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EXECUTIVE SUMMARY 
 
 
 
PROJECT BACKGROUND & LOCATION 
 
Mr. Jim Walters has purchased 74.15 acres located approximately four miles west of 
Lone Pine, which he proposes to develop as a residential subdivision to be called 
Whitney Portal Preserve.  This parcel, along with adjacent land to the north, was 
historically known as the Cuffe Ranch Property.  The 74-acres to be developed is 
adjacent to the south side of Whitney Portal Road. 
 
The project site is located within Owens Valley, in the southern half of Inyo County.  The 
project site is located adjacent to the eastern slopes of the Sierra Nevada Range, which 
form the western boundary of the Valley.  Across the valley floor to the east, the White 
Mountains (to the north) and the Inyo Mountains and Coso Range (to the south) form the 
eastern boundary of the Valley.  The Sierra Nevada Mountains rise steeply from the 
valley floor, providing an almost sheer vertical backdrop along the entire length of 
Owens Valley.  The project site has unimpeded views down and across the valley.  
 
Whitney Portal Road provides the main access route to the proposed project site, and is 
the only access route to the Mt. Whitney trailhead and recreation area located west of the 
site.  Whitney Portal Road terminates at the trailhead to the mountain, 9 miles west of the 
project site.  Mt. Whitney, being the tallest mountain in the contiguous 48 states, has 
special significance as a recreational destination for both domestic and international 
tourists.  As a result, the proposed project site will have high visibility to visitors to the 
area. 
 
With the exception of three gullies (“blue line streams”) that cross the site from the 
southwest to the northeast, the project site is relatively flat, with a gentle slope toward the 
valley floor.  Vegetative cover is typical of the area, comprised mainly of Mojave mixed 
woody scrub.  There is no development or structures on the site except for three unused 
wells and a dirt road.   
 
To the north of the site, across and adjacent to Whitney Portal Road, are six private 
parcels ranging in size from 2.5 to 20 acres.  Most of these are developed with single 
family homes.  Also to the north of the project site, running parallel to Whitney Portal 
Road and bi-secting the six private properties, is Lone Pine Creek.  To the east of the 
project site is Los Angeles Department of Water and Power (DWP) land, existing as 
undeveloped open space.  To the south and west of the project site is Bureau of Land 
Management (BLM) land, also existing as undeveloped open space.  The nearest 
subdivision is Alabama Hills, located approximately three miles to the southeast. 
 



The project site is designated Rural Residential Medium Density (RRM) in the Inyo 
County General Plan, with 1 dwelling unit allowed per 2.5 acres.  The site is zoned Rural 
Residential (RR) under the Inyo County Zoning Ordinance, with a 2.5 acre minimum lot 
size.  As the project applicant proposes subdivision lots of 2.5 acres or greater in size, the 
project is in conformance with both the General Plan and Zoning Ordinance.  As a result, 
no General Plan Amendments, Zone Reclassifications, or Conditional Use Permits (CUP) 
are required as part of the application.  The six private parcels to the north of the project 
site are variously designated under the General Plan as: Residential Rural Medium 
Density (RRM), with 1 dwelling unit per 2.5 acres; Residential Estate (RE), with 1 
dwelling unit per 5 acres; and, Resort/Recreational (REC), with 1-24 dwelling units per 
acre, 2.5 acre minimum lot size.  Land to the east, south, and west which is owned by 
DWP and BLM is designated NR (Natural Resources) or SFL (State and Federal Lands) 
under the General Plan, respectively, and zoned OS-40 (Open Space, 40 acre minimum).  
 
 
 
PROJECT DESCRIPTION 
 
The proposed project consists of twenty-seven 2.5-acre lots on 74.15 acres.  Access into 
the subdivision will be from Whitney Portal Road, a County maintained road, via two 
access roads.  Building setbacks for lots adjacent to Whitney Portal Road will range from 
150 to 225 feet, with a minimum 50-foot building setback from property lines for the 
majority of the remainder of the lots.  There will be three road segments within the 
subdivision, with two cul-de-sacs.  Roadway segments will cross the gullies on site in 
two places, with six lots configured so that driveways will cross gully areas.   
 
Lots will be serviced by individual water wells and septic systems.  All new utility lines 
(electric, telephone, and cable) will be installed underground.  The project is proposed to 
be constructed in three phases: phase one to include lots adjacent to Whitney Portal Road 
(lots 1-9); phase two to include lots to the east and south (lots 10-13, 19-22); phase three 
to include lots to the west and south (lots 14-18, 23-27).   
 
The subdivision will be governed by extensive Conditions, Covenants, and Restrictions 
(CC&Rs), administered and enforced by a Homeowners Association.  The CC&R 
document can be found in Appendix D of this EIR document.  The CC&Rs function 
primarily to control aesthetics.  Under the proposed CC&Rs, homes will be a minimum 
of 1,600 sq. ft., with no mobile homes allowed.  The developable area of each lot, or 
building envelopes, will be restricted to 27% of lot area for non-equestrian lots (lots 1-7, 
10-16) and 40% of lot area for equestrian lots (8, 9, 17-27).  An equestrian trail will lead 
out of the subdivision at the southwest corner and connect to BLM trails on adjacent 
lands.  Height restrictions will range from 22 feet for lots adjacent to Whitney Portal 
Road, to 30 feet for the remainder of the lots.     
 
CC&Rs also restrict building materials, requiring use brick, rock, wood, or stucco, and 
roofing of clay-fired flat tile, slate, shakes, or non-reflective metal.  All such materials are 
subject to the approval of the CC&R Architectural Committee.  Lighting materials must 



comply with a “dark skies” policy, which requires that all lighting fixtures be fully 
shielded and attached to structures.  Fixtures for properties will be restricted in number, 
intensity and duration.  No lighting will be allowed on eastern and western edges of those 
respective periphery lots (1, 9, 10, 18, 19, 27).  CC&Rs further control and restrict 
recreational vehicle storage, temporary structures, sports fixtures, and yard/corral 
maintenance.    
 
Lot landscaping is required within six months of issuance of a Certificate of Occupancy 
under the CC&Rs, with drought tolerant, native vegetation encouraged.  Owners of lots 
located on the periphery of the subdivision are required to install trees and plant materials 
in accordance with the planting plan developed for the subdivision and contained within 
the CC&R document as Attachment A.  These plant materials will form the outer buffer 
of vegetation for the subdivision profile.  
 
The proposed Whitney Portal Preserve project is a Tentative Tract Map application, 
assigned as T.P.M. #239/Walters, and is the subject of this Environmental Impact Report 
(EIR). 
 
 
 
PROJECT IMPACTS & MITIGATION MEASURES 
 
State CEQA Guidelines Section 15123 (b)(1) states that a summary shall identify each 
significant impact, along with the proposed mitigation measures to be implemented in 
order to reduce or avoid the impact.  This information is summarized in Table 1, 
Summary of Project Impacts & Mitigation Measures, which is located at the end of this 
Executive Summary. 
 
 
ISSUES OF CONTROVERSY/CONCERN 
 
The following are issues most likely to produce controversy in reviewing and considering 
the proposed Whitney Portal Preserve Project: 
 

• Aesthetic/Visual Resources.  Impacts of the proposed subdivision to the overall 
visual resources of the area and the view sheds along Whitney Portal Road, the 
only access route to Mt. Whitney and its surrounding recreation area.  

• Hydrology.   Impacts of the subdivision on ground water and the underlying 
aquifer.  Particularly, issues of drawdown to wells serving private properties to 
the north of the project site, recharge and drawdown to Lone Pine Creek, 
seeps/springs to the east of the project site, and wells serving the Alabama Hills 
subdivision to the southeast of the project site. 

• Water Quality Impacts.  Impacts in the form of stormwater released into the 
three existing gullies on site, which eventually empty into Lone Pine Creek. 



• Stormwater Hazards.  Impacts related to adequate emergency access to the 
proposed subdivision.  Subdivision roadways and driveways will cross the gullies 
(“blue line streams”) on site in several places, and may be threatened by large 
volumes of intermittent water flowing through them.  In addition, the point at 
which one of the gullies flows under Whitney Portal Road to Lone Pine Creek 
will be reconstructed with three larger culverts to replace the existing single 
culvert.  While these new culverts will prevent the back-up and damage to 
Whitney Portal Road that has resulted from past gully flows, they will also 
facilitate a greater water capacity which may have impacts.   

• Utilities.  Impacts related to septic systems and water wells installed on individual 
lots, and the associated concerns of groundwater contamination from septic 
systems.  In addition, wells and septic systems on individual lots must be 
configured in such a way as to meet the required setback distances/separation 
while at the same time not impacting an adjacent lot’s ability to achieve the same 
required distances. 

• Fire Protection Services.  The project site is currently adjacent to, but outside of, 
the existing Lone Pine Fire District boundary.  The applicant is actively working 
with the Lone Pine Fire Department to have fire district boundaries altered to 
include the project site.  

• Land Use Goals and Policies of the Inyo County General Plan.  Impacts and 
conflicts related to the goals outlined in the Conservation/Open Space Element of 
the Inyo County General Plan (“Visual Resources,” Chapter 8.8), which promote 
preservation of view sheds and scenic resources.  In addition, impacts and 
conflicts with the goals and policy statements of the Land Use Element of the 
Inyo County General Plan (Chapter 4.2), which promote new development in 
areas contiguous to existing development.  

 
 
PROJECT ALTERNATIVES 
 
Section 15126.6 of the State CEQA Guidelines requires that an EIR describe a 
reasonable range of alternatives to a proposed project, or to the location of the project, 
which would reduce or avoid significant impacts and which could feasibly 
accomplish the basic objective of the project.  An EIR should also evaluate the 
comparative merits of the identified alternatives.  Alternatives that reduce or avoid 
significant impacts should be viewed as environmentally superior alternatives to the 
proposed project.  However, if an identified environmentally superior alternative is 
the “no project” alternative, then the EIR must also identify an environmentally 
superior alternative among alternatives which can meet project objectives. 
 
This EIR evaluates the following alternatives: 
 
“No Project” Alternative: This alternative consists of the effects of taking no action 
on project approval.  That is, this alternative entails a general discussion of what 
could reasonably be expected to occur on the project site in the foreseeable future if 



the project is not approved, based on the existing General Plan designation, zoning, 
and available infrastructure/services to the project site. 
 
Off-Site/Land Exchange Alternative:  The project applicant has explored land 
exchanges with two agencies, the Bureau of Land Management (BLM) and the Los 
Angeles Department of Water & Power (LADWP), and is also currently exploring 
land exchanges with the U.S. Forest Service.   
 
Alternative Project Design:  There are a number of possible project alternatives, 
three of which are described below. 
 

A.) Reduced Project Density:  Under this alternative, the lot sizes of the proposed 
project would be increased in size from 2.5 acres to 5.0 acres, resulting in 
fewer houses and a decreased density.   

 
B.) Community Water & Sewer Connection:  Under this alternative, individual  

water wells and/or septic systems would not be allowed.  Instead, a 
community water and/or sewer system would be constructed, with all units 
required to connect.   

 
C.) Clustered Lots with Low-Moderate Income Housing:  Under this alternative,  

housing units would be clustered in one area of the project site, with the 
balance of the project area kept as community open/recreation space 
managed by the Homeowners Association.  In addition, 10% of the housing 
built would be low to moderate income levels. 

 
 
 



 
 
 
 

CHAPTER 1: INTRODUCTION 
 
 
 
1.1 PROPOSED PROJECT ACTION 
 
The project applicant is proposing to develop twenty-seven 2.5-acre lots on 74-acres 
located four miles west of Lone Pine, adjacent to Whitney Portal Road.  The proposed 
subdivision will comply with the Inyo County General Plan’s designation for the property 
as Residential Rural Medium Density (RRM) development, allowing 1 dwelling unit per 
2.5 acres.  Likewise, the project complies with the the Inyo County Zoning Ordinance’s 
designation of Rural Residential/RR, which requires a minimum 2.5-acre lot size.  
 
 
 
1.2 REQUIRED CEQA PROCEDURES 
 
The County of Inyo has determined that an Environmental Impact Report (EIR) must be 
prepared for the proposed project in accordance with the California Environmental 
Quality Act (CEQA).  Section 15121 (a) of the Guidelines for Implementation of the 
California Environmental Quality Act (State CEQA Guidelines) defines an EIR as an 
informational document that will: 
 
 “…inform public agency decision-makers and the public generally of 
 the significant environmental effects of a project, identify possible ways 
 to minimize the significant effects, and describe reasonable alternatives 
 to the project.” 
 
As defined by Section 15378 of the State CEQA Guidelines, a “project” is any action that 
“…has a potential for resulting in either a direct physical change in the environment, or a 
reasonably foreseeable indirect physical change in the environment…”  Section 15093 of 
the Guidelines requires decision makers to balance the benefits of a proposed project 
against any unavoidable environmental effects of the project.  If the benefits of the 
project outweigh the unavoidable adverse environmental effects, the decision makers 
may adopt a statement of overriding consideration, finding that the environmental effects 
are acceptable in light of the project’s benefits to the public. 
 



Under CEQA, the Lead Agency is usually the public agency with authority to approve or 
deny the project.  In this case, the Inyo County Planning Commission will act as Lead 
Agency with authority to certify the EIR.  Under Section15381 of CEQA Guidelines, a 
“Responsible Agency” is a public agency other than the Lead Agency that has 
discretionary approval authority over the project and will utilize the EIR prepared for the 
County.  In this case, the responsible agencies include, but are not limited to, the 
California Department of Fish & Game (1603 Streambed Alteration Permit), Lahontan 
Regional Water Quality Control Board (NPDES and SWPPP permits), Inyo County 
Public Works/Roads Department (encroachment permits). 
 
The CEQA process requires that the lead agency seriously consider input from other 
interested agencies, citizen groups, and individuals.  CEQA provides for a public process 
requiring full public disclosure of the expected environmental consequences of the 
proposed action, with the public given a meaningful opportunity to comment.   
 
The first opportunity for input from interested parties is during the 30-day comment 
period following the publication of the Notice of Preparation.  This publication and 
comment period, required under CEQA Guidelines PRC Sec. 21092.2, Guidelines 15082, 
15082 (a), allows interested parties to comment on the scope and content of the 
environmental information to be reviewed in the EIR.  On July 7, 2004, a Notice of 
Preparation and Initial Study for the proposed project were circulated for review and 
comment by responsible, trustee, and local agencies.  The County also held a scoping 
meeting on July 27, 2004, to allow additional opportunities for individuals and agencies 
to comment on the proposed scope and content of the EIR. 
 
A second opportunity for public comment begins upon the completion of the Draft EIR.  
Under Section 15105 of the Guidelines, the public review period must be at least 45 days 
when a Draft EIR is submitted to the State Clearinghouse for review by State agencies, 
but no longer than 60 days, except in unusual circumstances.  During the review period 
any agency, group, or individual may comment in writing on the Draft EIR.  The Lead 
Agency must then respond to each comment on environmental issues in the Final EIR.   
 
CEQA does not require formal hearings at any stage of the environmental review process 
(Section 15202 of the Guidelines), but many agencies hold public hearings on Draft EIRs 
during the public comment period to further facilitate public testimony.  A Notice of 
Availability is scheduled to be published on November 1, 2004, which will begin the 45-
day review period.  A public hearing is tentatively scheduled for November 30, 2004.  
The project is scheduled to go before the Inyo County Planning Department on February 
23, 2005. 
 
 
1.3 SCOPE OF THE EIR 
 
Based on information contained in the initial study for this project, the County 
determined that a project level EIR should be prepared for the Whitney Portal Preserve 
development project, due primarily to issues of Aesthetics, Hydrology, Hazards, Public 



Services, Utilities & Service Systems, Fire Protection, and Land Use.  A project level 
EIR is described in Section 15161 of CEQA Guidelines as one which examines the 
environmental impacts of a specific development project.  A project level EIR must 
examine all phases of the project. 
 
The following issues are discussed in this EIR, in the following order.  These issues are 
the standard environmental issues/topics identified under CEQA.  In addition, this EIR 
also addresses specific issues identified as a result of public comments, which were 
received following the publication of the Notice of Preparation for the EIR and a public 
scoping meeting. 
 
Aesthetic Resources (Section 3.1).  This section discusses the project’s impact on the 
view sheds and scenic resources as seen along Whitney Portal Road and the general 
Whitney Portal Recreational area.  In addition, issues such as lighting, building materials, 
and landscaping/screening will be discussed.  A Visual Impact Analysis prepared for the 
project deals extensively with this issue, and is found in Appendix C.  In addition, 
CC&Rs developed for the project propose extensive restrictions designed to decrease the 
project’s impact on the surrounding landscape.  The proposed CC&Rs are found in 
Appendix D. 
 
Land Use & Planning (Section 3.2).  This section discusses the project’s compliance with 
the overall goal and policy statements found within the Inyo County General Plan.  In 
particular, the project’s impact on view sheds and visual resources are analyzed in light 
of the goals and policies stated for such issues in the Inyo County General Plan.  
Additionally, the project is evaluated against the General Plan goals of promoting new 
development contiguous to existing development.  A summary of the project’s 
compliance with the applicable goals and policies of the Inyo County General Plan in 
found in Table 2, located at the end of the Executive Summary and also in Appendix M. 
 
Hazards & Hazardous Materials (Section 3.3).  Hazards associated with the wash-out or 
erosion of roadways and driveways that cross gullies on site, which carry intermittent, 
high velocity water flows.  Such hazards could interfere with fire protection/emergency 
access to the subdivision.  A Drainage Study done for the site analyzes stormwater flow 
and velocity issues, and also contains water quality test results.  This study is found in 
Appendix E.   
 
Hydrology & Water Quality (Section 3.4).  This section discusses the availability of 
adequate amounts of water for the proposed subdivision.  In addition, draw-down issues 
for the underlying aquifer, surrounding properties, Lone Pine Creek, and nearby 
seeps/springs are analyzed.  A Hydrogeologic Assessment is included in Appendix G. 
 
Public Services (Section 3.5).  The provision of fire protection services is discussed in 
this section.  The project site is adjacent to, but outside of, the current Lone Pine Fire 
District boundaries.  The applicant is working with the Lone Pine Fire District to alter the 
district boundaries to include the proposed subdivision.  A memo from the Lone Pine Fire 



Chief detailing required fire protection measures for the proposed subdivision is included 
in Appendix F. 
 
Transportation & Traffic (Section 3.6).  This section summarizes the traffic impacts 
resulting from the proposed project.  A traffic study was prepared for the project and is 
included in Appendix J. 
 
Biological Resources (Section 3.7).  This section presents the results of record searches 
and biological field surveys conducted on the project site, including special status 
surveys, for vegetation and wildlife species.  Analysis centers on both winter (February, 
2004) and spring (April, 2004) field surveys.  Special, individualized studies were 
conducted for Mule Deer, Burrowing Owls, and raptors.  Studies include those prepared 
by Mark Bagely and Denise LaBerteaux, as well as an investigative survey on mule deer 
prepared by Dr. John D. Wehausen and Karl Chang (April, 2004), and a memo on Big 
Horn Sheep by Dr. Wehausen.  All studies are included in Appendix I. 
 
Utilities & Services Systems (Section 3.8).  This section reviews the proposed individual 
septic and water wells proposed for the project and discusses potential impacts relating to 
groundwater pollution and required setback distances.  Issues relating to water well siting 
is found in the Hydrogeology Study done for the project, which is included in Appendix 
G. 
 
Cultural Resources (Section 3.9).  This section presents the results of a Cultural Resource 
Survey done for the site, which is found in Appendix H.  The survey includes a records 
search, field survey, and evaluation covering both prehistoric and historic periods.  
Survey results center around historic refuse dumps ranging from the 1920s to the 1960s, 
and likely associated with the motion picture industry which used the surrounding 
Alabama Hills area for filming. 
 
Geology/Soils (Section 3.10).  This section evaluates the soils on the project site for their 
suitability for proposed septic systems.  Soil percolation test results for the project site are 
found in Appendix L. 
 
Mineral Resources (Section 3.11).  This section reviews mining potential.  However, 
since there are no known mineral resources on the project site, there are no impacts 
associated with this issue. 
 
Noise (Section 3.12). The estimated noise levels for the construction of the project are 
reviewed, along with a comparison against ambient noise levels standards.  Ambient 
noise level standard are included in Appendix L. 
 
Population & Housing (Section 3.13).  This section deals with the impacts of increased 
population resulting from the proposed subdivision. 
 



Recreation (Section 3.14).  The Inyo County Subdivision Ordinance requirements for 
recreation fees and/or lands are reviewed, along with probable project recreational needs 
and impacts. 
 
Air Quality (Section 3.15).  This section discusses air quality issues related to both short-
term construction and long-term operational activities.    
 
Agriculture (Section 3.16).  The proposed project contains no agricultural areas.  As a 
result, there are no impacts related to this issue. 
 
 
 
 
1.4 ORGANIZATION OF THE EIR  
 
This Draft EIR is organized into the following chapters: 
 

• Executive Summary 
• Chapter 1: Introduction 
• Chapter 2: Project Description 
• Chapter 3: Environmental Impacts 
• Chapter 4: Project Alternatives 
• Chapter 5: Consequences of Project Implementation 

 
Executive Summary: consists of a five page summary of the project.  Two tables are 
included at the end: a Summary of Project Impacts & Mitigation Measures and an 
Evaluation of Project Characteristics Against Inyo County General Plan Goals and 
Policies. 
 
Chapter 1/Introduction:  Provides a summary of the project actions; a general 
description of the CEQA requirements that mandate when an EIR must be completed for 
any given project; a listing of the project-specific environmental issues covered in the 
EIR; an overview how the EIR is organized; and, an a table listing agency actions and 
permits required to implement the proposed project.  
 
Chapter 2/Project Description:  Contains background information and a description of 
the project site; a description of the proposed project; how the project conforms to the 
County’s General Plan; and, possible project alternatives.   
 
Chapter 3/Environmental Impacts:  Contains sections covering each of the standard 
CEQA environmental issues/topics.  All environmental issue sections contain the same 
following structure of information: 
 

• Source of Information: Describes the source of information used to 
analyze the CEQA issue discussed. 

 



• Existing Environmental Conditions:  Describes the existing 
physical setting and environmental resources which may be 
impacted as a result of this project. 

 
• Regulatory Environment: Consists of a description of impact 

criteria, which form the standard, or threshold, by which impacts 
are measured.  It is noted whether the given impact achieves a 
level of significance or not, based on the impact criteria.   

 
• Environmental Consequences: This section describes proposed 

mitigation measures for any given impact, and states whether the 
mitigation measure will reduce the impact to a less than significant 
level based on the evaluation criteria listed for the given 
environmental topic area.  A description of how each mitigation 
measure is to be implemented is also included.  Lastly, each 
mitigation measure is assigned a number (#) for future reference. 

 
 
Chapter 4/Project Alternatives: This chapter offers an overview of what the CEQA 
Guidelines require in terms of project alternatives.  Description, analysis, and conclusions 
are then given for a number of project alternatives. 
 
Chapter 5/Project Consequences: This chapter discusses the consequences of 
implementing the project, lists the level of significance of each project impact, and 
analyzes project impacts which are significant and unavoidable, irreversible, cumulative, 
or growth-inducing. 
 



 
 
 

CHAPTER 2: PROJECT DESCRIPTION 
 
 
 
 
2.1 PROJECT LOCATION 
 
LOCATION & EXISTING SITE CONDITIONS 
 
The project site is located in the Eastern Sierra Region of California, within the west-
central section of Inyo County.  The site is four miles west of the town of Lone Pine, near 
the foothills/lower slopes of the Sierra Mountain Range. It is adjacent to Whitney Portal 
Road, which leads out of Lone Pine, past the site, and ends nine miles west of the site at 
the Mt. Whitney recreational area and the trailhead to Mt. Whitney, the highest mountain 
in the contiguous 48 states.  Lone Pine Creek parallels Whitney Portal Road to the north 
for much of this distance.  The project site is located on the Mt. Langley, California 
U.S.G.S. Quadrangle (1994), 7.5 Minute Series in Section 35, R 35 E, T 15 S, Mt. Diablo 
Baseline and Meridian (MDB&M).  Figure 1/Vicinity Map shows the project site. 
 
