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EXECUTIVE SUMMARY  

The Tecopa Community Plan (Plan) sets forth the vision, goals, policies and 

implementation strategies to address specific issues and guide future development in 

Tecopa. When fully adopted, the Plan will become part of the Countyôs General Plan that 

contains specific policies designed to help the Tecopa community achieve its vision. 

These policies will also provide guidance to decision makers when evaluating 

development to ensure it fits in with the unique characteristics, priorities and particular 

concerns of the community. The Plan was created by the community, for the 

community , with the help of Inyo County Planning staff through a series of lively 

workshops. 

There are nine chapters included in the Plan that include:  

1. Introduction  

2. Background 

3. Land Use 

4. Economic Development 

5. Public Services and Utilities  

6. Circulation  

7. Conservation and Open Space - Recreation 

The Tecopa Community Plan explores the various natural and human factors that have 

shaped and reshaped Tecopa over the years. It includes an Introduction Chapter that 

explains why a plan was prepared for Tecopa and how it coordinates with the Countyôs 

General Plan.  

There is a Background Section that describes Tecopaôs location consisting of: the three 

different areas that make up Tecopa and Tecopaôs setting with descriptions of the 

History, Demographics and the Business Community that contribute to Tecopaôs sense 

of place. The Background Section also presents Tecopaôs Issues and Opportunities as 

discovered by an Existing Conditions Report and the input gathered at community 

meetings. The communityôs Vision for the Plan is also introduced  in the Background 

chapter. 

A Landuse Chapter is included. It reviews the current state of Zoning and General Plan 

designations in Tecopa and evaluates how well they work with regard to present, on the 

ground, conditions  and future visions for landuse. Additionally, it considers changes to 

the Zoning Code and presents policies that will help promote the community vision for 

Tecopa. 

The Public Services and Utilities chapter contains an inventory of the available public 

services in Tecopa and describes each. Furthermore, the chapter looks at the 



Inyo County 

ii  
 

deficiencies in services and offers policies that encourage and guide the community and 

County to improve the current state of service availability . 

A Circulation Chapter  is provided to identify and review the roadways, trails and public 

transportation systems in Tecopa. It also contains policies for these circulation elements 

designed to support the communityôs vision. 

The Conservation and Open Space Chapter explores recreation opportunities within and 

surrounding Tecopa. It also discusses the communityôs desire for a new or remodeled 

community center  and public swimming pool . Policies have been created from 

community input to address r ecreation opportunities.  

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Inyo County 

iii  
 

SUMMARY OF POLICIES  

Land Use  (LU )  Commercial  

¶ LU-1 Encourage the owner of the parcel of land located at 100 Tecopa Hot 

Springs Road to rezone to C5 or the proposed Tecopa Mixed Use designation. 

¶ LU-2 Rezone areas in Tecopa Hot Springs (see Vision Map) to Commercial 

Recreation (C5) and Highway Tourist and Commercial Services (C2). 

¶ LU-3 Have County staff further work with the Tecopa community to design a 

mixed use commercial/residential zone for the  Hot Springs area (see Vision Map) 

that will allow commercial and residential  uses to be co-mingled without causing 

tensions between users. 

¶ LU-4 Encourage the Tecopa community and County to discuss with the BLM 

possible land releases/sales of properties located along the Old Spanish Trail 

Highway and properties surrounding the Hot Springs area, to private owners.  

¶ LU-5 Conduct a review of the front -yard setbacks required for  C2 and C5 for 

potentially changing them in Tecopa to 5-feet or 0-feet. 

¶ LU-6 Encourage the land owner of óTecopaô to work with County planning staff 

on a masterplan for his property.  

¶ LU-7 Add design requirements for Tecopa Hot Spring business area to include 

store fronts to face street, parking in back, and street trees for shade. 

Land Use  (LU )  Residential  

¶ LU-8 The community will work with the  County on a neighborhood cleanup 

program. 

¶ LU-9 The community and County will set meetings with the BLM to discuss 

possible land releases/sales of properties located around and mixed in with the 

residential area of Tecopa Heights to private owners and possibly for a 

neighborhood park.  

Land Use (LU) Dark Skies  

¶ LU-10 lighting will be required to meet the policy set -forth in the Countyôs 

General Plan (VIS-1.6) with up to date lighting fixtures.  

Economic Development (ED)  

¶ ED-1 Encourage Tecopa business owners to meet among themselves, and with 

County and other land managers in the Tecopa area, regularly, to discuss and 

plan for current and future economic development , grant opportunities and 

community events. 
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¶ ED-2 Periodically review and evaluate the number of commercial cannabis 

licenses obtained by members of the Tecopa community and how successful 

commercial cannabis has been as an economic driver. Request changes as 

appropriate to the Countyôs cannabis policies and regulations based on these 

evaluations. 

 

Public Services and Utilities (PSU)  

¶ PSU-1 Southern Inyo Fire District shall explore and apply for equipment grants 

and to the extent practicable with the help of the County. 

¶ PSU-2 Encourage the Southern Inyo Fire District explore and apply for grants for 

a public swimming pool and for grants and/or plan for the community to be 

responsible for the continued operation and maintenance of the swimming pool.  

¶ PSU-3 County and community will continue t o look for new ways and means to 

provide potable water to the Tecopa community, especially Tecopa Heights. 

¶ PSU-4 County and community will find educational materials on sustainable 
water use practices. 

