.3.6. Groundwater Setting ...................................................................... 16
6.3.7. Hydrologic Setting ......................................................................... 16
6.3.8. Stormwater Setting ........................................................................ 17
6.3.9. Soils Setting................................................................................... 17
HISTORICAL USE ................................................................................... 18
6.4.1. Historical Summary ........................................................................ 18
6.4.2. Title Records ................................................................................. 18
6.4.3. City Directories .............................................................................. 18
6.4.4. Aerial Photographs ........................................................................ 19
6.4.5. Sanborn Maps ............................................................................... 23
6.4.6. Historical Topographic Maps ......................................................... 24
6.4.7. Other Environmental Reports ........................................................ 27
6.4.8. Building Department Records ........................................................ 27
6.4.9. Historical Land Use Records ......................................................... 27
6.4.10. Historical School Yearbooks........................................................ 27
ENVIRONMENTAL LIENS AND ACTIVITY/USE LIMITATIONS
(AULS) ..................................................................................................... 27
VAPOR ENCROACHMENT EVALUATION ............................................. 27

7.0.

SITE RECONNAISSANCE ................................................................................. 28
7.1. METHODOLOGY AND LIMITING CONDITIONS .................................... 28
7.2. GENERAL SITE SETTING ...................................................................... 28
7.3. SITE VISIT FINDINGS ............................................................................. 28

8.0.

INTERVIEWS ..................................................................................................... 29
8.1. INTERVIEW WITH REGULATORY OFFICIALS ..................................... 30

9.0.

FINDINGS .......................................................................................................... 34

10.0. OPINIONS .......................................................................................................... 35
11.0. CONCLUSIONS ................................................................................................. 35
12.0. REFERENCES ................................................................................................... 35
13.0. QUALIFICATIONS OF ENVIRONMENTAL PROFESSIONAL ........................... 38

Phase 1 ESA – See Vee Gas Station Parcels
West Line Street at See Vee Lane, Bishop, CA 93514
October 25, 2017

ii

SGS Job No. 3.31448

FIGURES
(Appendix B)
FIGURE 1

SITE VICINITY MAP

FIGURE 2

SITE TOPOGRAPHIC MAP

FIGURE 3

SITE MINIMUM SEARCH DISTANCE MAP

FIGURE 4

SITE PROPERTY MAP

Phase 1 ESA – See Vee Gas Station Parcels
West Line Street at See Vee Lane, Bishop, CA 93514
October 25, 2017

iii

SGS Job No. 3.31448

APPENDICES
APPENDIX A

Proposal and Cost Estimate
Agreement and Work Order
TERO Compliance Plan Agreement

APPENDIX B

Figures 1 thru 4

APPENDIX C

The EDR Radius Map™ Report with GeoCheck®

APPENDIX D

The EDR-City Directory Image Report

APPENDIX E

Historical Telephone Directory Records

APPENDIX F

Certified Sanborn® Map Report

APPENDIX G

Owens Valley Land Use and Ownership “Ritch” Maps

APPENDIX H

Los Angeles Department of Water and Power Records

APPENDIX I

California Department of Transportation Records

APPENDIX J

Triad/Holmes Associates Records

APPENDIX K

Bishop Union High School El Piñon Yearbook Records

APPENDIX L

Site Reconnaissance Photographs

APPENDIX M

Inyo County Health Department Records

APPENDIX N

Bishop Paiute Community Development Records

APPENDIX O

Eastern Sierra Community Services District Records

APPENDIX P

Great Basin Unified Air Pollution Control District Response

APPENDIX Q

Tribal History Preservation Office Records

APPENDIX R

Bishop Paiute Tribe Public Works Department Records

APPENDIX S

Bishop Paiute Environmental Management Office Records

APPENDIX T

USDA Natural Resources Conservation Service Response

APPENDIX U

Edison International – Southern California Edison Response

Phase 1 ESA – See Vee Gas Station Parcels
West Line Street at See Vee Lane, Bishop, CA 93514
October 25, 2017

iv

SGS Job No. 3.31448
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Site Assessor:

____________________________
Dean Dougherty, PG 6497
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____________________________
Dean Dougherty, PG 6497
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I declare that, to the best of my professional knowledge and belief, I meet the definition of
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2.0. Executive Summary
2.1. Subject Property Description
The Subject Property (Site) consists of three adjoining parcels totaling 4.283
acres located at the northeast corner of West Line Street (State Route 168) and See
Vee Lane. The three parcels are part of the Bishop Paiute Development Corporation
Commercial Industrial Park, which is found in the southeast corner of the 875-acre
Bishop Paiute Indian Reservation, Inyo County, California. The Site is bound on the
south by West Line Street, by See Vee Lane on the west, by Pacu Lane development
on the east, and by wetlands on the north. Two driveways provide access to the Site
from See Vee Lane. Only the northernmost parcel is developed with a 42-unit ministorage rental facility, which includes a Tribal maintenance building, on an elevated
graded pad composed of import fill and surrounded by chain link fencing. Underground
water, sewer and overhead power utilities service the Site. The two southern lots were
utilized for construction staging in the past for the development of Pacu Lane, but have
since returned to a natural state with thick wetlands vegetation covering a hummocky
ground surface. Scattered ditches, channels, and depressions (all currently dry) flow
east tributary to the South Fork of Bishop Creek. A barbed wire fence coincides with
the bounding property lines surrounding the Site.
According to the current edition of the Inyo County Zoning Map, the Site is zoned "TL"
for Tribal Lands. The occupancy at the time of this ESA is calculated to be 38%
percent.
2.2. Data Gaps
There are no data gaps that apply to this ESA investigation.
2.3. Environmental Report Summary
SGS has performed an Environmental Site Assessment in conformance with the Scope
of Work developed in cooperation with the client and the provisions of ASTM Practice E
1527-13. During this investigation, SGS did not discover any evidence of Recognized
Environmental Conditions (RECs) or significant environmental concerns that require
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additional investigation in connection with the Site. The following matrix provides a
summary of the findings:
Report Section
4.2
4.4
4.6
6.1
6.4.1
6.4.6
7.3.1
7.3.2
7.3.3
7.3.4
7.3.5
7.3.6
7.3.7
7.3.8
7.3.9
7.3.10
7.3.11
7.3.12
8.0
9.0
10.0
11.0

AULs
Current Use of
Property
Adjoining Property
Information
Standard
Environmental
Record Sources
Historical
Summary
Other
Environmental
Reports
Hazardous
Substances
Petroleum
Products
USTs
ASTs
Other Suspect
Containers
Equipment Likely
to Contain PCBs
Interior Staining/
Corrosion
Discharge
Features
Pits, Ponds,
Lagoons
Solid Waste
Dumping/ Landfills
Stained Soils/
Stressed
Vegetation
Wells
Interviews
Findings
Opinions
Conclusions

No
Further
Action
X

REC

HREC

CREC

Issue/ Further
Investigation

Comments

X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X

2.4. Recommendations
Based on information obtained by SGS during the performance of this ESA, we
conclude that the subject Site does not require a Phase II ESA or any other further
action or investigation at this time.
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3.0. Introduction
This report presents the findings of a ESA conducted by SGS on the Site. During the
course of this ESA, SGS made appropriate due diligence inquiries into the previous
ownership and uses of the Site consistent with good commercial or customary practice
in an effort to minimize the Client's exposure to liability by conducting "all appropriate
inquiry" necessary to establish the innocent landowner defense pursuant to the range
of contaminants within the scope of the Comprehensive Environmental Response,
Compensation, and Liability Act (CERCLA)(42 U.S.C. §9601).
3.1. Purpose
The purpose of the ESA was to evaluate the current and historical conditions of the Site
to identify any recognized environmental conditions on the Site.
A recognized environmental condition is defined by ASTM as:
Recognized Environmental Condition (REC) - The presence of or likely presence of any
hazardous substances or petroleum products on a property under conditions that
indicate an existing release, a past release, or a material threat of a release of any
hazardous substances or petroleum products even under conditions in compliance with
laws. The term is not intended to include de minimis conditions that generally do not
present a material risk to public health or the environment and that generally would not
be the subject of an enforcement action if brought to the attention of appropriate
government agencies.
The identification of any RECs in connection with the Site may impose an
environmental liability on owners or operators of the site, reduce the value of the site,
or restrict the use or marketability of the site, and therefore, further investigation may
be warranted to evaluate the scope and extent of potential environmental liabilities.
3.2. Scope of Work
The ESA conducted at the Site was in general accordance with ASTM Standard E152713 and included the following:


Review of previous environmental site assessments;
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Records review;



Interviews with regulatory officials and personnel associated with the subject and
adjoining properties;



A site visit; and



Evaluation of information and preparation of the report provided herein.

Typically, a Phase I ESA does not include sampling or testing of air, soil, groundwater,
surface water, or building materials. These activities would be carried out in a Phase II
ESA, if required. A limited sampling and testing of surface soils on the Site was not
requested for this ESA.
3.3. Significant Assumptions
It is assumed that this investigation is being conducted to identify recognized
environmental conditions concerning the Site, and to permit the user to satisfy one of
the requirements to qualify for Landowner Liability Protections within CERCLA. This
investigation may mention but does not fully address non-scope considerations such
as, but not limited to, asbestos containing materials (ACM), radon, lead-based paint
(LBP), lead in drinking water, mold, wetlands, regulatory compliance, cultural and
historical resources, industrial hygiene, health and safety, ecological resources,
endangered species, indoor air quality, and/or high voltage power lines, although, one
or more may be mentioned in the report as a business environmental risk concern.
3.4. Limitations and Exceptions
Along with all of the limitations set forth in various sections of the ASTM E 1527-13
protocol, the accuracy and completeness of this report may be limited by the following:
 Access Limitations: None
 Physical Obstructions to Observations of Grounds: Storage buildings, pavement, thick
vegetation
 Outstanding Information Requests: None
 Historical Data Source Failure: None
 Other: None

It should be noted that this assessment did not include a review or audit of operational
environmental compliance issues, or of any environmental management systems (EMS)
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that may exist on the property. Some of the information presented in this report was
provided through existing documents and interviews. Although attempts were made,
whenever possible, to obtain a minimum of two confirmatory sources of information,
SGS in certain instances has been required to assume that the information provided is
accurate.
The information and conclusions contained in this report are based upon work
undertaken by trained professional and technical staff in accordance with generally
accepted engineering and scientific practices current at the time the work was
performed. The conclusions and recommendations presented represent the best
judgment of SGS based on the data obtained from the work. Due to the nature of
investigation and the limited data available, SGS cannot warrant against any
undiscovered environmental liabilities. Conclusions and recommendations presented in
this report should not be construed as legal advice.
Should additional information become available which differs significantly from our
understanding of conditions presented in this report, we request that this information be
brought to our attention so that we may reassess the conclusions provided herein.
3.5. Deviations
No deviations from the recommended scope of ASTM Standard E 1527-13 were
performed as part of this Phase I ESA.
3.6. Special Terms and Conditions
Authorization to perform this assessment was given by the client Gloriana M. Bailey,
MBA, Director of the Bishop Paiute Development Corporation (Owner) on August 3,
2017. Instructions as to the location of the property, access, and an explanation of the
property and facilities to be accessed were provided by Ms. Bailey. All information
provided was presumed to be correct and accurate as presented. Copies of the
proposal and executed contract documents are provided in Appendix A.
3.7. Reliance
According to ASTM E1527-13, SGS is not required to verify independently the
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components of inquiry provided others but may rely on it unless the Environmental
Professional (EP), following a thorough review, has actual knowledge that certain
information is incorrect, or unless it is obvious that certain information is incorrect
based on other information obtained in the ESA, or otherwise actually known to the EP.
This ESA has been prepared for the sole benefit of the User, and it may not be relied
upon by any other person or entity without the express written consent of the User. Use
of, or reliance upon, the information herein shall be limited to a time period of 180 days
extending from first date of the components of inquiry contained within this ESA (The
EDR Radius Map™ Report with GeoCheck® dated August 16, 2017), at which time the
ESA will expire. If needed, this ESA may be updated by use of ASTM Designation
E1528-14 Standard Practice for Limited Environmental Due Diligence: Transaction
Screen Questionnaire for up to 1 year following the expiration date, after which a full
Phase 1 per ASTM Designation E1527-13 will be required.