The project site consists of 74.15 acres of gently east-sloping terrain, at an elevation 
ranging from 4,854 to 5,051 feet above mean sea level (amsl).  The property is open land, 
covered with a vegetative cover of Mojave mixed woody scrub, typical of the 
surrounding landscape.  Three gullies (“blue line streams”) cross the site from southwest 
to northeast, carrying water only intermittently from heavy spring snowmelts or intense 
mountain thunderstorms, and emptying ultimately into Lone Pine Creek.  There is no 
riparian, wetland, or vegetation associated with these gullies, as they are dry except for 
isolated events.  The project site is vacant except for three unused water wells and an 
unpaved road that crosses the property.   
 
There has been no development on the property, although it was at one time part of a 
larger property known as the “Cuffe Ranch,” which straddled Whitney Portal Road, with 
ranch and outbuildings on the north side of the road along Lone Pine Creek.  There is no 
other development in the immediate area other than private parcels located across 
Whitney Portal Road to the north, along Lone Pine Creek, which range in size from 2.5 to 
20 acres, some of which are developed with single family homes.  The nearest residential 
subdivision is Alabama Hills, approximately three miles to the southeast.   
 
 
 
 
 



HISTORY 
 
As stated above, the project site was at one time part of a larger property historically 
known as the Cuffe Ranch.  Ida Cuffe, an early film actress, purchased the property after 
becoming familiar with the area as a result of film location shooting.  The project site has 
additional ties to the film industry, as it contains several refuse sites with material from 
movie camps and/or sets (see Cultural Resources Survey & Evaluation, LSA Associates, 
February 13, 2004, Appendix H).  It is unknown whether the site may have supported 
cattle at one time, but it has not been grazed for some time and now exists as vacant 
sagebrush landscape typical of the surrounding area. 
 
 
SURROUNDING LAND OWNERSHIP AND USES 
 
The project site is surrounded on three sides by public land under the jurisdiction of 
either the Los Angeles Department of Water and Power (east) or the Bureau of Land 
Management (south and west).  These lands are zoned OS-40 (Open Space, 40 acre 
minimum) and designated either NR (Natural Resources) or SFL (State & Federal Lands) 
under the Inyo County General Plan.   
 
The only adjacent privately owned parcels are located to the north, across Whitney Portal 
Road and along Lone Pine Creek, and consist of six parcels ranging in size from 2.5 acres 
to 20 acres.  Figure 2/Location Map and Figure 3/Assessor’s Parcel Map indicate these 
properties.  General Plan and Zoning designations for these private parcels vary: General 
Plan designation of Residential Rural Medium Density (RRM)/ 1 dwelling unit per 2.5 
acres, zoned RR-2.5 (Rural Residential, 2.5 acre minimum; General Plan designation of 
Residential Estate (RE)/1 dwelling unit per 5 acres, zoned RR-5.0 (Rural Residential, 5 
Acre minimum); and, General Plan designation of Resort/Recreation (REC)/ 1-24 
dwelling units per acre/2.5 acre minimum lot size, zoned C-5-10.0 (Commercial 
Recreation, 10 acres minimum).  Figure 4/General Plan Designation and Figure 5/Zoning 
show the designations for these surrounding properties. 
 
 
2.2 PROJECT OBJECTIVES 
 
COMPLIANCE WITH THE INYO COUNTY GENERAL PLAN 
 
The project applicant is seeking to develop the property in full compliance with the 
existing Inyo County General Plan designation for the property.  The project is 
designated Rural Residential Medium Density (RRM) under the Inyo County General 
Plan, with 1 dwelling unit per 2.5 acres allowed, 2.5-acre minimum parcel size (Inyo 
County General Plan, Land Use Element, Policy LU-2.7).    This policy reads as follows: 
 
 “This designation provides for large-lot, single-family housing in  
 rural residential neighborhoods, public and quasi-public uses, and 
 similar and compatible uses.  Residential densities shall be a maximum 



 of 1 dwelling units per 2.5 acres.  This designation is used around the  
 fringes of urban communities where large parcel sizes are preferred, 
 and for those rural communities that lack complete sewer and water 
 systems.  Individual water wells and individual sewage disposal systems 
 are allowed, but community water systems are encouraged.” 
 
As the project is in conformance with the General Plan designation for the parcel, no 
General Plan Amendments are required.  
 
Table 2, found at the end of the Executive Summary and in Appendix M, lists all the 
pertinent goal and policy statements of the Inyo County General Plan which apply to the 
proposed project, and then evaluates them against the project’s characteristics.  There are, 
however, several particular Goals and Policies within the General Plan with which the 
proposed project presents potential conflict: 
 

 
• Goal VIS-1 (Conservation/Open Space Element, Chapter 8.8/Visual 

Resources): “Preserve and protect resources throughout the County that 
contribute to a unique visual experience for visitors and quality of life for 
County residents.” 

 
The Conditions, Covenants, and Restrictions (CC&Rs) developed for the 
proposed subdivision contain a number of requirements designed to soften 
and blend the subdivision into the surrounding landscape, thus preserving 
the visual experience of the surrounding area.  In spite of such measures, 
the project would exist within an area that was previously undeveloped.  
In this respect, the proposed subdivision is changing the visual experience 
of the area, and constitutes a significant aesthetic/visual impact. 
 

• Goal LU-1 (Land Use Element, Chapter 4.2/Land Use): “Create 
opportunities for the reasonable expansion of communities in a logical 
and contiguous manner that minimizes environmental impacts, minimizes 
public infrastructure and service costs, and furthers the countywide 
economic development goals.  Guide high-density population growth to 
those areas where services (community water and sewer systems, schools, 
commercial centers, etc.) are available or can be created through new land 
developments, while providing and protecting open space areas.” 

 
The proposed project site is not contiguous to an existing developed/urban 
community, but rather would exist as a rural residential subdivision.  The 
Inyo County General Plan recognizes this rural status, as the property is 
designated as Rural Residential Medium Density (RRM).  As a rural 
property, the property is inherently, and by definition, some distance from 
existing communities.  As a result, it requires the provision of individual 
water and septic rather than the extension of existing services from a 
nearby established community site, which would be cost prohibitive.  The 



provision of such individual wells and septic systems are allowed by the 
Inyo County General Plan, but the General Plan further states that a 
community-system approach is a preferred alternative to individual 
systems.   
 

• Goal LU-2 (Land Use Element, Chapter 4.2/Land Use): “Assure that all 
residential development is well planned, adequately served by necessary 
public facilities and infrastructure, and directed towards existing 
developed areas.” 

 
The proposed project site is located approximately four miles west of the 
town of Lone Pine.  As a result, the project site cannot be considered to 
meet the definition of a “developed area” in the same sense that the town 
of Lone Pine does.  Conversely, the project site is identified as a  
“community” within the Inyo County General Plan (“Lone Pine Creek”).  
Therefore, in this respect the project site exists as adjacent to an identified 
developed community area, in contrast to other outlying areas in the 
County that are not identified as a community by the General Plan. 

 
 
COMPLIANCE WITH THE INYO COUNTY ZONING ORDINANCE 
 
The site is zoned Rural Residential, with a 2.5 acre minimum under the Inyo County 
Zoning Ordinance.  The zoning is thus consistent with the General Plan.  The project is in 
full compliance with the Zoning Ordinance, and requires no Zone Reclassifications or 
Conditional Use Permits. 
 
 
COMPLIANCE WITH THE INYO COUNTY SUBDIVISION ORDINANCE 
 
The proposed subdivision will be subject to the provisions of the State Subdivision Map 
Act (Section 66410 et. seq. of the California Government Code) and the Inyo County 
Subdivision Ordinance, Title 16 of the Inyo County Code.  The Subdivision Map Act 
vests in local agencies (cities and counties) the power to regulate and control the design 
and improvement of subdivision of land within their boundaries, subject to the provisions 
of the Subdivision Map Act.  A subdivision is generally any division of land; however the 
Map Act distinguishes between divisions of land involving five or more parcels and those 
involving fewer than five for purposes of process.  Those involving five or more 
generally require the filing of both a tentative and final subdivision map. 
 
The applicant has filed a Tentative Tract Map containing 27 lots, which is subject to the 
procedures and requirements set forth in the Subdivision Map Act and the Inyo County 
Subdivision Ordinance.  The concept of vesting tentative maps was added to the 
Subdivision Map Act in 1984 and became operative for residential properties in 1986.  
An approved vesting tentative map expressly confers a vested right to proceed with 
development of the property in substantial compliance with the ordinances, policies, and 



standards in effect at the time the application for vesting tentative tract map approval is 
found to be complete by the County.  Subsequent to a finding that the application is 
complete, the ordinances, policies, and standards in effect at that time govern the 
development of the site even though those procedures and requirements may change over 
time for other properties.  This can have significance for subdivisions that are built in 
phases over extended periods of time. 
 
 
PROJECT DESCRIPTION 
 
The applicant proposes to develop the 74.15 acre project site into a rural residential 
subdivision, consisting twenty-seven (27) 2.5-acre lots, as depicted in Figure 6/Tentative 
Tract Map #239/Walters.  Most of the lots, with the exception of lots fronting Whitney 
Portal Road, would be accessed by an internal paved roadway, which would intersect 
Whitney Portal Road at two points.  Lots fronting Whitney Portal Road would have 
access off that road.  All lots would be serviced by individual water wells and septic 
systems.  The project is proposed to be completed in three phases, which would entail 
completion and approval of three separate Final Maps.  The developer could also choose 
to process the subdivision in one or two phases as he so determines.   
 
 
PROJECT FEATURES 
 
CC&Rs.  The subdivision will be governed by extensive Conditions, Covenants, and 
Restrictions (CC&Rs), administered and enforced by a Homeowners Association.  The 
CC&R document can be found in Appendix D of this EIR document.  The CC&Rs 
function primarily to control aesthetics.  Under the proposed CC&Rs, homes will be a 
minimum of 1,600 square feet, with no mobile homes allowed.  The developable area of 
each lot, or building envelopes, will range from 27% of lot area (non-equestrian lots) to 
40% of lot area (equestrian lots).  An equestrian trail will lead out of the subdivision at 
the southwest corner and connect to BLM trails on adjacent lands.  Height restrictions 
will range from 22 feet for lots adjacent to Whitney Portal Road, to 30 feet for the 
remainder of the lots.     
 
CC&Rs also restrict building materials, requiring use brick, rock, wood, or stucco, and 
roofing of clay-fired flat tile, state, shakes, or non-reflective metal.  All such materials are 
subject to the approval of the CC&R Architectural Committee.  Lighting materials must 
comply with a “dark skies” policy, which requires that all lighting fixtures be fully 
shielded and attached to structures.  Fixtures for properties will be restricted in number, 
intensity and duration.  No lighting will be allowed on eastern and western edges of those 
respective periphery lots (1, 9, 10, 18, 19, 27).  CC&Rs further control and restrict 
recreational vehicle storage, temporary structures, sports fixtures, and yard/corral 
maintenance.    
 
Lot landscaping is required within six months of issuance of a Certificate of Occupancy 
under the CC&Rs, with drought tolerant, native vegetation encouraged.  Owners of lots 



located on the periphery of the subdivision are required to install trees and plant materials 
in accordance with the planting plan developed for the subdivision and contained within 
the CC&R document.  These plant materials will form the outer buffer of vegetation for 
the subdivision profile.  
   
Setbacks.  One of the provisions of the CC&Rs is a required minimum setback distance 
greater than that required under the Inyo County Zoning Ordinance.  Front yard setbacks 
for Whitney Portal Road lots will range from 150 to 225 feet, rather than the minimum 25 
feet required by the Inyo County Zoning Ordinance for the  RR (Rural Residential) 
zoning of the site (Inyo County Code Section 18.21.050, Minimum Development 
Standards).  Similarly, CC&Rs will require setbacks of 50 feet to property boundaries for 
most of the remaining lots, which are also in excess of what is required under the Inyo 
County Zoning Ordinance. 
 
Drainage & Habitat Preservation Easements.  Easements ranging from 50 to 150 feet 
in width will preserve the three existing gully areas on the project site.  No alteration of 
topography shall be allowed within these areas.  Stormwater flow will continue to follow 
its natural/historic course with construction of the subdivision.  Subdivision roadways 
will cross the gullies in two places, and the driveways of six lots must cross gullies in 
order to access the specified building envelopes associated with the lots. 
 
Restricted Development Area.  Non-equestrian lots (lots 1-7,10-16) will have building 
envelope areas restricted to 27% of lot area.   Equestrian lots (lots 8, 9, 17-27) will have 
building envelope areas restricted to 40% of lot area.  Any structures will be restricted to 
this area, per CC&Rs for the subdivision. 
 
Structures and Materials.  Homes will be a minimum of 1600 sq.ft. in size, and mobile 
homes will not be allowed within the subdivision.  Structure materials are to consist of 
brick, rock, wood, and/or stucco in natural desert tone colors.  Materials are subject to the 
CC&R Architectural Committee review. 
 
Landscaping.  CC&Rs require landscaping for all lots within six months of issuance of a 
Certificate of Occupancy, with use of drought tolerant, native vegetation encouraged.  
Owners of lots located on the periphery of the subdivision are required to install trees and 
plant materials in accordance with the planting plan developed for the subdivision and 
contained within the CC&R document.  These plant materials will form the outer buffer 
of vegetation for the subdivision profile. All landscaping is subject to Architectural 
Committee review.  
 
Lighting.  CR&Rs require compliance with “dark skies” lighting.  Such lighting is 
required to be fully shielded, attached to buildings rather that free-standing, and limited 
in fixture number, intensity, and duration.  Lighting is prohibited on the east side of 
buildings located on the eastern periphery of the subdivision, and on the west side of 
buildings located on the western periphery of the subdivision, so as to minimize the 
lighting seen from Whitney Portal Road.  No street lighting is proposed, except as may be 
required by law enforcement, emergency services, and fire protection officials. 



 
Park.  A small park area for subdivision residents is proposed to be constructed by the 
developer in a ½-acre area across Whitney Portal Road to the north, and adjacent to Lone 
Pine Creek. 
 
Septic Systems.  All lots will be serviced by individual septic systems, subject to 
approval and permitting by the Inyo County Environmental Health Services Department.  
Soil percolation test results indicated adequate soils to support septic systems.  
 
Water Systems.  All lots will be serviced by individual water wells, subject to approval 
and permitting by the Inyo County Environmental Health Services Department.  
Hydrogeologic studies done for the project indicate adequate water availability for full 
build-out of the subdivision. 
 
Paved Roads.  All streets will be constructed to Inyo County standards and offered for 
dedication to the County.  Roadways will cross gullies at two points.   
 
Utility Lines.  All new utility lines will be undergrounded in accordance with County 
requirements. 
 
Fire Protection.  The project site is currently adjacent to, but outside of, the existing 
boundaries of the Lone Pine Fire District.  The applicant is working with the Lone Pine 
Fire District for inclusion within the district, and this will be a condition of project 
approval.  
 
Fire Protection measures, as directed by the Lone Pine Fire Chief, will require that each 
home within the subdivision contain a 3,800 gallon water tank for fire protection 
purposes.  In addition, CC&Rs will be revised to require specific fire protection 
construction measures for all subdivision homes. 
 
Outlot A, located on the eastern portion of the subdivision (to the northwest of Lot 17), is 
proposed as a future substation site for the Lone Pine Fire Department.  A 20,000 gallon 
water storage tank will be located on this lot for subdivision fire protection purposes. 
 
Drainage.  Due to the large size of the subdivision lots (2.5 acres), most drainage will 
infiltrate on site.  Any surface drainage will be to street right-of-ways and subsequently 
either infiltrate on site or to the existing gullies on site.  Stormwater runoff is calculated 
to increase 0.5% over pre-development levels.  Drainage and conservation easements 
ranging in widths from 50 to 150 feet are proposed along all three existing gullies, 
thereby retaining and preserving the natural drainage course. 
 
Project Phasing.  The proposed project is divided into three phases: phase one to include 
lots 1-9; phase two to include lots 10-13, 19-22; phase three to include lots 14-18, 23-27. 
 
 
 



2.3 IMPACTS OF THE PROJECT 
 
 
The following are standard CEQA environmental issues/topics which any EIR is 
obligated to analyze and discuss.  Impacts specific to this project and associated with 
these issues are summarized below, and dealt with individually and in greater detail in 
Chapter 3 of this EIR: 
 
Aesthetic Resources (Section 3.1).  This section discusses the project’s significant and 
unavoidable impacts on the visual resources of the surrounding area, views from Whitney 
Portal Road, and the general Whitney Portal Recreational area.  The effectiveness of 
proposed mitigation measures, in the form of subdivision CC&R provisions for structure 
setbacks, building colors/materials, landscaping, and lighting are analyzed for their 
ability to decrease visual impacts to a less than significant level.  A Visual Impact 
Analysis was performed for the project site, and is included in Appendix C. 
 
Land Use & Planning (Section 3.2).  This section discusses the project’s compliance with 
all pertinent goal and policy statements contained within the Inyo County General Plan.  
Of particular focus are the project’s significant impacts to the goals for visual resources, 
as well as the goals and policies which promote new development contiguous to existing 
development.  Table 2 contains a comprehensive list and evaluation of all applicable 
General Plan goals and policies for the project, and can be found at the end of the 
Executive Summary and in Appendix M.  
 
Hazards & Hazardous Materials (Section 3.3).  Impacts associated with erosion/wash-out 
of roadways and driveways due to stormwater flow through the gullies on site are 
evaluated in this section.  In particular, erosion hazards have the potential to prevent or 
delay fire protection and emergency response times.  Also of concern is the 
reconstruction and expansion of an existing culvert system under Whitney Portal Road, 
which funnels stormwater into Lone Pine Creek, the expansion of which may create 
hazards for a neighboring property owner.  A Drainage Study prepared for the project 
evaluates stormwater flow amounts and velocities through the gullies, and analyzes the  
proposed drainage system’s ability to facilitate stormwater flows but also protect project 
features such as roads and driveways.  Drainage systems (culverts) engineered for 100-
year storm events reduce these hazards at a less than significant level.  This Drainage 
Study is found in Appendix E. 
 
Hydrology & Water Quality (Section 3.4).  This section discusses and affirms the 
availability of adequate water supplies for the proposed subdivision, resulting in less than 
significant project impacts to the hydrology of the area.  Analysis of draw-down and 
recharge to the underlying aquifer, adjacent private properties to the north of the project 
site, Lone Pine Creek, nearby seeps/springs, and the Alabama Hills subdivision are 
provided.  A Hydrogeological Assessment Study was prepared for the project and is 
found in Appendix G. 
 



Public Services (Section 3.5).  The provision of fire protection services is discussed in 
this section.  The project site is adjacent to, but currently outside of, the existing Lone 
Pine Fire District boundaries.  The applicant is working with the Lone Pine Fire District 
to alter the district boundaries to include the proposed subdivision.  With inclusion, 
impacts will be less than significant.  Fire Protection measures which will be required as 
conditions of inclusion into the Lone Pine Fire District are found in Appendix F. 
 
Transportation & Traffic (Section 3.6).  This section summarizes the traffic impacts 
resulting from the proposed project.  The proposed project will have a less than 
significant effect on transportation, with all Levels of Service (LOS) remaining the same 
post-project as pre-project.  A traffic study prepared for the project is found in Appendix 
J. 
 
Biological Resources (Section 3.7).  This section presents the results of record searches 
and biological field surveys conducted on the project site, including surveys for special 
status vegetation and wildlife species.  While three special status species were found to 
occur on - or migrate through – the project site, they are species which will be impacted 
by the project to a less than significant degree according to study results.  Analysis 
includes studies for both winter (February, 2004) and spring (April, 2004) time periods.  
Studies include a Preliminary Biological Survey & Report, a Raptor & Burrowing Owl 
Survey, a Mule Deer Investigation Report, a Special Status Plant Species Report, and a 
memo on Big Horn Sheep.  These resources are contained within Appendix I. 
 
Utilities & Services Systems (Section 3.8).  This section reviews the proposed individual 
septic and water wells proposed for the project and discusses potential impacts relating to 
required setback distances and siting of the wells, as well as the potential for ground 
water contamination.  Impacts are less than significant due to adequate soils and 
permiting requirements.  The Hydrogeological Study prepared for the project contains 
information on the siting of water wells and is found within Appendix G.  A Soil 
Percolation Test performed on the project site confirms the adequacy of soils for septic 
systems, and is found in Appendix L. 
 
Cultural Resources (Section 3.9).  This section presents the results of a Cultural 
Resources Survey & Evaluation done for the site.  The survey includes a records search, 
field survey, and evaluation covering both prehistoric and historic periods.  Significant 
survey results center around historic refuse dumps ranging from the 1920s to the 1960s, 
likely associated with the motion picture industry which used the surrounding area for 
film locations.  Survey results recommend two mitigation measures.  The Cultural 
Resources Survey & Evaluation can be found in Appendix H. 
 
Geology/Soils (Section 3.10).  This section evaluates the suitability of project site soils 
for the proposed individual septic systems.  A Soil Percolation Test performed on the 
project site confirms the adequacy of soils for septic systems, with the result that impacts 
will less than significant. The Soil Percolation Test can be found in Appendix L. 
 



Mineral Resources (Section 3.11).  This section reviews the potential use of the site for 
mining and concludes there are no project impacts, as there are no known mineral 
resources on site. 
 
Noise (Section 3.12). The estimated noise levels for construction of the project are 
reviewed against established noise level standards.  Mitigation measures are outlined for 
possible significant noise impacts which may occur within 500 feet of the project site. 
 
Population & Housing (Section 3.13).  This section deals with the less than significant 
impacts of increased population resulting from the proposed subdivision.  Data from the 
Housing Element of the Inyo County General Plan is reviewed.  
 
Recreation (Section 3.14).  The Inyo County Subdivision Ordinance requirements for 
recreation fees and/or land dedications are reviewed, along with the probable recreation 
needs of residents of the proposed subdivision.  Due to the relatively small size of the 
subdivision, no recreation fees or dedications are required, and impacts are less than 
significant. 
 
Air Quality (Section 3.15).  This section discusses air quality issues related to both short-
term construction and long-term operational activities of the proposed project.  The 
relatively small size of the subdivision and its rural location result in less than significant 
impacts.    
 
Agriculture (Section 3.16).  There are no current agricultural uses taking place on the 
project site, with only the unconfirmed possibility that it may have been used for range 
land in the past.  As a result, the project results in no agricultural impacts. 
 
 
 
2.4 PROJECT ALTERNATIVES 
 
The following alternatives are identified and evaluated in Chapter Five of this EIR. 
 
No Project Alternative.  This alternative would involve taking no action, or giving no 
project approval.  The existing site conditions would remain as they are.  This alternative 
entails a general discussion of what could reasonably be expected to occur on the project 
site in the foreseeable future if the proposed project is not approved, given the General 
Plan designation, zoning, and available infrastructure and services to the site. 

 
Off-Site/Land Exchange Alternative:  The project applicant has explored land 
exchanges all major area public land agencies: the Bureau of Land Management (BLM), 
the Los Angeles Department of Water & Power (DWP), and the U.S. Forest Service.  The 
alternative addresses the possibility of project development on an alternative site 
currently owned by one of the above agencies, which would be located adjacent, or closer 
to, existing development.   

 



Alternative Project Design:  Three possible project alternatives are described below: 
 

A.)  Reduced Project Density:  Under this alternative, the lot sizes of the proposed 
project would be increased in size from 2.5 acres to 5.0 acres, resulting in 
fewer houses and decrease density.   