¶ PSU-5 Community and County will find possible grants f or individual solar 

systems or a community solar facility.  

¶ PSU-6 County and community will contact phone and internet service providers 

to see what local incentives might be available to improve and deliver better 

services. County staff will look for grant  opportunities and ways continue and 

expand the 21st Century Obsidian project. 

Circulation  (Roadways and Highways -RH; Public Transportation - PT; 

Bicycles and Trails -BT; Railroads -RR)  

¶ RH-1 The community as a whole, and individual landowners, will work together 

to clear personal property of public and private roads, easements and driveways. 

¶ RH-2 The County will look into traffic controls at the intersections of Tecopa Hot 

Springs Road and the Old Spanish Trail Highway and at the intersection of 

Tecopa Hot Springs Road and the driveway to the County campground and 

community center and the driveway to the Tecopa Hot Springs pool, and pursue 

grant opportunities to further evaluate traffic control me thods including potential 

traffic circles.  

¶ RH-3 The County will pursue grants to evaluate and possibly fund a multi-modal 

path along Tecopa Hot Springs Road from: on the north, the turn -off to Furnace 

Creek Road; through Tecopa Hot Springs; onto the Old Spanish Trail Highway 

along Tecopa and Tecopa Heights; and, south to the China Ranch Road turn-off 

(see vision map). 

¶ RH-4 Gateway, wayfinding and signage indicating where off-road vehicles are 

allowed and not allowed, should be added at the gateway locations and at 
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intersections along Tecopa Hot Springs Road and Old Spanish Trail Highway. 

The County will work with the community on design and funding opportunities 

for wayfinding signs.  

¶ PT-1 Encourage the community to work with County community center staff o n 

coordinating a ride sharing program to supplement the services provided by 

Eastern Sierra Transit. 

¶ RR-1 The County and community will work together to investigate a Rails to 

Trails multi -modal path connecting Death Valley Junction, Shoshone, Tecopa, 

China Ranch and the multi-modal trail envisioned for Tecopa and Charleston 

View. 

Conservation and Open Space (Recreation, REC)  

¶ REC-1 County and community will aggressively explore grant opportunities to 

either remodel and modernize or build a new community cen ter. 

¶ REC-2 County and community will reach out to the Death Valley Unified School 

District about the unused school building in Tecopa as a potential alternative for 

a community center or library . 

¶ REC-3 County and community will aggressively explore grant opportunities to 

help plan and fund a community garden and setting up a farmers market.  

¶ REC-4 County and community will work to ensure any potential community pool 

facility be located at or near the community center.  

¶ REC-5 County and community will work on a signage plan focused on directing 

visitors to area recreation opportunities; informational signage describing the 

history and environment of the area; and, rules pertaining to where legal off road 

driving, hiking and bathing are allowed.  

¶ REC-6 County wil l work more with the community on possible connections from 

Tecopa to existing hiking and off -road vehicle trails to the extent that the 

community is interested.  
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1 INTRODUCTION  

During the adoption discussions for Inyo Countyôs Renewable Energy General Plan 

Amendment (REGPA), the Board of Supervisors directed staff to research what a 

Specific Plan for Charleston View (a small community located east of Tecopa) would 

entail and potentially accomplish. During the presentation of the potential Plan for 

Charleston View to the Board, members from the Tecopa and Shoshone communities 

requested that the Board direct staff to prepare Specific Plans for their communities as 

well. The Board responded to these requests by asking planning staff to begin preparing 

specific plans for each community.  

These communities , located in the southeast part of Inyo County, are often overlooked 

due to their low populations and the remote nature of the area in which they are located. 

At the onset of the planning process there had been an increase in the focus on this part 

of the County due to the REGPA, a proposed concentrating solar power project, an 

increased interest in tourism, more specifically eco-tourism , and elevating concerns 

about diminishing water availability. There ha d also been a growing interest in federal 

landuse designations for the lands in southeast Inyo County under public man agement. 

Much of the proposed federal designations discussions came out of the Desert 

Renewable Energy Conservation Plan (DRECP) that was in the process of being 

developed. 

Over time, the owner of Shoshone asked to rezone her property outside of the 

community planning process and the Shoshone Plan was dropped. It also came to staffôs 

attention that the Plans were not setting up as Specific Plans, but instead, as Community 

Plans and were renamed to reflect this.  

Tecopaôs Draft Community Plan took about 3-years to complete. Four workshops were 

held to elicit information from the community on the vision for Tecopa, focusing on 

what it should look like in the future while embracing its past. The Plan, above all else, 

works to maintain the unique lan dscape and community character of Tecopa that are of 

the utmost importance to the people who live there. As an implementation strategy, 

several zone changes are recommended and a whole new mixed use zone is proposed to 

allow for the equal co-existence of residential and commercial activities in the same 

landuse zone. 

Inyo Countyôs General Plan applies to all of the unincorporated areas of the county and 

establishes the policy framework that guides the decision making process on issues such 

as land use, transportati on, and the environment . The General Plan was most recently 

updated in 2002 and contains a wide range of goals that address agriculture, the built 

and natural environment s, circulation , and economic development issues. 
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The Tecopa Community Plan, like all community  plans, must be consistent with the 

Countyôs General Plan. Community plans are designed to contain additional policies to 

the General Plan that are based on a particular communityôs unique characteristics, 

issues and opportunities , and the communityôs vision.  Tecopaôs Community Plan Vision 

is:    

ñTecopa is a forward thinking, technologically advanced, community and 

destination that preserves relaxation and encourages discovery .ò 

Once adopted, the Tecopa Community Plan will be implemented  through : changes and 

additions to zoning designations; programs that the community and county staff will 

engage in; and, with discretionary permit review s such as for variances, conditional use 

permits, and subdivisions .  