4.0. Site Description
4.1. Location and Legal Description
The Site is known as the See Vee Lane Gas Station Parcels with a current legal
description of Lots 8, 9 & 10 of Record of Survey No. 01-004, and with legal addresses
of 1127 West Line Street (Lot 10), and 180 (Lot 9) & 210 (Lot 8) See Vee Lane, Bishop,
California. The Inyo County Assessor tax assessment parcel number for the Site is
011-039-012. The nearest cross street is Pacu Lane.
4.2. Activity/Use Limitations
Activity and use limitations (AULs) are defined as follows:
 Engineering controls are remedial actions directed toward containing or
controlling the migration of contaminants through the soil and groundwater
environment. These include, but are not limited to, storm water conveyance
systems, slurry walls, liner systems, caps, leachate collection systems, pump and
treat systems, and groundwater recovery systems.
 Institutional controls are legal or contractual restrictions on property use that
remain effective after remediation is completed and are used to meet remediation
levels. The term may include, but is not limited to, deed notations, deed
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restrictions, water use restrictions, land title records, and/or judicial records.
SGS sought for but did not find any field evidence to suggest that AULs impact the Site.
4.3. Site and Vicinity General Characteristics
The Site is regionally located in east-central California, in the northern portion of Inyo
County, south of Crowley Lake and north of Owens Lake (Figure 1). The site is located
in the County of Inyo just west of the limits of the City of Bishop at an elevation of 4,190
feet above sea level (Figure 2). The Site consists of three adjoining parcels totaling
4.283 acres located within the northeast corner of West Line Street (State Route 168)
and See Vee Lane, located on the Bishop Paiute Reservation, Inyo County, California.
Two driveways provide access the Site from See Vee Lane. Only the northernmost
parcel is developed with two storage unit rental buildings and one maintenance
operations building, all of which are built on an elevated graded pad composed of
compacted import fill and surrounded by chain link fencing. The two southern lots were
utilized for construction staging in the past for the development of Pacu Lane, but have
since returned to a natural state with thick wetlands vegetation covering a hummocky
ground surface. Scattered ditches, channels, and depressions (all currently dry) flow
east tributary to the South Fork of Bishop Creek. A barbed wire fence coincides with
the bounding property lines surrounding the Site (Figure 4). Figures 1 thru 4 are
provided in Appendix B.
4.4. Current Use of Property
The current use associated with the Site is mixed use with both commercial and
undeveloped.
4.5. Descriptions of Structures, Roads and Other Improvements on the Property
Improvements on the Site are predominantly on Lot 8 and covers approximately thirtyfive percent of the native ground surface from the footprints of three buildings, paved
access, and utilities (water and electrical). An abandoned electrical vault is located on
Lot 9. Chain-linked fencing surrounds Lot 8, while barbed-wire fencing surrounds all
three parcels.
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4.6. Current Use of Adjoining Properties
The Site is bound on the south by West Line Street, pastureland, and commercial
(Calvary Baptist Church), on the west by See Vee Lane and the Bishop Paiute Cultural
Center, on the east by Pacu Lane development (California Department of Motor
Vehicles, California Department of Fish and Wildlife, U.S. Department of Agriculture,
Forest Service, and the Bureau of Land Management), and on the north by wetlands,
and the Toiyabe Indian Health Clinic facilities.

5.0. USER PROVIDED INFORMATION
5.1. Specialized Knowledge
The Owner has no specialized knowledge of the Site beyond what is contained in this
report.
5.2. Valuation Reduction for Environmental Issues
The Owner did not indicate any valuation reduction for environmental issues on the
Site. A copy of the questionnaire completed by the Owner supporting this finding is
provided in Appendix Q.
5.3. Owner, Property Manager, and Occupant Information
SGS reviewed other information provided by the Owner, none of which indicated any
need for further investigation on the Site.
5.4. Reason for Performing Phase 1 ESA
The purpose of this ESA was to identify existing or potential Recognized Environmental
Conditions (as defined by ASTM Standard E 1527-13) in connection with the Site for
proposed developments of a car wash (Lot 8), a gasoline station (Lot 9), and a grocery
store (Lot 10).

