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CITY OF BISHOP 
ENVIRONMENTAL ASSESSMENT/INITIAL STUDY 

FILE NO. ___________________ 
 
 

PROJECT TITLE: SILVER PEAKS MULTI-FAMILY RESIDENTIAL 
PROJECT 

 
LEAD AGENCY NAME AND 
ADDRESS: City of Bishop 

377 W. Line Street 
 Bishop, CA  93514 
 
CONTACT PERSON: Richard F. Pucci, City Administrator 
 (760) 873-5863 
NAME & ADDRESS OF 
APPLICANT: Inyo Mono Advocates for Community Action, Inc.  

(IMACA) 
 Attention: Larry Emerson 
 224 S. Main Street 
 Bishop, CA  93514 

 
PROJECT LOCATION:  
 
The proposed Silver Peaks project site is located at the southwest corner of Spruce and Mac Iver 
Streets in the R-3, Multiple Family Residential District.  The subject property is in the N ½ of the 
SW ¼ of the NE ¼ and the NW ¼ of the SE ¼ of the NE ¼ of Section 6, T.7S R.33E, Mount 
Diablo Baseline and Meridian (MDB&M), in the northern portion of the City of Bishop, County 
of Inyo, and State of California.  The 3.4± acre project site is a portion of a larger, 15.3 acre 
parcel (APN 08-010-41).  That parcel extends from Spruce Street (east boundary) to the Sunrise 
Mobile Home Park (west boundary) and between Yaney Street (south boundary) and the 
Vons/Kmart Shopping Center (north boundary). 
 
GENERAL PLAN DESIGNATION: 
 
High Density Residential (HDR), 22.1-35 Units per Acre 
 
ZONING:   
 
R-3, Multiple Family Residential 
 
EXISTING CONDITIONS: 
 
The approximately 3.4 acre project site is located at the southwest corner of Spruce and Mac Iver 
Streets and is a portion of a 15.3 acre undeveloped property.  The Silver Peaks site is relatively 
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level with a gentle slope trending southeast.  There are several minor land depressions, not more 
than a few feet deep on the property.  The elevation of the site ranges from 4,144 to 4,150 feet 
above mean sea level (amsl).  Most of the site is disturbed alkaline meadow and rabbit brush 
dominated scrubland, with Cottonwood trees located along the Mac Iver Street frontage and 
along the south property line.  Also along the south property line is a drainage swale that extends 
the full length of the property and that originates from the west and flows southeast to the Owens 
River. 
 
SURROUNDING LAND USES AND SETTING:  
 
The project site and adjacent property, of which this area is a part, are currently undeveloped.  
Development in the area includes the senior-restricted Sunrise mobile home park which is owned 
and operated by the City of Bishop and is located immediately to the west of the subject property.  
The mobile home park and properties further to the west are zoned C-1, General Commercial and 
Retail.  There is also a shopping center with a supermarket and large retail business 
(Vons/Kmart) situated approximately 350 feet to the north.  The site is bounded by Mac Iver 
Street to the north and Spruce Street on the east.  Across Mac Iver to the north is a vacant parcel 
in the R-3, Multiple Family Residential District and to the east across Spruce Street is vacant 
land in the R-3 District.  Vacant land is also located south of the Silver Peaks site in the R-1, 
Single Family Residential District and further to the south across E. Yaney Street is undeveloped 
property and the City of Bishop Community Park which is zoned OS, Open Space District. 
 
PROJECT AND SITE DEVELOPMENT HISTORY: 
 
Inyo Mono Advocates for Community Action, Inc. (IMACA) originally proposed the Silver 
Peaks Multi-family residential development in 2004.  IMACA collaborated with the City of 
Bishop to construct 36 attached residences for seniors on a 3.3-acre site immediate south of the 
current planned location.  The previous project also included the extension of Mac Iver Street 
and the expansion of the Sunrise Mobile Home Park on this site.  The Silver Peaks development, 
extension of Mac Iver and other related improvements were funded for approximately $1.5 
million through the State Community Development Block Grant (CDBG) Program. 
 