2 BACKGROUND  

 LOCATION  

The area defined for the Tecopa Community Plan is approximately 3,766-acres (total of 

parcel area, does not include roads or right of ways). It is comprised of three areas that 

are developed with low density residential uses mixed with commercial uses that consist 

primarily of  hot springs facilities, resorts and campgrounds. These areas are locally 

referred to as Tecopa Hot Springs, Tecopa Heights and Tecopa (see following map).   
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 TECOPA HOT SPRINGS  

Tecopa Hot Springs is principally a winter resort community.  The hot springs  located in 

Tecopa Hot Springs are the main draw to the area and are responsible for the livelihood 

of the several resorts located there. At the center of Tecopa Hot Springs are a County 

park/campground , a hot springs facility , and a community center. The private resorts 

provide a mixture of services including motels, restaurants, hot baths and saunas, 

campgrounds, trailer parks, a laundromat, and permanent residential units.  

 TECOPA HEIGHTS  

Tecopa Heights is a residential area with one resort located on the northeast end at the 

intersection of the Old Spanish Trail Highway and Furnace Creek Road. This area has 

been subdivided into smaller sized parcels reflecting the intention of the area to be a 

residential community.   

 TECOPA  

Tecopa is located at the intersection of Tecopa Hot Springs Road and the Old Spanish 

Trail Highway. The  Tecopa post office and a church are located in Tecopa. There is also 

a brew pub, a restaurant, an old motel and apartment complex and an abandoned trailer 

park. The Tecopa School is located in the Tecopa area; it is not being used presently. 

Tecopa is the historic town site, after the railroad was built , and the entire area 

developed out of a thriving mining industry. The Tonopah and Tidewater Railroad 

passed through Tecopa and there was a rail stop and station located at its center. The 

old railroad station has been renovated into a house and a brewpub.  

The three areas of Tecopa are separated by vacant lands, most under federal 

management. Tecopa and Tecopa Heights are about 1-mile apart, and Tecopa Hot 

Springs and Tecopa are about 2-miles apart. The geography, land ownership pattern, 

and stark open space between these areas act to emphasize the distance between them. 

The geographic disunity makes the Tecopa Community Plan area difficult to approach 

as a cohesive unit. The Planning effort has, however, evaluated Tecopa in total and 

worked to find ways to create unity and cooperation between the three areas. 

 SETTING  

Tecopa is located in the Southeast section of Inyo County about 40-miles from Pahrump 

Nevada to the east, and approximately  4-miles from the San Bernardino County line to 

the south. It is part the Mojave Desert and averages about 5-inches of rain per year. 

Tecopa sits east of Death Valley National Park south of Death Valley Junction and 

Shoshone along Highway 127 and the Amargosa River (see following map).  
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Tecopa has groundwater resources, with numerous warm and hot springs throughout it. 

The water has a very high mineral content that is optimal for bathing but not the best for 

drinking. The hot springs have been used for health and relaxation throughout the areaôs 

history beginning with the Native Americans who lived in the area. The cooler springs 

are marked by lush vegetation and provide habitat for various birds and animals. The 

Amargosa River also makes its way through Tecopa, providing wetland areas that are 

also rich with vegetation, bird and animal life. Parts of these wetlands are home to the 

endangered Amargosa Vole and are undergoing habitat restoration. Tecopa and the 

surrounding area are best described as desolate and rugged. It is also visually appealing 

with a lot of relief and varying rocks, minerals and desert plants that provide a range of 

washed color.  

 HISTORY  

The Old Spanish Trial, which spanned from Santa Fe New Mexico to Los Angeles, and 

later the Mormon Wagon Road ran just east of Tecopa and brought the first American 

settlers to the area. These first settlers were a mix of explorers, horse traders and 

prospectors. Mining became the main draw for the people who moved to the Tecopa 
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area. Prior to these first settlers, there was a sizable population of Native Americans in 

the greater Death Valley area. These groups included the Southern Paiute, Shoshone 

and Kawaiisu people. The Southern Paiute were the most populous in the Tecopa area 

and had villages at Tecopa Hot Springs and Resting Springs.  

Tecopa was founded as Brownsville in 1875 by a pair of brothers William and Robert 

Brown. Later when Jonas Osborne bought out the Brown brothers he renamed it Tecopa 

after a local Indian Chief.  

Mines developed in the areas surrounding Tecopa and by the 1860s it served as the 

primary settlement for the miners in the area. The original site of the Tecopa settlement 

was about 5-miles southeast of Resting Springs.  When the Tonopah Tidewater Railroad 

reached the area in 1907, the Tecopa settlement was moved so it could be along the rail 

line. Although most people came to the area to mine ores, salts, primarily borax, 

provided the most success. Tecopa has had throughout its history a boom and bust 

economic cycle, typical of an area with mining as its main economic driver. 