6.0. RECORDS REVIEW
6.1. Standard Environmental Record Sources
SGS contracted Environmental Data Resources, Inc. (EDR) to conduct a search of
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Federal, State, and Tribal databases containing known and suspected sites of
environmental contamination. Detailed information for sites identified within the
approximate minimum search distance (AMSD) from all available environmental
records database listings is provided below. A copy of the August 16, 2017 EDR
Radius Map™ Report with GeoCheck® and a description of the databases are included
in Appendix C of this report. SGS also prepared an AMSD map showing a more
accurate depiction of all known facilities surrounding the Site (Figure 3, Appendix B).
6.1.1. Mappable Facilities
According to the EDR report, fifteen mappable facilities with known environmental
conditions are located within the one-mile minimum search distance from the Site. The
following are descriptions these facilities:
EDR Map ID “Reg” – The “Bishop Rancheria”, or Paiute-Shoshone Indian
Reservation, was established in 1939, and its boundaries containing 875 acres
contain the Site at the southeast corner; the database indicates that there are
three facilities located in the Rancheria: 1) the Paiute Palace Gas Station, 2) the
former reservation sewage settling ponds, and 3) the former West Line Texaco
Station:
Facility 1. The Paiute Palace Gas Station is located at 2750 North Sierra Highway,
approximately 6,000 feet northwest of and across groundwater gradient from the
Site. This facility is currently used as a service station and convenience store
and has three 12,000-gallon above ground storage tanks (ASTs) containing
gasoline and diesel. In 2001 hydrocarbon fuel was accidently released onto the
ground surface. The Tribe cleaned the contamination promptly, and a
subsurface investigation was immediately performed in July of that year. In
October a follow-up subsurface investigation was performed, and petroleum
hydrocarbons were found to be non-detect in both the soil and groundwater.
Currently, groundwater quality is periodically monitored in four monitoring wells.
Facility 2. The former sewage settling ponds are located approximately 1,280 feet
northeast of and across-gradient from the Site. They were first constructed in
1972 following problems with individual sewage disposal systems. After Tribal
Resolution T76-6 was passed and adopted in 1976, Inyo County connected the
Rancheria sewage system into a regional collection and treatment facility for the
greater Bishop area, and in 1978 the settling ponds were abandoned. By
agreement with the Bishop Paiute Tribe, Eastern Sierra Community Services
District (ESCSD) currently operates and maintains the sewer system under the
purview of the California Water Resources Control Board (Lahontan).
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Facility 3. The former West Line Texaco (initially West Line Richfield) was located
at 2587 West Line Street, approximately 2,480 feet west of and up-gradient from
the Site. This facility was first occupied by Mr. Ollie Kane, who in 1959 installed
two 1,000-gallon gasoline USTs. A photo of this facility was found in a 1970
Bishop Union High School “El Piñon” Yearbook (Appendix K). In 1974 ownership
of the facility was continued by his son Delvin Kane, who in 1984 added one
2,000-gallon unleaded gasoline UST. On March 3, 1986, an ICEHS inspection
record indicates that lease operator John Bodine planned to improve the
building and upgrade to double-walled USTs (Appendix M). On December 12,
2001, all three USTs were removed under the purview of EPA Region 9 and the
Bishop Paiute Tribe. Petroleum hydrocarbon-impacted soils and groundwater
were encountered, and they were removed by excavation and hauled off-site for
treatment at a permitted facility. After groundwater monitoring and treatment,
The US Environmental Protection Agency provided case closure for the facility
per their letter dated December 12, 2016.
Facility 4. EDR Map ID 11 – The AT&T Mobility facility is located at 155 Pioneer
Lane, approximately 1,100 feet east of and down-gradient from the Site. This
facility is currently permitted by ICEHS for CUPA via CERS for the generation,
handling and recycling of miscellaneous hazardous waste. No records of any
USTs or contamination are reported at this address.
Facility 5. EDR Map ID 12 – The Bishop Care Center facility is located at 151
Pioneer Lane, approximately 665 feet east of and down-gradient from the Site.
This facility is currently permitted by ICEHS for CUPA via CERS for the
generation, handling and recycling of miscellaneous hazardous and medical
waste. No records of any USTs or contamination are reported at this address.
Facility 6. EDR Map ID 13 – The Bishop Union Elementary School District (Pine
Street and Home Street Schools) facility. Pine Street School is located at 800
West Pine Street, approximately 1,975 feet east of and down-gradient from the
Site. In 1950 a 5,000-gallon diesel UST was installed. In 1964 another 3,000gallon heating oil UST was installed, and later in 1978 another 5,000-gallon
diesel UST was installed. All USTs were pulled and removed from service under
the purview of the ICEHS. No contamination was reported, and closure was
given per letter dated August 10, 1993. Home Street School is located at 201
Home Street, approximately 2,520 feet east of and down-gradient from the Site,
and it had one 1,000-gallon gasoline UST removed in 1994 under the purview of
ICEHS. Contamination was detected in the soil upon removal of the UST, but
subsequent soil and groundwater testing in 1997 indicated non-detectable
concentrations, and the case was closed by Lahontan per their letter dated
September 24, 1997.
Facility 7. EDR Map ID 14 – The Elm Street School facility is located at 800 West
Elm Street, approximately 2,125 feet northeast of and down-gradient from the
Site. One 5,000-gallon diesel fuel UST was installed in 1950, and it was later
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removed in 1994 under the purview of ICEHS. No contamination was detected,
and the case was closed per their letter dated July 13, 1994.
Facility 8. EDR Map ID 15 – The former E-Z Serve Shell Station No. 1226 facility
(now Giggle Springs Too) is located at 710 West Line Street, approximately
2,830 feet east of and down-gradient from the Site. This facility was originally
known as Fargo Service Station between 1970 and 1980, then Line Street Shell
in 1985, and E-Z Serve Gas by 1990. This facility was under the purview of
Lahontan for remediation of an 1,800-foot long hydrocarbon plume discovered in
1992 during an ownership transfer. In 1996 the facility was demolished, and the
current operating Giggle Springs Too facility was constructed with three new
10,000-gallon double-walled USTs replacing the three originals. After a
substantial 18-year period of soil and groundwater remediation, Lahontan
provided case closure per their letter dated November 4, 2010.
Facility 9. The existing Frontier California facility is located at 385 South Fowler
Street, approximately 3,725 feet east of and down-gradient from the Site. The
property is leased by LADWP and was in a natural state until about 1966, when
the property was first developed for Continental Telephone. General Telephone
& Electric then took over the lease in 1987, then Verizon in 2003, and finally
Frontier in 2016. The facility is permitted by ICEHS per CUPA via CERS for the
generation, handling and recycling of small quantities of miscellaneous
hazardous waste. No records of any known contamination are reported.
A review of the foregoing records did not indicate any unusual entries that bear the
need for further investigation on the Site.
6.1.2. Unmappable (orphan) Facilities
Of the six orphan facilities listed in the EDR Radius Report, none were determined to
be within a one-mile search distance from the Site.
6.2. Additional Environmental Record Sources
According to reviews of additional environmental records from other sources, eight
additional facilities not listed in the EDR Radius Map Report were determined to be
within a 3/4-mile search distance of the Site, and they are described as follows:
6.2.1. Unreported Facilities
Facility 10. The Bishop Union High School facility is located at 301 North Fowler
Street, approximately 3,430 feet east of and down-gradient from the Site. This
facility had at one time one 7,500-gallon diesel UST, one 1000-gallon gasoline
UST, and one 7,500-gallon heating oil UST, all three of which were pulled from
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service in 1993, 1994, and 1996, respectively. Minor soil and groundwater
contamination were remediated, and each case was closed per ICEHS letter
dated November 15, 2001, and per Lahontan letter dated November 4, 1997.
Facility 11. The Northern Inyo Hospital facility is located at 150 Pioneer Lane,
approximately 1,745 feet east of and down-gradient from the Site. This facility
once had a medical waste incinerator, two diesel fired boilers, two diesel
powered generators, nine LPG fired heaters, an autoclave sterilizer, one 10,000gallon diesel UST, one 12,000-gallon diesel AST, one 1,000-gallon diesel AST,
and one 12,000-gallon propane AST. This facility is inspected and permitted by
the ICEHS through the Certified Unified Program Agency (CUPA) for the
storage, handling and recycling of oxygenated solvents, hydrocarbon solvents,
laboratory waste chemicals, photochemical wastes, miscellaneous chemicals,
and asbestos-containing materials. The 10,000-gallon diesel UST was installed
on the facility in 1948 for fueling two diesel fired boilers in the original hospital
building. This UST was pulled in 1995 and replaced by a 12,000-gallon AST
under the purview of OSHPD and ICEHS. ICEHS issued a letter dated May 23,
1996 citing that no further action was required and provided official case closure.
Facility 12. The existing LADWP Distributing Substation facility is located at 411
Lagoon Street, approximately 3,820 feet east of and down-gradient from the
Site. The property is owned by LADWP and was in a natural state up until about
1969, and by 1973 the property was developed as a substation yard for
electrical power distribution. The facility is permitted by ICEHS per CUPA via
CERS for the generation, handling and recycling of small quantities of
miscellaneous hazardous waste related to substation and transformer repair and
maintenance. No records of any known contamination are reported.
Facility 13. The former Bishop Laundry and Linen (formerly Line Street Dry
Cleaners, and now Mission Linen) facility is located at 551 West Line Street,
approximately 3,425 feet down-gradient from the Site. The property was first
established in 1962 as Bishop Laundry, then American Laundry & Linen Supply
in 1966, then Bishop Laundry & Linen Supply in 1969, Gold Nugget Laundromat
in 1980, and finally Line Street Dry Cleaners in 1985. This facility had three
leaking fuel oil USTs (5,000, 8,000, and 10,000-gallon capacities) abandoned in
1998, and remediation of the soil and groundwater was completed under the
purview of Lahontan, who closed the case per their letter dated May 25, 2001.
Facility 14. The former Exxon Tiger Tote facility was located at 487 West Line
Street, approximately 3,525 feet east of and down-gradient from the Site. The
property was originally occupied by West Line Car Wash and Auto Repair by
1973. By 1980 it was occupied by Exxon Tiger Tote. An unauthorized release of
fuel into the groundwater occurred in 1997, and after subsequent monitoring and
remediation under the purview of Lahontan, the case was closed per their letter
dated January 30, 2007.
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Facility 15. The former Bishop Frozen Foods facility is located at 406 West Line
Street, approximately 3,895 feet east of and down-gradient from the Site. The
property, owned by LADWP, was leased to George Crother's Ice Cream in 1955,
followed by Bishop Frozen Foods in 1962. In 1986, a 500-gallon steel UST
containing gasoline was removed, but no records were found to indicate that a
removal permit was obtained or that any soil or groundwater sampling occurred
during the removal. ICEHS required soil sampling in April 1993, the results of
which indicated soil contamination. Groundwater sampling in 1996 indicated that
hydrocarbon contaminants were at concentrations below water quality
objectives. Lahontan provided case closure per their letter dated January 11,
2007.
Facility 16. The former Kenneth Birmingham facility was located at 196 South
Edward Street, approximately 3,355 feet east of and down-gradient from the
Site. According to ICEHS records, a 350-gallon gasoline UST was abandoned in
place with concrete by the owner in December of 1986. No records indicating
soil or groundwater contamination were found for this facility.
A review of the foregoing records did not indicate any unusual entries that bear the
need for further investigation on the Site.
6.3. General Site Setting
6.3.1. Topography
Based on a review of the 2012 USGS topographic map of the 7.5’ Bishop Quadrangle,
the Site is at an elevation of 4,145 feet above mean sea level with a ground surface
that slopes very gently to the southeast. A copy of this map (Figure 2) is provided in
Appendix B.
6.3.2. Surface Water Bodies
Surface water can act as a hydrologic barrier to groundwater flow. Such hydrologic
information can be used to assist the environmental professional in forming an opinion
about the impact of nearby contaminated properties or, should contamination exist on
the target property, what down-gradient sites might be impacted. The body of water
nearest the Site is the south fork of Bishop Creek, which have created wetlands that
extend to the north-adjoining property.
6.3.3. Geologic Setting
A review of USGS Professional Paper 470 (Bateman, 1965) indicates that the Site is
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located within Quaternary Alluvium deposits of northern Owens Valley, a gigantic
graben (down-dropped fault block) that lies between the Sierra Nevada to the west and
the White/Inyo Range to the east. The Owens Valley is the westernmost down-dropped
crustal block found in the Basin and Range geomorphic province. The Basin and
Range province is characterized by long, narrow, generally north-south trending
bedrock ranges separated by valleys with internal drainage. The Sierra Nevada is an
uplifted and west-tilted block of Mesozoic-age igneous rocks with some older overlying
sedimentary and metamorphic pendant rocks. The White Mountains to the east are an
uplifted block of Paleozoic to Tertiary-age sedimentary and metamorphic rocks.
6.3.4. Volcanic Setting
A review of USGS Professional Paper 470 (Bateman, 1965) indicates that north of the
Site lies the Volcanic Tableland, a Pleistocene-age volcanic deposit formed by an
immense eruption approximately 764,000 years ago emanating from the Long Valley
caldera (collapsed volcano) located several miles to the northwest. The resultant ashfall deposit, known as the Bishop Tuff, is approximately 400 to 500 feet thick and
overlies a buried Pleistocene stream channel of undetermined thickness at the head of
the Owens Valley (Pinter, 1995). A review of USGS Bulletin 1847 (Figure 14; Miller,
1989) illustrates that the Site is located within a volcanic hazard zone associated with
tephra and ash fall from Long Valley caldera. A review of USGS Bulletin 2185 (Hill et
al., 2002) describes a comprehensive four-level community response plan for these
hazards and for future episodes of volcanic unrest within the area regional to the Site.
6.3.5. Tectonic Setting
A review of USGS Professional Paper 470 (Bateman, 1965) indicates that the Site is
located within northern Owens Valley, which is bound by a series of steeply dipping
faults with predominantly dip-slip to oblique-slip movement. In general, the mountains
are being uplifted relative to the valley being down-dropped. Several recent faults
(surface rupture less than 11,000 years ago) and historic faults (surface rupture less
than 200 years ago) are located in the surrounding area. However, no faults have been
mapped within the Site, and it is not located within a designated Alquist-Priolo
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Earthquake Fault Zone (Davis, 1985).
6.3.6. Groundwater Setting
Groundwater beneath the Site is perched on an unconfined aquifer that is part of the
Upper Owens Hydrologic Area of the Owens Hydrologic Unit (Lahontan, 1987). A
review of the “Pump Installation Report” prepared by Eldridge Electric dated May 24,
2012 for Seibu Well No. 2 located 470 feet northeast of the Site indicates a depth to
static groundwater of 13.5 feet below the ground surface (bgs). A review of the “Well
Test Report” prepared by Native American Well Drilling and Pump Service Enterprise,
LLC” dated September 7, 2010 indicates static groundwater at 11 feet bgs. A review of
the “Bishop Indian Reservation Sewer System Evaluation Study” dated October 1981
prepared by Triad Engineering Corporation indicates “depth to groundwater in the
vicinity of the Reservation occurs at extremely shallow depths, generally less than 5 feet
bgs”. Depth to groundwater beneath the Site was also recorded at 0 to 8 feet bgs
based on past geotechnical investigations on the Site and adjacent properties
(Vineyard Engineering, 1996; SGS, 2004; SGS, 2006; ESE, 2013).
6.3.7. Hydrologic Setting
Regional hydrology of the Owens Valley is impacted by abundant precipitation and
erosion in the Sierra Nevada, causing the valley to be deposited with highly
transmissive deposits and creating a shallow water table. Due to the shallow nature
and abundance of runoff, surface water and groundwater are strongly linked as many
surface conveyances are in contact with groundwater. Nearly all the recoverable
groundwater in Owens Valley is in the unconsolidated to moderately consolidated
sedimentary deposits and intercalated volcanic flows and pyroclastic rocks that fill the
basin. The perennial east-flowing South Fork of Bishop Creek is north of the Site and is
tributary to the Owens River and/or Owens River Aqueduct. A review of USGS Water
Supply Paper 2370-B (Hollett, et al, 1991) indicates that the Site, Bishop Creek, and
Owens River are located within the Bishop Hydrologic Basin, which is bound on the
east by the White Mountain frontal fault and on the west by the Coyote Warp section of
the Sierra Nevada. The northern limit is buried beneath the Bishop Tuff Volcanic
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Tableland where a granitic ridge separates it from the Long Valley basin to the north.
Poverty Hills marks the southern limit of the basin.
6.3.8. Stormwater Setting
The Site is located on relatively level terrain with surface drainage generally flowing
east to southeast along the north side of West Line Street. Direction of flow is due east.
Two stormdrain culverts are located on the Site, one across See Vee Lane at West
Line Street, and the other across the Mini Storage access road at See Vee Lane.
6.3.9. Soils Setting
Review of a “Geotechnical Engineering Report” containing the Site (Vineyard
Engineering, 1996) indicates that of the twenty-two (22) soil borings that were drilled
within the Industrial Commercial Park, three were drilled on Lots 9 and 10 of the Site,
namely Boring 1 on Lot 9, and Borings 2 and 21 on Lot 10. Boring 1 was 26.5 feet deep
with groundwater at 5 feet bgs. Boring 2 was 21.0 feet with groundwater at 6 feet bgs.
Boring 21 was 16.5 feet with groundwater at 2 feet bgs. Earth materials encountered
were described as brown to olive-gray very-fine silty sand, which was underlain by gray
medium to coarse silty sand with abundant cobbles and gravel. This material
represents alluvial fan deposits of Holocene and Pleistocene age. No hazardous
materials were encountered during this investigation. A copy of this report is provided
in Appendix N.
A review of the USDA Soil Survey of Benton-Owens Valley Area, California, Parts of
Inyo and Mono Counties (Tallyn, 2002) indicates that the specific soils underlying the
Site are classified as Dehy sandy loam at 0-2 percent slopes, which are alluvial fans
and stream terraces derived from mixed rock sources, and with properties that include
moderate permeability with moderate water capacity. A typical soil profile contains 0 to
18 inches of dark gray sandy loam underlain by 18 to 41 inches of yellowish brown and
dark gray sandy loam and loam, which is underlain by 41 to 60 inches of pale brown
very cobbly loamy sand and sandy loam.
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6.4. Historical Use
6.4.1. Historical Summary
Historical information identifying the past Site use was obtained from a variety of
sources and included: City Directories, Telephone Directories, Topographic Maps,
Aerial Photographs, Sanborn Fire Insurance Maps, School Yearbooks, and local
museum records.
6.4.2. Title Records
Title records were not provided or reviewed for this ESA.
6.4.3. City Directories
City directories have been published for cities and towns across the U.S. since the
1700s. Originally a list of residents, the city directory developed into a sophisticated
tool for locating individuals and businesses in a particular urban or suburban area.
Twentieth century directories are generally divided into three sections: a business
index, a list of resident names and addresses, and a street index. With each address,
the directory lists the name of the resident or, if a business is operated from this
address, the name and type of business (if unclear from the name). While city directory
coverage is comprehensive for major cities, it may be spotty for rural areas and small
towns. ASTM E 1527-13 specifies that a "review of city directories (standard historical
sources) at less than approximately five-year intervals is not required by this practice."
SGS contracted with EDR to provide local street directories for the Site addresses and
all adjacent addresses. The EDR-City Directory Image Report (Appendix D) provides
city directory data for Bishop for the years 2013, 2008, 2003, 1999, 1995, and 1992.
Additionally, SGS performed a review of historical Telephone Directories on file at the
local Inyo County Free Library system for the years 1995, 1990, 1985, 1980, 1975 thru
1962, and 1955. The following matrix summarizes all known facilities on pertinent
addresses within one-eighth mile of the Site, and it includes pre-1955 facilities from
other historical sources as described in subsequent sections of this ESA:
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Address:
150 Pioneer Lane
151 Pioneer Lane
900 W Line St.
986 W Line St.
1098 W
1100 W
1115 W
2300 W

Line St.
Line St.
Line St.
Line St.