 
B.) Community Water & Sewer Connection:  Under this alternative, individual  

water wells and septic systems would not be allowed.  Instead, a community 
water and sewer system would be constructed, with all units required to 
connect. 

 
C.) Clustered Lots with Low-Moderate Income Housing:  Under this alternative,  

housing units would be clustered in one area of the project site, away from 
the gullies, with the balance of the project area kept as community 
open/recreation space managed by the Homeowners Association.  In addition, 
10% of the housing build would be low to moderate income levels. 

 
 
 
2.5 REQUIRED AGENCY ACTIONS & PERMITS 
 
 

AGENCY ACTION OR PERMIT NEEDED 
California Department of Fish & Game 1603 Streambed Alteration Permit 
Lahontan Regional Water Quality Control 
Board 

• National Pollution Discharge 
Elimination System (NPDES) 
Permit 

• Stormwater Pollution Prevention 
Plan (SWPPP) Permit 

U. S. Army Corps of Engineers Section 404 Permit 
Los Angeles Department of Water & 
Power 

Encroachment Permit, for release of 
stormwater onto DWP lands 

Inyo County Public Works Department Grading and building permits 
Inyo County Environmental Health 
Services Department 

Permits for individual water wells and 
septic systems 

 
 
 
 



 

CHAPTER 3: AFFECTED 
ENVIRONMENTS 

 
 
 
 
3.1 AESTHETICS 
 
3.1.1 – SOURCE OF INFORMATION 
 
Chapter 8.8 of the Conservation/Open Space Element of the Inyo County General Plan, 
entitled “Visual Resouces,” was reviewed, along with pertinent sections of the State 
CEQA Guidelines relating to thresholds of significance.  
 
In addition, a Visual Impact Analysis was prepared for the proposed project site in 
February 2004, and can be found in its entirely in Appendix C of this report.  This 
consists of a visual analysis of the site and surrounding area in light of the goals and 
policies of the Inyo County General Plan.  In addition, computer simulation/modeling of 
the proposed subdivision was performed, and simulated images show the subdivision as it 
would appear from various viewpoints and distances.  Photos of this modeling are 
provided in the analysis contained within Appendix C.   
 
3.1.2 – EXISTING ENVIRONMENTAL CONDITIONS 
 
The project site is located close to the eastern slopes of the Sierra Nevada Range, where 
the contrast between the vast horizontal valley floor and the almost vertical mountain 
face of the Sierras is particularly dramatic.  The project site is located on the south side of  
Whitney Portal Road, which leads west out of Lone Pine and provides the only access 
route to the Mt. Whitney trailhead and recreation area.  There is no development along 
Whitney Portal Road once out of Lone Pine, other than various privately owned parcels 
along Lone Pine Creek, on the north side of Whitney Portal Road, ranging in size from 
2.5 acres to 20 acres and containing single family dwellings.  These parcels are located 
approximately four miles west of Lone Pine, adjacent to Whitney Portal Road, in the 
rural residential community identified in the Inyo County General Plan as Lone Pine 
Creek.  Overall, the landscape surrounding the project site provides sweeping, unbroken 
vistas to the east across the valley floor to the Inyo Mountains, to the south across open 
sagebrush down the valley, and to the west to the Sierra Nevada Range.  To the north is 
Lone Pine Creek, and on the other side of the creek the land rises steeply to form a large 
granitic outcropping which is part of the Alabama Hills formations. 
    
 



3.1.3 – REGULATORY ENVIRONMENT 
 
Threshold of Significanc  
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Have a substantial adverse effect on a scenic vista 
• Substantially damage scenic resources, including, but not limited to, trees, 

rock outcroppings, and historic buildings within a state scenic highway. 
• Substantially degrade the existing visual character or quality of the site 

and its surroundings. 
• Create a new source of substantial light or glare which would adversely 

affect day or nighttime views in the area. 
 
 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Conservation/Open Space Element: 
 
Goal VIS-1: Preserve and protect resources throughout the County that contribute to a 
unique visual experience for visitors and quality of life for County residents. 
 
 
3.1.4 – ENVIRONMENTAL CONSEQUENCES 
 
The following aesthetic impact has been identified for this project: 
 
Project Impact 3.1 - #1/Visual Resources   
 
Impact 
 
The proposed project conflicts with the existing Inyo County General Plan Land Use 
Goals and Policies with respect to visual resources, as identified in Chapter 8.8 of the 
Conservation/Open Space Element of the General Plan (“Visual Resources”).  The stated 
goal of this section of the General Plan is to “preserve and protect resources throughout 
the County that contribute to a unique visual experience for visitors and quality of life for 
County residents.”  The proposed project would locate a subdivision within an area 
currently existing as undeveloped land that provides sweeping, unbroken vistas across 
wide expanses of the valley to the Sierras.  In addition, the proposed project would locate 
development adjacent to the only road leading to the Mt. Whitney trailhead and 
recreation area, a famous and exceptional environmental area and landscape feature.  



Thus, a high volume of tourist traffic - +1,700 vehicles during a typical summer day (see 
Traffic Study prepared for the site, Appendix J) - traveling to the Mt. Whitney recreation 
area would experience development along a major route which before existed as a natural 
landscape notable for its expansive view sheds and scenic beauty.  The proposed 
subdivision thus poses a threat to the preservation and protection of an exceptional visual 
experience and visual resources.  
 
Both the CC&Rs proposed for the subdivision and the vastness of the landscape itself 
provide a great deal of mitigation to the visual effects of the project, but they cannot 
provide mitigation enough to dispel the significance of development within a unique area 
which before was notable for scenic vistas unmarred by development of any kind. 
  
Mitigation Measure 
  
The proposed CC&Rs for the proposed project do a great deal to mitigate the visual 
effects of the subdivision within the surrounding landscape.  CC&R restrictions on 
building envelopes, setbacks, building materials and colors, structure heights, lighting, 
and landscape requirements all help to minimize the profile of the subdivision and blend 
it into the landscape.  As mitigation measures, the proposed CC&Rs succeed as well as 
any such mitigation can.  However, such measures cannot erase, change, or eliminate the 
fact of development where before there was none.  Pre-development conditions afford 
open space which facilitates uninterrupted, sweeping views across the valley landscape to 
the Sierras; post-development can do nothing but fundamentally change those view 
sheds, with the result that unique visual resources and experiences are inherently lost as a 
result of subdivision development.    
 
Effectiveness of Mitigation 
 
The proposed CC&Rs provide very good mitigation measures against impacts to the 
visual resources of the project area.  However, development – however managed and 
buffered – cannot mitigate for the fact of constructing a subdivision where previously 
there was natural open landscape, with exceptional views, in a reknowned environmental 
area.  As a result, visual impacts to the environment from the proposed project remain at 
a significant and unavoidable level. 
 
Mitigation Implementation/Monitoring  
 
The proposed CC&Rs will exist as a Condition of Approval of the proposed project, and 
therefore are ultimately enforceable by Inyo County.  The homeowners association for 
the subdivision, however, is the primary agency for the administration of the CC&Rs and 
is legally bound to implement and enforce them. 
 
 
 
3.2 LAND USE 
 



3.2.1   -   SOURCE OF INFORMATION 
 
All goals and policies of the Inyo County General Plan have been reviewed in light of the 
objectives of the Whitney Portal Preserve subdivision proposal.  The General Plan can be 
found on the County’s website at: www.countyofinyo.org/planning/planning.html, at all 
County libraries, and upon request through the Inyo County Planning Department.  
Below, in section 3.2.3, all General Plan goals and policies which are applicable to the 
proposed project are listed, along with an evaluation of how the proposed project does, or 
does not, comply with the goals and policies.  Additionally, Table 2 – found at the end of 
the Executive Summary and in Appendix M - provides a concise tabular listing of this 
same information. 
 
3.2.2 – EXISTING ENVIRONMENTAL CONDITIONS 
 
The project site is located near the eastern slopes of the Sierra Nevada Range, and in 
particular Mt. Whitney, the highest mountain in the (lower) continental United States.  
From the project site there are broad views east across the valley floor to the Inyo 
Mountains; to the south, unbroken vistas down the entire stretch of the Valley; to the 
west, the almost sheer vertical wall of the Sierra Nevadas; to the north is Lone Pine 
Creek, with a granitic outcropping typical of the Alabama Hills rising just beyond the 
creek to the north.  Elevations across the proposed site range from 4854 to 5051 feet, 
sloping to the east.  The site exists on alluvial soils, with three gullies cutting across the 
site from southwest to northeast.   
 
The site is approximately four miles west of the town of Lone Pine, on the south side of 
Whitney Portal Road.  Whitney Portal Road connects the town of Lone Pine to the Mt. 
Whitney Recreation area, and ends at the trailhead for Mt. Whitney, nine miles from the 
project site.  The proposed project site exists as vacant land, typical of the open sagebrush 
landscape surrounding it.  The site has never been developed, although there are three 
abandoned wells and an unpaved road that crosses the property.  The site also contains 
several refuse sites with material from motion picture camps and/or sets filming in the 
Alabama Hills locations.   Cattle may have grazed the area at one time, but the vegetation 
shows no signs of having recently supported cattle.   
 
The project site is surrounded on three sides by undeveloped land owned by either the 
Los Angles Department of Water and Power (east) or the Bureau of Land Management 
(south and west).  All such properties are zoned OS-40 (Open Space/40 acre minimum) 
and designated either NR (Natural Resources) or SFL (State & Federal Lands) under the 
Inyo County General Plan. To the north are privately owned properties ranging in size 
from 2.5 to 20 acres in size.  The Lone Pine Creek runs through these properties, 
paralleling Whitney Portal Road, with the land rising to the Alabama Hills formations on 
the north side of the creek.  These properties are variously zoned RR-5.0 (Rural 
Residential, 5 acre minimum), C-5-10.0 (Commercial Recreation, 10 acre minimum), and 
RR-2.5 (Rural Residential, 2.5 acre minimum).   The General Plan designation of these 
private properties varies as well, ranging from RE (Residential Estate, 1 dwelling per 5.0 
acres), REC (Resort/Recreational, 24 dwelling units per 1.0 acre), to RRM (Residential 



Rural Medium Density, 1 dwelling per 2.5 acres).   Figure 4 shows the General Plan 
designations for these properties.   
 
 
3.2.3-   REGULATORY ENVIRONMENT 
 
Threshold of Significance  
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Physically divide an established community; 
• Conflict with any applicable land use plan, policy, or regulation of an 

agency with jurisdiction over the project (including, but not limited to the 
General Plan, Specific Plan, or Zoning Ordinance) adopted for the purpose 
of avoiding or mitigating an environmental effect; 

• Conflict with any applicable habitat conservation plan or natural 
community conservation plan; 

• Convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance as shown on the maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the California Resources Agency, to 
non-agricultural use; 

• Conflict with existing zoning for agricultural use, or a Williamson Act 
contract; 

• Involve other changes in the existing environment, which, due to their 
location or nature, could result in conversion of Farmland to non-
agricultural use; 

 
 
Inyo County General Plan & Zoning Designation 
 
The project site is designated RRM (Rural Residential Medium Density, 1 dwelling per 
2.5 acres) under the Inyo County General Plan and zoned RR (Rural Residential, 2.5 
acre minimum).  Thus, there is conformity between the General Plan and zoning for the 
property.  Further, the project as proposed by the applicant is in compliance with the 
General Plan and Zoning Ordinance, with no General Plan Amendments, Rezone, or 
Conditional Use Permits required.   
 
Subdivision Map Act 
 
The project is in compliance with the Subdivision Map Act. 
 
 
Inyo County General Plan Land Use Goals and Policies 
 



The proposed project presents conflicts with several of the goals and policies outlined in 
the Inyo County General Plan.  CEQA Guidelines state that a project will have a 
potentially significant impact if it would: 
 
 “Conflict with any applicable land use plan, policy, or regulation 
 of an agency with jurisdiction over the project (including, but not 
 limited to, the General Plan, Specific Plan, or Zoning Ordinance) 
 adopted for the purpose of avoiding or mitigating an environmental  
 effect.” 
 
The information presented below describes those elements of the Inyo County General 
Plan which are relevant to the proposed project.  Table 2, found at the end of the 
Executive Summary and in Appendix M,  provides this same information in a concise 
tabular form. 
 
 
Government Element: 
 
Goal GOV-3: To provide opportunities for the private ownership of land by maintaining 
(and expanding when possible) the amount of privately owned land available in the 
County. 
 
The project site is privately held land, designated under the Inyo County General Plan 
for Residential Rural Medium Density (RRM) development of 2.5-acre lots.  The 
applicant is applying to develop the land in accordance with the General Plan. 
 
 
Land Use Element: 
 
Goal LU-1: Create opportunities for the reasonable expansion of communities in a 
logical and contiguous manner that minimizes environmental impacts, minimizes public 
infrastructure and service costs, and furthers the countywide economic development 
goals.  Guide high-density population growth to those areas where services (community 
water and sewer systems, schools, commercial centers,etc.) are available or can be 
created through new land development, while providing and protecting open space areas. 
 
The applicant is the owner of privately held land, with all the rights inherent to such 
ownership.  The property to be developed is rural, a distance of approximately four miles 
from the town of Lone Pine.  The property is designated for Residential Rural Medium 
Density (RRM) development under the Inyo County General Plan.  The applicant has 
made the effort to meet with the major public land holders of the area (BLM, DWP, U.S. 
Forest Service) to explore land trade options.  No land trade options are viable, either 
because the agencies were not interested or because trades were not equitable. 
 
Policy LU-1.1/Community Expansion: The County shall encourage community 
expansion to occur in a logical and orderly manner. 



 
The project site is privately held land, designated for Residential Rural Medium Density 
(RRM) development under the Inyo County General Plan.  The Inyo County Zoning 
Ordinance notes that Rural Residential areas are, inherently, areas outside urban 
communities when it states:  “The Rural Residential zone is intended to be applied to 
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.” 
 
Policy LU-1.2/New Growth: The County shall plan to concentrate new growth within 
and contiguous to existing communities (e.g., Bishop, Big Pine, Independence, Lone 
Pine) and expand existing infrastructure as needed to serve these areas.  As a secondary 
priority, the County shall plan to accommodate new growth in existing rural residential 
communities (e.g., Olancha, Charleston View, Mustang Mesa, Starlite Estates) and 
ensure the appropriate expansion of existing infrastructure as needed to serve these areas. 
 
The applicant is the owner of private land designated for Residential Rural Medium 
Density (RRM) development under the Inyo County General Plan.  Such property is by 
nature not contiguous to existing communities.  The applicant has explored land trades 
with the major public land holders of the area for property contiguous to existing 
communities, but without success.  As a result, the applicant is seeking to develop his 
property in compliance with the Inyo County General Plan. 
 
Goal LU-2: Assure that all residential development is well planned, adequately served by 
necessary public facilities and infrastructure, and directed towards existing developed 
areas. 
 
The applicant is the owner of private land designated for Residential Rural Medium 
Density (RRM) development under the Inyo County General Plan.  As rural property, it is 
inherently a distance from existing developed areas.  Individual water and septic systems 
are necessary for such property, as city water and sewer are at such a distance so as to 
make the extension of such services cost-prohibitive. 
 
Policy LU-2.7/Residential Rural Medium Density Designation (RRM): This 
designation provides for large-lot single-family housing in rural residential 
neighborhoods, public and quasi-public uses, and similar and compatible uses.  
Residential densities shall be a maximum of 1 dwelling units per 2.5 acres.  This 
designation is used around the fringes of urban communities where large parcels sizes are 
preferred, and for those rural communities that lack complete sewer and water systems.  
Individual water wells and individual sewage disposal systems are allowed, but 
community water systems are encouraged. 
 
The applicant is seeking to develop his property is compliance with the Inyo County 
General Plan, which designates the property as Residential Rural Medium Density 
(RRM).  Such a designation allows for individual water wells and septic systems.  
Community Systems for water and septic are not generally feasible for lots of 2.5 acres. 



 
Policy LU-2.10/Orderly Growth: The County shall require that residential development 
occur in a logical and orderly manner.  This would include encouragement of developing 
the vacant land or redevelopment within a community and/or the development of vacant 
land contiguous to a developed community. 
 
The applicant is the owner of private land designated for Residential Rural Medium 
Density (RRM) development under the Inyo County General Plan.  Such property is by 
nature not contiguous to existing communities.  The applicant has explored land trades 
with the major public land holders of the area, but without success.  As a result, the 
applicant is seeking to develop his property is compliance with the Inyo County General 
Plan. 
 
Policy LU-2.11/Approved Development: The County shall preserve the right of 
property owners to construct houses on all legally created parcels with a General Plan 
designation that allows residential uses, unless the County determines that such 
development would be detrimental to public health, safety, or welfare. 
 
The applicant is the owner of private land designated for Residential Rural Medium 
Density (RRM) development under the Inyo County General Plan, and seeks to develop 
his land in compliance with the General Plan.  The applicant has provided all necessary 
studies and analysis in order to adequately assure the protection of public health, safety, 
and welfare. 
 
Policy LU-2.13/Environmental Constraints: The County shall carefully evaluate sites 
proposed for residential development considering all hazardous and non-hazardous 
environmental constraints such as floodplains, faults, landslide hazards, avalanche and 
sensitive environmental factors such as winter deer range. 
 
The applicant has provided all necessary studies and analyses needed to adequately 
review environmental issues under the California Environmental Quality Act (CEQA).  
Studies indicate that, excepting visual/aesthetic issues, there will be no significant 
environmental impacts as a result of project development. 
 
 
Public Services & Utilities: 
 
Goal PSU-1: To ensure the timely development of public facilities and the maintenance 
of adequate service levels for these facilities to meet the needs of existing and future 
County residents. 
 
The project site will be adequately serviced by individual water wells and septic systems, 
and be located within the Lone Pine Fire District. 
 
Goal PSU-3 (Water): To ensure that there will be a safe and reliable water supply 
sufficient to meet the future needs of the County. 



 
Studies and analyses done for the project demonstrate that there will be adequate water 
available, with no impact to surrounding properties or future water needs. 
 
Policy PSU-3.1/Efficient Water Use: The County shall promote efficient water use and 
reduced water demand by: 
 

• Requiring water-conserving design and equipment in new construction 
• Encouraging water-conserving landscaping and other conservation 

measures 
• Encouraging the retrofitting of existing development with water-

conserving devices 
• Providing public education programs 
• Distributing outdoor lawn watering guidelines 
• Promoting water audit and lead detection programs 
• Enforcing water conservation programs 

 
The project CC&Rs require landscaping with native heat/drought tolerant plantings. 
 
Policy PSU-3.2/Community Water Systems: The County shall encourage the 
development and viability of community water systems rather than the reliance upon 
individual water wells. 
 
The project site is designated Residential Rural Medium Density (RRM) and individual 
water wells and septic systems are allowed by the Inyo County General Plan for this 
designation.  The RRM designation provides for lots of 2.5 acres.   
 
Goal PSU-4 (Wastewater): To ensure adequate wastewater collection, treatment, and 
disposal. 
 
Individual septic systems are proposed for the project.  Soil percolation tests done for the 
site demonstrate adequate soils to support such systems. 
 
Goal PSU-5 (Stormwater Drainage): To collect and dispose of stormwater in a matter 
that minimizes inconvenience to the public, minimizes potential water-related damage, 
and enhances the environment. 
 
Stormwater is currently funneled into gullies crossing the site, which the project will 
maintain in their current/natural state.  Large lot size will allow for most stormwater to 
infiltrate on site.  Stormwater is estimated to increase post-development only 0.5% over 
pre-development levels. 
 
Policy PSU-5.1/Project Design: The County shall encourage project designs that 
minimize drainage concentrations and coverage by impermeable surfaces. 
 



Large lot size of 2.5 acres will allow for most stormwater to infiltrate on-site.  Building 
envelopes on lots are restricted to 27% (non-equestrian) or 40% (equestrian) of lot 
coverage, thereby minimizing impervious surface creation. 
 
Policy PSU-5.3/Natural Systems: The County shall encourage the use of natural 
stormwater drainage systems in a manner that preserves and enhances natural features. 
 
Stormwater is currently funneled into gullies crossing the site, which the project will 
maintain in their current state.  Project development will increase stormwater amounts 
only 0.5% above pre-development levels. 
 
Policy PSU-5.5/Drainage Disposal: New development shall have surface drainage 
disposal accommodated in one of the following ways: 
 

• Positive drainage – positive drainage to a County-approved storm drain or 
retention/detention facility. 

• On-site drainage – drainage retained on-site within the development. 
 
Drainage directly to a natural system (i.e., stream, creek) is discouraged and is subject to 
the Lahontan Regional Water Quality Control Board (LRWQCB) and California 
Department of Fish & Game provisions. 
 
Project lot sizes of 2.5 acres are large enough to assure most stormwater will infiltrate  
on-site.  Stormwater increase as a result of project development is estimated at only 0.5% 
over pre-development levels.  
 
Policy PSU-5.6/Drainage System Requirements: Future drainage system requirements 
shall comply with applicable state and federal non-point source pollutant discharge 
requirements. 
 
Project drainage will be reviewed/ permitted by the following agencies: 
 

• Lahontan Regional Water Quality Control Board 
• California Department of Fish & Game 
• U.S. Army Corps of Engineers 
• Inyo County Public Works Department 

 
Goal PSU-8 (Fire Protection): To protect the residents of and visitors to Inyo County 
from injury and loss of life and to protect property from fires. 
 
The boundaries of the Lone Pine Fire District are being altered to include the project 
site.  Project inclusion in the district will require compliance with the following fire 
protection measures: 
 
 

• A 3,800-gallon water storage tank is required for each home. 



• A 20,000-gallon water storage tank is required for the subdivision. 
• CC&Rs for the subdivision must include requirements for “fire safe” 

construction methods/elements of homes. 
• Dedication of a portion of land within the project site to the Lone Pine 

Fire District for use as a district substation.  The 20,000-gallon water 
storage tank required for the subdivision will be placed on this land. 

 
 
Policy PSU-8.1/Fire Protection for New Development: Prior to the approval of 
development projects, the County shall determine the need for fire protection services.  
New development in unincorporated areas of the County shall not be approved unless 
adequate fire protection facilities can be provided. 
 
The boundaries of the Lone Pine Fire District are being altered to include the project 
site.  Project inclusion in the district will require compliance with the following fire 
protection measures: 
 

• A 3,800-gallon water storage tank is required for each home. 
• A 20,000-gallon water storage tank is required for the subdivision. 
• CC&Rs for the subdivision must include requirements for “fire safe” 

construction methods/elements of homes. 
• Dedication of a portion of land within the project site to the Lone Pine 

Fire District for use as a district substation.  The 20,000-gallon water 
storage tank required for the subdivision will be placed on this land. 

 
 
Housing: 
 
Goal H-2: To provide adequate sites for residential development. 
 
The project site is designated for Residential Rural Medium Density (RRM) development, 
1 dwelling unit per 2.5 acres, under the Inyo County General Plan.  The applicant seeks 
to develop the property in compliance with the General Plan. 
 
Policy H-2.1/Vacant and underutilized Land: The County shall facilitate the 
development of vacant and underutilized residential parcels identified in the Housing 
Element residential site inventory. 
 
The Lone Pine Creek Community is identified in the Inyo County General Plan as an 
existing rural community.  The project site is designated for Residential Rural Medium 
Density (RRM) development, 1 dwelling unit per 2.5 acres, under the Inyo County 
General Plan.  As such, the project site currently qualifies as a “vacant and underutilized 
residential parcel.” 
 
Housing Opportunities: Inyo County encourages the construction of new housing units 
to ensure that an adequate housing supply is available to meet the County’s existing and 



future needs.  Providing a balanced inventory of housing in terms of unit type (single 
family, mobilehome, multi-family, etc.), cost, and location will allow the County to fulfill 
a variety of housing needs. 
 