 DEMOGRAPHICS  

The American Community Survey (ACS), US Census, for the period 2010-2014 

estimates the population of Tecopa at 115-people. The number of households is about 60 

giving a person-per-household number of 1.92. According to the ACS there are 

approximately 12 children under the age of 5 and about 8 children aged 5 to 19 for a 

total of 20 children representing 17% of the population. Tecopa has a very high median 

age of 55-years. Thirty-nine people in Tecopa are over the age of 65 representing 35% of 

the population. Everyone who participated in the ACS in Tecopa reported themselves as 

White. The number of people living in po verty is 60 or over half of the population (52%) 

and the unemployment rate is 19%.  There are approximately 60 occupied housing units 

in Tecopa (lived in for more than half the year).  Thirty -seven or 62% are owner 

occupied and 23 or 38% are renter occupied. The most common housing type is mobile 

home representing 63% of housing units and single-family homes 37%. There are no 

multi -family housing units reported in Tecopa.  

 BUSINESS  

Tecopa has an active business community. Currently, there are two resorts that also 

have campgrounds and RV Parks in Tecopa Hot Springs. There is also a RV Park, and a 

campground with access to hot baths. The County campground and RV Park also offer 

hot baths. Two restaurants are located in Tecopa Hot Springs. There is one resort in 

Tecopa Heights and Tecopa has a fairly new brewpub and a restaurant.  
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3 ISSUES AND OPPORTUNI TIES  

Issues and opportunities are conditions that either need attention for improvement 

(issues) or are elements that are working well in the community and should be enhanced 

(opportunities). Issues and opportunities  were identified at the October 22, 2015 public 

meeting and through the opportunities and constraints evaluation prepared for an 

existing conditions r eport. The two lists were combined into  a single list that was used 

for the visioning meetings.  

 ISSUES   

The issues identified through the process described above resulted in: 

¶ Potentially insufficient supply of potable water in Tecopa Hot Springs and Tecopa 
Heights 

¶ Poor infrastructure  

¶ No cell phone service 

¶ Needs better community center 

¶ Junk 

¶ Cultural/historic resources  

¶ Potential federal landscape designations 

¶ Endangered species habitat. 
 

 OPPORTUNITIES  

The opportunities identified through the process describe above resulted in: 

¶ Active and established business community 

¶ Proximity to Death Valley , Dumont Dunes, Pahrump and Las Vegas 

¶ Connections to Shoshone and Charleston View 

¶ Beautiful desert landscape 

¶ Good main road connections to and through 

¶ Potential federal landscape designations 

¶ Old Spanish Trail 

¶ Potential Tonapah Tidewater Railroad right of way for a  rails to trails project  

¶ Cultural/historic resources  

¶ Access to wilderness areas and Wild and Scenic Amargosa River area. 
 
4  TECOPAôS VISION  

The Tecopa community came up with a vision statement for the plan at the October 6, 
2016 meeting, it is: Tecopa is a forward thinking, technologically advanced, 
community and destination that preserves relaxation and encourages 
discovery.  
The vision for Tecopa was discussed in more detail and additional vision statements 
were identified by  categories, this included: 
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 VISION ï BUSINESS AND ECONOMY  

¶ Marijuana dispensaries can provide economic opportunity and jobs  

¶ Additional motel(s) will  expand tourism and the economy 

¶ Cater to touristsô relaxation and responsible recreation 

¶ Ecotourism  

¶ Acts as a gateway community to the desert 

¶ A little more development, but preserved the way it is. 
 

 VISION ï HOUSING  

¶ Tecopa is a family spot 

¶ A little more d evelopment, but preserved the way it is 

¶ Zoning changed to allow alternative living technologies in the area e.g. earth 
homes. 
 

 VIS ION ï ENVIRONMENT, RECREAT ION, AGRUCULTURE  

¶ Better signage stating the rules for visitors 

¶ Horseflies and mosquitos eradicated  

¶ Development that supports dark skies 

¶ I t acts as a sanctuary for many thi s should not change with growth 

¶ Updated or new community center  

¶ Public swimming pool . 
 

 
 VISION ï INFRASTRUCTURE, UTIL ITIES, TRASPORTATION , SCHOOLS, 

ENERGY, SERVICES  

¶ All the area infrastructure needs to be updated: reliable electricity, phones and 
potable water 

¶ Improved senior services 

¶ Community and private solar to power the area 

¶ Update zoning to allow for the use of new technologies in transportation, energy 
and development  

¶ Public tr ansportation more frequent and flexible  
 

5 LANDUSE  

A primary goal of the Plan is to maintain Tecopaôs character and keep it a tranquil 

community and destination . During each public workshop held in Tecopa participants 

expressed a desire for some additional development, mainly  commercial development, 

but only if it did not change the flavor of the community.  Particular community traits 
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the people who live in Tecopa do not want to see changed are the peace and quiet, dark 

skies at night , remote and rural nature of the area and the live and let live attitude that 

prevails among the residents. Preserving the character of Tecopa is very important to 

the residents, who do not want to over regulate/ design it to the point that is loses its 

identity and looks like a  copy of somewhere else. Also understanding Tecopaôs role as a 

tourist destination, the community expressed concerns and ideas on how to keep and 

possibly expand ñresponsibleò tourism. 

The Countyôs General Plan recognizes many of the same issues as the Tecopa 

Community Plan , specifically maintaining existing character of the County; maintaining 

rural communities ; supporting new commercial development; and encouraging tourism. 