Date:
1949-2017
1999-2017
1995-2017
1995-1999
1999-2008
1995-2008
1995-2017
2006-2017
1995-2017

Occupant:
Northern Inyo Hospital
Bishop Care Center
Nazarene Church
Earl McWilliams
Rick DeVore
John Atwood
Calvary Baptist Church
Department of Motor Vehicles
Paiute Cultural Center

Distance:
≤ 1/8 mi
≤ 1/8 mi
≤ 1/8 mi
≤ 1/8 mi
≤ 1/8 mi
≤ 1/8 mi
≤ 1/8 mi
≤ 1/8 mi

A review of the foregoing records did not indicate any unusual entries that bear the
need for further investigation. Copies of pertinent Telephone Directories for the Site
and adjacent properties are provided in Appendix E.
6.4.4. Aerial Photographs
Aerial photographs are taken from airplanes, helicopters, and satellites at altitudes or
resolutions that will allow identification of development and activities encompassing the
Site. Aerial photographs are available from government agencies or private collections
unique to a local area.
SGS coordinated with the following local agencies for the review of aerial photographs
containing the Site: Bureau of Land Management (BLM), National Aerial Resources
(NAR), Inyo County Water Department (ICWD), Los Angeles Department of Water and
Power (LADWP), City of Bishop (COB), California Department of Transportation
(Caltrans), Google Earth, U.S. Department of Agriculture (USDA), and U.S. Geological
Survey (USGS). The following are summary reviews of photographs taken from 1944
through 2016 containing the Site and adjoining properties only:
Air Photo 1.

10/17/1944, LADWP, OV 4-134 & 135; 1:24,000, stereo pair, grayscale,
fair resolution:
Site is undeveloped; evidence of past agricultural use is noted; See Vee
Lane is a dirt road; West Line Street is paved with one lane; ranch
buildings and residences are noted on south-adjoining properties; west,
north and east-adjoining properties are undeveloped showing signs of
past agricultural use; Pioneer Cemetery and Pioneer Indian School are
noted at 150 Pioneer Lane.
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Air Photo 2.

07/17/1947, USGS, GS-CQ, 11-198 & 199, 1:37,400, stereo pair,
grayscale, fair resolution:
No changes noted.

Air Photo 3.

09/21/1956, NAR, VT Series, 226-56-2 & 3, 1:80,000, stereo pair,
grayscale, poor resolution:
Northern Inyo Hospital is constructed at 150 Pioneer Lane.

Air Photo 4.

09/04/1958, Carville, Bishop, E4 thru E6, scale unknown, stereo pair,
grayscale, excellent resolution:
Calvary Baptist Church is constructed on adjoining property to the south.

Air Photo 5.

08/17/1962, Caltrans, 09-INY-23,76-VAR, 1-10, 11 & 12, 1:7,200 scale,
stereo pairs, grayscale, excellent resolution:
Ollie D. Kane’s Richfield Service facility is constructed at 2587 West Line
Street.

Air Photo 6.

03/29/1966, Caltrans, 09-INY-395, Bishop Bypass Study; 1-41 & 42,
1:14,400 scale, stereo pair, grayscale, good resolution:
Kane’s Richfield Service has expanded with several more buildings.

Air Photo 7.

07/03/1968, LADWP, OV-8-4-76 & 77, 1:12,000 scale, stereo pair,
grayscale, poor resolution:
No significant changes noted.

Air Photo 8.

10/26/1973, LADWP, 463-3, 6-2 & 3, 1:40,000±, stereo pair, color, very
poor resolution:
The Paiute Tribe Sewage ponds are constructed 1280 feet northwest of
the Site.

Air Photo 9.

03/21/1974, Caltrans, 09-INY-395; 1-139 & 140, 1:12,000 scale, stereo
pair, grayscale, good resolution:
No significant changes noted.

Air Photo 10. 08/31/1975, USGS, GS-VDYM, 2-212 & 213, 1:80,000 scale, stereo pair,
grayscale, poor resolution:
No significant changes noted.
Air Photo 11. 10/08/1977, BLM, CA01-77, 6-30-6 & 7, 1:24,000 scale, stereo pair,
color, fair resolution:
The Paiute Cultural Center and Museum are constructed on westadjacent property.
Air Photo 12. 09/11/1979, USGS, GS-VETO, 1-31 & 32, 1:24,000 scale, stereo pair,
grayscale, fair resolution:
No significant changes noted.
Air Photo 13. 05/28/1981, Caltrans, 09-INY-168; 1-135 & 136, 1:2,400 scale, single
photos, grayscale, excellent resolution:
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No significant changes noted.
Air Photo 14. 07/21/1981, LADWP, OV, 26-9 & 10, 1:12,000, stereo pair, color, fair
resolution:
No significant changes noted.
Air Photo 15. 09/14/1990, LADWP, Owens Valley, 26-9 & 10, 1:12,000 scale, stereo
pair, color, good resolution:
Storage unit facility is constructed on Lot 8.
Air Photo 16. 07/03/1991, LADWP, Owens Valley, 26-5 & 6, 1:12,000 scale, stereo
pair, color, fair resolution:
No significant changes noted.
Air Photo 17. 08/12/1992, LADWP, Owens Valley, 25-4 & 5, 1:12,000 scale, stereo
pair, color, fair resolution:
No significant changes noted.
Air Photo 18. 09/16/1992, Caltrans, 09-INY-168; 2-45 & 46, 1:2,400 scale, single
photos, grayscale, excellent resolution:
No significant changes noted.
Air Photo 19. 07/16/1993, LADWP, Owens Valley, 25-5 & 6, 1:12,000 scale, stereo
pair, color, fair resolution:
No significant changes noted.
Air Photo 20. 07/18/1993, USDA DOQ, INF, Bishop NE, orthophoto quadrangle,
grayscale, poor resolution:
No significant changes noted.
Air Photo 21. 10/28/1993, BLM, CA-93-CC, 5-10-1 & 2, 1:24,000, stereo pair, color,
poor resolution:
No significant changes noted.
Air Photo 22. 09/03/1996, LADWP, Owens Valley, 25-5 & 6, 1:12,000 scale, stereo
pair, color, fair resolution:
No significant changes noted.
Air Photo 23. 06/25/1997, COB, 97158, 1-2 & 3, 1:12,000 scale, stereo pair,
grayscale, fair resolution:
An east-west access road crosses the Site from See Vee Lane to the
new Pacu Lane constructed on ease-adjacent property; Seibu Lane is
under construction to the north.
Air Photo 24. 09/24/1997, Caltrans, 09-INY-168; 11-41 & 42, 1:2,400 scale, single
photos, grayscale, excellent resolution:
No significant changes noted.
Air Photo 25. 08/22/1998, USDA, DOQQ, 1:6,000 scale, MrSID orthophoto, grayscale,
poor resolution:
An access road is constructed from Seibu Lane to the Well A property on
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north-adjacent property.
Air Photo 26. 09/08/2000, Caltrans, 09-INY-168; 7A-98 & 99, 1:5,000 scale, stereo
pairs, grayscale, excellent resolution:
No significant changes noted.
Air Photo 27. 05/24/2002, COB, 0211, S-1 & 2, 1:24,000 scale, stereo pair, color, poor
resolution:
Well A (Seibu Well No. 2) is constructed on north-adjacent property.
Air Photo 28. 09/09/2002, Google Earth, color, fair resolution:
The Inyo National Forest, US Bureau of Land Management, and US
Forest Service government offices building is under construction on eastadjacent property located at 351 Pacu Lane.
Air Photo 29. 11/01/2005, USDA, NAIP, CA027, 4-4, 1:6,000 scale, MrSID orthophoto,
color, poor resolution:
Construction of the government facility is complete; a water tank for Well
A is constructed.
Air Photo 30. 04/27/2006, USDA Farm Service Agency, Google Earth, color, fair
resolution:
No significant changes noted.
Air Photo 31. 05/05/2006, COB, ENPLAN, 4-in Pixel Orthoimagery, 1:6,000 scale,
MrSID orthophoto, color, excellent resolution:
No significant changes noted.
Air Photo 32. 07/13/2006, Bishop Paiute Reservation, ENPLAN, 4-in Pixel
Orthoimagery, 1:6,000 scale, MrSID orthophoto, color, excellent
resolution:
No significant changes noted.
Air Photo 33. 02/15/2008, THA, Spencer B. Gross, Bishop IR, 3-1, 3-2, 4-1 & 4-2;
1:3,480 scale, stereo pairs, color, excellent resolution:
The California Department of Motor Vehicles facility is constructed on
east-adjacent property.
Air Photo 34. 05/24/2009, USDA Farm Service Agency, Google Earth, color, fair
resolution:
No significant changes noted.
Air Photo 35. 06/03/2009, ICWD, Bishop and Laws Orthoimagery, 1:6,000 scale,
MrSID orthophoto, color, excellent resolution:
No significant changes noted.
Air Photo 36. 07/10/2011, Google Earth, color, excellent resolution:
An east-west dirt path and ponds are constructed on north-adjacent
property.
Air Photo 37. 03/08/2012, COB, HJW GeoSpatial, 4-in Pixel Orthoimagery, MrSID
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orthophoto, color, excellent resolution:
No significant changes noted.
Air Photo 38. 06/12/2013, Google Earth, color, excellent resolution:
Parking lot expansion grading is apparent on southeast-adjacent
property for the Calvary Baptist Church.
Air Photo 39. 09/14/2013, Google Earth, color, excellent resolution:
No significant changes noted.
Air Photo 40. 06/25/2016, Google Earth, color, excellent resolution:
The Toiyabe Health Clinic facility is under construction on north-adjacent
property.
Based on a detailed review of these aerial photographs, nothing was observed or noted
of environmental significance that would bear the need for further investigation on the
Site.
6.4.5. Sanborn Maps
Sanborn Maps are fire insurance archive maps that date back to the late 1800's. These
maps are a useful tool for the environmental professional to determine the building and
prior use of a target and surrounding properties. Based on client-supplied information,
fire insurance maps for the following years were identified: 1909, 1923, and 1928;
however, none of these maps contained the Site or any adjoining properties. A copy of
EDR’s Certified Sanborn® Map Report is provided in Appendix F.
Map 1.

06/1909, Bishop Including Laws, Inyo, California, 50-scale:
Site is located beyond the map boundary.

Map 2.

12/1923, Sanborn Map Company, Bishop Including Laws, Inyo,
California, 50-scale:
Site is located beyond the map boundary.

Map 3.

Revised 1928, Sanborn Map Company, Bishop Including Laws, Inyo,
California, 50-scale:
Site is located beyond the map boundary.

Based on a detailed review of these Sanborn Maps, nothing was observed or noted of
environmental significance that would bear the need for further investigation on the
Site.
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6.4.6. Historical Topographic Maps
Historical topographic maps are often available from government agencies or private
collections unique to a local area. For the Site, the abundance of these maps has been
produced by the USGS; however, some local agencies have produced land use and
civil plans that contain site-specific information encompassing the Site. Below are
summary reviews of those maps that SGS reviewed for the Site:
Topo 1.

The original 1913 USGS Topographic Map of the 30’ Bishop Quadrangle;
a building is shown on the Site; the Site is vacant and undeveloped;
buildings are also denoted on south-adjacent West Line Street; the
South Fork of Bishop Creek is shown to the north; the Indian School and
Pioneer Cemetery are denoted to the east.

Topo 2.

The 1918 Plate 1 of USGS Professional Paper 110 (Knopf, 1918);
according to this map, the Site is located within a brown-shaded area
denoted as “Qs” for “Soil, silt and wind-blown sand”; no other significant
changes noted.

Topo 3.

The 1920 USGS Topographic Map of the 30’ Bishop Quadrangle; no
significant changes noted.

Topo 4.

The 1924 USDA Bureau of Soils Soil Survey Map of Bishop (Watson,
E.B, 1928); according to this map, the Site is located within an area
denoted as “Bf” for Bishop fine sandy loam; no other significant changes
noted.

Topo 5.

The 1926 USGS Topographic Map of the 30’ Bishop Quadrangle; no
significant changes noted.

Topo 6.

The 1930 USGS Topographic Map of the 30’ Bishop Quadrangle; no
significant changes noted.

Topo 7.