The project applicant is the owner of private property which he proposes to develop with 
new housing.  The proposed project is in compliance with the Inyo County General 
Plan’s designation of the property as Residential Rural Medium Density (RRM), 1 
dwelling unit per 2.5 acres. 
 
Goal H-3: To encourage the adequate provision of housing by location, type of unit, and 
price to meet the existing and future needs of Inyo County residents. 
 
The project applicant is the owner of private property which he proposes to develop with 
new housing.  The proposed project is in compliance with the Inyo County General 
Plan’s designation of the property as Residenital Rural Medium Density (RRM), 1 
dwelling unit per 2.5 acres. 
 
Circulation Element: 
 
Goal SH-1:  Maintain a system of scenic routes that will preserve and enhance the 
quality of life for present and future generations. 
 
Chapter 7.3, “Scenic Highways,” of the Circulation Element of the Inyo County General 
Plan is written specifically for designated “Scenic Routes,” which are defines within the 
General Plan in the following way: 
 
 “A Scenic Route shall be any highway, roadway, highway segment, 
 or roadway segment that has been officially designated as a Backcountry 
 Byway, Scenic Highway, National Forest Scenic Byway, or National 
 Scenic Byway.” 
 
Whitney Portal Road is not officially designated as a Scenic Route, and so is not subject 
to the goals and policies of the Scenic Highways portion of the Circulation Element.  
 
 
Conservation/Open Space Element: 
 
Goal VIS-1: Preserve and protect resources throughout the County that contribute to a 
unique visual experience for visitors and quality of life for County residents. 
 
The project site is located in the Alabama Hills area of Inyo County, near the base of the 
Sierra Mountains.  This area is notable, within the County, nationally, and 
internationally, for its scenic beauty.  The proposed subdivision will be developed with 
extensive CC&Rs designed to mitigate and blend its visual effects into the surrounding 
landscape, the vastness of which provides it own mitigation.  However, the fact of 



development of a residential subdivision in a highly scenic area, where before there was 
no development, carries a weight of significant visual impact. 
 
Flood Hazards: 
 
Goal FLD-1: Provide adequate flood protection to minimize hazards and structural 
damage. 
 
Stormwater currently flow through gullies crossing the project site.  The project will 
maintain this natural stormwater system.  Post-development stormwater levels will 
increase only 0.5% over pre-development levels.  Thus, flood hazard levels as a result of 
project development will not increase by a significant level. 
 
Policy FLD-1.4/Channelization: The natural condition of watercourses is to be 
maintained whenever feasible.  The County shall discourage the channelization of 
watercourses unless necessary for the protection of public safety.  If alterations of a 
watercourse are found to be necessary, the alterations shall be engineered to preserve or 
restore the natural characteristics of the watercourse to the greatest extent possible. 
 
Stormwater currently flows through gullies crossing the project site.  The project will 
maintain this natural stormwater system.  Post-development stormwater levels will 
increase only 0.5% over pre-development levels.  Thus, flood hazard levels as a result of 
project development will not increase by a significant level. 
 
Policy FLD-1.6/Stormwater Retention/Detention and Groundwater Recharge: 
Develop stormwater retention/detention ponds and groundwater recharge areas to make 
efficient use of stormwaters and to direct water away from hazard areas. 
 
Project lot size of 2.5 acres will allow most stormwater to infiltrate on-site.  Project 
development will increase stormwater amounts only 0.5% over pre-development levels.  
 
 
Wildfire Hazard: 
 
Goal WF-1: Prevent wildfires and provide public safety from wildfire hazards. 
 
The boundaries of the Lone Pine Fire District are being altered to include the project 
site.  Project inclusion in the district will require compliance with the following fire 
protection measures: 
 

• A 3,800 gallon water storage tank is required for each home. 
• A 20,000 gallon water storage tank is required for the subdivision. 
• CC&Rs for the subdivision must include requirements for “fire safe” 

construction methods/elements of homes. 



• Dedication of a portion of land within the project site to the Lone Pine 
Fire District for use as a district substation.  The 20,000 gallon water 
storage tank required for the subdivision will be placed on this land. 

 
Policy WF-1.1/Fire Protection Agencies: Support expansion of fire protection agencies 
and volunteer fire departments, and continue to cooperate with federal, state, local 
agencies, and private landowners to provide greater fire protection for the County. 
 
The boundaries of the Lone Pine Fire District are being altered to include the project 
site.  Project inclusion in the district will require compliance with the following fire 
protection measures: 
 

• A 3,800 gallon water storage tank is required for each home. 
• A 20,000 gallon water storage tank is required for the subdivision. 
• CC&Rs for the subdivision must include requirements for “fire safe” 

construction methods/elements of homes. 
• Dedication of a portion of land within the project site to the Lone Pine 

Fire District for use as a district substation.  The 20,000 gallon water 
storage tank required for the subdivision will be placed on this land. 

  
Policy WF-1.2/Limitations in Fire Hazard Zones: Discourage development within 
high fire hazard severity zones. 
 
The area along Lone Pine Creek is designated as a “Very High Fire Zone” area.  The 
project site, while not immediately adjacent to Lone Pine Creek, lies within this Very 
High Fire Zone.  The district boundaries of the Lone Pine Fire Department are being 
altered to include the project site. 
 
Policy WF-1.3/Fuel Modification: Require fuel modification for structures within fire 
hazard zones. 
 
The CC&Rs for the project state that “building materials shall consist of brick, rock, 
wood and/or stucco.  Only new materials are to be used…Roofing materials shall be 
clay-fired flat tile, slate, shakes, or non-reflective metal.  Window frames are to be wood 
clad, painted steel, or anodized aluminum.  In addition, subdivision CC&Rs are being 
revised, per recommendation of the Lone Pine Fire District, to include measures 
requirements regarding fire safe home construction measures. 
 
Policy WF-1.5/Emergency Access: All County public roads shall be developed and 
maintained at adequate standards to provide safe circulation for emergency equipment.  
 
 Project roads and emergency access issues are subject to review by the Inyo County 
Public Works/Roads Department and the Lone Pine Fire Department.  All project roads 
will be offered in dedication to the County. 
 
 



 
As noted above, the proposed project is consistent with most of the Goals and Policies 
outlined in the Inyo County General Plan.  In particular, the proposed project is consistent 
with the General Plan Land Use Designation for the property, and requires no General 
Plan Amendments, Rezonings, or Conditional Use Permits.     
 
Major conflicts with the General Plan center primarily around the issue of aesthetics in 
the form of impacts to scenic resources, views, and vistas.  Other conflicts include issues 
of contiguous development, stormwater drainage hazards, fire protection, cultural 
resources, and construction noise.   
 
The final determination of the proposed project’s consistency with the Inyo County 
General Plan will be made by the Inyo County Planning Commission, after a detailed 
review of the General Plan, staff analysis, and public comment.  
 
 
3.2.4 -  ENVIRONMENTAL CONSEQUENCES   
 
 
Impact 3.2 - #1/Visual Resources    
 
Impact   
 
The proposed subdivision conflicts, as noted above in Section 3.1, Aesthetics, with 
existing goals and policies of the Land Use Element of the Inyo County General Plan 
(Chapter 8.8: Conservation/Open Space, “Visual Resources”).  These goals and policies 
relate to the preservation of visual resources and view sheds within the County.  The 
proposed project presents a threat to the preservation of notable historic views and vistas 
through construction of a subdivision in an area that currently provides sweeping, 
unimpeded natural view sheds.   Additionally, the project site is located along the sole 
transit route leading to the reknowned trailhead and recreational area of Mt. Whitney, 
visited by large numbers of both domestic and international tourists.   
 
Mitigation Measure   
 
The proposed Conditions, Covenants, and Restrictions (CC&Rs) for the project provide a 
great deal of mitigation to the visual effects of the subdivision, providing restrictions on 
setback distances, building envelope size, structure heights, building materials/color, 
lighting, and requiring specific landscaping measures.   
 
CC&R measures such as setback distance, envelope size, structure height, and exterior 
storage provisions are designed to minimize the placement, size, and amount of structure 
and related items.  CC&R requirements relating to structure materials, color, lighting and 
landscaping will then further blend and buffer the subdivision profile with the 
surrounding landscape.  Visual impact analyses and photo simulations completed for the 
project show the profile of the subdivision from various distances: 250 feet, one-half 



mile, and one mile.  From a distance, these simulations show the subdivision largely 
buffered by vegetation, similar to that along Lone Pine Creek.     
 
Effectiveness of Mitigation   
 
In spite of these measures, the CC&Rs cannot erase or eliminate the creation of 
development where before there was open space which facilitated uninterrupted, 
sweeping views of the Sierras into the Mt. Whitney Recreation Area.  As noted above 
under Section 3.1, Aesthetics, this mitigation, while effective, cannot decrease the visual 
impacts to a less than significant level.  As a result, the visual impacts of the proposed 
subdivision on the surrounding landscape remains significant and unavoidable.  
 
Mitigation Implementation/Monitoring 
  
The proposed CC&Rs for the project site will be exist as a Condition of Approval for the 
project, and as such are enforceable by the County if necessary.  However, the 
homeowners association for the subdivision has primary responsibility for the 
administration, compliance, and enforcement of the CC&Rs. 
 
 
 
Impact 3.2 - #2/Contiguous Development 
 
Impact:  The Inyo County General Plan, in Chapter 4.2/Land Use, notes that new 
development should take place contiguous to existing development, so as to localize 
growth and facilitate the orderly expansion of infrastructure.  This overall goal of placing 
development next to existing development is developed in several goal and policy 
statements: 

• Goal LU-1 
• Policy LU-1.1/Community Expansion 
• Policy LU-1.2/New Growth 
• Goal LU-2 
• Policy LU-2.10/Orderly Growth 

 
These goals and policies are delineated and analyzed above, in Section 3.2.2, Regulatory 
Environment, Land Use Element and also within Table 2, which is found at the end of the 
Executive Summary and in Appendix M. 
 
The proposed project will exist four miles to the west of the established community of 
Lone Pine, as a rural residential subdivision.  At this distance, the project is not 
contiguous to that existing community.  The expansion and extension of water and sewer 
infrastructure is not feasible, and the project will be serviced by individual water wells 
and septic systems. 
 



Mitigation Measure:  The applicant has explored land trades with all the major public 
land holders of the area (DWP, BLM, U.S. Forest Service) for property contiguous to 
existing communities.  No equitable land trades are available. 
 
Effectiveness of Mitigation:  Exploration of land trades with public land agencies has 
lead to the conclusion that there is no equitable land available for development in place of 
the applicant’s proposed parcel.  The applicant, as the owner of private land designated 
for Residential Rural Medium Density (RRM) under the Inyo County General Plan, is 
seeking to develop that land in compliance with the Inyo County General Plan.  
 
Mitigation Implementation/Monitoring:  None needed. 
 
 
 
Impact 3.2 - #3/Stormwater Drainage 
 
Impact:  The project site contains three gullies which flow intermittently with water from  
heavy spring snowmelt or intense mountain thunderstorms.  The volume and rate of water 
flow in the gullies can be high, reaching velocities of 200 cubic feet/second (cfs).  The 
gullies cross the site from southwest to northeast, emptying ultimately into Lone Pine 
Creek.  The gully at the northwest of the project site leads to a culvert under Whitney 
Portal Road, through which stormwater is channeled into Lone Pine Creek.  Interior 
roadways for the subdivision will cross other gully areas on site at two points, with six of 
the proposed lots requiring driveways that cross gully areas.  Stormwater moving at high 
velocities could pose an erosion hazard to roadways and driveways which cross the 
gullies.  
 
Mitigation Measure:  Stormwater drainage systems (culverts) will be engineered for 100-
year storm events.  The 2.5-acre size of the proposed lots allows for the majority of 
stormwater to infiltrate on-site.  The overall stormwater increase as a result of project 
development is estimated to increase only 0.5% over pre-development levels.  The 
existing gullies on-site will be maintained in their current state, and covered by 
conservation and drainage easements, as a protection of the natural drainage pathway.   
 
 
Effectiveness of Mitigation:  Stormwater through the gullies has been calculated to reach 
velocities of 200 cfs.  Engineered drainage systems (culverts ) for a 100-year storm event 
will allow for the adequate management of stormwater as detailed in the Drainage Study 
prepared for the project. 
 
Mitigation Implementation/Monitoring:  The installation of proposed culverts, rip-rap 
within the gullies, and any other changes or impacts to the gullies, will require permitting 
and approvals from a number of agencies (U.S. Army Corps of Engineers, California 
Department of Fish & Game, and State of California Regional Water Quality Control 
Board, Lahontan District, Inyo County Public Works Department).  Such regulation serve 
to keep impacts to a less than significant level. 



 
 
Impact 3.2 - #4/Fire Protection 
 
Impact   
 
The project site is located within a “Very High Fire Zone” (Fire Hazard Severity Zone, 
adopted 2-13-85; SRA-Lone Pine), due to its proximity to the vegetation along Lone Pine 
Creek.  In addition, the proposed subdivision is currently located adjacent to, but outside 
of, the boundaries of the Lone Pine Fire District.  As a result, there is currently no fire 
protection services available to the area. 
 
Mititgation Measure   
 
The applicant is currently working with the Lone Pine Fire District to alter boundaries of 
the fire district.  A number of fire protection measures will be required by the Lone Pine 
Fire District in order for the subdivision to be included into the district: 
 

• A 3,800-gallon water storage tank is required for each home. 
• A 20,000-gallon water storage tank is required for the subdivision. 
• CC&Rs for the subdivision must include requirements for “fire safe” 

construction methods/elements of homes. 
• Dedication of a portion of land within the project site to the Lone Pine Fire 

District for use as a district substation.  The 20,000-gallon water storage 
tank required for the subdivision will be placed on this land. 

 
   
 
Effectiveness of Mitigation  
 
With alteration of the fire district boundary, the project site would be covered by 24/7 fire 
protection services.   
 
Implementation/Monitoring   
 
The annexation of the proposed project site into the Lone Pine Fire District will be 
required as a condition of subdivision approval. 
 
 
 
Impact 3.2 - #5/Cultural Resources 
 
Impact:  An initial field survey done of the project site, completed as part of the Cultural 
Resources Survey & Evaluation prepared for the project, indicates a number of refuse 
dump sites which contain items from the 1920s-1960s.  The refuse is thought to originate 
from movie crews working in the Alabama Hills area.  The survey  done for the project 



recommends two mitigation measures for these refuse sites, so that nothing of possible 
value will be lost as a result of development of the site as a residential subdivision.  The 
study makes the further recommendation, which is included here as a mitigation measure, 
that the site be monitored during construction activities: 
  

1.) An archival and documentary information search. 
2.) A thorough field inventory of the refuse deposits. 
3.) Train construction crew staff on the identification of significant 

artifacts.  If any such artifacts are disturbed, Inyo County Planning 
Department staff shall be contacted and work shall cease until a 
qualified archaeologist and a local Native American monitor (if 
appropriate) shall be consulted. 

 
Mitigation Measure:  Staff at the California Historical Resources Information System 
(CHRIS), University of California, Riverside, shall do a search of their archives and 
databases of the project site area.  Although an initial field inventory has been done of the 
refuse sites in the course of producing the Cultural Resources Survey for the project, the 
applicant will fulfill the second mitigation measure noted by having a more extensive 
field inventory done.  These mitigation measures will be conditions of approval for the 
proposed project, with completion required prior to issuance of grading or building 
permits. 
 
Effectiveness of Mitigation:  As noted in the Cultural Resources Survey and Evaluation 
done for the project, fulfillment of the two noted mitigation measures will reduce impacts 
to any cultural resources to a level that is less than significant. 
 
Mitigation Implementation/Monitoring:  The Inyo County Planning Department will 
verify that the field inventory will be completed; the Inyo County Public Works 
Department will not issue grading permits for the project until the field inventory has 
been completed. 
 
 
 
Impact 3.2 - #6/Construction Noise 
 
Impact:  Short-term construction noise may be produced at the project site from 
miscellaneous equipment such as generators and air compressors, and heavy equipment 
such as scrapers, bulldozers, and backhoes. 
 
Mitigation Measure:  All construction vehicles shall be outfitted with intake and exhaust 
mufflers in accordance with Occupational Safety and Health Administrative standards.  
Generators and air compressors exceeding noise level standards shall be enclosed to 
decrease their noise levels. 
 
Effectiveness of Mitigation:  Implementation of these measures will reduce ambient noise 
levels to a less than significant level. 



 
Mitigation Implementation/Monitoring:  Implementation of this measure will be the 
responsibility of the contractor.  Monitoring will be by the project applicant and the Inyo 
County Public Works Department. 
 
 
 
No Significant Impacts:  Community Expansion/Contiguous Growth 
 
The proposed development of the subject parcel might be interpreted as presenting  
conflicts with the existing General Plan land use goals and policies relating to growth and 
expansion.  In particular, the following Goals and Policies in the General Plan all 
advocate that growth should expand outward from existing development, rather than 
taking place on parcels that are not contiguous to existing communities: 
 
    Goal LU-1 
    Policy LU-1.1 
    Policy LU-1.2 
    Goal LU-2 
    Policy LU-2.10 
 
 
While the proposed project site is not contiguous to an existing community such as the 
nearby town of Lone Pine, it does exist within the established community of Lone Pine 
Creek, which is recognized in the Inyo County General Plan as an existing rural 
residential community.  In this respect, the proposed project meets the stated goal of 
contiguous development.  Further, rural residential development is inherently distant 
from existing established communities such as Lone Pine.  The Inyo County Zoning 
Ordinance recognizes this basic, defining tenant of rural residential development when it 
states (Inyo County Zoning Ordinance, Chapter 18.21): “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.”  
 
Policy LU-1.2 is even more explicit on this point, stating that “the County shall 
accommodate new growth in existing rural residential communities and ensure the 
appropriate expansion of existing infrastructure as needed to serve these areas.”  The 
proposed project constitutes such new growth. 
 
Further, Inyo County General Plan Land Use Policy LU-2.11 specifically supports 
residential growth and development “on all legally created parcels with a General Plan 
designation that allows residential uses.”  The proposed project, being in compliance with 
the General Plan’s designation for the property as a site for rural residential development 
on lots a minimum of 2.5 acres in size, meets this requirement. 
 
 



No Significant Impacts:  Public Services 
 
Both water and soils on the project site have been tested and found adequate to provide 
services to the proposed lots.  Each individual water well and septic system are subject to  
review and permitting by the Inyo County Environmental Health Services Department.  
As a result of this regulation, any possible impacts will be kept to a less than significant 
level. 
 
 
 
3.3      HAZARDS AND HAZARDOUS MATERIALS 
 
3.3.1 -  SOURCE OF INFORMATION 
 
A Drainage Study was prepared for the site in September 2004 by Triad/Holmes 
Engineering, and is included in Appendix E.  The study describe three gullies existing on 
the project site which carry water intermittently from heavy spring snowmelt and intense 
mountain thunderstorms into Lone Pine Creek.  The project will maintain these gullies in 
their natural state.  The Drainage Study presents calculations done for the project which 
indicate that stormwater into the gullies will increase only 0.5% as a result of project 
development.  
 
Inyo County Public Works staff were also consulted regarding the history of the culvert 
under Whitney Portal Road, which accommodates water flow from one of the gullies into 
Lone Pine Creek.   
 
The Fire Chief for the Lone Pine Fire District was consulted regarding the requirements 
necessary for the proposed subdivision to be included within the Lone Pine Fire District 
boundary.  
 
 
3.3.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
The project site is located on the south side of Whitney Portal Road, a County road.  
Lone Pine Creek, heavily vegetated and deeply incised and recessed, parallels Whitney 
Portal Road on its north side.  The vegetation along the creek has resulted in the 
surrounding area being classed as a “Very High Fire Zone” area.  The Lone Pine Fire 
Department provides fire protection to the area adjacent to the project site, but the 
boundary does not extend to the site itself.  As a result, the area currently does not have 
fire protection service.  The applicant is working with Lone Pine Fire District Chief to 
extend the district boundaries of the district to include the project site, thereby providing 
the proposed subdivision with 24/7 fire protection services. 
 
Three gullies cross the project site from southwest to northeast.  These gullies flow only 
intermittently, carrying periodic high velocity water flows from intense spring snowmelt 
or mountain thunderstorm events.  There is no riparian or wetland vegetation associated 



with the gullies, as they are dry the majority of the time.  While Lone Pine Creek is 
within a Federal Emergency Management Agency (FEMA)-identified flood zone, the 
gullies on the project site are not within an identified flood zone.  The gully at the 
northwest corner of the site is channeled into a culvert under Whitney Portal Road, and 
funneled into Lone Pine Creek on the north side of the road.  The gully channel on the 
north side of the road follows the property line of the Warth property, skirting closely a 
garage on that property which is located close to Lone Pine Creek.  Historically (every 2-
3 years), flows through this gully have resulted in the backup of the culvert under 
Whitney Portal Road on the south side of the road, requiring road maintenance and 
cleanup by County Public Works Department staff.  As a result of such flows, the Inyo 
County Public Works department has advised the following mitigation measures for the 
subdivision: 
 

• The existing culvert under Whitney Portal Road should be replaced with a 
new culvert system (three, 48 inch diameter culverts are proposed) capable 
of handling the flows through the gully without the resulting damage to 
Whitney Portal Road. 

 
 
3.3.3 -  REGULATORY ENVIRONMENT 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Create a significant hazard to the public or the environment through the 
routine transport, use, or disposal of hazardous materials. 

• Create a significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions involving the release 
of hazardous materials into the environment. 

• Emit hazardous emissions or handle hazardous or acutely hazardous 
materials, substances, or waste within one-quarter mile of an existing or 
proposed school. 

• Be located on a side which is included on a list of hazardous materials 
sites compiled pursuant to Government Code Section 65962.5 and, as a 
result, would create a significant hazard to the public or the environment. 

• For a project located within an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public airport or public use 
airport, would the project result in a safety hazard for people residing or 
working in the project area. 

• For a project in the vicinity of a private airstrip, would the project result in 
a safety hazard for people residing or working in the project area. 

• Impair implementation of or physically interfere with an adopted 
emergency response plan or emergency evacuation plan. 



• Expose people or structures to a significant risk of loss, injury or death 
involving wildland fires, including where wildlands are adjacent to 
urbanized areas or where residences are intermixed with wildlands. 

 
 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Goal FLD-1:  Provide adequate flood protection to minimize hazards and structural 
damage. 
 
Policy FLD-1.4/Channelization:  The natural condition of watercourses is to be 
maintained whenever feasible.  The County shall discourage the channelization of 
watercourses unless necessary for the protection of public safety.  If alterations of a 
watercourse are found to be necessary, the alteration shall be engineered to preserve or 
restore the natural characteristics of the watercourse to the greatest extent possible. 
 
Policy FLD-1.6/Stormwater Retention/Detention and Groundwater Recharge:  
Develop stormwater retention/detention ponds and groundwater recharge areas to make 
efficient use of stormwaters and to direct water away from hazard areas. 
 
Goal WF-1:  Prevent wildfires and provide public safety from wildfire hazards. 
 
Policy WF-1.1/Fire Protection Agencies:  Support expansion of fire protection agencies 
and volunteer fire departments, and continue to cooperate with federal, state, and local 
agencies and private landowners to provide greater fire protection for the County. 
 
Policy WF-1.2/Limitations in Fire Hazard Zones:  Discourage development within 
high fire hazard severity zones. 
 
Policy WF-1.3/Fuel Modification:  Require fuel modification for structures within fire 
hazard zones. 
 
Policy WF-1.5/Emergency Access:  All County public roads shall be developed and 
maintained at adequate standards to provide safe circulation for emergency equipment. 
 