Due to timing issues, CDBG funding for Silver Peaks was disencumbered and plans for the 
development were temporarily suspended.  Planning for the Mac Iver Street project continued 
and an environmental assessment was completed by MACTEC Engineering and Consulting, Inc.  
in 2006.  The study included an evaluation of potential environmental impacts related to the 
roadway extension area and a portion of the current Silver Peaks project site.  The additional land 
area was included in the analysis because it was proposed for staging some of the roadway 
construction.  The MACTEC study concluded that there were no potentially significant impacts 
from the proposed project and a Negative Declaration was adopted by the City.  The Mac Iver 
Street Extension project was completed in 2008. 
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PROJECT DESCRIPTION: 
 
This project proposal includes the phased construction of 74 attached dwelling units on 
approximately 3.4 acres of land.  The residences will be occupied by income-restricted seniors 
and people with disabilities.  Residents’ disabilities could be severe and include people with 
developmental disabilities, which may require supportive facilities such as accommodations for 
caretakers.   
 
Development of the site will include construction multi-family residences, a managers unit and a 
common area for supportive services that could provide laundry facilities, an assembly area, a 
kitchen area and similar uses.  The multiple family buildings will not exceed two stories in 
height.  Approximately 96 off-street parking spaces will be provided for occupants and guests.  
The proposed site plan indicates that 36 of these parking spaces will be accessible parking stalls 
with an appropriate loading/unloading area. 
 
The attached dwelling units will be located along a central L-shaped parking lot with vehicular 
and pedestrian access from both Mac Iver and Spruce Streets.  Walkway access is also provided 
from the parking area to all dwelling units.  Each multi-family building on the site will contain 
one-bedroom senior/disabled dwelling units of approximately 500 square feet each.  Two-
bedroom units, with approximately 850 square feet of floor area, for occupants with severe 
disabilities, including developmental disabilities, will be situated at the end of each building.   
 
There are several stands of cottonwood trees on the site.  Those trees will be protected during and 
after construction pending analysis by a qualified arborist.  In addition, there is a drainage ditch 
along the south side of the site.  This drainage area will also be preserved intact and no work 
activity or disturbance will be permitted adjacent to this water conveyance channel. 
 
PROJECT SCHEDULE: 
 
At this time, IMACA and the City of Bishop estimate that the first phase of construction for the 
Silver Peaks Project will begin in the fall of 2012 and be completed within 12 months.  One or 
more subsequent phases of construction are estimated to begin in 2013 or 2014. 
 
CITY OF BISHOP PROJECT PERMITS AND APPROVALS: 
 
The proposed Draft Mitigated Finding of No Significant Impact (FONSI) and Mitigated Negative 
Declaration are subject to review and approval by the Bishop City Council.  The City Council is 
scheduled to consider this combined environmental document on June 14, 2010, at 7:00 p.m. in 
the City Council Chambers, 301 West Line Street, Bishop, CA.   The Environmental Assessment 
is being considered in conjunction with an application requesting State Community Development 
Block Grant (CDBG) Program funds for the Silver Peaks project. Building and Grading permits 
are also required by the City of Bishop for the construction of the multiple family residential 
project.   
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OTHER PUBLIC AGENCIES WHO’S APPROVAL IS REQUIRED: 
 
The 3.4± acre site is part of a larger parcel of land that must be divided. The entire 15.3 acre 
parcel is currently owned by the Los Angeles Department of Water and Power (LADWP).  The 
City of Bishop and the project proponent, Inyo Mono Advocates for Community Action 
(IMACA), are in discussions with LADWP to purchase the land.  Sale of the land by LADWP 
will require approval from the Los Angeles City Council.  The parcel will also need to be 
conveyed by deed to the City of Bishop concurrent with the purchase. 
 
Release of funding for the Silver Peaks Project will require approval by the U.S. Department of 
Housing and Urban Development (HUD) and the California Department of Housing and 
Community Development (HCD).   
 
After these agency approvals, a building permit must be issued by the Bishop Building Division 
and a grading permit approved by the City Public Works Department.  The multi-family project 
must comply with applicable Building, Plumbing, and similar related Codes. 
 