The 1931 Owens Valley Land Use “Ritch” Map Nos. 7-32-01 & 7-32-02
(Appendix G); the Site is shown to be owned by George Watterson and is
covered by “Salt Grass”; adjoining property to the east is owned by R.J.
Hess; adjoining property to the west is owned by Aetna Finance
Company; property to the south is owned by George Wells; southwest
property is owned by E.C. Howell; and southeast property is owned by
Lloyd Smith; all properties appear to be agricultural use; International
Telephone and Power Lines are delineated on either side of See Vee
Lane.

Topo 8.

The 1936 Owens Valley Indian Land Exchange Map (Appendix H)
prepared by LADWP as Exhibit 2 in the January 9, 1936 “Proposed
Bishop Site” land exchange report; the Site is labeled “N12-70” and is
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covered with salt grass, as is east-adjacent property; south-adjacent
property is agricultural land containing corn, alfalfa and pears; west
adjacent property with oats.
Topo 9.

Map No. 1 (Appendix H) contained in LADWP’s September 8, 1937
Indian Land Exchange report showing the Bishop Area, Private Indian
and City Lands, and Principal Ditches Serving Area; the Site is contained
within the proposed 875-acre land exchange area; a ditch diversion from
the South Fork of Bishop Creek flows along the north property of the Site.

Topo 10.

The 1937 Caltrans As-Built Map of West Line Street, Bishop, California,
Sheets 4 & 5 of 14 (Appendix I); the Site is labeled “Sage”; buildings and
yard improvements are shown on south-adjacent properties.

Topo 11.

The 1937 USGS Topographic Map of the 30’ Bishop Quadrangle; no
significant changes noted.

Topo 12.

The 1941 USGS Topographic Map of the 30’ Bishop Quadrangle; no
significant changes noted.

Topo 13.

The 1947 USGS Topographic Map of the 30’ Bishop Quadrangle; no
significant changes noted.

Topo 14.

The 1950 USGS Topographic Map of the 30’ Bishop Quadrangle; no
significant changes noted.

Topo 15.

The 1951 USGS Topographic Map of the 15’ Bishop Quadrangle; Site is
denoted as “Paiute-Shoshone Indian Reservation”.

Topo 16.

The 1955 Caltrans As-Built Map of West Line Street, Bishop, California,
Sheets 10 & 11 of 19 (Appendix I); the Site is labeled with scattered
willows; utilities, buildings and yard improvements are shown on southadjacent properties; handwritten notes show that Ollie D. Kane applied
on July 1, 1959 for an encroachment permit to construct road approaches
to his Richfield Service facility; on April 5, 1957 Calvary Baptist Church
applied for the same; on February 27, 1959 likewise for the Church of the
Nazarene; on May 9, 1941 Caltrans granted permission for the NevadaCalifornia Electric Corporation to modify overhead power lines across
Line Street.

Topo 17.

The 1956 USGS Topographic Map of the 15’ Bishop Quadrangle; no
significant changes noted.

Topo 18.

The 1958 USGS Topographic Map of the 15’ Bishop Quadrangle; no
significant changes noted.

Topo 19.

The 1963 USGS Topographic Map of the 15’ Bishop Quadrangle; no
significant changes noted.

Topo 20.

The 1964 USGS Geologic Map of the 15’ Bishop Quadrangle; the Site is
located within an area mapped as “Qyf” for Quaternary younger fill
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(Bishop Creek deposits); no significant changes noted.
Topo 21.

The 1967 Caltrans As-Built Map of West Line Street, Bishop, California,
Sheets 14, 15 & 16 of 30 (Appendix I); map shows widening
improvements to a width of 64 feet with typical flares, dikes, bus stops,
and irrigation ditches; adjacent properties are not surveyed and labeled
as they are in earlier as-builts.

Topo 22.

The 1969 USGS Topographic Map of the 15’ Bishop Quadrangle; no
significant changes noted.

Topo 23.

The 6/30/1975 “As-Built” Water & Sewer Map of the Bishop Indian
Reservation prepared by Indian Health Service, Phoenix Area Office;
Map Sheets 9 & 11 of 11 (Appendix J) contain the Site and illustrate an
underground water main along the west side of See Vee Lane and an
underground sewer main connecting to four leach ponds (now
abandoned) on property to the north.

Topo 24.

The 1978 USGS Topographic Maps of the 7.5’ Bishop SE Quadrangle;
the Site is plotted outside shaded areas denoted as “Alienated lands
within the National Forest boundary”; no other significant changes noted.

Topo 25.

A 1981 topographic map containing the Site showing the Bishop Indian
Reservation sewer system (Appendix J); no significant changes.

Topo 26.

The 1984 USGS Topographic Map of the Bishop 7.5’ Quadrangle; Site is
plotted outside the shaded area denoted “Alienated lands within the
National Forest boundary”; no other significant changes noted.

Topo 27.

The 1994 USGS Topographic Map of the Bishop 7.5’ Quadrangle; no
significant changes noted.

Topo 28.

A Topographic Survey Map of Lots 1-7 and Lot A of the Tribe’s
Commercial Industrial Park (Appendix J) dated 7/28/2004; Seibu Well
No. 2 is shown on Lot A; Toiyabe Health Clinic facilities are not yet
constructed; no other significant changes noted.

Topo 29.

The 2012 USGS Topographic Map of the Bishop 7.5’ Quadrangle (Figure
2, Appendix B); no significant changes noted.

Topo 30.

A Topographic Survey Map of Lots 8, 9 & 10 of the Tribe’s Commercial
Industrial Park (Appendix J); shows all improvements, infrastructure and
topography in excellent detail at a scale of 1”=30’; no significant
changes.

After review of the foregoing, there are no unusual observations of note that would bear
the need further investigation on the Site.
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6.4.7. Other Environmental Reports
SGS sought for but did not find any previous environmental reports containing the Site.
6.4.8. Building Department Records
Building department records provided by the Tribe were reviewed, but there were no
unusual entries that bear the need for further investigation on the Site.
6.4.9. Historical Land Use Records
The 1931 historical Owens Valley Land Use “Ritch” Maps on file with the Inyo County
Department of Water (ICDW) were reviewed, but there were no unusual entries that
bear the need for further investigation on the Site. Copies of the Ritch Maps containing
the Site are provided in Appendix G.
6.4.10. Historical School Yearbooks
“El Piñon” Yearbooks from the local Bishop Union High School were reviewed from the
local Laws Railroad Museum and Inyo County Free Library System. These yearbooks
contain advertising from local sponsors, among who include photographs of service
stations, dry cleaners, and auto repair garages. Only the 1970 yearbook contained a
photograph of the West Line Richfield Service facility; however, there were no unusual
entries that bear the need for further investigation on the Site. Copies of pertinent
records for the Site and adjacent properties are provided in Appendix K.
6.5. Environmental Liens and Activity/Use Limitations (AULs)
SGS sought for but did not find any environmental liens or AULs on the Site.
6.6. Vapor Encroachment Evaluation
A vapor encroachment evaluation was not performed for the Site property with respect
to adjacent facilities, all of which are either across-gradient or down-gradient from the
Site. Up-gradient facilities west of the Site were too far away to be of concern for this
ESA.
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7.0. SITE RECONNAISSANCE
7.1. Methodology and Limiting Conditions
A site reconnaissance was conducted on August 28, 2017 by Dean Dougherty of
SGS, unaccompanied. Weather conditions at the time of the site reconnaissance
were partly cloudy, calm and hot. The visit consisted of observing the boundaries of
the property and systematically traversing the site to provide an overlapping field of
view, wherever possible. The periphery and interior of the on-site mini storage
buildings were observed and photographed (Appendix L).
7.2. General Site Setting
The general setting of the Site is relatively flat with surface drainage towards the
east. A total of three buildings with a paved access driveway surrounds the mini
storage units on Lot 8. Chain-linked fencing surrounds the storage units on Lot 8,
and barbed-wire fencing surrounds the entire Site.
7.3. Site Visit Findings
7.3.1.

Hazardous Substances

SGS sought for but did not observe evidence of any significant release or threat of
release of hazardous materials in to the environment on the Site.
7.3.2.

Petroleum Products

SGS sought for but did not observe evidence of any petroleum products on the Site.
7.3.3.

USTs

SGS sought for but did not find any vent pipes, fill pipes, or other features to indicate
the past or current presence of underground storage tanks (USTs) on the Site.
7.3.4.

ASTs

SGS sought for but did not find any vent pipes, fill pipes, or other features to indicate
the past or current presence of aboveground storage tanks (ASTs) on the Site.
7.3.5.

Other Suspect Containers

SGS sought for but did not find any other suspect containers on the Site.
7.3.6.

Equipment Likely to Contain PCBs

SGS sought for and found one pole-mounted switch (Photos 3, 4) and one polemounted electrical transformer (Photos 7, 8 & 9) located on the west side of See Vee
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Lane. The transformer showed signs of minor leakage on its underside. Nothing else
was observed to indicate that hydraulic fluid reservoirs or lift hoists were ever on the
Site.
7.3.7.

Interior/Exterior Staining/Corrosion

SGS sought for but did not find any interior or exterior staining or corrosion on the
Site.
7.3.8.

Discharge Features

SGS sought for but did not find any discharge features (catch basins, oil/water
separators, etc.) or evidence of any waste water or other liquids or any flowing
discharge into a drain, ditch, underground injection system, septic system, or
irrigation ditch on the Site. Two stormdrain culverts were observed on the Site, one
crossing the mini storage access driveway at See Vee Lane (Photo 10).
7.3.9.

Pits, Ponds, Lagoons

SGS did not observe evidence of any long-term standing (still) water, pits, ponds,
pools of liquid, or lagoons on the Site.
7.3.10. Solid Waste/Dumping Landfills
SGS sought for but did not observe evidence of any areas on the Site that are
suspected to be filled or graded by non-natural causes (or filled by fill of unknown
origin) suggesting trash, construction debris, demolition debris, or other solid waste
disposal, or mounds or depressions suggesting trash or other solid waste disposal.
7.3.11. Stained/Stressed Vegetation
SGS sought for but did not observe evidence of any areas of stressed vegetation on
the Site.
7.3.12. Wells
SGS sought for but did not observe evidence of any water production wells,
monitoring wells, irrigation wells, injection wells, or abandoned wells on the Site.
Based review of the foregoing, nothing was found to indicate the need for further
investigation on the Site. Copies of photographs showing pertinent features are
included in Appendix L.

8.0. INTERVIEWS
Interviews were conducted with reasonably attainable individuals likely to have
pertinent historical information regarding the Site.
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8.1. Interview with Regulatory Officials
8.1.1.

Inyo County Assessor (ICA)

SGS did not interview ICA for this ESA because the Site is on sovereign Bishop
Paiute-Shoshone Indian Reservation land and is, therefore, not subject to County
government assessments.
8.1.2.

Inyo County Environmental Health Services (ICEHS)

SGS contacted Ms. Kerri Gibbons with the ICEHS regarding the Site. Ms. Gibbons
provided a copy of a March 14, 1986 “Consumer Protection Inspection Report” of the
West Line Gasoline facility located at 2587 West Line Street operated by Mr. John
Bodine. The report includes a plot plan of the facility showing the locations of two
1000-gallon regular gasoline USTs, one 2000-gallon unleaded gasoline UST, a gas
pump island, and a service shop. The report indicates Mr. Bodine’s intentions to
renew his lease and improve the entire facility, including future upgrading to doublewalled USTs. This facility is the same as Facility 3 described in Section 6.1.1. of this
ESA. Based review of the foregoing, nothing was found to indicate the need for
further investigation on the Site. A copy of this record is provided in Appendix M.
8.1.3.

Bishop Paiute Community Development (BPCD)

SGS contacted Ms. Gloriana Bailey (Owner and Client), President of the BPCD,
regarding the Site. Ms. Bailey provided records for 1) a 2003 “Initial Site Assessment
Checklist” application by the Bishop Paiute Development Corporation for the
proposed expansion of the existing mini storage facility on Lot 8 of the Site; 2) copies
all appendices contained in 1); 3) a 1981 Caltrans Right-of-Way relinquishment map
of Line Street containing the Site; 4) a 2014 “Record of Survey No. 13-003” of the
Bishop Paiute Tribe Reservation (27 sheets) containing the Site (Sheets 1 and 18);
5) a 2013 “Preliminary Geotechnical Investigation and Pavement Design Report”
prepared by Eastern Sierra Engineering; and 6) a 2002 modification of “Record of
Survey No. 01-004” showing street addresses provided by the local US Post Office
for the Site and surrounding properties. Based review of the foregoing, nothing was
found to indicate the need for further investigation on the Site. Copies of these
Phase 1 ESA – See Vee Gas Station Parcels
West Line Street at See Vee Lane, Bishop, CA 93514
October 25, 2017

30

SGS Job No. 3.31448

documents are provided in Appendix N.
8.1.4.