Regional Water Quality Control Board (Lahontan Region) 
 
Lahontan is the agency in charge of water quality issues for the Eastern Sierra Region.  
Any changes or impacts to stormwater and/or drainage are reviewed by this agency.  In 
particular, drainage from a project site directly to a natural system (i.e., stream, creek) is 
discouraged and is subject to Lahontan Regional Water Quality Control Board 
(LRWQCB) regulations.  Lahontan will be permitting for the proposed project, as it 



involves gullies (“blueline streams”).  Specifically, the following program permits will be 
required through Lahontan: 
 

• National Pollution Discharge Elimination System (NPDES) 
• Storm Water Pollution Prevention Plan (SWPPP) 

 
California Department of Fish & Game (CDFG) 
 
The CDFG has jurisdiction over all fish and wildlife habitats.  Such jurisdiction extends 
to permitting for the proposed rip-rap to be installed within the gullies on the project site. 
 
U.S. Army Corps of Engineers 
 
The Corps has jurisdiction over all inter-coastal waterways and waters of the United 
States, as defined in the federal manual for Federal Manual for Indentifying and 
Delineating Jurisdictional Wetlands (Federal Manual)(1989).  Since the gullies on the 
project site drain to Lone Pine Creek and/or the Owens River, permitting through the 
Corps will be required for the proposed installation of rip-rap within the gullies. 
 
 
3.3.4 -  IMPACTS AND MITIGATION MEASURES 
 
 
Impact 3.3 - #1/Gully Water Flow  
 
Impact  
 
Water velocity flowing through the gullies on the project site have been estimated to 
attain velocities over 200 cfs.  As a result, the potential for erosion/washouts to roads, 
driveways, and structures sited adjacent to the gullies has been identified as a significant 
hazard. 
 
Mitigation Measure  
 
A stormwater conveyance system, consisting of culverts engineered to handle 100-year 
storm event capacities, will provide the needed protection against washouts and erosion 
from water flows through gully areas.  
 
Effectiveness of Mitigation  
 
Implementation of the above mitigation measure will reduce potential hazards from 
stormwater flows to a less than significant level. 
 
Implementation/Monitoring  
 



A number of agencies will be responsible for the review, approval, and permitting of the 
proposed improvements to the stormwater drainage system and work in the gullies: 
 

• U.S. Army Corps of Engineers (Section 404 permit) 
• California Department of Fish & Game (Section 1603, Lake or Streambed 

Alteration agreement application) 
• State of California, Regional Water Quality Control Board, Lahontan 

Region (Section 401, Clean Water Act, water quality certification) 
• Inyo County Public Works Department 

 
Such regulation will decrease the significance of hazard associated with gully water flows 
to a less than significant levels.  Construction the improvements to this stormwater 
conveyance system is a Condition of Approval for the Final Map. 
 
 
Impact 3.3 - #2/Fire Protection 
 
Impact   
 
There is currently no fire protection service available to the proposed subdivision, which 
is located in an identified “Very High Fire Zone.”  The project site is adjacent to, but 
outside of, the existing district boundaries of the Lone Pine Fire District, which is based 
four miles east of the project site in the town of Lone Pine. 
 
Mitigation Measure 
 
The applicant is currently working with the Lone Pine Fire District to alter boundaries of 
the fire district.  A number of fire protection measures will be required by the Lone Pine 
Fire District in order for the subdivision to be included into the district: 
 

• A 3,800-gallon water storage tank is required for each home. 
• A 20,000-gallon water storage tank is required for the subdivision. 
• CC&Rs for the subdivision must include requirements for “fire safe” 

construction methods/elements of homes. 
• Dedication of a portion of land within the project site to the Lone Pine Fire 

District for use as a district substation.  The 20,000-gallon water storage 
tank required for the subdivision will be placed on this land. 

 
 
Effectiveness of Mitigation 
 
Inclusion within the Lone Pine Fire District will provide 24/7 fire protection services for 
the project.  With such coverage, impacts relating to fire protection will be reduced to a 
less than significant level.  
 
Implementation/Monitoring  



 
Inclusion of the project into the Lone Pine Fire District will be required as a condition of 
project approval. 
 
 
 
3.4        HYDROLOGY AND WATER QUALITY 
 
3.4.1 -  SOURCE OF INFORMATION 
 
A Hydrogeologic Assessment Study prepared for the project documents the availability 
of adequate amounts of water for the proposed project, with little to no drawdown 
impacts to surrounding wells, springs/seeps, Lone Pine Creek, or the Alabama Hills 
subdivision.  This study is found in Appendix G. 
 
Water quality testing was done on project site water by the Clinical Laboratory of San 
Bernardino, with results indicating good water quality.  These results are found within the 
Hydrogeologic Assessment Study in Appendix G. 
 
 
3.4.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
The project site is located on an alluvial fan, composed of sands, gravels, and scattered 
large boulders from erosion of the nearby Sierra Nevada Mountains.  As a result, various 
alluvial deposits, underlaid by basement rock, characterize the site.  Lone Pine Creek, 
approximately ¼ mile north of the project site, is a major tributary for mountain stream 
drainage.   
 
The alluvial deposits are the primary water bearing units for the project area, although 
water may also exist within the basement rock.  The aquifer system within the alluvium is 
unconfined, with rainfall percolating directly to the water table.  Thus, groundwater 
availability for the area is directly dependent on rainfall and snowmelt percolating 
through the alluvium.  Water availability to the site is further dependent on such factors 
as the thickness, depth, lateral continuity, and permeability of the alluvium.  In general, 
depth of alluvium can be as much as 125 feet or more, and porosity and permeability of 
the alluvium is high.  As a result, groundwater availability is estimated to be good for the 
site, ranging from a few tens to up to 100 gallons per minute (gpm) depending on well 
depth. 
 
The project site contains three historic water wells, approximately 125 feet in depth.  
Although there are no records available for these wells, they are thought to date from the 
1930s.  Groundwater in two of the three wells was measured at approximately 54 feet, 
while the third well appeared to have been filled in. 
 
The nearest existing water wells off the project site exist on private properties to the 
north, across Whitney Portal road and along Lone Pine Creek.  The closest known well is 



located on the Willow Bend Ranch property, approximately 4,100 feet northwest of the 
project site.   
 
Water quality test results from samples taken from the existing wells on the project site 
are included in Appendix G.  Testing indicates that water quality is good, and confirms 
that the source of aquifer water is from percolation of rainfall or surface water runoff 
from the Sierra Nevada Mountains.  Analysis indicates that the water is relatively soft 
(Total Hardness (TH) 34 mg/L), neutral (7.0 pH), and with low levels of minerals.  
 
 
3.4.3 -  REGULATORY ENVIRONMENT 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Violate any water quality standards or waste discharge requirements. 
• Substantially deplete groundwater supplies or interfere substantially with 

groundwater recharge such that there would be a net deficit in aquifer 
volume or a lowering of the local groundwater table level (.g., the 
production rate of pre-existing nearby wells would drop to a level which 
would not support existing land uses or planned uses for which permits 
have been granted. 

• Substantially alter the existing drainage pattern of the site or area, 
including through the alteration of the course of a stream or river, in a 
manner which would result in substantial erosion or siltation on- or off-
site. 

•  Substantially alter the existing drainage pattern of the site or area, 
including through the alteration of the course of a stream or river, or 
substantially increase the rate or amount of surface runoff in a manner 
which would result in flooding on- or off-site. 

• Create or contribute runoff water which would exceed the capacity of 
existing or planned stormwater drainage systems or provide substantial 
additional sources of polluted runoff. 

• Otherwise substantially degrade water quality. 
• Place housing within a 100-year flood hazard area as mapped on a federal 

Flood Hazard Boundary or Flood Insurance Rate Map or other flood 
hazard delineation map. 

• Place within a 100-year flood hazard area structures which would impede 
or redirect flood flows. 

• Expose people or structures to a significant risk of loss, injury or death 
involving flooding, including flooding as a result of the failure of a levee 
or dam. 

• Inundation by seiche, tsunami, or mudflow. 



 
 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Goal WR-1:  Provide an adequate and high quality water supply to all users within the 
County. 
 
Policy WR-1.1/Water Provisions:  The County shall review development proposals to 
ensure adequate water is available to accommodate projected growth. 
 
Policy WR-1.2/Domestic Groundwater:  Support sustainable groundwater extraction 
for domestic use in rural areas. 
 
Policy WR-1.5/Regulatory Compliance:  Continue the review of development 
proposals and existing uses pursuant to the requirements of the Clean Water Act, 
LRWQCB, and local ordinances to reduce polluted runoff from entering surface waters. 
 
Goal PSU-3:  To ensure that there will be a safe and reliable water supply sufficient to 
meet the future needs of the County. 
 
Policy PSU-3.2/Community Water Systems:  The County shall encourage the 
development and viability of community water systems rather than the reliance upon 
individual water wells. 
 
Goal PSU-5:  To collect and dispose of stormwater in a manner that minimizes 
inconvenience to the public, minimizes potential water-related damage, and enhances the 
environment. 
 
Policy PSU-5.3/Natural Systems:  The County shall encourage the use of natural 
stormwater drainage systems in a manner that preserves and enhances natural features. 
 
Policy PSU-5.5/Drainage Disposal:  New development shall have surface drainage 
disposal accommodated in one of the following ways: 

• Positive Drainage: positive drainage to a County-approved storm 
drain or retention/detention facility. 

• On-Site Drainage: drainage retained on-site within the 
development. 

 
Regional Water Quality Control Board (Lahontan Region) 
 
Lahontan is the agency in charge of water quality issues for the Eastern Sierra Region.  
Any changes or impacts to stormwater and/or drainage are reviewed by this agency.  In 
particular, drainage from a project site directly to a natural system (i.e., stream, creek) is 



discouraged and is subject to Lahontan Regional Water Quality Control Board 
(LRWQCB) regulations.  Lahontan will be permitting for the proposed project, as it 
involves gullies (“blueline streams”).  Specifically, the following program permits will be 
required through Lahontan: 
 

• National Pollution Discharge Elimination System (NPDES) 
• Storm Water Pollution Prevention Plan (SWPPP) 

 
California Department of Fish & Game (CDFG) 
 
The CDFG has jurisdiction over all fish and wildlife habitats.  Such jurisdiction extends 
to permitting for the proposed rip-rap to be installed within the gullies on the project site. 
 
U.S. Army Corps of Engineers 
 
The Corps has jurisdiction over all inter-coastal waterways and waters of the United 
States, as defined in the federal manual for Federal Manual for Indentifying and 
Delineating Jurisdictional Wetlands (Federal Manual)(1989).  Since the gullies on the 
project site drain to Lone Pine Creek and/or the Owens River, permitting through the 
Corps will be required for the proposed installation of rip-rap within the gullies. 
 
 
3.4.4 -  IMPACTS AND MITIGATION MEASURES 
 
 
No Significant Impact  
 
Aquifer modeling was done for the site using two different simulation programs, 
PUMPIT and Winflow.  Both models assumed full buildout on the 27 proposed lots (54 
total residential units), a pumping rate of 5 gallons per minute (gpm), and were run for a 
continuous, 24-hour pumping regime over a 48-hour period.  The results of this modeling 
indicate no significant drawdown impacts to the closest neighboring water wells located 
north of the project site along Lone Pine Creek, nor to the nearest of several seeps/springs 
located off-site to the east/southeast.  Drawdown levels to neighboring water wells 
ranged only from 3.6 feet to 6.0 feet.  In addition, modeling indentified that Lone Pine 
Creek is not a significant source of recharge to area groundwater flow conditions.  
Therefore, the creek will have little effect on, or receive little impact from, the proposed 
water wells for the subdivision. 
 
Modeling results are based on conservative estimates of recharge and underflow, as well 
as continuous water well pumping regime.  As a result, modeling can be said to represent 
“worst-case” scenario conditions, and not “real-world” (field) conditions.  Even under 
such conditions, the impact of proposed pumping amounts will not reach significant 
levels. 
 
 



 
3.5        PUBLIC SERVICES 
 
3.5.1 -  SOURCE OF INFORMATION 
 
Staff has reviewed available information on existing services for the rural community of 
Lone Pine Creek.  
 
3.5.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
The project site lies within the rural residential community of Lone Pine Creek, as 
identified in the Inyo County General Plan, four miles west of the town of Lone Pine.  
Due to the rural nature of the site, not all public service infrastructure is available. 
 
Water & Wastewater 
 
Due to the distance to the town of Lone Pine, there is no water or sewer infrastructure 
available to the proposed project site.  As a result, individual water wells and septic are 
proposed for the subdivision.  Such systems are allowed under the Inyo County General 
Plan, in policy statements found within the Land Use Element, LU-2.7/Residential Rural 
Medium Density (RRM), and the Public Services & Utility Element, PSU-4.4/Permitting 
Individual On-Site Systems.  Individual systems are subject to the requirements, review, 
and permitting of the Inyo County Environmental Health Services Department. 
   
The Inyo County General Plan, while specifically stating that individual water and septic 
systems are allowed, also states that community systems are preferred.  This alternative 
would establish service systems that are community-based instead of individual.  The 
advantage of community systems is that they monitor the use of services.  Monitoring can 
provide information about the rate of water usage.  Such usage information is sometimes 
used to evaluate the effect of usage on the underlying aquifer and overall water supply.  
Monitoring also allows rates or fees to be set based on usage, which can push 
homeowners to conserve resources such as water.  While there are advantages to 
community systems, such systems require the creation of, participation in, and 
maintenance by, homeowners within a subdivision.  For a small subdivision of just 27 
lots, the burdens of costs and required participation for such a system could be high.  
Conversely, studies done for the site demonstrate that there will be no significant impacts 
from the individual water wells and septic systems proposed for the project, and allowed 
under the Inyo County General Plan. 
  
Electricity 
 
Electrical power to the project area is provided by Los Angeles Department of Water and 
Power (LADWP).   Electrical lines are located along Whitney Portal Road, which is 
adjacent to the project site, and can be extended to the subdivision.  All new electrical 
lines will be undergrounded. 
 



Fire Protection 
 
The project site is located within a “Very High Fire Zone” (Fire Hazard Severity Zones, 
adopted 2-13-85, SRA-Lone Pine).  This is due to its proximity to Lone Pine Creek and 
the dense vegetation associated with the creek, as the project site itself contains no trees 
or vegetation other than the sagebrush cover typical of the entire surrounding area.  The 
Lone Pine Fire District is the fire protection service for the Lone Pine area.  The project 
site is currently adjacent to, but outside of, the existing Lone Pine Fire District boundary.  
The project applicant is working with the Lone Pine Fire District to extend the district 
boundary to include the subdivision, and so provide 24/7 fire protection services. 
 
Solid Waste 
 
Inyo County administers a solid waste disposal site for residents of the Lone Pine area.  
This facility has adequate capacity to serve the additional residents of the proposed 
subdivision.  In addition, Sierra Disposal, of Bishop Disposal Inc., is a private, curbside 
disposal company that has agreed to provide trash service for the subdivision. 
 
Telephone/Communications 
 
Telephone service is provided to the project area by Verizon.   
 
Police 
 
Law enforcement to the project site will be provided by the Inyo County Sheriff’s 
Department, which maintains a substation in the town of Lone Pine.  There is adequate 
staffing to provide services to the subdivision. 
 
Schools 
   
The Lone Pine Unified School District provides education, Elementary through High 
School for the proposed area.  There is adequate capacity for the anticipated children 
from the proposed subdivision (personal communication with Superintendent Dr. Dian 
Ogden, June 2004).   
 
 
3.5.3 -  ENVIRONMENTAL SETTING 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for 



new or physically altered government facilities, the construction of which 
could cause significant environmental impacts in order to maintain 
acceptable service ratios, response times or other performance objectives 
for any of the public services: 

 
Fire protection 
Police protection 
Schools 
Parks 
Other public facilities 

 
 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Policy LU-2.7/Residential Rural Medium Density Designation (RRM): This 
designation provides for large-lot single-family housing in rural residential 
neighborhoods, public and quasi-public uses, and similar and compatible uses.  
Residential densities shall be a maximum of 1 dwelling units per 2.5 acres.  This 
designation is used around the fringes of urban communities where large parcels sizes are 
preferred, and for those rural communities that lack complete sewer and water systems.  
Individual water wells and individual sewage disposal systems are allowed, but 
community water systems are encouraged. 
 
Goal PSU-1:  To ensure the timely development of public facilities and the maintenance 
of adequate service levels for these facilities to meet the needs of existing and future 
County residents. 
 
Policy PSU-1.1/Facilities and Services for New Development:  The County shall 
ensure through the development review process that public facilities and services will be 
developed, operational, and available to serve new development.  The County shall not 
approve new development where existing facilities are inadequate unless the applicant 
can demonstrate that all necessary public facilities will be installed or adequately 
financed and maintained (through fees or other means). 
 
Policy PSU-1.2/On-Site Infrastructure:  The County shall require all new development, 
including major modifications to existing development, to construct necessary on-site 
infrastructure to serve the project in accordance with County standards. 
 
Policy PSU-1.7/Undergrounding Utilities:  The County shall require undergrounding of 
utility lines in new development area and as areas are redeveloped, except where 
infeasible for operational or financial reasons.  The County will also work with utility 
providers to proactively place utilities underground as part of the utilities’ ongoing 
maintenance program. 



 
Goal PSU-3:  To ensure that there will be a safe and reliable water supply sufficient to 
meet the future needs of the County. 
 
Goal PSU-4:  To ensure adequate wastewater collection, treatment, and disposal. 
 
Policy PSU-4.4/Permitting Individual On-Site Systems:  The County shall permit 
individual on-site sewage disposal systems on parcels that have the area, soils, and other 
characteristics that permit installation of such disposal facilities without threatening 
surface or groundwater quality or posing any other health hazards and where community 
sewer service is not available and cannot be feasibly provided. 
 
Goal PSU-5:  To collect and dispose of stormwater in a manner that minimizes 
inconvenience to the public, minimizes potential water-related damage, and enhances the 
environment. 
 
Goal PSU-9:  To protect the residents and visitors to Inyo County from injury and loss of 
life and to protect property from fires. 
 
Policy PSU-8.1/Fire Protection for New Development:  Prior to the approval of 
development projects, the County shall determine the need for fire protection services.  
New development in unincorporated areas of the County shall not be approved unless 
adequate fire protection facilities can be provided. 
 
Goal PSU-11:  To ensure that adequate school facilities are available and appropriately 
located to meet the needs of Inyo County residents. 
 
 
3.5.4 -  IMPACTS AND MITIGATION MEASURES 
 
 
Impact 3.11 - #1/Fire Protection Services 
 
Impact  
 
There are currently no fire protection services available to the proposed subdivision, 
which is located in a “Very High Fire Zone.”  The project site is adjacent to, but outside 
of, the existing district boundaries of the Lone Pine Fire District, which is based four 
miles away in the town of Lone Pine. 
 
Mitigation Measures 
 
The applicant is working with the Lone Pine Fire District to change the existing fire 
district boundaries to include the project site.  Project inclusion into the Lone Pine Fire 
District is contingent upon adoption of several fire protection measures for the 



subdivision, which are listed below and also detailed in correspondence from the Lone 
Pine Fire Chief, included in Appendix F: 
 

• A 3,800-gallon water storage tank is required for each home. 
• A 20,000-gallon water storage tank is required for the subdivision. 
• CC&Rs for the subdivision must include requirements for “fire safe” 

construction methods/elements of homes. 
• Dedication of a portion of land within the project site to the Lone Pine Fire 

District for use as a district substation.  The 20,000-gallon water storage 
tank required for the subdivision will be placed on this land. 

 
 
Effectiveness of Mitigation   
 
Inclusion within the Lone Pine Fire District would achieve 24/7 fire protection services 
for the project.  As a result of inclusion in the district, impacts relating to fire protection 
will be decreased to a less than significant level. 
 
Implementation/Monitoring   
 
Inclusion of the project into the Lone Pine Fire District will be required as a condition of 
project approval.   
 
 
3.6         TRANSPORTATION/TRAFFIC 
 
3.6.1 -  SOURCE OF INFORMATION 
 
A Traffic Analysis Study was prepared for the proposed project site in January of 2004 
by LSA Associates, Inc.  This study can be found in its entirety in Appendix J. 
 
 
3.6.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
Existing & Proposed Roads:  The proposed project site is located on the south side of 
Whitney Portal Road, a County road.  Whitney Portal Road leads from the town of Lone 
Pine, past the project site, and ends at the Mt. Whitney recreation area and trailhead, 
approx, nine miles west of the site.  The road is used almost exclusively by people 
driving to the trailhead.  Whitney Portal Road currently operates at a Level of Service 
(LOS) “A” (see Table 3, Definitions of Levels of Service, below) in terms of traffic 
volume. 
 
The proposed project will contain an internal roadway system that will intersect Whitney 
Portal Road in two places.  In addition, five lots are proposed to access Whitney Portal 
Road directly.  The proposed roads will be offered for dedication to the County.   
 



Trip Generation: The traffic study prepared for the project estimates that the proposed 
subdivision will generate approximately 258 daily trips (weekday).  The following 
circumstances influence this figure: 
 

• The trip generation estimates used in the study were based on data for 
suburban subdivisions.  Actual number of trips for a rural residential 
subdivision, such as the proposed Whitney Portal Preserve, would likely 
be lower because residents combine more trips due to the distances 
involved.  As a result, the daily trip generation figure should be considered 
“worst-case” scenario.  

• The trip generation figure is based on twenty-seven residential units, or 
one for each proposed lot.  However, California law allows a second 
dwelling unit on all lots.  With the construction of such second units, the 
daily trip generation figure is likely to increase. 

• The trip generation figure is based on weekday traffic.  Trip generation 
figures for weekend traffic could vary. 

• Trip generation for peak p.m. hours was estimated at 28 trips. 
 
Level of Service (LOS) Standards:  The term “Level of Service” (LOS) is a quantitative 
measure of traffic operating conditions whereby a letter grade of “A” through “F,” 
corresponding to progressively worsening operating conditions, is assigned to an 
intersection or roadway segment.  LOS of A, B, or C are considered satisfactory to most 
motorists, while a LOS of D is considered only marginally acceptable (see Regulatory 
Environment, Section 3.6.3, below).  LOS of E or F are associated with severe congestion 
and delay and are unacceptable to most motorists.  For purposes of this EIR, a LOS of C 
is considered the minimum acceptable standard, as determined by Policy RH-1.4 of the 
Inyo County General Plan.  All roadways and intersections retain the same LOS post-
project as they have pre-project.  Table 3, summarizes the definitions of the various LOS: 
 
 
Table 3: Definitions of Traffic Level of Service (LOS) 
 
Level of 
Service 

Signalized 
Intersection 

Unsignalized 
Intersection 

Roadway 
(Daily) 

A Uncongested operations, all 
queues clear in a single-signal 
cycle.  Delay < 10 seconds. 

Little or no delay. 
Delay < 10  seconds. 

Completely 
free 
flowing. 

B Uncongested operations, all 
queues clear in a single cycle. 
Delay > 10 and < 20 seconds. 

Short traffic delays. 
Delay > 10 and < 15 seconds.  

Free flow, 
presence of 
other 
vehicles is 
noticeable. 

C Light congestion, occasional 
backups on critical 
approaches. 
Delay > 20 and < 35 seconds. 

Average traffic delays. 
Delay > 15 and < 25 seconds. 

Ability to 
maneuver 
and select 
operating 



speed is 
affected. 

D Significant congestions of 
critical approaches, but inter- 
sections are functional.  Cars 
are required to wait through 
more than one cycle during 
short peaks.  No long queues. 
Delays >35 and < 55 seconds.  

Long traffic delays. 
Delay >25 and < 35 seconds. 

Unstable 
flow, 
speeds and 
ability to 
maneuver 
is 
restricted. 