COMBINED NEPA AND CEQA REVIEW: 
 
The draft EA/IS is intended to meet the requirements of both the National Environmental Quality 
Act (NEPA) and the California Environmental Quality Act (CEQA).   Combined review reduces 
redundancy and paperwork and focuses discussion on the most salient environmental issues of 
the proposed project. 
 
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:  
 
The environmental factors checked below would be potentially affected by this project, involving 
at least one impact that is a “Potentially Significant Impact” as indicated by the checklist on the 
following pages. 
 
 Land Use and Planning  Hazards 
 Noise  Public Services 
 Geologic Issues  Utility and Service Systems 
 Water  Aesthetics 
 Air Quality  Cultural Resources 
 Transportation/Circulation  Recreation 
 Biological Resources  Population and Housing 
 Energy and Mineral Resources
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DETERMINATION: 
 
On the basis of this initial evaluation: 
 
 I find that although the proposed project COULD NOT have a significant effect on the 

environment, and a NEGATIVE DECLARATION will be prepared. 
 
 I find that although the proposed project MAY have a significant effect on the 

environment, there will not be a significant effect in this case because the mitigation 
measures described on an attached sheets have been added to the project.  A 
MITIGATED NEGATIVE DECLARATION AND MITIGATED FINDING OF NO 
SIGNIFICANT IMPACT (FONSI) will be prepared. 

 
 I find that the proposed project may have a significant effect on the environment, and an 

ENVIRONMENTAL IMPACT REPORT is required. 
 
 I find that although the proposed project MAY have a significant effect(s) on the 

environment, but at least one effect:  1) has been adequately analyzed in an earlier 
document pursuant to applicable legal standards, and 20 has been addressed by mitigation 
measures based on the earlier analysis as described on attached sheets, if the effect is a 
“potentially significant impact” or potentially significant unless mitigated.”  An 
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze on the effects 
that remain to be addressed. 

 
 I find that although the proposed project could have a significant effect on the 

environment, there WILL NOT be a significant effect in this case because all potentially 
significant effects:  a) have been analyzed adequately in an earlier EIR pursuant to 
applicable standards, and b) have been avoided or mitigated pursuant to that earlier EIR, 
including revisions or mitigation measures that are imposed upon the proposed project. 

 
 
 
 
 
Signature_____________________________ Date:  May 20, 2010 
 
Printed Name:  Richard F. Pucci
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ENVIRONMENTAL ASSESSMENT: 
 
Scope of the Environmental Assessment 
 
This environmental assessment analyzes the project-specific impacts of the phased Silver Peaks 
Multiple-Family Residential project in accordance with the requirements of the National 
Environmental Quality Act (NEPA) and the California Environmental Quality Act (CEQA).  
This combined document satisfies the requirements of both environmental quality laws.  The 
scope of review includes grading of the project site property, construction of the residential units, 
managers unit, common area building, parking lot, and other related improvements.  In summary, 
several environmental issues were identified in this evaluation, but were determined to have a 
less-than-significant impact on the environment after mitigation.  The greatest potential 
environmental impacts are: geologic issues; water; biological resources; air quality; aesthetics; 
cultural resources; and noise.  With the recommended mitigation and revisions to the project, all 
potential impacts will be reduced to a level of less-than-significant.   
 
The method of environmental analysis includes a review to determine whether the impact related 
to the City’s evaluation criteria would be: potentially significant; less than significant unless 
mitigation is incorporated; less than significant; or none.  The analysis includes a summary of the 
affected environment and a review of the threshold for determining significance.  The evaluation 
of potential impacts applies the threshold, determines significance and, if necessary, includes 
recommended mitigation measures. 
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ENVIRONMENTAL IMPACTS 
 
Responses to the environmental checklist are as follows (issues and supporting information 
sources): 
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 

1.  LAND USE PLANNING.   
Would the proposal? 

a)  Conflict with the general plan designation or zoning?     
b)  Conflict with applicable environmental plans or policies 

adopted by agencies with jurisdiction over the project?     
c)  Be incompatible with existing land use in the vicinity?     
d)  Affect agricultural resources or operations?     
e)  Disrupt or divide the physical arrangement of an 

established community?     
 