Eastern Sierra Community Services District (ESCSD)

SGS contacted Ms. Jennifer Krafcheck with the ESCSD regarding the Site. Ms.
Krafcheck provided copies of as-built sewer main plans for the Site and immediate
adjacent areas. Based review of the foregoing, nothing was found to indicate the
need for further investigation on the Site. Copies of these documents are provided in
Appendix O.
8.1.5.

Great Basin Unified Air Pollution Control District (GBUAPCD)

SGS contacted Mr. Jon Becknell with the GBUAPCD regarding the Site. Mr. Becknell
responded by email indicating that the parcels and those surrounding it on the north
side of West Line (Hwy 168) are on the Bishop Paiute Tribe's land and are therefore
out of jurisdiction due to their sovereign nation status. A copy of his response is
provided in Appendix P.
8.1.6.

Tribal History Preservation Office (THPO)

SGS contacted Ms. Valerie Spoonhunter with the THPO regarding the Site. Ms.
Spoonhunter completed the User Questionnaire that is embodied within ASTM
Practice E1527-13, and she did not indicate that AULs or RECs have ever been on
the Site. The questionnaire was also signed by Mr. William Vega (Tribal
Administrator), by Ms. Gloriana Bailey (Client), and by Mr. Brian Adkins (BPEMO),
none of whom indicated their knowledge of any AULs or RECs on the Site. A copy of
this signed questionnaire and their emailed responses are provided in Appendix Q.
8.1.7.

Tribal Public Works Department (TPWD)

SGS contacted Mr. Peter Bernasconi with the TPWD regarding the Site. Mr.
Bernasconi provided records for 1) the 1997 Construction Plan for the Bishop Paiute
Development Corporation Commercial Industrial Park; 2) the 1999 Bishop Paiute
Tribe Wellhead Protection Area Plan; 3) the 2010 installation of Seibu Well No. 2
located 470 northeast of the Site; 4) the As-Built Water Main Crossing Plan for 42unit mini-storage rental facility; and 5) the 2016 “No Further Action” letter by the US
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EPA regarding the former West Line Texaco. A review of record 2) indicates thirteen
septic tank locations and one location of underground storage tanks (USTs) from
which Tribal wellheads require protection. Of the thirteen septic systems, only the
closed sewage settling pond facility is located within 1,280 feet northeast of and
across-gradient from the Site, and the UST site (the closed West Line Texaco
facility) is located approximately 2,480 feet west of and up-gradient from the Site. A
review of record 5) indicates “The nearest hydraulically down-gradient Tribal drinking
water well (the "Seibu Well") is approximately 0.63 mile east-northeast of the Site.
EPA's analyses of water sampled from that well on November 12, 2014 showed no
detections of volatile organic compounds ("VOCs"). In addition, the Tribe's analyses
of water samples from that well between December 5, 2006 and August 12, 2015
showed no VOC detections.” Based review of the foregoing, nothing was found to
indicate the need for further investigation on the Site. Copies of these documents are
provided in Appendix R.
8.1.8.

Bishop Paiute Environmental Management Office (BPEMO)

SGS contacted Mr. Brian Adkins with the BPEMO regarding the Site. On Tuesday
August 8, 2017, a meeting was held with Mr. Adkins at his office to request any and
all environmental documents regarding the Site and adjoining properties, including
the history and closure of the West Line Texaco facility, installation of Seibu Well
No. 2, and the closure of the Reservation’s sewage settling pond facility. Mr. Adkins
provided 1) the 2016 “No Further Action” letter by the US EPA regarding the former
West Line Texaco; 2) the 1976 “Authorization for Sewer Interceptor Line Resolution
No. T76-6”; and 3) the 1997 “Bishop Paiute-Shoshone Tribe Wastewater Treatment
and Disposal Alternative Study”. Based on review of the foregoing, nothing was
found to indicate the need for further investigation on the Site. Copies of these
documents are provided in Appendix S.
8.1.9.

Los Angeles Department of Water and Power – (LADWP)

SGS contacted Mr. Don McGhie of LADWP who, on August 21, 2017, provided
access to their property records containing the Site and adjoining properties.
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Pertinent lease agreements, property inventories, survey maps, and aerial photos
were found, including the original Owens Valley Indian land exchange records that
document the formation of the existing Bishop Paiute Reservation. Records also
showed locations of existing and former residences along adjacent LADWP lease
properties. SGS sought for but did not find evidence in the records of any UST
installations or removals. Nothing unusual was found to indicate a need for further
investigation on the Site. Copies of these records are provided in Appendix H.
8.1.10. California Department of Transportation (Caltrans)
SGS contacted Ms. Sereyna Cagle, Senior Transportation Surveyor, and Mr. Mark
Reistetter, Encroachment Permits Officer, with Caltrans District 9 regarding access
to aerial photographs, right-of-way records, topographic maps, encroachment
permits, and construction as-built maps that contain the Site. Pertinent records
dating back to 1937 were provided that show the Site and adjacent properties
through time, including improvements along West Line Street, to Calvary Baptist
Church, to residential dwellings, to Northern Inyo Hospital, and to West Line Texaco,
which was originally developed as Kane’s Richfield Service by Mr. Ollie D. Kane in
1959. An Encroachment Permit No. 959-E-88 dated July 1, 1959 granted Mr. Kane
permission to construct and maintain access driveways to his new gasoline service
facility at 2587 West Line Street at the intersection with Barlow Lane. Nothing was
found in these records to indicate the need for further investigation on the Site.
Copies of these records are provided in Appendix I.
Ms. Cagle also informed SGS that in 2003 the Inyo County Local Transportation
Commission, with the support of the City of Bishop and Inyo County, requested that
Caltrans District 9 conduct the Bishop Area Access and Circulation Study. The study
was developed in conjunction with the Bishop Paiute Tribe, the Bishop Chamber of
Commerce, local businesses, public service entities, schools, the general public, and
others. The study addressed the various alternatives for the US Highway 395 bypass
around the City of Bishop, including Main Street. The final report can be accessed
on their website at BAACS.
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8.1.11. Triad / Holmes Associates (THA)
SGS contacted Mr. Andy Holmes with THA regarding any surveys, civil engineering,
topographic maps, sewer studies, or environmental records in their possession
containing the Site. Mr. Holmes provided topographic survey maps for Lots 1 thru 10
of the Tribe’s Commercial Industrial Park, and a 1981 “Bishop Indian Reservation
Sewer System Evaluation Study”. Various as-built sewer main and aerial photos
containing the Site were also provided. Nothing was found indicating the need for
further investigation on the Site. Copies of these documents are provided in
Appendix J.
8.1.12. Bishop Volunteer Fire Department (BVFD)
SGS contacted Fire Marshall Ray Seguine with the BVFD regarding his knowledge
of any fires, fire regulation violations, or Hazmat responses on or near the Site. Mr.
Seguine indicated that he had no responsive records.
8.1.13. USDA Natural Resources Conservation Service (NRCS)
SGS contacted Mr. Robert Pearce with the NRCS regarding the Site. Mr. Pearce
informed SGS that no records containing the Site were found in their files. A copy of
Mr. Pearce’s response is provided in Appendix T.
8.1.14. Edison International – Southern California Edison (SCE)
SGS requested records from Mr. Timothy Rafferty, Service Planner, with SCE
regarding his knowledge of the possible presence of polychlorinated biphenyls
(PCBs) found in the electrical adjoining the Site. According to Mr. Rafferty,
transformers manufactured after to 1980 should be considered PCB free, and that
the transformers on Pole #3007780E and Pole #4420448E meet the post-1980
criterion. A copy of Mr. Rafferty’s response is provided in Appendix U.

9.0. FINDINGS
SGS sought for but did not find anything to indicate that a release of hazardous
substances or petroleum products into the environment has ever occurred on the Site
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property. Additionally, there are no data gaps associated with this ESA.

10.0. OPINIONS
Because there were no findings, it is our professional opinion that additional
investigations are not warranted for the Site property. If land use operations or zoning
designations on the Site property ever change, however, a reevaluation should be
made.

11.0. CONCLUSIONS
Based review of the foregoing findings and opinions, SGS concludes that there are no
Recognized Environmental Conditions, Controlled Recognized Environmental
Conditions, or Historical Recognized Environmental Conditions in connection with the
Site property. Based on information obtained by SGS during the performance of this
ESA, we conclude that the subject Site does not require a Phase II ESA or any other
further investigation at this time.
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13.0. QUALIFICATIONS OF ENVIRONMENTAL PROFESSIONAL
The following brief resume summarizes the qualifications of the environmental
professional who is responsible for this ESA:
Dean Dougherty
Mr. Dougherty has 30 years of professional experience as an environmental
professional, consulting geologist, and engineering geologist:
Education
B.S., Geology, University of Southern California, Los Angeles, 1987
A.A., Science, Cuesta College, San Luis Obispo, 1984
Continuing Education
Field Geology, Indiana University, Bloomington, 1987
Hydrogeology, California State University, Los Angeles, 1994
Seismic Hazard Analysis, AEG Short Course, 1994
Excavation Safety, OSHA 10-Hour Course, 1999
Environmental Site Assessments: Phase 1 and Phase 2, ASTM International 2003
Environmental Site Assessments for Commercial Real Estate, ASTM International 2007
Assessment of Vapor Intrusion for Real Estate Transactions, ASTM International 2008
Environmental Site Assessments for Commercial Real Estate, ASTM International 2014
Registration
California Professional Geologist No. 6497, 1995
Experience
Environmental Site Assessments
Environmental monitoring
Groundwater investigations
Water well design and construction
Seismic hazards evaluations
Earthwork supervision
Grading and foundation design recommendations
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APPENDIX C. TRAFFIC IMPACT STUDY

Environmental Assessment
Bishop Paiute New Gas Station and Convenience Store Project

Garcia and Associates
January 2018

APPENDIX D. EA PUBLIC INVOLVEMENT
1. Notice of Availability
2. Newspaper Posting
3. Public Meeting Sign-In Sheets
4. Draft EA Comments and Responses
5. Public Meeting Minutes (including responses to public meeting comments)

Environmental Assessment
Bishop Paiute New Gas Station and Convenience Store Project

Garcia and Associates
January 2018

Notice of Availability
Environmental Assessment for the Bishop Paiute Corporation’s
New Gas Station and Convenience Store Project
Notice of Tribal (Public) hearing and Request for Comment
The Bishop Paiute Development Corporation is proposing the development of a new gas station,
convenience store and retail space on the Bishop Paiute Reservation. The Environmental Assessment (EA)
has been completed pursuant to the United States Economic Development Association’s National
Environmental Policy Act Procedures and the Tribal Environmental Policy Ordinance. The EA is now
available for a 30-day public review and comment period.
Copies of the EA can be reviewed at the Bishop Paiute Development Corporation office (270 See Vee lane,
Bishop), the Bishop Paiute Tribe’s office (50 Tu Su Lane, Bishop) or on the Bishop Paiute Development
Corporation’s website at http://www.bpdcorp.org/news-updates.html
There will also be a public meeting held on Wednesday, November 29th from 6:00pm – 8:00pm at the
Paiute Shoshone Cultural Center (2300 West Line Street, Bishop).
The comment period ends on Wednesday, December 13, 2017. Comments must be submitted in writing
or via email to:
Gloriana Bailey, Director
Bishop Paiute Development Corporation
270 See Vee Lane, Box 1
Bishop, CA 93514
gloriana.bailey@bishoppaiute.org
For more information, please contact Gloriana Bailey at 760-872-4172