Topics included in the Tecopa Plan regarding Landuse include:  

¶ Zoning designations 

¶ Business development 

¶ Setbacks along main thoroughfares  

¶ Dark Skies 

 ZONING  

Most of the area (75%) is zoned open space, with multiple zoning (parcels with more 

than one zoning designation) having the next highest percentage. Many of the multiple 

zoned properties have open space as one of the designations. Currently, the zoning and 

actual landuse in Tecopa is well matched making zoning mostly relevant for any future 

planning or development in Tecopa and not with regard to consistency issues.  Currently 

there are approximately 231-acres of privately owned vacant land in Tecopa. The zoning 

on privately owned vacant parcels in Tecopa is as follows: 

Open Space (OS) 124 acres 53.3% 
Rural Residential (RR) 86 acres 37.4% 
Commercial Recreation (C5) 18 acres 7.9% 
Single Residence or Mobile Home Combined (RMH) 3 acres 1.4% 
Total  231 acres 100% 

*(see following map) 
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The intent and purpose of these zoning designations per the Inyo County Code, Title 18 

include:   

Open Space 18.12.010:  

A. The purpose of this chapter is to provide a zone classification for those areas 

designated as open space by the county general plan so as to encourage the protection of 

mountainous, hilly upland, valley, agricultural, potential agricultural, fragile desert 

areas, and other mandated lands from fire, erosion, soil destruction, pollution and other 

detrimental effects of intensive land use activities. 
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B. It is the intent of this chapter to establish standards for land uses that will protect 
and preserve the environmental resources, scenic, natural features, and open space 
character of the county, while also providing for agricultural development and 
protection of existing agricultural areas from urban development or residential 
subdivision.  

C. It is also the intent of this  chapter to preserve agricultural areas open space 
around the more intensive urban areas of the county, while providing for compatible 
multiple use of nonagricultural lands which are principally held by federal and other 
public agencies. 

Rural Residential  18.21.010:  

 It is the intent and purpose of this chapter to provide suitable areas and 

appropriate environments for low density, single family rural residential and estate type 

uses where certain agricultural activities can be successfully maintained in conjunction 

with residential uses on relatively large parcels. The RR (rural residential) zone is 

intended to be applied to the areas outside the urban communities of Inyo County which 

are without fully developed services and where individual residences are expected to be 

largely self-sustaining, particularly for water and sewage disposal 

Commercial Recreation  18.54.010: 

 The intent and purpose of this chapter is to provide a zone for commercially 

operated recreational activities, including resorts, lodges, motels, restaurants, general 

stores, campgrounds, mobilehome parks, service stations, dude ranches, and other uses 

oriented primarily to the traveler and tourist.  

Single Residence or Mobile Home Combined 18.36.010 

 The single residence and mobilehome combined district, designated herein by the 

primary symbol ñRMH,ò is intended to protect established neighborhoods of one-family 

dwellings (dwelling includes in its definition a mobilehome), and to provide space in 

suitable locations for additional development of this kind, with appropriate community 

facilities.  

 COMMERCIAL  

The Tecopa Hot Springs area has the highest concentration of businesses in the greater 

Tecopa area. There also appears to be a consensus within the community that the Hot 

Springs area is and should stay the hub of commercial activity. Tecopa Hot Springs 

Road runs through the Center of Tecopa Hot Springs providing access and exposure to 

the businesses located along it. There is no privately owned, vacant, commercially zoned 

land in the Hot Sprin gs area. Most of the commercially zoned land currently has a 

residential use on it.  There is one property that is adjacent to Tecopa Hot Springs Road 
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that is not zoned for commercial activity  and should be considered for change to a 

commercial designation. There is potential for more commercial zoning throughout the 

Hot Springs area as there is quite a bit of vacant and under-utilized residentially zoned 

land. During the community plan public meetings, attendees indicated they were 

interested in more land being zoned commercial Tecopa for tourist related businesses. 

A more inclusive mixed-use residential/commercial zone was also discussed by the 

community and is  appropriate for the Hot Springs area, where more extensive home 

occupations (beyond the Countyôs current home occupation allowances) can be engaged 

in.  The community showed a great desire for more commercial activity, but not to the 

extent that it changes the overall character of Tecopa. There was a lot of interest in 

home/commercial activities  that would allow for personal services and the production of 

arts and crafts and food items. The community was also in favor of allowing commercial 

and residential uses to operate side by side in the Hot Springs area instead of the more 

typical landuse separations. 

The Tecopa Hot Springs area also has the greatest concentration of businesses currently 

operating in the Tecopa area. The commercial zoning designations along Tecopa Hot 

Springs Road are Highway Services and Tourist Commercial (C2) and Commercial 

Recreation (C5). Both of these designations work as far as allowed versus actual uses, 

but both also have large front yard setbacks for commercial designations (25-feet). 

Tecopa Hot Springs is predominately a tourist area. The potential development pattern 

is constrained by the large front yard setbacks where more building to street or path 

interface would be ideal for a walkable commercial area. 

The Tecopa Heights area is primarily developed with residential uses. There is a small 

amount of land zoned for Commercial Recreation with a resort on it. There may be 

future opportunity for commercial development along the Old Spanish Trial Highway in 

Tecopa Heights, although the parcels that are adjacent to it are managed by the BLM 

and the Death Valley Unified School District.  Additional commercial zoning along the 

Old Spanish Trail Highway could provide more opportunity for economic development 

in Tecopa and discussions with the BLM on releasing some of this land to private 

ownership should be considered.  