Affected Environment 
 
The proposed Silver Peaks project site is vacant and consists primarily of disturbed brushland.  It 
is adjacent to the Sunrise Mobile Home Park which is situated directly to the west in the C1, 
General Commercial and Retail Zoning District.  There are also developed commercial properties 
located approximately 350 feet to the north of the subject site and west of the mobile home park.    
 
Vacant brushland is adjacent to the site to the south on the same parcel of land, to the north 
across Mac Iver Street, and to the east across Spruce Street.  The property to the south is zoned 
R-1, Single Family Residential and the area to the north and east is zoned R-3, Multiple Family 
Residential. Vacant land and the Bishop Community park are to the south across E. Yaney Street.   
 
The General Plan designation for the 3.4 acre site is Multiple Family Residential, which is an 
appropriate land use for this site given the proximity to a park, commercial businesses, and local 
transit opportunities. The Zoning for all adjacent parcels is consistent with the respective General 
Plan land use designations.  
 
Criteria for Determining Significance 
 
State CEQA Guidelines, Appendix G, set forth the criteria to determine if land use impacts are 
considered a significant impact.  The Guidelines state that land use impacts are considered 
significant if the project would: 
 
• convert prime agricultural land to nonagricultural use or impair the agricultural productivity 

of prime agricultural land; 
• conflict with adopted environmental plans and goals of the community where it is located; 
• disrupt or divide the physical arrangement of an established community; or  
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• conflict with adjacent land uses, such as established recreational, educational, religious, or 
scientific uses of the area. 

 
Discussion of Impacts 
 
a. Conflict with general plan designation or zoning.  The Land Use Element of the Bishop 
General Plan designates the Silver Peaks site as High Density Residential (22.1 to 35.0 units per 
acre).  The Housing Element of the General Plan states, “this residential category is characterized 
by cluster-dwelling accommodations including multistory apartment houses and condominium 
developments with 1,250 to 2,000 feet of gross area per dwelling unit.”  The density of the 
proposed 74-unit attached multiple family residential development is approximately 22.1 units 
per acre and is consistent with the General Plan.  The Housing Element also includes the 
allocation for the City of Bishop’s fair share of housing for the region.  The Quantified Housing 
Objectives for the City of Bishop by Income Group for the years 2008 to 2014 includes 111 
dwelling units (new construction).  Silver Peaks is proposed as an affordable, senior and disabled 
project and will be a significant step towards meeting Bishop’s housing goals and policies.   
 
The City of Bishop Zoning for the project site is R-3, Multiple Family Residential which is 
consistent with the General Plan land use designation.  The proposed site plan for the Silver 
Peaks development complies with all City of Bishop zoning code standards including density 
range, building setbacks, minimum lot size, maximum height, and landscaping.  The parking 
requirement is two spaces per dwelling unit.  Silver Peaks is proposed for income-restricted 
seniors and for persons with disabilities, some of whom will have severe disabilities.  The current 
Bishop parking standard for this type of development exceeds most jurisdictional requirements.  
The proposal is to provide approximately 1.3 parking spaces per unit which will provide 
adequate parking for occupants and guests.  
 
b. Conflict with applicable environmental plans or policies adopted by agencies with 
jurisdiction over the project.  The proposed phased, 74-unit multi-family residential project is 
consistent with City environmental policies and goals.  Because the project proposal includes 
plans to protect and preserve natural resources, including the drainage ditch on the south site 
boundary, there will be no conflict with the policies or plans of other agencies.  There are no 
other agencies with jurisdiction over the project, although the sale of the land will require 
approval from the Los Angeles City Council. 
 
c. Be incompatible with existing land use in the vicinity. The new housing development will 
be compatible with the surrounding land uses, which are primarily vacant residentially-zoned 
properties and the Sunrise Mobile Home Park that is directly adjacent to the subject site on the 
west.  All of the proposed units will be restricted to seniors and some will include occupants that 
have disabilities.  This type of residency is compatible with the mobile home park, other 
residentially zoned properties, the community park, and the senior center that is located in the 
vicinity. 
 
d. Affect agricultural resources or operations.  There are currently no agricultural operations 
on project site or in the vicinity of the proposed Silver Peaks development.  
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e. Disrupt or divide the physical arrangement of an established community.  There is a 
three-strand wire fence along the southern, northern, and western boundaries of the site and a 
chainlink fence dividing the area from the mobile home park.  These fences do not constitute an 
obstacle that would divide the arrangement of the community.  It is probable that the wire 
fencing will be removed and either not replaced or replaced with a new more suitable fencing for 
a residential development. 
 