E Severe congestion with some 
long standing queues on 
critical approaches.  Blockage 
of intersection may occur if 
traffic signal doesn’t provide 
for protected turning 
movements.  Queues may 
block nearby intersections.  
Delay >55 and < 80 seconds. 

Very long traffic delays, 
failure, and extreme 
congestions. 
Delay > 35 and < 50 seconds. 

At or near 
capacity, 
flow quite 
unstable. 

F Total breakdown, with stop-
and-go operation. 
Delay > 80 seconds. 

Intersection is blocked by 
external causes. 
Delay > 50 seconds. 

Forced 
flow, 
breakdown. 

 
 
 
LOS Resulting From Project:  The proposed project will not impact existing LOS for 
either Whitney Portal Road or the signalized intersection at Whitney Portal Road and 
U.S. Highway 395 in Lone Pine.  
 
Whitney Portal Road is currently operating at LOS A.  The road carries 1,683 vehicles a 
day, based on estimates from Caltrans data.  Adding the estimated 258 daily trips from 
the proposed subdivision to this total will not impact the existing LOS A.  Established 
LOS for a rural two-lane roadway are listed in the following Table: 
 
 
Table 4: Level of Service for Rural Two-Lane Roadways 
 

Level of Service Daily Volume 
A < 2,600 
B > 2,600 and < 5,300 
C >5,300 and < 8,600 
D > 8,600 and < 13,800 
E >13,800 and < 22,300 
F > 22,300 

Source:  Quality/Level of Service, Florida Department of Transportation, 2002, Table 4-3  
 
 



The intersection of Whitney Portal Road and U.S. Highway 395 in Lone Pine currently 
operates at LOS B, with an average delay of 11.3 seconds.  The LOS remains at B even 
after traffic from the proposed subdivision is added, although the delay time increases 
1/10 of a second to 11.4 seconds.  Established LOS for signalized intersections are listed 
in the following Table: 
 
 
Table 5:  Level of Service for Signalized Intersections 
 

Level of Service Signalized Intersection 
Average Delay per Vehicle (seconds) 

A < 10 
B > 10 and < 20 
C > 20 and < 35 
D > 35 and < 55 
E > 55 and < 80 
F > 80 

Source:  Highway Capacity Manual, Transportation Research Board, 2000, Exhibit 16-2 
 
 
 
3.6.3 -  REGULATORY ENVIRONMENT 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Cause an increase in traffic which is substantial in relation to the 
existing traffic load and capacity of the street system (i.e., result in a 
substantial increase in either the number of vehicle trips, the volume to 
capacity ratio on roads, or congestion at intersections). 

• Exceed, either individually or cumulatively, a level of service standard 
established by the county congestion management agency for 
designated roads or highways. 

• Result in a change in air traffic patterns, including either an increase in 
traffic levels or a change in location that results in substantial safety 
risks. 

• Substantially increase hazards due to a design feature (e.g., sharp 
curves or dangerous intersections) or incompatible uses (e.g., farm 
equipment). 

• Result in inadequate emergency access. 
• Result in inadequate parking capacity. 

 
Inyo County General Plan 



 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Goal RH-1:  A transportation system that is safe, efficient, and comfortable, which meets 
the needs of people and goods and enhances the lifestyle of the County’s residents. 
 
Policy RH-1.4/Level of Service:  Maintain a minimum level of service (LOS) “C” on all 
roadways in the County.  For highways within the County, LOS “C” should be 
maintained except where roadway expansions or reconfigurations will adversely impact 
the small community character and economic viability of designated Central Business 
Districts. 
 
Policy RH-1.5/Proper Access:  Provide proper access to residential, commercial, and 
industrial areas.   
 
Policy RH-1.6/Minimize Environmental Impacts:  Insure that all transportation 
projects minimize adverse effects on the environment of the County. 
 
Goal OCT-1:  Provide for the parking needs of local residents, visitors, and tourists. 
 
 
3.6.4 -  IMPACTS AND MITIGATION MEASURES 
 
 
No Significant Impacts   
 
Traffic levels in the project area will increase as a result of construction of the 
subdivision, with 258 additional daily trips estimated as a result of construction.  
However, the LOS for both Whitney Portal Road and the signalized intersection of 
Whitney Portal Road and U.S. Highway 395 will remain the same post-development as 
pre-development.  Whitney Portal Road currently has a LOS of “A,” with the signalized 
intersection at Whitney Portal Road and U.S. Highway 395 having an LOS of “B.”  There 
will be a small delay increase of 1/10 second at the signalized intersection, but not of a 
duration significant enough to degrade the existing LOS.  As a result, traffic impacts will 
be less than significant and no mitigation measures are required. 
 
 
3.7     BIOLOGY 
 
3.7.1 – SOURCE OF INFORMATION 
 
Comprehensive Biological Studies were prepared for the project site.  Surveys for 
wildlife and vegetation were completed for both winter (February, 2004) and spring 
(April, 2004) time periods.  An additional survey was conducted for raptors and 



burrowing owls in April, 2004, as well as a specialized wildlife survey for Mule Deer 
also in April, 2004. 
 
 
3.7.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
 
The project site is located on the western edge of the Alabama Hills area, between the 
town of Lone Pine and the base of the Sierra Nevada Mountains.  It is located on an 
alluvial fan, with elevations ranging between 4,880 and 5,040 feet above mean sea level 
(amsl).  The site, along with areas to the east, south, and west, are level, undeveloped, 
typical high desert landscape covered by sagebrush and other sagebrush communities.  
The only other landscape features of note on the project site are three gullies which run 
southwest to northeast across the site.  These carry water only intermittently, as a result 
of large or rapid snowmelt or intense mountain thunderstorms.   
 
Approximately ¼ mile to the north of the project site is Lone Pine Creek, a major 
tributary of the area.  The creek is heavily vegetated and deeply recessed.  To the north of 
the creek the land rises steeply into the rocky outcroppings of the Alabama Hills 
formations. 
 
Vegetation 
 
A comprehensive vegetation survey prepared for the project determined that no plants 
which are listed or proposed for listing as rare, threatened, or endangered species, or are 
otherwise considered special status or species of special concern, are found on the project 
site. 
 
Off the project site, to the east and southeast, are three springs.  These springs have 
riparian, or groundwater dependent vegetation (GDV) associated with them, and are 
unique within the surrounding arid landscape.  These springs provide a valued habitat for 
deer and other wildlife in the area. 
 
Wildlife 
 
The wildlife surveys prepared for the project area found two special status species on site, 
but otherwise no species that were proposed for listing as rare, threatened, endangered or 
of special concern were identified.  The two special status species found on site were 
Brewer’s Sparrow (Spizella breweri), an Audubon Watch List and U.S. Bird 
Conservation Watch List species, and Northern Sagebrush Lizard (Sceloporus graciosus 
graciosus), a Federal Species of Concern and a BLM sensitive species.  Both species are 
common in the Inyo County area, with the result that development of the 74-acre project 
area will not have a significant impact to either of the species. 
 
Mule Deer (Odocoileus hemionus) are also a special status species, a California State 
listed species.  Although no deer were actually identified on the project site, tracks and 



scat were found.  As a result, a specialized biological survey was conducted for this 
species by Dr. John Wehausen and Karl Chang, of the University of California, Berkeley.  
The survey found the project site to be of negligible importance to the deer herd of the 
area, with estimates that the entire site supports less than a single deer.  Dr. Wehausen, in 
a letter contained within Appendix I, also discounts the significance of the project site to 
Bighorn Sheep, noting that the closest sheep exist in the area of Mt. Langley.  
 
 
3.7.3 – REGULATORY ENVIRONMENT 
 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Have a substantial adverse effect, either directly or through habitat 
modifications, on any species identified as a candidate, sensitive, or 
special status species in local or regional plans, policies, or regulations, or 
by the California Department of Fish and Game or U.S. Fish and Wildlife 
Service. 

• Have a substantial adverse effect on any riparian habitat or other sensitive 
natural community identified in local or regional plans, policies, 
regulations or by the California Department of Fish and Game or U.S. 
Fish and Wildlife Service. 

• Have a substantial adverse effect on federally protected wetlands as 
definded by Section 404 of the Clean Water Act (including, but not 
limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means. 

• Interfere substantially with the movement of any native resident or 
migratory fish or wildlife species or with established native resident or 
migratory wildlife corridors, or impede the use of native wildlife nursery 
sites. 

• Conflict with any local policies or ordinances protecting biological 
resources, such as a tree preservation policy or ordinance. 

• Conflict with the provisions of an adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, or other approved local, regional, 
or state habitat conservation plan. 

 
 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 



Goal BIO-1: Maintain and enhance biological diversity and healthy ecosystems 
throughout the County. 
 
Policy BIO-1.1/Regulatory Compliance:  The County shall review development 
proposals to determine impacts to sensitive natural communities, of both local and 
regional concern, and special-status species.  Appropriate mitigation measures will be 
incorporated into each project, as necessary. 
 
Policy BIO-1.2/Preservation of Riparian Habitat and Wetlands:  Important riparian 
areas and wetlands, as identified by the County, shall be preserved and protected for 
biological resource value. 
 
Policy BIO-1.5/Develop Outside Habitat Areas:  Work with regulatory agencies and 
private developers to direct development into less significant habitat areas.  Discourage 
urban development in areas containing sensitive natural communities or known to contain 
special-status species. 
 
Policy BIO-1.6/Wildlife Corridors:  The County shall work to preserve and protect 
existing wildlife corridors where appropriate. 
 
 
3.7.4 -  ENVIRONMENTAL CONSEQUENCES 
 
No Significant Impacts 
 
Comprehensive, multiple studies have been completed for both vegetation and wildlife on 
the project site.  No vegetation species identified as a candidate, sensitive, or special 
status species were found on site.  The only wildlife species of any significance found on 
site were Brewer’s Sparrow (Spizella breweri) and Northern Sagebrush Lizard 
(Sceloporus graciosus graciosus), which are special status species.  Study results indicate 
that neither of these two species will be significantly impacted by the proposed project 
due to the fact that they are both common throughout Inyo County.  Mule Deer 
(Odocoileus hemionus) is also a special status species; tracks and scat were found on the 
project site, but no animals were observed.  Similarly, this species will also not be 
significantly impacted by the proposed project, as study results indicate the project area is 
of a size and type that supports less than a single deer.  Bighorn Sheep are likewise not 
impacted by the project site. 
 
Several springs are located off the project site to the east and southeast, with 
riparian/groundwater dependent vegetation (GCV) associated with them.  Hydrogeologic 
studies prepared for the project have indicated no drawdowns or negative impacts will 
occur to the nearest spring as a result of the water wells proposed for the project lots.    
 
 
 
 



3.8        UTILITIES AND SERVICE SYSTEMS 
 
3.8.1 -  SOURCE OF INFORMATION 
 
Staff has reviewed available information on existing utilities and services for the rural 
community of Lone Pine Creek. 
  
3.8.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
The project site is located four miles west of the town of Lone Pine, within the rural 
residential community of Lone Pine Creek.  Due to the rural nature of the area, there is no  
water or sewer infrastructure in place for the area.  The few homes and/or ranches 
developed nearby along Lone Pine Creek all make use of septic systems and have water 
wells and/or take surface water from the creek.  Hydrology studies and water quality test 
done for the site indicated ample water supplies of good quality.  Soil and percolation 
tests conducted on the project site indicate soils to be fast percolating, but adequate for 
the proposed septic systems. 
 
There are no developed stormwater drainage facilities in the area, with the exception of 
small culverts located beneath Whitney Portal Road.  Stormwater typically follows the 
drainage patterns of the watershed of the area, and eventually drains to Lone Pine Creek.  
Drainage studies conducted for the proposed project indicate that the majority of 
stormwater will infiltrate on-site, as the subdivision consists of large, 2.5-acre lots.  
Additional stormwater drainage created as a result of project development is estimated to 
increase 0.5% over pre-development levels.   
 
Solid waste disposal for the area is provided for through a dump site administered by 
Inyo County, located at the terminus of Inyo Street/Substation Road, approximately two 
miles east of the community of Lone Pine.  Additionally, private solid waste disposal 
services will be available through Sierra Disposal, Inc.   
 
3.8.3 -  REGULATORY ENVIRONMENT 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Exceed wastewater treatment requirements of the applicable Regional 
Water Quality Control Board. 

• Require or result in the construction of new water or wastewater treatment 
facilities or expansion of existing facilities, the construction of which 
could cause significant environmental effects. 



• Require or result in the construction of new storm water drainage facilities 
or expansion of existing facilities, the construction of which could cause 
significant environmental effects. 

• Have sufficient water supplies available to serve the project from existing  
entitlements and resources, or are new or expanded entitlements needed. 

• Result in a determination by the wastewater treatment provider which 
serves or may serve the project that it has adequate capacity to serve the 
project’s projected demand in addition to the provider’s existing 
commitments. 

• Be served by a landfill with sufficient permitted capacity to accommodate 
the project’s solid waste disposal needs. 

• Comply with federal, state, and local statutes and regulations related to 
solid waste. 

 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Goal PSU-1:  To ensure the timely development of public facilities and the maintenance 
of adequate service levels for these facilities to meet the needs of existing and future 
County residents. 
 
Policy PSU-1.1/Facilities and Services for New Development:  The County shall 
ensure through the development review process that public facilities and services will be 
developed, operational, and available to serve new development.  The County shall not 
approve new development where existing facilities are inadequate unless the applicant 
can demonstrate that all necessary public facilities will be installed or adequately 
financed and maintained (through fees or other means). 
 
Policy PSU-1.2/On-Site Infrastructure:  The County shall require all new development, 
including major modifications to existing development, to construct necessary on-site 
infrastructure to serve the project in accordance with County standards. 
 
Policy PSU-1.7/Undergrounding Utilities:  The County shall require undergrounding of 
utility lines in new development area and as areas are redeveloped, except where 
infeasible for operational or financial reasons.  The County will also work with utility 
providers to proactively place utilities underground as part of the utilities’ ongoing 
maintenance program. 
 
Goal PSU-3:  To ensure that there will be a safe and reliable water supply sufficient to 
meet the future needs of the County. 
 
Goal PSU-4:  To ensure adequate wastewater collection, treatment, and disposal. 
 



Policy PSU-4.4/Permitting Individual On-Site Systems:  The County shall permit 
individual on-site sewage disposal systems on parcels that have the area, soils, and other 
characteristics that permit installation of such disposal facilities without threatening 
surface or groundwater quality or posing any other health hazards and where community 
sewer service is not available and cannot be feasibly provided. 
 
Goal PSU-5:  To collect and dispose of stormwater in a manner that minimizes 
inconvenience to the public, minimizes potential water-related damage, and enhances the 
environment. 
 
 
3.8.4 -  IMPACTS AND MITIGATION MEASURES 
 
 
No Significant Impacts   
 
Individual water well and septic systems are proposed for the subdivision.  Studies 
indicate that adequate water is available for project purposes and that soils can support 
the use of septic systems.  Increased in stormwater from project development will be 
minimal, with an estimated increase of 0.5% over pre-development conditions.  Solid 
waste from the site can be disposed of through sites operated by Inyo County or by a 
private trash hauling service (Sierra Disposal), both of which have adequate capacity to 
handle the needs of the subdivision. 
 
 
 
3.9    CULTURAL RESOURCES 
 
 
3.9.1 -  SOURCE OF INFORMATION 
 
A Cultural Resources Survey and Evaluation was prepared for the project site in 
February, 2004.  The survey can be found in Appendix H. 
 
 
3.9.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
  
The project site is located within the central area of Owens Valley, an arid high desert 
climate, near the base of the eastern slopes of the Sierra Nevada Mountains.  The area is 
within the traditional cultural area of the Owens Valley Paiute, a Native American group 
that were semi-nomadic hunter-gatherers who subsisted on seasonally available plant and 
animal resources.  Fur trappers and prospectors first came to the Valley in the mid-19th 
Century, with ranching and farming following those occupations as they declined in the 
latter part of the same Century.  In the 1920s the general area in which the project site is 
located (the Alabama Hills) began to be used as a location site for motion picture filming.  



The area continues to be used extensively for visual media today, due to its unique 
landscape qualities. 
 
 
Prehistoric  
 
A field survey identified two prehistoric sites on the project parcel.  These consist of 
isolated milling slicks on two large boulders, with no other associated artifacts or features 
found except a single piece of obsidian debitage located a few meters from one of the 
boulders. 
 
Study data conclude that these milling slicks are only two of a greater number found 
within the larger landscape of the overall area, and in this respect are not unusual or 
significant.  A staff person of the Lone Pine Paiute Tribe has inspected the slicks and 
found them unexceptional.  The use of such boulders for milling/grinding seeds may be 
related to two prehistoric resource sites located northeast of the project site.  
 
 
Historic 
 
Three historic sites were located within the project area.  The first of these three sites 
consists of two abandoned wells, with a small amount of related materials (windmill 
footings, sheet metal fragments, cable fragments, steel pipe, etc.).  The second site 
consists of a number of refuse dump sites, ranging in date from the 1920s to the 1960s.  
The contents of the various refuse piles consist of bottles, cans, jars, glassware, ceramic 
fragments, auto parts, and similar items.  The third site consists of both a rock-and-mortar 
drainage conduit and a refuse dump site.  The refuse site contains items dating from the 
1930s. 
 
Study results indicate that the refuse sites are probably related to the motion picture 
industry, representing trash deposits of movie crews filming on location in the Alabama 
Hills area.  The study prepared for the site recommends two mitigation measures be 
implemented with respect to these refuse deposits.  First, an archival/documentary search 
to locate any information linking the project area to location filming;  secondly, a more 
thorough field inventory of the refuse sites should be performed in order to locate and/or 
preserve materials which might constitute an historical record of the motion picture 
industry operating in the Lone Pine area. 
 
A further recommendation outlined in the Cultural Study done for the project site, 
although not cited as a mitigation measure per se, is that all earthmoving activities be 
monitored by a qualified archaeologist so that any cultural resources that may be 
unearthed can be properly identified, documented and, if of historical/cultural 
significance, properly archived. 
 
 
 



 
Criteria for Historic Resources 
 
CEQA Guidelines, in Sections 15064.5 and 15126.4, define an “historical resource” as: 
 

“A resource listed in, or determined to be eligible by the State Historical 
Resources Commission for listing in, the California Register of Historical 
Resources.” 

 
The criteria for such listing in the California Register of Historical Resources include the 
following (Pub. Res. Code SS5024.1, Title 14 CCR, Section 4852): 
 

A. Is associated with events that have made a significant contribution to the 
broad patterns of California’s history and cultural heritage; 

B. Is associated with the lives of persons important in our past; 
C. Embodies the distinctive characteristics of a type, period, region, or method of 

construction, or represents the work of an important creative individual, or 
possesses high artistic values; 

D. Has yielded, or may be likely to yield, information important in prehistory or 
history. 

 
The refuse sites located on the project site may have ties to the motion picture industry, 
an industry which has contributed to the broad patterns of California’s history and 
cultural heritage (criteria A), but the specific items located within the refuse sites are not 
necessarily significant, being limited to mainly food item cans and bottles, along with 
some toiletry jars and bottles.  
 
 
3.9.3 -  REGULATORY ENVIRONMENT 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Cause a substantial adverse change in the significance of an historical 
resource as defined in Section 15064.5. 

• Cause a substantial adverse change in the significance of an 
archaeological resource pursuant to Section 15064.5. 

• Directly or indirectly destroy a unique paleontological resource or site or 
unique geologic feature. 

• Disturb any human remains, including those interred outside of formal 
cemeteries. 

 
 



 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Goal CUL-1:  Preserve and promote the historic and prehistoric cultural heritage of the 
County. 
 
Policy CUL-1.3/Protection of Cultural Resources:  Preserve and protect key resources 
that have contributed to the social, political, and economic history and prehistory of the 
area, unless overriding circumstances are warranted. 
 
Policy CUL-1.4/Regulatory Compliance:  Development and/or demolition proposals 
shall be reviewed in accordance with the requirements of CEQA and the National 
Historic Preservation Act. 
 
Policy CUL-1.5/Native American Consultation:  The County and private organizations 
shall work with appropriate Native American groups when potential Native American 
resources could be affected by development proposals. 
 
 
3.9.4 -  IMPACTS AND MITIGATION MEASURES 

 
The following impacts have been identified for this project: 
 
Impact 3.4 - #1/Historic Site Disturbance 
 
Impact 
 
Of the three historic refuse sites existing on the property, two have been identified as 
possibly containing items that may be significant to the history of the motion picture 
industry operating within the Lone Pine/Alabama Hills area.  Development of the 
proposed project would require that the refuse sites be removed, with the result that any 
items of significance would be destroyed.   
 
Mitigation Measures  
 
With development of the proposed parcel, items contained within the two refuse sites 
would be lost/destroyed.  The following mitigation measures, outlined in the cultural 
resources survey prepared for the site, would decrease this effect to a less than significant 
level: 
 

1.) Perform an archival and documentary search for information 
related to movie making on or near the subject property from the 
1920s through the 1960s; and 



2.) Perform a thorough field inventory of the refuse deposits, 
collecting diagnostic and/or identifiable historic artifacts. 

3.) Train construction crew staff on the identification of significant 
artifacts.  If any such artifacts are disturbed, Inyo County Planning 
Department staff shall be contacted and work shall cease until a 
qualified archaeologist and a local Native American monitor (if 
appropriate) can be consulted. 

 
Effectiveness of Mitigation 
 
When the above mitigation measures have been implemented, impacts to historical  
resources will be reduced to a level that is less than significant. 
 
Implementation/Monitoring   
 
The mitigation measures outlined will exist as Conditions of Approval of the project.  
Completion of the measures will be required prior to approval of grading and 
construction. 
 
 
 
3.10     GEOLOGY AND SOILS 
 
3.10.1 -  SOURCE OF INFORMATION 
 
Inyo County Environmental Health Services Department staff have inspected soils on the 
project site and found them adequate for the proposed individual septic sytems.  In 
addition, a soil percolation test was performed by Sierra Geotechnical Services, Inc. in 
September of 2004.  Results of these tests are found in Appendix K. 
 
3.10.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
The project site exists approximately three miles east of the base of the eastern slopes of 
the Sierra Nevada Mountains.  The property is underlain by alluvial-fan deposits derived 
from the granitic bedrock of the Sierra, ranging in age, type, and thickness.  In general, 
these alluvial deposits have high porosity and permeability.  Younger alluvial deposits 
are generally thought to have a maximum thickness of a few hundred feet, while older 
alluvial deposits are generally underlain by basement rock, thousands of feet in depth.  
There also exists debris flow deposits consisting of cobbles and boulders within a 
sand/gravel matrix.   
 
3.10.3 -  REGULATORY ENVIRONMENT 
 
Threshold of Significance 
 



Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Expose people or structures to potential substantial adverse effects, 
including the risk of loss, injury, or death involving: 
1.) Rupture of a know earthquake fault, as delineated on the most recent 

Alquist-Priolo Earthquake Fault Zoning Map issued by the State 
Geologist for the area or based on other substantial evidence of a 
known fault. 

2.) Strong seismic ground shaking. 
3.) Seismic-related ground failure, including liquefaction. 
4.) Landslides. 

• Result in substantial soil erosion or the loss of topsoil. 
• Be located on a geologic unit or soil that is unstable, or that would become 

unstable as a result of the project, and potentially result in on- or off-site 
landslide, lateral spreading, subsidence, liquefaction or collapse. 

• Be located on expansive soil, as defined in Table 18-1-B of the Uniform 
Building Code (1994), creating substantial risks to life or property. 

 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Goal S-2:  Recognize development limitations of soil types in review and approval of 
future development projects to protect public health and safety. 
 
Policy S-2.1/Soil Erosion:  Minimize soil erosion from wind and water related to new 
development. 
 
Policy S-2.2/Soil Limitation:  Require low-density development in areas where soils 
have moderate or severe limitations for sewage disposal, unless infrastructure exists for a 
public sewer system. 
 