Inyo Register Classifieds
Announcements
Posted November 14, 2017

Environmental Assessment for t...
Environmental Assessment for the Bishop Paiute Corporations New Gas Station and Convenience Store Project Notice of
Tribal (Public) hearing and Request for Comment The Bishop Paiute Development Corporation is proposing the
development of a new gas station, convenience store and retail space on the Bishop Paiute Reservation. The Environmental
Assessment (EA) has been completed pursuant to the United States Economic Development Association's National
Environmental Policy Act Procedures and the Tribal Environmental Policy Ordinance. The EA is now available for a 30-day
public review and comment period. Copies of the EA can be reviewed at the Bishop Paiute Development Corporation office
(270 See Vee Lane, Bishop), the Bishop Paiute Tribe's office (50 Tu Su Lane, Bishop) or on the Bishop Paiute Development
Corporation's website at: http://www.bpdcorp.org/news-updates.html There will also be a public meeting held on Wednesday,
November 29, 2017 from 6:00pm - 8:00pm at the Paiute Shoshone Cultural Center (2300 West Line Street, Bishop). The
comment period ends on Wednesday, December 13, 2017. Comments must be submitted in writing or via email to: Gloriana
Bailey, Director Bishop Paiute Development Corporation 270 See Vee Lane, Box 1 Bishop, CA 93514
gloriana.bailey@bishoppaiute.org For more information, please contact Gloriana Bailey at 760-872-4172 (IR 11/14/17,
#13087)

STATE OF CALIFORNIA—CALIFORNIA STATE TRANSPORTATION AGENCY

EDMUND G. BROWN Jr.. Governor

DEPARTMENT OF TRANSPORTATION
DISTRICT 9
500 SOUTH MAIN STREET
BISHOP, CA 93514
PHONE (760) 872-0785
FAX (760) 872-0678
flY 711

Making Conservation
a Caflhornia Way ofLjfe!

www.dot.ca. ov

December 5,2017
Ms. Gloriana Bailey, Director
Bishop Paiute Development Corporation
270 See Vee Lane, Box 1
Bishop, California 93514

File: my-i 68-17.31
EA
SCH #: none

Bishop Palate Development Corporation (BPDC) Gas Station and Convenience Store
Environmental Assessment (EA)

-

Dear Ms. Bailey:
Thank you for giving the California Department of Transportation (Caltrans) District 9 the
opportunity to review the Project EA, and emailing me the pdf. We appreciate our past project
interaction that included site plan and field review for the northeast corner of South See Vee Lane
and West Line Street (State Route 168). We assume you have also been interacting with Inyo
County. We offer the following:
•

•

The last site plan we reviewed had a single SR 168 access point. The EA, Figure 2.4
Conceptual Site Plan now depicts two new SR 168 access points, which are also described in
section 5.9 Transportation and Traffic. Due to its proximity to the SR 168 S. See Vee
intersection, the proposed westerly SR 168 driveway cannot be allowed. Turn movements at
the driveway and vehicle queueing on SR 168 for the gas pumps, would likely interfere with
the safe efficient operation of that intersection and future traffic signal. The new SR 168
driveway on the east side shall be constructed to Caltrans standards to match the existing
sidewalk.
-

We understood that traffic analysis would be performed, but see none in the EA. Analysis
would be useful since improvements resulting therefrom would benefit station/store patrons
and through-travelers. We interacted with a traffic consultant (with BPDC consent), and
provided comments and other related information (See Enclosure A, email chain). Depending
on turn movement generation (taking into account existing S. See Vee/SR 168 intersection
movements), BPDC may want to consider the SR 168 driveway be a one-way entrance. Then
all egress for SR 168 could use the traffic signal. Other SR 168 lane reconfiguration might also
be merited.

1

2

•

Monument signs must not inhibit sight distance. Other alterations, such as relocating two turnable detour signs, might be necessary.

3

•

As always, Caltrans will continue consulting with you as design details progress. Any
improvements/traffic control in SR 168 right-of-way will need to be provided under the
Encroachment Permit process to Caltrans standards.

4

Provide a safe, sustainable, integrated and efficient transportation system
to enhance California ‘s economy and livability

Ms. Gloriana Bailey
December 5, 2017
Page 2

Application information:
hut,: www.dot.ca.gov trafficops/ep index.html
Standard Plans for the driveway:
hilt,: www.dot.ca. gov ha esc oe Project plans/HTMJstdplns-US-customary-units-new 15 .htm
See CURBS. DRIVEWAY. DIKES. CURB RAMPS AND ACCESSIBLE PARKING
Curbs and Driveways, Plan No. AS7A (.dgn) (click to view)
-

4

Stephen Winzenread our District Encroachment Permit Engineer, is the point of contact. He
may be reached at stephen.winzenread~dot.ca.gov or (760) 872-5222.
-

•

•

•

The Caltrans S. See Vee SR 168 Traffic Signal Project currently has a construction date estimate
of late 2018. That project report was sent to you last December. Some alterations would occur at
the existing sidewalk facilities (see Enclosure B, Layout-I). Schedule coordination may be
necessary between the Signal Project and the BPDC Project, since the EA (page 7) states that
“Development of the Proposed Action is expected to begin in 2018, with an anticipated 12-month
schedule...”

5

Caltrans has a preliminary proposal to reconfigure lanes and striping on SR 168, but no
recommended design (construction estimate year is 2020). This Caltrans proposal (and also the
above signal project) has been discussed at past public and tribal meetings.

6

An aside regarding Appendix B, Section 8.1.10: SGS Inc. did interact with Ms. Cagle, PLS of
Caltrans regarding assorted mapping information. However, she did not mention the 2003
Bishop Area Access and Circulation Study (which would not be germane to the current BPDC
proposal and traffic situation).

7

We value our cooperative working relationship with the BPDC concerning development project
impacts to the State transportation system and travelers. Feel free to contact me at (760) 872-0785
with any questions.
Sincerely,

GAYLE J. ROSANDER
External Project Liaison
Enclosures: A Email Chain 9/16/2016, B Preliminary Layout
-

-

c: Mark Reistetter, Caltrans D-9
‘Provide a safe, sustainable, integrated and efficient transportation system
to enhance Caljfornia s economy and livability

Comment Letter 1:
Gayle Rosander - Caltrans District 9
500 South Main Street
Bishop, CA 93514
Response to Comment 1: Thank you for your comment. A traffic report was prepared (Appendix C) and
includes a recommendation that if there is a SR168/West Driveway Intersection operate with full turning
movements and contain single ingress and egress lanes at the north approach. However, the Tribe will
continue to work with Caltrans during planning and final design.
Response to Comment 2: Thank you for your comment. A traffic analysis was prepared and is included as
Appendix C to this Final EA. The traffic report was forwarded to you as well prior to the release of the
Final EA. The Bishop Paiute tribe will continue working with Caltrans during planning and final design.
Response to Comment 3: Thank you for your comment. We will ensure that any signage does not inhibit
sight distance and will work with Caltrans during planning and final design. Per mitigation measure traffic1, Caltrans would be consulted for any work proposed within the SR-168 right-of-way, including signage.
Response to Comment 4: Thank you. The Tribe will continue working with Caltrans during planning and
final design. In addition, per Avoidance and Minimization Measure traffic-1, Caltrans would be consulted
for any work proposed within the SR-168 right-of-way, including signage.
Response to Comment 5: Thank you for your comment. The Bishop Paiute tribe will continue working
with Caltrans during planning and final design to ensure that any necessary alterations that need to be
made to sidewalk facilities are consistent with Caltrans S. See Vee Lane/SR168 Traffic Signal Project.
Response to Comment 6: Thank you for your comment. The Tribe will work with Caltrans as design
progresses regarding recommended improvements to ensure consistency with Caltrans proposal. The
Tribe understands that although Caltrans has plans to reconfigure lanes and striping on SR168, that there
are no finalized plans.
Response to Comment 7: Thank you for your comment. SGS has been interacting with Ms. Sereyna Cagle,
PLS of Caltrans on multiple occasions throughout the years on various projects. Ms. Cagle provided SGS
with the 2003 Bishop Area Access and Circulation Plan a few years ago for an earlier Phase I Environmental
Site Assessment. She later provided a link to SGS when it became available online. Since then, SGS has
included the link in their Phase I ESAs without specifically having to ask Ms. Cagle for it, which was the
case for this project.
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Comment Letter 2:
Joe Pecsi, Mayor – City of Bishop
377 West Line Street
Bishop, CA 93514
Response to Comment 1: Thank you for your comment. The Bishop Paiute Tribe performed a market
analysis and provided the City of Bishop with a copy of the study on January 20, 2018.
Response to Comment 2: Thank you for your comment. Please see Avoidance and Minimization Measure
Aesthetics-1 for clarification to include protection of dark skies.
Response to Comment 3: Thank you for your comment. Please see Page 8 of the EA, Protective Measures
and Best Management Practices; Land Resources, for a description of the vegetated swales that would be
incorporated as part of the project.
Response to Comment 4: 125 parking spaces was a preliminary number developed when the project
included additional retail space. The final number of spaces would be determined upon final design.
Response to Comment 5: The fuel tanks will be located above ground, as revised in the EA. The fuels
tanks will be protected/shielded from view.
Response to Comment 6: Thank you for your comment. The Tribe intends to occupy 100% of the retail
spaces with tribally-owned businesses.

BISHOP PAIUTE TRIBE

ENVIRONMENTAL MANAGEMENT OFFICE
50 Tu Su Lane
Bishop, CA 93514
Phone 760-873-3584
Fax 760-873-4614

To: Gloriana Bailey
From: Brian Adkins, Env. Director, Bishop Paiute Tribe
Date: 12/13/17
RE:
Comments: Environmental Assessment Bishop Paiute Tribe Gas Station and Convenience Store
Project
--------------------------------------------------------------------------------------SS-------------------------------------Our office received the public review draft of the above referenced document via email dated 11/14/17
from BPDC. The email indicated review process begins the date of email through December 13, 2017
and that a public review meeting is scheduled for November 29, 2017 at the Cultural Center (no time
given). The attached will also be posted on the BPDC website and Tribe’s website effective date of email
and that hard copies will be available at the Tribal Office and BPDC offices later on today.
Please find our review and comments as follows:
5.1 AIR QUALITY
Recommend the following:
• Add mention of the project’s potential for coverage under the TNSR GSDF general permit,
likewise for compliance with GBUAPCD Rule 425 for vapor recovery, and removal of language
regarding GBVAB/ attainment and nonattainment areas
• Add mention that early notification will be done to the Bishop Volunteer Fire Department of the
project.
• Drafting a HMMP/HMBP (Hazardous Materials plans), in lieu of a CUPA (overseeing body for
state-required plans).
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5.6 WILDLIFE
Table 5.6-1. Special-status Wildlife with Potential to Occur in the Proposed Area
Text should be amended to reflect the following bullet points:
• Owens speckled dace populations are present in lands adjacent to project within pond (pond 3)
and ditch (Giraud Ditch) environments within Tribe’s COSA.

4

•

Owens sucker has been observed to be co-located with Owens specked dace (above)

5

•

Owens tui chub (hybridized version (and not endangered) has been observed to be co-located
with Owens sucker and Owens specked dace (above)
Pond 1 in COSA designed to be future home of transplanted Owens pupfish but no population
has been introduced as of date of this EA.