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
2. GEOLOGIC ISSUES. 
Would the proposal result in or expose people to 

potential impacts involving? 
a)  Seismic ground shaking?     
b)  Seismic ground failure, including liquefaction?     
c)  Landslides or mud flows?      
d)  Erosion, changes in topography or unstable soil conditions 

from excavation, grading or fill?     
e)  Subsidence of land?     
f)  Expansive soils?     
g)  Alteration of unique geologic or physical features?     

 
Affected Environment 
 
The Silver Peaks project area is located on a relatively flat site along two street frontages (Mac 
Iver and Spruce Streets).  The land ranges in elevation from approximately 4,144 to 4,150 feet 
above mean sea level (amsl).  There is one depressed area located approximately 100 feet west of 
Spruce Street and 80 feet north of the southern boundary of the site and several other smaller 
depressions scattered throughout the site.   
 
The project area is not in an Alquist-Priolo Special Studies Zone.  It is within the “Fish Slough 
Fault Zone” which is a Type B fault.  The entire Bishop Area is in Seismic Zone 4. 
 
Liquefaction is the result of soil strength loss during seismic loading.  The soils most susceptible 
to liquefaction are clean, loose, saturated sands that are uniformly graded and fine-grained.  The 
project site does not contain this type of soil.  Standard construction practices in compliance with 
applicable Building Code requirements are recommended to ensure the project meets minimum 
safety standards and will withstand moderate earthquakes. 
 
The project area and those areas surveyed lie within several soil map units:  Lucerne loamy fine 
sand 0 to 2 percent slopes and Dehy-Dehy calcareous complex 0-2 percent slopes as described by 
the natural Resources Conservation Services (NRCS).  Lucerne loamy fine sand 0 to 2 percent 
slopes, has soils that are well drained with permeability moderately rapid over very rapid.  The 
water table lies between 39 to greater than 60 inches below current grade. 
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The potential for water erosion is slight and severe for wind erosion if the soils are disturbed and 
not secured.  Dehy-Dehy calcareous complex 0-2 percent slopes, has soils that are somewhat 
poorly drained, exhibit moderate to moderately rapid permeability, with a seasonally high water 
table of 24 to 60 inches.  The potential for water erosion is slight to severe when dry and 
moderate to severe for wind erosion when the soils are disturbed and not secure.  NRCS soil 
survey for soils within the project area indicates that no expansive soils are present in the project 
area. 
 
Subsidence, the compaction of soil and groundwater aquifer structures resulting from dewatering 
or groundwater withdrawals, is not a concern at this site.  There has not been any history of 
subsidence in the project area or the City as a whole in the past. 
 
Expansive soils have the potential to damage building foundations, roads, underground utilities 
and other structures.  Soils that shrink when wet and swell if saturated with water are considered 
expansive and have a greater potential to damage structures.  The soils at the project site have a 
low potential for expansion and contraction. 
 
Criteria for Determining Significance 
 
The criteria to determine the level of significance of an environmental impact is provided in 
Appendices G and I of the State CEQA Guidelines.  The proposed project would have a 
significant impact to the environment if it would result in: 
 
• exposing people, structures, or property to major geological hazards such as earthquakes, 

landslides, or other ground failure; 
• disruptions, displacements, compaction, or overcovering of the soil; 
• substantially accelerate erosion of soils or siltation, either on or off the site; 
• exposing people, structures, or property to hazards from expansion and contraction of soil; or  
• the alteration of unique ground surface relief or geologic features. 
 
Discussion of Impacts 
 
a. Seismic ground shaking.  The City of Bishop is subject to potential impacts from ground 
shaking due to seismic activity.  Strong ground shaking is common to the entire Owens Valley, 
including portions of Inyo County.  The project site is located on soils with low potential for 
liquefaction.  Industry-standard construction practices must be employed to ensure the multi-
family residential structures will withstand the forces of a moderate to severe earthquake. 
 