Goal GEO-1:  Minimize exposure to hazards and structural damage from geologic and 
seismic conditions. 
 
3.10.4 -  IMPACTS AND MITIGATION MEASURES  

 
 

No Significant Impacts   
 
Soils on the project site have been subjected to a percolation test and have been inspected 
by Inyo County Environmental Health Services staff.  Test results and inspections 



indicate that soils are adequate to support the use of the proposed septic systems.  In 
cases where soils are fast percolating, additional measures may be required to be built 
into the septic systems design, such as the pretreatment of effluent.  As each septic 
system will be subject to individual inspection and permitting by the Inyo County 
Environmental Health Services Department, any such additional measures shall conform 
to the treatments and/or separation required pursuant to that department.  As a result of 
these existing permitting process and regulations, any impacts will be less than 
significant.   
 
 
 
3.11       MINERAL RESOURCES 
 
3.11.1 -  SOURCE OF INFORMATION 
 
Inyo County Planning Staff have reviewed available information on the subject property 
and its surrounding area. 
 
3.11.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
Inyo County has a long history of mining activities, with up to 60% of County lands 
estimated to have mineral potential.  The first booms of settlement in the County were as 
a result of gold and silver mining.  Aggregates (sand, gravel, stone, clay) are now the 
predominant resources that are mined. 
 
The proposed project area is not identified as property with mineral extraction potential.  
Under both the Inyo County General Plan and Zoning Ordinance the property is 
designated for rural residential development. 
 
3.11.3 -  REGULATORY ENVIRONMENT 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Result in the loss of availability of a known mineral resource that would 
be of value to the region and the residents of the state. 

• Result in the loss of availability of a locally-important mineral resource 
recovery site delineated on a local general plan, specific plan or other land 
use plan. 

 
 
 
 



Inyo County General Plan 
 
The proposed project is subject to the following relevant goals of the Inyo County 
General Plan: 
 
Goal MER-1:  Protect the current and future extraction of mineral resources that are 
important to the County’s economy while minimizing impacts of this use on the public 
and the environment. 
 
 
3.11.4 -  IMPACTS AND MITIGATION MEASURES 
 
No Impact  
 
There are no known mineral resources located on the project site.  In addition, the site is 
designated for rural residential development under the Inyo County General Plan, and not 
for mining of any kind.  As a result, the project would not result in any significant 
mineral-associated impacts and no mitigation measures are required.  
 
 
 
3.12       NOISE 
 
3.12.1 -  SOURCE OF INFORMATION 
 
County noise levels standards, as well as noise level data for a broad range of varying 
uses, were reviewed in preparing this section of the EIR. 
 
3.12.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
Ambient noise is defined as total noise from all sources, both near and far.  Thus, for the 
proposed project site, ambient noise levels consist of existing, normal sounds, which 
would primarily come from traffic along Whitney Portal Road, any noise from the 
residential developments bordering Lone Pine Creek on the north side of Whitney Portal 
Road, and the sound of the creek itself. 
 
In determining acceptable noise levels, the Inyo County General Plan primarily uses a 
noise level average called Ldn, which consists of a weighted average of noise levels over 
a 24-hour period.  Acceptable levels are broken down into three categories:  normally 
acceptable, conditionally acceptable, and unacceptable.  A maximum normally acceptable 
noise level for residential land use is 60 Ldn, as measured from property lines.  A full 
description of noise levels standards is described in Table 9-9 of the Inyo County General 
Plan, which can be found in Appendix L. 
 
Noise levels from traffic are typically determined by the number, type, and speed of 
vehicles.  Traffic along Whitney Portal Road, a County maintained road, consists mainly 



of tourist/recreational traffic to the Mt. Whitney Recreation Area.  Since traffic levels are 
not estimated to increase significantly as a result of the proposed subdivision, according 
to a traffic study done for the project, the associated levels of noise generated from such 
traffic should not increase and/or reach a significant level either (see above Section 3.6, 
Transportation and Traffic). 
 
 
3.12.3 -  REGULATORY ENVIRONMENT 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Exposure of persons to or generation of noise levels in excess of standards 
established in the local general plan or noise ordinance, or applicable 
standards of other agencies. 

• Exposure of persons to, or generation of, excessive groundborne vibration 
or groundborne noise levels. 

• A substantial permanent increase in ambient noise levels in the project 
vicinity above levels existing without the project. 

• A substantial temporary or periodic increase in ambient noise levels in the 
project vicinity above levels existing without the project. 

• For a project located within an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public airport or public use 
airport, would the project expose people residing or working in the project 
area to excessive noise levels. 

• For a project within the vicinity of a private airstrip, would the project 
expose people residing or working in the project area to excessive noise 
levels. 

 
 
 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Goal NOI-1:  Prevent incompatible land uses, by reason of excessive noise levels, from 
occurring in the future.  This includes protecting sensitive land uses from exposure to 
excessive noise and to protect the economic base of the County by preventing the 
encroachment of incompatible land uses within areas affected by existing or planned 
noise-producing uses. 
 



Policy NOI-1.3/Limit Increases in Noise Levels from Stationary Sources:  Require 
that new development not increase the ambient exterior noise level (measured at the 
property line) above established County noise standards (as shown in Table 9-9), unless 
mitigation measures are included to reduce impacts to below County noise standards. 
 
Policy NOI-1.7/Noise Controls During Construction:  Contractors will be required to 
implement noise-reducing mitigation measures during construction when residential uses 
or other sensitive receptors are located within 500 feet. 
 
Policy NOI-1.8/Coordination with Agencies:  The County will encourage other 
governmental agencies to implement noise-reducing measures when impact to receptors 
within the County’s jurisdiction occur. 
 
Goal NOI-2:  Preserve and maintain a quiet rural environmental character. 
 
The proposed project does not involve exposure of sensitive receptors or land uses to 
excessive noise levels.  Therefore, a formal Noise Impact Analysis has not been prepared 
for this project. 
 
 
3.12.4 -  IMPACTS AND MITIGATION MEASURES 
 
Impact/Mitigation Measure 3.9 - #1  
 
Impact   
 
There will be noise generated by onsite construction activities as a result of subdivision 
development.  While such activities are typically temporary and short-term in nature, the 
subdivision is proposed to be constructed in three phases, which could spread 
construction activities over several years. 
 
Short-term noise increases above those standards developed for residential uses are 
expected to occur on the project site during construction activities.   As noted above, the 
maximum Ldn for residential areas is 60 Ldn, as measured from property lines.  Noise 
levels associated with various construction equipment can exceed this level, as shown in 
the following Table:   
 
Table 6:  Noise Levels of Construction Equipment 
 

Type of Equipment Max. Sound Level at 50 Feet 
Scrapers 88 dB 
Bulldozers 87 dB 
Heavy Trucks 88 dB 
Backhoes 85 dB 
Pneumatic Tools 85 dB 
Source:  Environmental Noise Pollution, Patrick R. Cunniff, 1977 
 



Such increased noise levels occurring within 500 feet of noise-sensitive uses, such as 
neighboring homeowners along Lone Pine Creek, are considered potentially significant 
impacts.   
 
Mitigation Measure   
 
Contractors shall implement the following measures during construction if noise-
sensitive uses exist within 500 feet: 
 

• Any generators or air compressors proposed to operate on a 24-hour basis 
and within 500 feet of residential units or sensitive receptors (such as 
schools) shall be placed within an enclosure to reduce nuisance noise. 

• All construction vehicles and equipment (fixed or mobile, including 
generators) shall be equipped with properly operating and maintained 
mufflers. 

• All noise-generating construction activities shall be limited to weekdays, 
Monday through Friday, between the hours of 7:00 a.m. and 5:00 p.m.  
Construction activities shall not be performed on weekends or federal 
holidays. 

• Implement, as directed by Inyo County, appropriate additional noise 
mitigation measures, including, but not limited to, changing the location of 
stationary construction equipment, shutting off idling equipment, 
rescheduling construction activity, notifying adjacent residents in advance 
of construction work, installing acoustic barriers around stationary 
construction noise sources, and routing construction trucks away from 
noise-sensitive areas. 

 
Effectiveness of Measure   
 
The above referenced measures to control noise impacts related to construction activities 
would reduce noise impacts to a less than significant level. 
 
Implementation/Monitoring   
 
The Inyo County Public Works (Building and Safety) Department will verify that noise-
related contract specifications are in place before issuing demolition, grading, or building 
permits for any phase of the project.  The Building and Safety and Sheriff’s Departments 
will respond to any noise complaints and will adjust measures as appropriate. 
 
 
 
 
 
 
 
 



3.13        POPULATION AND HOUSING 
 
3.13.1 -  SOURCE OF INFORMATION 
 
Pertinent U.S. Census data and Inyo County housing data from the 2004 updated Inyo 
County Housing Element were reviewed and used in preparation of this section of the 
EIR.  
 
 
3.13.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
Population:  According to the U.S. Department of Commerce, Bureau of Census, 2000 
Census Data, the population of Inyo County population totaled 17,945, with 14,734 of 
that figure residing in the unincorporated area of the County.   
 
Housing:  Housing units in the county totaled 6,033 in unincorporated Inyo County. 
In 2000, Inyo County’s housing stock included the types of housing and number of units 
shown in the Table below: 
 
 
 
Table 7: Housing Units by Type (2000) – Unincorporated Inyo County 
 

Housing Unit Type Number of Units Percent of Housing Stock 
Single Family – Detach 4,610 65.2% 
Single Family – Attach 134 1.8% 
2-4 Units 145 2.1% 
5 Plus Units 145 2.1% 
Mobilehome 2,068 28.8% 
TOTAL 7,072 100.0% 
 
Source:  Inyo County Housing Element, 2000 Update 
 
According to the 1999 Background Report, Inyo County General Plan Update, the 
average sales price for a housing unit in Inyo County as a whole, including mobilehomes, 
was $93,468.  For the period of 1993 through April 1998, the median sales price for 
homes in the unincorporated areas of Inyo County was $84,285.  Mobilehomes sold 
during this period had a median price of $60,171. 
 
Income:  The U.S. Census evaluates household income differently from the Department 
of Housing and Urban Development (HUD).  The California State Department of Finance 
notes that the median income in Inyo County was $27,170 in 2000.  HUD’s income 
criteria, however, notes a median income of $47,500 for a family of four in Inyo County 
in 2002.  
 
 



Table 8: Income Levels in Inyo County 
 
Income Category % of County 

Median 
Income Level % Total 

Households 
Very Low Income 0 – 50% $23,750 or less 28.1% 
Low Income 51 – 80% $23,751 to $38,000 17.6% 
Moderate Income 81 – 120% $38,001 to $54,500 16.7% 
Upper Income 121% and greater $54,501 or more 37.6% 
Source:  Department of Housing & Community Development (HCD), 2003 income limits 

 
 
Employment:  The largest employment sectors in Inyo County are:  educational, health 
and social services (21.9%), arts, entertainment, recreation, and services (17.0%), and 
retail trade (10.6%), according to U. S. Census Bureau (2000 Census). 
 
 
3.13.3 -  REGULATORY SETTING 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Induce substantial population growth in an area, either directly (for 
example, by proposing new homes and businesses) or indirectly (for 
example, through extension of roads or other infrastructure. 

• Displace substantial numbers of existing housing, necessitating the 
construction of replacement housing elsewhere. 

• Displace substantial numbers of people, necessitating the construction of 
replacement housing elsewhere. 

 
 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Goal H-2: To provide adequate sites for residential development. 
 
Policy H-2.1/Vacant and Underutilized Land:  The County shall facilitate the 
development of vacant and underutilized residential parcels identified in the Housing 
Element residential site inventory. 
 
Goal H-3:  To encourage the adequate provision of housing by location, type of unit, and 
price to meet the existing and future needs of Inyo County residents. 



 
Policy H-3.1/Residential Development Variety:  The County shall provide a variety of 
residential development opportunities in the County including single-family homes, 
mobilehomes, and apartments to fulfill regional housing needs. 
 
Goal H-5:  To remove governmental constraints on housing development. 
 
The proposed project site is designated for rural residential development, with a 
minimum lot size of 2.5 acres, according to both the Inyo County General Plan and the 
Inyo County Zoning Ordinance.  As a result, no special actions such as General Plan 
Amendments, Rezonings, or Conditional Use Permits are required.   
 
 
3.13.4 -  IMPACTS AND MITIGATION MEASURES 
 
No Significant Impacts 
 
The project proposal consists of 27 residential lots on property that is currently vacant.  
The subject property is designated under the Inyo County General Plan for Residential 
Rural Medium Density development, with a density of 1.0 dwelling unit per 2.5 acres, 
with a 2.5-acrre minimum parcel size.  As a result, there would be no substantial increase 
in population growth, nor any net loss of housing stock as a result of project 
development.  For these reasons, the project would not result in any population or 
housing-associated significant impacts and no mitigation measures are required. 
 
 
 
3.14        RECREATION 
 
3.14.1 -  SOURCE OF INFORMATION 
 
The requirements of the Inyo County Subdivision Ordinance (Inyo County Code, Title 
16)  were reviewed in preparing this section of the EIR. 
 
3.14.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
The proposed project site is located four miles west of the town of Lone Pine, California, 
in a rural setting of level, open landscape vegetated with typical sagebrush and associated 
sage scrub plant communities.  The project site is adjacent to Whitney Portal Road, 
whose terminus is the Mt. Whitney trailhead and recreation area approximately 9 miles to 
the west.   
 
The property is adjacent to large tracts of open land to the south and west which are 
owned by the Bureau of Land Management (BLM), and to a large tract to the east owned 
by the Los Angeles Department of Water and Power (DWP) land.  Project plans propose 
an equestrian trail leading from the western boundary of the project site onto BLM lands.  



This trail would allow owners of the proposed equestrian lots, to be located on the 
southern portion of the subdivision, direct access onto existing trails and dirt roads 
located on BLM land.   
 
Lone Pine Creek is located to the north, off the project site and approximately ¼ mile 
from Whitney Portal Road.  The creek is heavily vegetated, deeply recessed and well 
used by the public for fishing purposes.  
 
The nearby town of Lone Pine, four miles to the east, contains extensive park and 
recreation facilities including: baseball fields, tennis courts, basketball courts, soccer and 
football fields, children’s play equipment, rodeo/equestrian facilities, fishing and boating 
facilities at Diaz Lake, and numerous hiking and mountain bike trails.  
 
3.14.3 -  REGULATORY ENVIRONMENT 
 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Increase the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the 
facility would occur or be accelerated. 

• Include recreational facilities or require the construction or expansion of 
recreational facilities which might have an adverse physical effect on the 
environment. 

 
 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Goal REC-1:  Develop a public parks, recreation, and open space system that provides 
adequate space and facilities to meet the varied needs of County residents and visitors. 
 
Policy REC-1.2/Recreational Opportunities on Federal, State, and Los Angeles 
Department of Water & Power (LADWP) Lands:  Encourage the continued 
management of existing recreational areas and open space, and appropriate expansion of 
new recreational opportunities on federal, state, and LADWP lands. 
 
Policy REC-1.4/Adequate Parkland:  The County shall provide adequate parkland 
throughout the County.  The County shall require parkland dedication and/or developer 



impact fees for new subdivisions within the County to provide adequate recreation space 
for residents. 
 
Inyo County Subdivision Ordinance:  Under the Inyo County Subdivision Ordnance, 
land and/or fees for recreation purposes are only required for subdivision of 51 or more 
parcels (Inyo County Code, Section 16.40.150.  The project is thus not subject to this 
requirement, as it contains only 27 parcels.   
 
 
3.14.4 -  IMPACTS AND MITIGATION MEASURES 
 
 
No Significant Impacts   
 
Park dedication is not required for subdivision of 50 lots or less, according to the Inyo 
County Subdivision Ordinance (Inyo County Code, Section 16.40.150).  The proposed 
project is small in scale, consisting of just 27 lots in a rural area.    For this reason, the 
project will neither result in significant increased demand/use of existing recreation 
facilities, nor require the construction of new ones.  As a result, the project would not 
result in any significant recreation-associated impacts, and no mitigation measures are 
required. 
 
 
 
3.15 AIR QUALITY 
 
3.15.1 -  SOURCE OF INFORMATION 
 
The Inyo County General Plan was consulted for air quality goal and policy statements.  
State and Federal air quality standards were reviewed, including the Federal Clean Air 
Act (FCAA & CAAA), the National Ambient Air Quality Standards (NAAQS), and the 
California Clean Air Act (CCAA). 
 
3.15.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
Parts of Inyo County are currently in a non-attainment status for PM10, or fine particulate 
matter, due primarily to dust from the dry Owens lakebed, which is located south of the 
project area.  Wind speeds in excess of approximately 17 miles per hour have the 
potential to cause wind erosion from the lakebed and carry such particles into the air.  
Such small particles, being 10 microns or less in diameter, can then be inhaled, lodged in 
the lungs, and cause acute and chronic respiratory effects. 
 
The FCAA and the CAAA require areas that are designated as “non-attainment” to 
reduce emissions until standards are met.  As a result of this requirement, the Owens 
Valley PM10 Demonstration of Attainment State Implementation Plan (SIP) has been 
prepared by the Great Basin Unified Pollution Control District to meet federal 



requirements in the Clean Air Act Amendments of 1990 (CAAA).  The SIP includes an 
analysis of the particulate matter air pollution problem in the Owens Valley and provides 
a control strategy to bring the area into attainment with the NAAQA for particulate 
matter by December 31, 2006. 
 
3.15.3 -  REGULATORY ENVIRONMENT 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Conflict with or obstruct implementation of the applicable air quality plan. 
• Violate any air quality standard or contribute substantially to an existing 

or projected quality violation. 
• Result in a cumulatively considerable net increase of any criteria pollutant 

for which the project region is non-attainment under an applicable federal 
or state ambient air quality standard (including releasing emission which 
exceed quantitative thresholds for ozone precursors). 

• Expose sensitive receptors to substantial pollutant concentrations. 
• Create objectionable odors affecting a substantial number of people. 

 
Inyo County General Plan 
 
The proposed project is subject to the following relevant goals and policies of the Inyo 
County General Plan: 
 
Goal AQ-1:  Provide good air for Inyo County to reduce impacts to human health and the 
economy. 
 
Policy AQ-1.1:  Support the implementation of the State Implementation Plan and the 
agreement between GBUAPCD and the LADWP to reduce PM10. 
 
Policy AQ-1.2:  Participate in the GBUAPCD’s attainment programs. 
 
Policy AQ-1.3:  Require dust-suppression measures for grading activities 
 
Policy AQ-1.5:  Publicly object to development proposals within the region that do not 
adequately address and mitigate air quality impacts, especially fugitive dust.   
 
3.15.4 -  IMPACTS AND MITIGATION MEASURES 
 
Less Than Significant Impacts 
 



The project will result in 27 residential lots spread over 74 acres on property located four 
miles from the town of Lone Pine.  Although the project will result in an increase of 
pollutants related to traffic and recreational vehicle, the increase is of a less than 
significant level considering the size and location of the project. 
 
 
 
3.16 AGRICULTURE 
 
3.16.1 -  SOURCE OF INFORMATION 
 
The goal and policy statements of the Inyo County General Plan which relate to 
agriculture were reviewed in preparation of this section.  
 
3.16.2 -  EXISTING ENVIRONMENTAL CONDITIONS 
 
The project site is open, undeveloped land, with a primary vegetative cover of the Mojave 
mixed scrub typical of the surrounding area.  The site contains no agricultural resources.  
It is not know whether the property may have at one time been used as grazing land for 
cattle, but it shows no effects of such use.  
 
3.16.3 -  REGULATORY ENVIRONMENT 
 
Threshold of Significance 
 
Based on common standards of land use compatibility, and on consideration of Appendix 
G of the State CEQA Guidelines, the proposed project would be considered to have a 
significant adverse impact if it would: 
 

• Convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the California Resources 
Agency, to non-agricultural use. 

• Conflict with existing zoning for agricultural use, or a Williamson Act 
contract. 

• Involve other changes in the existing environment which, due to their 
location or nature, could result in conversion of Farmland to non-
agricultural use. 

 
Inyo County General Plan 
 
Goal AG-1:  Provide and maintain a viable and diverse agricultural industry in Inyo 
County. 
 
 
3.16.4 -  IMPACTS AND MITIGATION MEASURES 



 
No Impact 
 
There are no agricultural lands on the project site.  The property exists as open land, with 
a vegetative cover typical of the surrounding landscape.  The property may have 
supported cattle as open rangeland at some point in the distant past, but the area has not 
been used for grazing recently.  



 
 

CHAPTER 4: PROJECT 
ALTERNATIVES 

 
 
 
4.1 CEQA REQUIREMENTS 
 
 
CEQA Guidelines (Section 15126.6) require that a discussion of project alternatives be 
part of any EIR.   Such a discussion provides valuable information to decision makers 
regarding the differing environmental impacts associated with each alternative.  With this 
information, decision makers can more effectively judge which alternative would be 
environmentally superior.   
 
At minimum, a “No Project Alternative” and an  “Environmentally Superior Alternative” 
must be explored as part of the draft EIR.  Fundamentally, these are alternatives which 
would lessen or eliminate some or all of the noted impacts of the project, regardless of 
the consequences to project objectives or overall costs.  The ultimate number and range 
of alternatives explored is governed by a “rule of reason,” whereby any number of 
alternatives are sufficient so long as they provide the means for a reader to make a 
reasoned choice.  Ideally, such alternatives would meet project objectives, are practically 
feasible, and would eliminate or lessen at least one of the identified environmental 
impacts of the project.  Any analysis of an alternative should include a full explanation of 
why the alternative was rejected in favor of the project proposal, along with a disclosure 
of the information on which the decision was based. 
 
Section 15126.6 of the State CEQA guidelines provides the following description of what 
should be included in any discussion of alternatives: 
 

a.) Alternatives to the Proposed Project.  An EIR shall describe a range of 
reasonable alternatives to the project, or to the location of the project, which 
would feasibly attain most of the basic objectives of the project but would 
avoid or substantially lessen any of the significant effects of the project, and 
evaluate the comparative merits of the alternatives.  An EIR need not consider 
every conceivable alternative to a project.  Rather, it must consider a 
reasonable range of potentially feasible alternatives that will foster informed 
decision-making and public participation.  An EIR is not required to consider 
alternatives which are infeasible.  The lead agency is responsible for selecting 
a range of project alternatives for examination and must publicly disclose its 
reasoning for selecting those alternatives.  There is no ironclad rule governing 



the nature or scope of the alternatives to be discussed other than the rule of 
reason. 

 
b.) Purpose.  Because an EIR must identify ways to mitigate or avoid the 

significant effects that a project may have on the environment (Public 
Resources Code Section 21002.1), the discussion of alternatives shall focus on 
alternatives to the project or its location which are capable of avoiding or 
substantially lessening any significant effects of the project, even if these 
alternatives would impede to some degree the attainment of the project 
objectives, or would be more costly. 

 
c.) Selection of a Range of Reasonable Alternatives.  The range of potential 

alternatives to the proposed project shall include those that could feasibly 
accomplish most of the basic objectives of the project and could avoid or 
substantially lessen one or more of the significant effects.  The EIR should 
briefly describe the rationale for selecting the alternatives to be discussed.  
The EIR should also identify any alternatives that were considered by the lead 
agency but were rejected as infeasible during the scooping process and briefly 
explain the reasons underlying the lead agency’s determination.  Additional 
information explaining the choice of alternatives may be included in the 
administrative record.  Among the factors that may be used to eliminate 
alternatives from detailed consideration in an EIR are: (i) failure to meet most 
of the basic project objectives, (ii) infeasibility, or (iii) inability to avoid 
significant environmental impacts. 

 
d.) Evaluation of Alternatives.  The EIR shall include sufficient information 

about each alternative to allow meaningful evaluation, analysis, and 
comparison with the proposed project.  A matrix displaying the major 
characteristics and significant environmental effects of each alternative may 
be used to summarize the comparison.  If an alternative would cause one or 
more significant effects in addition to those that would be caused by the 
project as proposed, the significant effects of the alternative shall be 
discussed, but in less detail than the significant effects of the project as 
proposed. 

 
e.) “No Project” Alternative. 
 