Tecopa has the most land zoned for commercial and industrial use and is for the most 

part, owned by one person. There is considerable potential for commercial and 

industrial development in Tecopa based on the availability of vacant and under-utilized 

land located there. The County should work with the property owner on a master plan 

and/or potential rezoning to match the long term plan s for the property.  
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Policies  ï Land Use  (LU )  Commercial  

¶ LU-1 Encourage the owner of the parcel of land located at 100 Tecopa Hot 

Springs Road to rezone to C5 or the proposed Tecopa Mixed Use designation. 

¶ LU-2 Rezone areas in Tecopa Hot Springs (see vision map) to Commercial 

Recreation (C5) and Highway Tourist and Commercial Services (C2). 

¶ LU-3 Have County staff further work with  the Tecopa community to design a 

mixed use commercial/residential zone for the Hot Springs area (see vision map) 

that will allow the uses to be co-mingled without causing tensions between users. 

¶ LU-4 Encourage the Tecopa community and County to discuss with the BLM 

possible land releases/sales of properties located along the Old Spanish Trail 

Highway and properties surrounding the Hot Springs area, to private owners.  

¶ LU-5 Conduct a review of the front -yard setbacks required for  C2 and C5 for 

potential ly changing them in Tecopa to 5-feet or 0-feet. 

¶ LU-6 Encourage the land owner of óTecopaô to work with County planning staff 

on a masterplan for the property.  

¶ LU-7 Add design requirements for Tecopa Hot Spring business area to include 

store fronts to face street, parking in back, and street trees for shade. 

 RESIDENTIAL  

Based on Census 2010-2014 American Community Survey data, there are approximately 

60 occupied housing units in Tecopa (lived in for more than half the year).  Thirty -seven 

or 62% are owner occupied and 23 or 38% are renter occupied. The most common 

housing type is mobile home representing 63% of housing units and single-family 

homes 37%. There are no multi-family housing units reported in Tecopa.  

During the community meetings held for the Te copa Community Plan, attendees 

indicated that the Tecopa Heights area is generally thought of as the residential area of 

Tecopa and that they felt that it should stay a residential area. Based on the review of 

vacant private land the opinions gathered at the community meetings, there is currently 

no need to rezone Tecopa for more residential use. The community was also very vocal 

about wanting to use non-traditional building methods and types. Planning staff 

discussed this idea with Building and Safety staff and was informed that people can use 

non-traditional materials and build non -traditional buildings as they wish, as long as 

the resulting buildings meet California building code standards. 

Much of the residential area in Tecopa has high concentrations of  storage (cars, metal 

scraps, cans and other sundry materials). Some of the places have stored materials 

crossing property lines and encroaching onto the dirt access roads. There are clusters of 

properties with óstorageô and itôs hard to tell in some areas where one property ends and 
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the next begins as these items run between them without breaks. As such, Tecopa can 

greatly benefit from a community cleanup program.  

Tecopa Heights has about 8 parcels that are managed by the BLM interspersed within 

the residential area (see following map). If development pressure grows in the Tecopa 

Heights area a conversation with the BLM about potentially releasing some of the land, 

especially the parcels surrounded by residential use, in Tecopa Heights for commercial 

and/or residential uses should be conducted. In the shorter term, some of the BLM land 

could possibly be used for a neighbor park. 
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Policies  ï Land Use  (LU )  Residential  

¶ LU-8 Community will work with the  County on a neighborhood cleanup program.  

¶ LU-9 Community and County will set meetings with  the BLM to discuss possible 

land releases/sales of properties located around and mixed in with the residential 

area of Tecopa Heights to private owners and possibly for a neighborhood park.  

 DARK SKIES  

Tecopa is a small, isolated, community and the surrounding area is best described as 

desolate and rugged. It is also visually appealing with a lot of relief and varying rocks, 

minerals and desert plants that provide a range of washed color. The remoteness of 

Tecopa is a one of its defining characteristics and part of the experience in being there. 

This overall experience includes the dark, desert, night sky. With very little development 

and vast areas of open space surrounding Tecopa it is very dark at night making it a 

perfect place for unplugging from urban areas and star gazing.   

Protecting and celebrating the dark skies in Tecopa is very important to the people who 

live and recreate there and was a reoccurring, passionately expressed, comment during 

the public meetings.  

At the time of the writing of this plan, the County was beginning a Countywide process 

for preparing a Dark Skies ordinance. There is already language in the General Plan 

addressing Dark Skies (Visual Resources VIS -1.6). 

Policies  ï Land Use  (LU )  Dark Skie s 

¶ LU-10 lighting will be required to meet the policy set -forth in the Countyôs 

General Plan (VIS-1.6) with up to date lighting fixtures.  

6  ECONOMIC DEVELOPMENT  

Tecopa has an active and involved business community. This can be capitalized on by 

continuing to work with the already established business owners. A regular working 

group of the business owners can help in identifying and applying for future grant 

opport unities, coordinating community events and implementing the community plan.  

Cannabis cultivation, manufacturing and sales also piqued the interest of the Tecopa 

community. The Countyôs cannabis business license ordinance puts Tecopa in business 

license zone 5F. 5F allows for 10 cultivation, 10 manufacturing, 1 testing, 1 retail, 2 

distributor and 2 microbusiness license types. These numbers provide for a healthy start 

to cannabis businesses in Tecopa.  
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Policies  - Economic Development (ED)  

¶ ED-1 Encourage Tecopa business owners to meet among themselves, and with 

County and other land managers in the Tecopa area, regularly to discuss and plan 

for current and future economic development  and grant opportunities and 

community events. 