6

•

5.9 TRANSPORTATION AND TRAFFIC

7

Study should note that a three-way traffic light is being planned for installation at See Vee Lane x West
Line street intersection

8

Ingress & egress from adjacent public roadways should be coordinated with Tribal public works/County
public works and CalTrans to ensure access points are not placed too close to intersection with
consideration to future average and peak traffic loads
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It is recommended that a traffic circulation plan be developed that takes into account traffic quiing and
potential gridlock.
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It is not clear the need/purpose of the extensive paved parking lot area to the immediate north of the
travel plaza and east of the car wash. Paved asphalt areas add to cost of project via labor and materials
and also require stormwater drainage and oil/water separation that add to cost. Some design
consideration options should be developed to give to “alternative to asphalt” that could use low water
use landscaping or a small irrigated managed grass area that could complement and help meet the
goals of the development entertainment (ex summer concert series on adjacent grassy area at ‘Whoa
Nellie delli’ at Mobil Mart travel plaza in Lee Vining). Grass area or low water landscaping could always
be overexcavated and paved if need arised and funding was available.
Project indicates that a new walking pathway will be developed from project to existing COSA pathway
and gives an indication of general area of path but does not give any details regarding path dimensions,
length, material, point of connection or future O&M responsibilities/costs. Document does not indicate
alignment of pathway outside of lot or evaluate environmental impacts to off-site lands.
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7.0 AVOIDANCE AND MINIMIZATION MEASURES
Aesthetics–1: Document should refer to outdoor standard for low-glare/downlighting that will protect
dark skies

13

Noxious Weeds–1: Includes following wording “ Prior to grading or brushing the site, contact the Inyo
County Agricultural Commissioner to coordinate on the removal of invasive noxious weed populations
(perennial pepperweed and Canada thistle) to avoid spreading the weeds into adjacent preserved
wetland-riparian habitat and mesic meadows.” The County does not have jurisdiction over reservation
lands but act as an advisory capacity to the Tribe’s environmental program (EMO) who has staff trained
and certified in treatment and control of invasive weeds. Project proponent will be responsible in
coordinating on pre and post construction weed mitigative actions including proper disposal of soil
suspected to have seeds/roots of highly invasive pepperweed. Soil shall not be exported to another part
of the reservation without seeking review and approval of tribal program.
Special-status Plants–1:
For populations of Owens Valley checkerbloom and other special status/sensitive plants that fall within
the proposed ground-disturbance footprint and cannot be avoided, a proposed transplanting plan
should be developed and populations displaced by development should be mitigated by using best
available practices. Keeping in mind that removing and relocating sensitive native plants plants have
generally have high mortaility rate. This should include gathering of seeds and growing out of seeds in
nursery/greenhouse and transplanting when reach mature stage to weather transplanting during
optimal seasons. Transplanting should be done within areas protected from development on
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reservation lands (ex COSA) and monitored regularly to maximize transplant survival. Care should be
taken to sort out any invasive weeds that co-propogate with transplants in nursery or after transplant to
ground areas. Resources for seed collection, propogation, transplant and monitoring should be borne
by project proponent.
Wildlife-1 For federal ESA bird species (ex Southwest willow flycatcher) project should perform
informal consultation with USFWS staff to determine if previously noted protocol surveys conducted in
2016 will be still valid for project starting at some point in 2018 ; or if they have expired and new surveys
are required to determine species absent prior to earth moving disturbances and noise generation from
new construction.
Other
• It is recommended that gas station canopy and rooftops of travel plaza and carwash be designed
with future PV solar systems in mind to minimize long term overhead costs and potential
offsetting climate changing greenhouse gas omissions from conventional power generation (ex
coal fired power plants etc)
• It is recommended that energy efficient building practices should be employed to the extent
practically feasible and affordable both for economic and environmental reasons
(ASHRAE/EnergyStar standards)
• Oil water separation is encouraged for stormwater runoff. Recommend that paved area be
designed with on-site containment of gasoline/oil runoff and delivery/transportation spills per
pertinent industry standards and USEPA stormwater and UST regulations.
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Comment Letter 3:
Brian Adkins, Environmental Director – Bishop Paiute Tribe Environmental Management Office
50 Tu Su Lane
Bishop, CA 93514
Response to Comment 1: Please see Page 9 of the EA for discussion re: compliance with Great Basin
Unified Air Pollution Control District Rule 425 and permitting requirements for new Gas Station
Construction on Tribal Lands. In addition, all language re: GBVAB Attainment has been removed.
Response to Comment 2: Please see Page 6 of the EA, Fire Protection System Design, for the inclusion of
recommended language.
Response to Comment 3: Mitigation Measure Avoidance and Minimization Measure Hazards – 1 has been
clarified to include language regarding the preparation of a hazardous materials plan.
Response to Comment 4: Please see Table 5.6-1. Special-status Wildlife with Potential to Occur in the
Proposed Action Area, for added language.
Response to Comment 5: Please see Table 5.6-1. Special-status Wildlife with Potential to Occur in the
Proposed Action Area, for added language
Response to Comment 6: Please see Table 5.6-1. Special-status Wildlife with Potential to Occur in the
Proposed Action Area, for added language
Response to Comment 7: Thank you for your comment. Comment noted.
Response to Comment 8: The Environmental Assessment includes discussions regarding the signal to be
installed. Please see Section 6.9 for discussions regarding Caltrans South See Vee Lane Project.
Response to Comment 9: Ingress & egress will continue to be coordinated to ensure access points are not
placed too close to intersections with consideration to future average and peak traffic loads. Please see
Caltrans comment letter and responses for additional support.
Response to Comment 10: A traffic study was prepared for the commercial development and the tribe
will continue to coordinate with Caltrans through the planning and final design of the project. (Please See
Appendix C, traffic Impact Study).
Response to Comment 11: Thank you for your comment. The paved areas behind the building would be
used for trash pick-up and deliveries. Since delivery trucks would be heavy, the paving will assist in
keeping dust down.
Response to Comment 12: The Project includes a short trail connector that would link to the existing
network of footpaths leading into the conservation open space area. It does not include the construction
of a new walkway to existing COSA pathway. This trail was analyzed in the EA and that area included in the
field studies for biological and cultural resources, as well as for wetland determination.

The Bishop Paiute Development Corporation would be interested in discussing an opportunity to develop
a trail that would link to the COSA Pathways. However, it is not part of this Proposed Action.
Response to Comment 13: Thank you for your comment. Please see Avoidance and Minimization Measure
Aesthetics – 1 for additional clarification language to protection of Dark Skies.
Response to Comment 14: Thank you for your comment. Please see Revised Mitigation Measure Noxious
Weeds – 1 for recommended clarifications.
Response to Comment 15: Thank you for your comment. Please see Avoidance and Minimization
Measures for Special Status Plants for language that is consistent with your recommendations.
Response to Comment 16: Thank you for your comment. California Department of Fish and Wildlife staff,
in collaboration with the Bishop Paiute Tribe’s Environmental Management Office, conducted a round of
protocol-level surveys in the summer of 2015 for the southwestern willow flycatcher, which resulted in a
negative survey. Per recent conversations with CDFW, there have not been any additional surveys done.
However, per Avoidance and Minimization Measures Wildlife – 1, the USFWS would be notified
immediately if during preconstruction nesting bird surveys a southwestern willow flycatcher is observed.
Response to Comment 17: Thank you for your comment. The Bishop Paiute Development Corporation
will certainly take into consideration the use of Solar systems on rooftops and canopies, as feasible.
Response to Comment 18: Thank you for your comment. The Bishop Paiute Development Corporation will
certainly take into consideration the use of Energy Efficient building practices, wherever feasible.
Response to Comment 19: Thank you for your comment. The Bishop Paiute Development Corporation
will ensure that paved areas designed with on-site containment of gasoline/oil runoff and delivery/
transportation spills per pertinent industry standards and USEPA stormwater. Please note that the tanks
will now be located above ground.

Bishop Paiute Development Corporation
New Gas Station and Convenience Store Environmental Assessment
November 29, 2017 - Public Comment Meeting
Meeting Minutes
Presenter: Jessica Koteen, Garcia and Associations
Attendees: Elaine Kabala (City of Bishop), Val Goodwin (Resident), Gloriana M. Bailey (Bishop Paiute
Development Corporation)
Elaine Kabala (City of Bishop) commented that she went through the EA quickly and will be providing a
comment letter
Presentation:
• The purpose of the meeting was to allow public comment on the draft Environmental
Assessment for the proposed New Gas Station at the corner of S. See Vee Lane and W. Line
Street here in Bishop, CA on the Bishop Paiute Reservation. This is an opportunity for the public
to hear about the project. It is in draft form. For compliance with National Environmental Policy
Act (NEPA) and Tribal Env. Policy Ordinance 98-02.
•

Project Overview

•

Overview of Public Review Process. – Once all the comments have been reviewed, there may be
a few changes, including design and some updated studies.

•

Potential environmental issues and impact topics are analyzed in EA. Such as: aesthetics, air
quality, vegetation, wildlife to name a few.

•

Mitigation measures
 Air quality during construction
 Cultural resources – Cultural Analysis was done and there was a find during survey.
There will be a cultural monitor on-site during ground disturbance activities.
 Hazardous materials – proper training, handling and storage of fuels/solvents, as well as
ensuring spill clean-up kits and materials
 Noxious weeds
 Vegetation – special status plans
 Biological resources – nesting birds
 Water resources – no wetland but riparian-wetland habitat
 Traffic – coordination with Caltrans regarding traffic control plans

•

Next Steps
Public Hearing
Written Responses to Comments on EA: January 2018
TEPA Env. Clearance: January 2018

Provide comments tonight and confirm with written correspondence via email or mail to
Gloriana M. Bailey. Gloriana’s address(es) are on the form or can be viewed seen on the BPDC
or Bishop Paiute Tribe’s websites.
Public Comments:
Elaine Kabala (City of Bishop)
1. Elaine asked if there any consideration for the trees in the proposed site. Specifically the cluster
of trees near the existing mini-storage units.
2. Elaine commented on the 125 parking spaces which appeared to be too much. She questioned
where the number of parking spaces came from. Gloriana responded it was from the architect.
3. Elaine felt the retail should be looked into further and wondered if we had a market study
completed because there are so many empty retail spaces within the City of Bishop.
4. Elaine also questioned why was the alternative site not chosen. Gloriana responded that it was
not because it was not economically feasibility. The alternative location was on Hwy395 at the
corner of Tu Su Lane, Bishop, CA.
5. What was the trigger to EA? Jessica explained that we are required by the Tribe and NEPA was
triggered because we are seeking funding and outside financing. As far as CEQA, we do not
comply
6. Elaine noted there were several areas flagged regarding vegetation. It was explained there will
be a transplant program. The Tribe’s EPA department has experience and has achieved success
in transplanting vegetation.
7. Why the retail space? It is designed for tribal incubation.
8. Elaine asked if during the development of this project if there was consideration for housing.
Gloriana explained that in previous feasibilities, housing was considered above the retail space.
So, yes housing was considered at one time; however, not part of this proposed project.
9. Ground water. The parking lot and trees should have storm water drainage and due to the heat,
the parking lot is going to create an additional heat source and watering of the trees needs to be
considered.
10. The stop light. Is that go?
11. Is there another visual lot map.
Valerie Goodwin
12. Valerie Goodwin feels the general membership needs to be more aware if we are going to try to
get the tribal entrepreneurs into the incubation center. Elaine stated it would be great as a
incubator and fully supports the idea.
13. There was only one public notice. There should be have more notice. It was in the newspaper.
Newsletter. Websites. Valerie expressed that we want to have another meeting. It should
have been in the newsletter. This is a problem for her to comment on. Tribal radio station also
announced. This is not an end-all meeting.
Close of Meeting

Responses to Oral Comments from Public Meeting
Response to Public Meeting Comment 1: The number of trees that would be removed would be
dependent on final design. Final design will take into consideration limiting the number of trees that would
need to be removed, including the cluster located near the existing storage facilities.
Response to Public Meeting Comment 2: 125 parking spaces was a preliminary number developed when
the project included additional retail space. The final number of spaces would be determined upon final
design.
Response to Public Meeting Comment 3: Please see response to the City of Bishop Comment Letter,
comment # 1
Response to Public Meeting Comment 4: Question was clarified in the meeting and included in the
meeting notes.
Response to Public Meeting Comment 5: Question was clarified in the meeting and included in the
meeting notes.
Response to Public Meeting Comment 6: Question was clarified in the meeting and included in the
meeting notes.
Response to Public Meeting Comment 7: Question was clarified in the meeting and included in the
meeting notes.
Response to Public Meeting Comment 8: Question was clarified in the meeting and included in the
meeting notes.
Response to Public Meeting Comment 9: The project includes storm drain systems. In addition, the size
of the parking lot would be determined in the final design and would take into consideration unnecessary
impervious surfaces.
Response to Public Meeting Comment 10: Caltrans S. See Vee Lane/SR168 Traffic Signal Project will be
implemented in 2018.
Response to Public Meeting Comment 11: A visual lot map is included in the EA (Figure 2.3, Lot Map).
Response to Public Meeting Comment 12: Thank you for your comment.
Response to Public Meeting Comment 13: Thank you for your comment. Comment noted and additional
noticing is not required at this time.