(1) The specific alternative of “no project” shall also be evaluated along 
with its impact.  The purpose of describing and analyzing a no project 
alterantive is to allow decision makers to compare the impacts of 
approving the proposed project with the impacts of not approving the 
proposed project.  The no project alternative analysis is not the 
baseline for determining whether the proposed project’s 
environmental impacts may be significant, unless it is identical to the 
existing environmental setting analysis which does establish that 
baseline (see Section 15125). 



(2) The “no project” analysis shall discuss the existing conditions at the 
time the notice of preparation is published, as well as what would be 
reasonably expected to occur in the foreseeable future if the project 
were not approved, based on current plans and consistent with 
available infrastructure and community services.  If the 
environmentally superior alternative is the “no project” alternative, the 
EIR shall also identify an environmentally superior alternative among 
the other alternatives. 

 
(3) A discussion of the “no project” alternative will usually proceed along 

one of two lines: 
 

A.) When the project is the revision of an existing land use or 
regulatory plan, policy, or ongoing operation, the “no 
project” alternative will be the continuation of the plan, 
policy, or operation into the future.  Typically this is a 
situation where other projects initiated under the existing 
plan will continue while the new plan is developed.  Thus, 
the projected impacts of the proposed plan or alternative 
plans would be compared to the impacts that would occur 
under the existing plan. 

 
B.) If the project is other than a land use or regulatory plan, for 

example a development project on identifiable property, the 
“no project” alternative is the circumstance under which the 
project does not proceed.  Here the discussion would 
compare the environmental effects of the property remaining 
in its existing state against environmental effects which 
would occur if the projects is approved.  If disapproval of the 
project under consideration would result in predictable 
actions by others, such as the proposal of some other project, 
this “no project” consequence should be discussed.  In 
certain instances, the no project alternative means “no build” 
wherein the existing environmental is maintained.  However, 
where failure to proceed with the project will not result in 
preservation of existing environmental conditions, the 
analysis should identify the practical result of the project’s 
non-approval and not create and analyze a set of artificial 
assumptions that would be required to preserve the existing 
physical environment. 

 
C.) After defining the no project alternative using one of these 

approaches, the lead agency should proceed to analyze the 
impacts of the no project alternative by projecting what 
would reasonably be expected to occur in the foreseeable 
future if the project were not approved, based on current 



plans and consistent with available infrastructure and 
community services. 

 
f.) Rule of Reason.  The range  of alternatives required in an EIR is governed by 

a “rule of reason” that require the EIR to set forth only those alternatives 
necessary to permit a reasoned choice.  The alternatives shall be limited to 
ones that would avoid or substantially lessen any of the significant effects of 
the project.  Of those alternatives, the EIR need examine in detail only the 
ones that the lead agency determines could feasibly attain most of the basic 
objectives of the project.  The range of feasible alternatives shall be selected 
and discussed in a manner to foster meaningful public participation and 
informed decision making. 

 
(1) Feasibility.  Among the factors that may be taken into account when 

addressing the feasibility of alternatives are site suitability, economic 
viability, availability of infrastructure, general plan consistency, other 
plans or regulatory limitations, jurisdictional boundaries (projects with 
a regionally significant impact should consider the regional context), 
and whether the proponent can reasonably acquire, control, or 
otherwise have access to the alternative site (or the site is already 
owned by the proponent).  No one of these factors establishes a fixed 
limit on the scope of reasonable alternatives. 

 
(2) Alternative Locations. 

A.) Key Question.  The key question and first step in analysis is 
whether any of the significant effects of the project would be 
avoided or substantially lessened by putting the project in 
another location.  Only locations that would avoid or 
substantially lessen any of the significant effects of the 
project need be considered for inclusion in the EIR. 

 
B.) None Feasible.  If the lead agency concludes that no feasible 

alternative locations exist, it must disclose the reasons for 
this conclusion, and should include the reasons in the EIR.  
For example, in some cases there may be no feasible 
alternative locations for a geothermal plant or mining project 
which must be in close proximity to natural resources at a 
given location. 

 
C.) Limited New Analysis Required.  Where a previous 

document has sufficiently analyzed a range of reasonable 
alternative locations and environmental impacts for projects 
with the same basic purpose, the lead agency should review 
the previous document.  The EIR may rely on the previous 
document to help it assess the feasibility of potential project 



alternatives to the extent the circumstances remain 
substantially the same as they related to the alternative. 

 
(3)  An EIR need not consider an alternative whose effect cannot be 
reasonably ascertained and whose implementation is remote and 
speculative. 

 
 
 
4.2 PROJECT OBJECTIVES 
 
In order to develop project alternatives, it is necessary to identify project objectives.  
Alternatives that do not significantly meet project objectives cannot be said to be true 
project alternatives.   
 
Project objectives were identified in Chapter 2, Project Description, of this EIR.  The 
primary objective of the project is to develop a 74-acre parcel for residential use.  The 
project site is the Alabama Hills area to the west of the town of Lone Pine, near the base 
of the Sierras, and adjacent to Whitney Portal Road.  The project would consist of 27 
rural residential lots, 2.5-acre in size.  Six of the lots would exist as equestrian lots, with 
access to adjacent BLM land containing trails and roads.  Lots will have individual water 
wells and septic systems.  A Homeowner’s Association for the subdivision will be 
governed by Conditions, Covenants, and Restrictions (CC&Rs) which require cxtensive 
attention to aesthetic issues such as structure setbacks, building envelope area, structure 
materials and colors, lighting, and landscaping.  The proposed project is in compliance 
with the Inyo County General Plan designation for the property, which is Residential 
Rural Medium Density (RRM) development of 1 dwelling unit per 2.5 acre.  
 
 
4.3 PROJECT ALTERNATIVES 
 
The information below describes the project alternatives that were considered, along with 
an analysis of the alternatives within the context of CEQA and the State CEQA 
Guidelines.   
 
“No Project” Alternative 
  
Under the “No Project” alternative, the proposed project would not take place and the site 
would remain unchanged from its current condition.  As there are no other proposals 
pending for the site, the assumption would be that the land would remain vacant until 
another development proposal is made.  Significantly, the next development proposal 
might likely be very similar to the current project proposal, since the proposal is in 
conformance with what the Inyo County General Plan and Zoning Ordinance designate 
for the project.   
 



 
 
 
Alternative Site – Land Exchange Alternative 
 
Under this alternative, the applicant would enter into a land exchange with BLM, 
LADWP, or the U.S. Forest Service.  Such a land exchange would substitute the project 
site property with property closer to, or adjacent to, existing development.  Such land 
exchanges are prompted by goal and policy statements within the Inyo County General 
Plan  which state that new development should be contiguous to existing development. 
 
Discussions between the project applicant and respresentatives from LADWP centered on 
a potential exchange of project land for 13.5 acres on the east side of Lone Pine.  This 
exchange was judged impractical due to the inequality between the two parcels, both in 
terms of acreage and location.  Conversely, representatives of BLM judged that the 
project site land contained no particularly unusual or superior environmental habitat or 
characteristics which would make it a candidate for a land exchange with that agency.  
Discussions with the U.S. Forest Service revealed that there were no properties owned by 
that agency that were appropriate for a land exchange, as none were contiguous to 
existing communities.   
 
 
Reduced Project Density Alternative 
 
Under this alternative, the lot size for the proposed subdivision would be increased from 
2.5 acres to 5 acres.  This would result in less intense development of the site, with fewer 
visual impacts due to fewer homes.   
 
This alternative does not fully eliminate the aesthetics/visual impacts of the project, but 
arguably minimizes them by creating a lower level of development.  Most significantly, 
this alternative disregards the Inyo County General Plan and Inyo County Zoning 
Ordinance designations for the property, both of which indicate residential development 
for the property with one dwelling unit per 2.5 acres.  Other identified impacts of the 
proposed project, such as potential hazards from water flows through the gullies and the 
issue of non-contiguous/rural development, are not significantly changed or minimized as 
a result of this alternative. 
  
 
Community Water & Sewer System Alternative 
 
This alternative would preclude the development of individual water wells and/or septic 
systems on lots within the proposed subdivision.  In place of such individual systems, a 
community system would be developed, which would require the creation of a Mutual 
Water Company and/or a Community Service District (CSD).  Such an alternative is 
prompted by goal and policy statements within the Inyo County General Plan which 
indicate that while individual water and septic systems are allowed on property 



designated as the project site is (Rural Residential Medium Density, 1 dwelling unit per 
2.5 acres), community systems are the preferred option. 
 
This alternative would establish service systems that are community-based instead of 
individual.  The advantage of community systems is that they monitor the use of services.  
Monitoring can provide information about the rate of water usage.  Such usage 
information is sometimes used to evaluate the effect of usage on the underlying aquifer 
and overall water supply.  Monitoring also allows rates or fees to be set based on usage, 
which can push homeowners to conserve resources such as water.  While there are 
advantages to community systems, such systems require the creation of, participation in, 
and maintenance by, homeowners within a subdivision.  For a small subdivision of just 
27 lots, the burdens of costs and required participation for such a system could be high.  
Additionally, this alternative has no effect on other impacts associated with the project, 
such as aesthetics, non-contiguous/rural development, or possible stormwater hazards. 
 
 
Clustered Lots with Low-Moderate Income Housing 
 
This alternative would require that housing units be clustered, rather than dispersed 
evenly throughout the 74-acre project site.  The result would be the preservation of more 
open space, with the arguable result that more visual resources would be preserved.  In 
addition, 10% of the housing built would be for low to moderate income levels. 
 
This alternative does not fully eliminate the aesthetics/visual impacts of the project, but 
arguably minimizes them by preserving more open space.  This alternative disregards the 
Inyo County General Plan and Inyo County Zoning Ordinance designations for the 
property, both of which indicate residential development for the property with one 
dwelling unit per 2.5 acres.  The identified project impact of non-contiguous/rural 
development would not be significantly changed or minimized as a result of this 
alternative.  However, the possible stormwater hazard impacts associated with the project 
could be minimized with this alternative, as houses could be clustered away from the 
gullies on site, thereby requiring fewer streets and driveway to cross the gullies.     
 
 
Environmentally Superior Alternative 
 
CEQA Guidelines require that an EIR identify an alternative that would reduce or 
eliminate significant adverse impacts associated with a proposed project.  In analyzing 
the range of alternatives for this project, alternative #1, the “No Project” Alternative, is 
considered the environmentally superior alternative.  However, this alternative is not 
practical in that it would preclude achieving any of the project objectives. 
 
CEQA Guidelines require the selection of a second Environmentally Superior Alternative 
in cases where the “No Project” Alternative is initially identified as the environmentally 
superior alternative.  With this in mind, the Alternate Site – Land Exchange Alternative 
was identified as the environmentally superior alternative in that it would decrease most 



of the significant impacts of the project (aesthetics/visual resources, non-contiguous/rural 
development, potential stormwater hazards) by relocating the project to an area within, or 
contiguous to, areas already developed.  However, as discussed above, this alternative is 
impractical because the potential exchanges discussed are not equitable, either to the 
project applicant or to the public agency involved.  
 
 
4.4 CONCLUSIONS 
 
As required under State CEQA Guidelines, reasonable project alternatives have been 
analyzed in terms of their environmental superiority.  Alternatives that can reduce or 
avoid the impacts associated with the proposed project can be said to represent project 
alternatives that are environmentally superior to the project as proposed.    
 
 
 



 
 
 

CHAPTER 5:  CONSEQUENCES  
OF PROJECT 
IMPLEMENTATION 

 
 

 
 
 
 
5.1 SIGNIFICANCE OF ENVIRONMENTAL IMPACTS  
 
CEQA Guidelines, Section 15128, requires a statement of explanation when any CEQA-
identified environmental issues/topics are not included within an EIR.  Omission of such 
issues is usually because any impacts associated with them were determined to be of a 
less than significant level.  This EIR has dealt with all of the of the required CEQA 
issues, and identified whether they had significant impacts, less than significant impacts 
(with or without mitigation measures), or no impacts associated with them.  The reasons 
for this determination were dealt with in the text of the appropriate issue/topic sections, 
found within Chapter Three. 
 
 Table 9:  Environmental Significance of CEQA Issues 
 

CEQA ISSUE ENVIRONMENTAL 
SIGNIFICANCE 

Aesthetics (Section 3.1)  Significant 
Land Use (Section 3.2) Less than significant, after 

mitigation 
Hazards & Hazardous Materials (Section 3.3) Less than significant, after 

mitigation 
Hydrology & Water Quality (Section 3.4) Less than significant 
Public Services (Section 3.5) Less than significant 
Transportation/Traffic (Section 3.6) Less than significant 
Biology (Section 3.7) Less than significant 
Utilities & Service Systems (Section 3.8) Less than significant 
Cultural Resources (Section 3.9) Less than significant, after 

mitigation 
Geology & Soils (Section 3.10) Less than significant 



Mineral Resources (Section 3.11) No impact 
Noise (Section 3.12) Less than significant, after 

mitigation 
Population & Housing (Section 3.13) Less than significant 
Recreation (Section 3.14) Less than significant 
Air Quality (Section 3.15) Less than significant 
Agriculture (Section 3.16)  No impact 

 
 
 
5.2 SIGNIFICANT AND UNAVOIDABLE 

ENVIRONMENTAL IMPACTS  
 
  
CEQA Guidelines, Section 15126.2 (a-c), deal with significant, unavoidable, and 
irreversible impacts.  The Guidelines require than an EIR describe any significant 
impacts than cannot be mitigated or reduced to a level that is less than significant. 
 
All potential environmental impacts of the proposed project, both significant or not, have 
been discussed in Chapter Three of this EIR, along with any appropriate mitigation 
measures.  Most of the significant impacts associated with the proposed project can be 
mitigated to a level that makes them less than significant.  The exception is the visual 
impact of the project on the surrounding landscape.  This impact can be mitigated to a 
great degree thorough the requirements and restrictions proposed in the CC&Rs for the 
subdivision, but not to a degree that can be said to make the visual effects of the project 
less than significant to the surrounding landscape and view sheds.  That is, even with 
implementation of the proposed CC&Rs, the visual impact of the subdivision to the 
surrounding area, vistas, and view sheds will still be significant.  
 
Thus, the following impact remains significant and unavoidable if the project is 
approved: 
 

Impact 3.1-#1/Aesthetics:   The proposed project will have an significant adverse 
effect on the existing scenic views/vistas of the area.  These scenic resources are 
noteworthy, as they exist within the Mt. Whitney recreation area, an area notable 
both nationally and internationally for its scenic beauty.   

  
 
 
5.3 IRREVERSIBLE IMPACTS 
 
 
Irreversible environment impacts are defined in the State CEQA Guidelines as those 
which use a non-renewable resource.  The visual resources of the project area qualify as 



such a non-renewable resource, and the conversion of open space to a build environment 
is considered an irreversible change.  As a result, the project will result in irreversible 
impacts to the visual resources of the project area.   
 
State CEQA Guidelines further state that both the direct and indirect environmental 
effects of a project should be indicated in an EIR, with due consideration given to both 
the short and long-term effects of the project, and relating them to the relevant specifics 
of the project area.  Development of the proposed project would commit non-renewable 
resources during construction, and the provision of ongoing utility services once the 
project is completed.  The use of energy resources and building materials will essentially 
be irreversible and irretrievable.  While the proposed project is consistent with the growth 
projections of the Inyo County General Plan, an undetermined amount of energy and 
other natural resources will be consumed during the life of the project. 
    
 
5.4 CUMULATIVE ENVIRONMENTAL IMPACTS 
 
CEQA Requirements 
 
Cumulative impacts are two or more effects that, when combined, are considerable or 
compound other environmental effects.  Section 15130 of the State CEQA Guidelines 
requires that an EIR discuss the following cumulative impacts of a project: 
 

a.) An EIR shall discuss cumulative impacts of a project when the project’s 
incremental effect is cumulatively considerable, as defined in Section 
15065(c), and the cumulative impact is significant.  Where a lead agency is 
examining a project with an incremental effect that is not “cumulatively 
considerable,” a lead agency need not consider that effect significant, but shall 
briefly describe its basis for concluding that the incremental effect is not 
cumulatively considerable. 

 
(1) As defined in Section 15355, a cumulative impact consists of an 

impact that is created as a result of the combination of the project 
evaluated in the EIR together with other projects causing related 
impacts.  An EIR should not discuss impacts that do not result in part 
from the project evaluated in the EIR. 

 
(2) When the combined cumulative impact associated with the project’s 

incremental effect and the effects of other projects is not significant, 
the EIR shall briefly indicate why the cumulative impact is not 
significant and is not discussed in further detail in the EIR.  A lead 
agency shall identify facts and analysis supporting the lead agency’s 
conclusion that the cumulative impact is less than significant. 

 



(3) An EIR may determine that a project’s contribution to a significant 
cumulative impact will be mitigated to a level of less than significant 
and thus is not significant.  A project’s contribution is less than 
significant if the project is required to implement or fund its fair share 
of a mitigation measure or measures designed to alleviate the 
cumulative impact.  The lead agency shall identify facts and analysis 
supporting its conclusion that the contribution will be lessened or 
avoided. 

 
(4) An EIR may determine that a project’s contribution to a significant 

cumulative impact is de minimus and thus is not significant.  A de 
minimus contribution means that the environmental conditions would 
essentially e the same whether or not the proposed project is 
implemented.  (NOTE: this was recently invalidated by the appellate 
court in Communities for a Better Environment v. California 
Resources Agency (2002) 103 Cal.App.4th 98.  The case is being 
appealed, and this EIR does not rely on any of the invalidated 
sections) 

 
b.) The discussion of cumulative impacts shall reflect the severity of the impacts 

and their likelihood of occurrence, but the discussion need not provide as 
great detail as is provided for the effects attributable to the project alone.  The 
discussion should be guided by standards of practicality and reasonableness, 
and should focus on the cumulative impact to which the identified other 
projects contribute rather than the attributes of other projects which do not 
contribute to the cumulative impact.  The following elements are necessary to 
an adequate discussion of significant cumulative impacts: 

 
(1) Either: 

 
A.) A list of past, present, and probable future projects 

producing related or cumulative impacts, including, if 
necessary, those projects outside the control of the agency, 
or 

 
B.) A summary of projections contained in an adopted general 

plan or related planning document, or in a prior 
environmental document which has been adopted or 
certified, which described or evaluated regional or area wide 
conditions contributing to the cumulative impact.  Any such 
plannignn document shall be referenced and made available 
to the public at a location specified by the lead agency; 
 

1. When utilizing a list, as suggested in paragraph (1) of 
subdivision (b), factors to consider when determining 
whether to include a related project should include the 



nature of each environmental resource being examined, 
the loation of the project and its type.  Location may be 
important, for example, when water quality impacts are 
at issue since projects outside the watershed would 
probably not contribute to a cumulative effect.  Project 
type may be important, for example, when the impact is 
specialized, such as a particular air pollutant or mode of 
traffic. 

 
2. “Probable future projects” are those projects requiring 

an agency approval for an application which has been 
received at the time the notice of preparation is 
released, unless abandoned by the applicant, those 
public agency projects for which money has been 
budgeted or projects included in an adopted capital 
improvements program, general plan, regional 
transportation plan, or other similar plan or included in 
summary of projections (or development areas 
designated) in general plan or similar plan, and those 
projects anticipated as later phase of a previously 
approved project (e.g. a subdivision). 

 
3. Lead agencies should define the geographic scope of 

the area affected by the cumulative effect and provide a 
reasonable explanation for the geographic limitation 
used. 

 
(2) A summary of the expected environmental effects to be produced by 

those projects with specific reference to additional information stating 
where that information is available; and  

 
(3) A reasonable analysis of the cumulative impacts of the relevant 

projects.  An EIR shall examine reasonable, feasible options for 
mitigating or avoiding the project’s contribution to any significant 
cumulative effects. 

 
c.) With some projects, the only feasible mitigation for cumulative impacts may 

involve the adoption of ordinances or regulations rather than the imposition of 
conditions on a project-by-project basis. 

 
d.) Previously approved land use documents such as general plans, specific plans, 

and local coastal plans may be used in cumulative impact analysis.  A 
pertinent discussion of cumulative impacts contained in one or more 
previously certified EIRs may be incorporated by reference pursuant to the 
provisions for tiering and program EIRs.  No further cumulative impacts 
analysis is required when a project is consistent with a general, specific, 



master or comparable programmatic plan where the lead agency determines 
that the regional or areawide cumulative impacts of the proposed project have 
already been adequately addressed, as defined in Section 15152(e), in a 
certified EIR for that plan. 

 
e.) If a cumulative impact was adequately addressed in a prior EIR for a 

community plan, zoning action, or general plan, and the project is consistent 
with that plan or action, then an EIR for such a project should not further 
analyze that cumulative impact, as provided in Section 15183(j). 

 
 
Project Cumulative Impacts 
 
No significant cumulative impacts have been identified for the project.   
 

• Traffic levels will remain at the same LOS post-development as pre-
development, according to the traffic study prepared for the project.  There 
are no other large tracts of private land in the vicinity, so no additional 
traffic from additional residential subdivisions are expected to contribute 
to or compound traffic levels. 

• Water supply to the project has been confirmed.  The hydrogeology study 
prepared for the project verifies adequate supplies, with no significant 
drawdown effects to area wells, creeks, springs, or the Alabama Hills 
subdivision. 

• Stormwater in the gullies is expected to increase incrementally as a result 
of the project.  The drainage study prepared for the project estimates a 
stormwater increase of 0.5% over pre-development levels. 

• Fire protection services are adequate to serve the proposed subdivision.  
The project site is adjacent to existing Lone Pine Fire District boundaries, 
with the result that annexation of the site poses a logical expansion of the 
district. 

 
 
5.5 GROWTH INDUCING IMPACTS 
 
 
Section 15126.2(d) of the State CEQA Guidelines requires the following analysis of any 
growth-inducing impacts associated with a project: 
 

Discuss the ways in which the proposed project could foster economic or 
population growth, or the construction of additional housing, either directly or 
indirectly, in the surrounding environment.  Included in this are projects that 
would remove obstacles to population growth (a major expansion of a waste water 
treatment plant might, for example, allow for more construction in service areas).  
Increases in the population may further tax existing community service facilities 



so consideration must be given to this impact.  Also discuss the characteristics of 
projects that may encourage and facilitate other activities that could significantly 
affect the environment, either individually or cumulatively.  It must not be 
assumed that growth in any area is necessarily beneficial, detrimental, or of little 
significance to the environment. 

 
The proposed project is a 27 lot residential subdivision, with potential for 54 dwelling 
units if full build-out is realized (a second dwelling unit is allowed under California state 
law for each single family property).  While such a subdivision will result in growth, the 
size of the project cannot be said to result in significant levels of growth.  In addition, 
there is little potential for the project to induce additional growth in the area, as there is 
little private land available for development.  Further, adequate provision of services to 
the project have been confirmed, without negative impacts resulting from the expansion 
of those services.  Such services include the adequate provision or availability of:  water, 
fire protection, utilities, law enforcement, school classroom, refuse/landfill , and 
recreation facilities. 
 
Most significantly, the growth resulting from the proposed project is consistent with that 
identified in the Inyo County General Plan, as the project is consistent with the 
development designation assigned to the property (Residential Rural Medium Density, 1 
dwelling unit per 2.5 acres).  
 
 
 
 
 
 
 
  
 
  
 
 
 
 
 
 

 
 
 
 