¶ ED-2 Periodically review and evaluate the number of commercial cannabis 

licenses obtained by members of the Tecopa community and how successful 

commercial cannabis has been as an economic driver. Request changes as 

appropriate to the Countyôs cannabis policies and regulations based on these 

evaluations. 

7 PUBLIC SERVICES AND UTILITIES  

 SERVICE DISTRICTS  

Tecopa is served by three districts: the Inyo-Mono Resource Conservation District, 

Southern Inyo Fire District and the Tecopa Cemetery District. The Inyo -Mono Resource 

Conservation Distr ict  covers all of Inyo County.  It provides: t echnical assistance to 

landowners, services related to the improvement of land capabilities, resource 

conservation, prevention and control of soil  erosion and public education. The Tecopa 

Cemetery District covers 277-acres and is responsible for managing and maintaining the 

Tecopa Cemetery. The Southern Inyo Fire District covers about 1,390-square miles and 

includes Tecopa, Shoshone and Charleston View. The main facility for the fire district is 

in Tecopa located along Tecopa Hot Springs road. Presently, the Southern Inyo Fire 

District is building a new facility in Tecopa Heights along the Old Spanish Trail Highw ay 

and is increasing service availability to Charleston View. 

During the Tecopa Plan workshops Fire District representatives indicated that they have 

a very low budget, which results in them having outdated equipment and/or no 

equipment making it more difficult for them to provide services. They also indicated 

that there are issues with  access to water in the event of a large fire. The Fire Chief 

suggested that a community pool could help the situation as it would provide water for 

fire suppression as well as a be community benefit and by having it the residents could 

realize lower hazard insurance rates. 

 POLICE  

Tecopa is served by the Inyo County Sheriff. The service area for the Sheriffôs office that 

includes Tecopa is 3,200-square-miles. There is a Sheriffôs substation in Shoshone about 

10-miles away.  The attendees at the community meetings did not indicate  that there is a 

deficiency in police services. 
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 WATER  

There is not a community water district in Tecopa. Private property owners have 

individual wells. The quality of the drinking water in Tecopa meets the State/Federal 

standards for private wells as they only have requirements with regard to levels of 

bacteria. The water in Tecopa, is however, high in arsenic and fluorides. This varies 

across the three areas of Tecopa with the highest levels in Tecopa Hot Springs, next 

Tecopa and the least in Tecopa Heights. Many of Tecopaôs residents have filtration 

systems on their wells or buy bottled water for drinking. The County was recently 

awarded a grant to put in a drinking water vending machine in Tecopa. This allows the 

community to get better quality drinking water without having to go to Pahrump or even 

further to buy it. Currently the Fire District is responsible for maintaining the water 

vending machine. 

The upper aquifer, where the water for household use and drinking is pumped from is 

limited. Both the quality and availability of water pose limitations on development in 

Tecopa. These water issues support changing some the zoning in Tecopa to commercial 

and lowering the amount of vacant land available for residential development. Cal Green 

requirements relating to sustainable water use practices should also be followed in 

Tecopa.  

 SEWER  

There is not a community sewer district in Tecopa. Private property owners have 
individual septic systems. The waste from the County campground, community center 
bathhouses and the Delights Resortôs, located in the Tecopa Hot Springs area, goes to 
evaporative ponds. The Zellhoefer property in the Tecopa area has a sewer system and 
the owners let visitors use it as a dump station for travel trailers. Future development in 
the Tecopa Hot Springs area could be limited by the need for a better waste water 
removal system with regard to individual bath houses and private septic systems. 
Tecopa and Tecopa heights can handle increased development and density with the 
existing Tecopa sewer system and individual septic systems. 
 

 OTHER UTILITIES AND SERVICES  

Tecopa is served by Pahrump Valley Disposal for solid waste disposal. There are about 

12-dumpsters throughout Tecopa for solid waste and recycling. There is no residential 

service. People must bring their trash to the community dumpsters for disposal.  

Southern California Edison provides electricity in the area. According to community 

comments, electricity service goes out quite often during storm events and takes a 

considerable time to fix. There is no cellular service in the area. AT&T is the phone 

service provider for landlines. Residents report that phone service can be unreliable as 

well. Residents have limited and expensive access to internet services, although they can 
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use the internet at the Community Center for free. The community is very interested in 

individ ual or community solar energy generation. 

Policies  ï Public Services and Utilities (PSU)  

¶ PSU-1 Southern Inyo Fire District shall explore and apply for equipment grants 
and to the extent practicable with the help of the County. 

¶ PSU-2 Encourage the Southern Inyo Fire District  to explore and apply for grants 
for a public swimming pool and for  grants and/or  a plan for the community to 
take on the continued operation and maintenance of the swimming pool . 

¶ PSU-3 County and community will c ontinue  to look for  new ways and means to 
provide potable water to the Tecopa community. 

¶ PSU-4 County and community will find educational materials on  sustainable 
water use practices. 

¶ PSU-5 Community and County will find possible grants for individual solar 
systems or a community solar facility.  

¶ PSU-6 County and community will contact phone and internet service providers 
to see what local incentives might be available to improve and deliver better 
services to Tecopa. County staff will look for grant opportunities and ways 
continue and expand the 21st Century Obsidian project. 
 

8  CIRCULATION  

Tecopa can be accessed from the west by the Tecopa Hot Springs Road and Furnace 

Creek Road via Highway 127 and Highway 178 that connects it to Death Valley and 

further west to Highway 395. Tecopa Hot Springs Road and Furnace Creek Road via 

Highway 127 also connects to Tecopa to the south into San Bernardino County and 

north to Shoshone and into Nevada as well as to the east via Highway 178 connecting it 

to and Pahrump and Las Vegas. The Old Spanish Trail Highway also connects to 

Highway 127 and goes directly into Tecopa. It connects Tecopa to Charleston View and 

further east to Pahrump and Las Vegas. 

The County Road Department maintains some of the Roads in Tecopa, these include: 

Furnace Creek, Tecopa Hot Springs and the Old Spanish Trail Highway and a few  

neighborhood streets: Bob White Way, Downey, Gentry, Dawn Loop, Sun Down, Noon 

Day and Elias. The other roads in the area are locally maintained or not maintained at 

all. Many are dirt roads and some are washed out, have objects parked or stored on 

them and are otherwise hard to find or follow.  

The Tecopa community showed an interest in road clearing and maintenance. They also 

commented on pass through traffic that affected the intersection at Tecopa Hot Springs 

Road and the Old Spanish Trail Highway. They would like to see safety improvements to 

this intersection . They are also concerned about the intersection at Tecopa Hot Springs 

Road and the driveway to the County campground and community center on the west 
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and the Tecopa Hot Springs pool on the east. A suggestion for a traffic circle at the 

Tecopa Hot Springs Road and the Old Spanish Trail Highway intersection was made and 

well received by the people in attendance.  

The intersection at Tecopa Hot Springs Road and the Old Spanish Trail Highway is an 

ideal entry point to Tecopa. A traffic circle with an entry sign in the center with way 

finding markings for Tecopa Heights, China Ranch, Pahrump, Tecopa Hot Springs, 

Shoshone, Dumont Dunes and Death Valley would help to safely orient and direc t 

people coming into Tecopa. Traffic improvements at  Tecopa Hot Springs Road and the 

driveway to the County campground and community center and the driveway to the 

Tecopa Hot Springs pool should also be evaluated. A sign announcing Tecopa Hot 

Springs and way finding signs in this area would also help to direct people which would 

work to improve safety.  

Another entry point sign could also be added just outside of the Hot Springs area. Again, 

this would announce to travelers that they are entering Tecopa and way finding signs 

should be included to help direct them to their destinations .  Way finding signs would 

also be beneficial at the turnoff to and out of China Ranch at the junction of Highway 

127 and Old Spanish Trail Highway and Tecopa Hot Springs Road. 

A multi -modal path (walking, cycling, horseback riding ) was highly desired by the 

Tecopa community that would extend from the entrance to Tecopa Hot Springs to the 

turnoff to China Ranch and could connect to the multi -modal trail paralleling the Old 

Spanish Trail, proposed in the Charleston View Community (see vision map). The 

community would also like to see a Rails to Trails multi -modal trail project, using the 

old Tonapah and Tidewater Railroad bed, connect Death Valley Junction, Shoshone, 

Tecopa and China Ranch (see vision map).  

An additional  frequently expressed concern from the Tecopa community is the recent 

proliferation of vehicles driving off road in areas not designated for it. This use is 

causing damage to natural resources and leaving scars on the landscape (see following 

photo) . The community would like to see more signage directing people to appropriate 

areas for off-road vehicle use, as well as, signage indicating where it is not allowed. 
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Eastern Sierra Transit provides limited services to the community of Tecopa. They offer 

rides from Tecopa to the Shoshone Medical Center and to the Walmart in Pahrump two 

Thursdays a month (every other Thursday). They do not offer a service for Tecopa into 

Lone Pine, Independence or Bishop. People in Tecopa who rely on public transportation 

have to schedule their trips based on the busôs availability. 

Policies  - Circulation  (Roadways and Highways -RH; Public 

Transportation - PT; Bicycles and Trails -BT; Railroads -RR)  

¶ RH-1 Community as a whole, and individual landowners , will work together to 
clear personal property of public and private roads, easements and driveways. 

¶ RH-2 County will  look into traffic controls at the intersections of Tecopa Hot 
Springs Road and the Old Spanish Trail Highway and at the intersection of 
Tecopa Hot Springs Road and the driveway to the County campground and 
community center and the driveway to the Tecopa Hot Springs pool, and pursue 
grant opportunities to further evaluate traffic control methods including traffic 
circles. 

¶ RH-3 County will pursue grants to evaluate and possibly fund a multi -modal path 
along Tecopa Hot Springs Road from: on the north, the turn -off to Furnace Creek 
Road; through Tecopa Hot Springs; onto the Old Spanish Trail Highway along 
Tecopa and Tecopa Heights; and, south to the China Ranch Road turn-off (see 
vision map). 

¶ RH-4 Gateway, wayfindin g and signage indicating where off -road vehicles are 
allowed and not allowed should be added at the gateway locations and at 
intersections along Tecopa Hot Springs Road and Old Spanish Trail Highway. 

Example of damage from off road 

vehicle in a non-designated area 