Mitigation 2.a. Incorporate current seismic safety standards as required by applicable state 
regulations and the Uniform Building Code into the project design. Comply with all 
recommendations of the final Geotechnical Report for the project. 
 
b. Seismic ground failure, including liquefaction.  Potential liquefaction of the soil on the 
proposed residential project site is low, especially considering the well drained soils of the area 
and the relatively low water content of the soils.  Construction of the housing development in 
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compliance with the Uniform Building Code and recommendations of a future Geotechnical 
Investigation will significantly reduce impacts from potential seismic ground failure. 
 
c. Landslides or mudflows.  No landslides have been identified on either project site or adjacent 
properties per the California Division of Mines and Geology Open File Report 89-17.  There is 
no potential for mudflows on the property.  To reduce potential for any soil movement after 
project construction, the following mitigation is proposed: 
 
Mitigation 2.c.  A drainage system shall be provided in accordance with applicable City 
standards and approved by the Public Works Director/City Engineer to remove any surface 
water from the site. 
 
d. Erosion, changes in topography, or unstable soil conditions from excavation, grading, or 
fill.  The Silver Peaks development site includes relatively stable and flat ground area.  
Intermittent overland flow occurs from adjacent residential and undeveloped parcels along the 
majority of the property length.  However, this overland flow would be reduced or eliminated 
with the grading proposed for the project.  The grading will result in the removal in most of the 
natural vegetation which consists primarily of rabbitbrush, sagebrush, wildrose, and similar plant 
material.  Most of the cottonwood and other trees on the site would be retained.  The following 
mitigation measures are proposed to ensure the maintenance of stable soil conditions on the site: 
 
Mitigation 2.d.(1)  A vegetation management plan shall be prepared by the project proponent 
and approved by the Public Works Director/City Engineer prior to any construction or grading 
activities.  The vegetation management plan shall be in accord with best management practices 
and include mulch and erosion control materials where vegetation is removed. 
 
Mitigation 2.d.(2) Erosion and sediment control measures will be implemented by October 5 or 
as approved by the Director of Public Works.  All slopes greater than 10:1 will be covered with 
broadcast straw.  On slopes steeper than 4:1 and bare slopes within 50 feet of drainageways, 
straw will be pressed in place or the slopes hydroseeded.  Subdrains will be equipped with 
riprapped outfall structures.  
 
e. Subsidence of land.  There are no areas on the site prone to subsidence.  The project will not 
result in construction-related or groundwater withdrawals that could induce subsidence. 
 
f. Expansive soils.  Project-site soils have a low probability of expansion.  The potential for this 
environmental impact is therefore considered to be less-than-significant. 
 
g. Alteration of unique geologic or physical features.  There is a drainage swale located along 
the southern boundary of the site and the proposed project would be setback no less than 15 feet 
from this feature.  As part of this proposal, no disturbance of the ground or vegetation would be 
permitted within this drainage setback area.  Cottonwood trees on the property are also proposed 
for retention. There are no other unique geologic or physical features on the site. 
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 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
3. WATER 
Would the proposal result in? 

a)  Changes in absorption rates, drainage patterns or the rate 
and amount of surface runoff?     

b)  Exposure of people or property to water related hazards 
such as flooding?     

c)  Discharge into surface waters or other alterations of 
surface water quality?     

d)  Changes in the amount of surface water in any water 
body?     

e)  Changes in currents, or the course or direction of water 
movements?     

f)  Change in the quantity of ground waters, either through 
direct additions or withdrawals, or through interception of 
an aquifer by cuts or excavations or through substantial 
loss of recharge capability?     

g)  Altered direction or rate of flow or groundwater?     
h)  Impacts to groundwater quality?     
i)  Substantial reduction in the amount of groundwater 

otherwise available for public water supplies?     
 
Affected Environment 
 
The project site is located in the Owens Valley between the eastern slopes of the Sierra Nevada 
Mountains and the western slopes of the White and Inyo Mountains.  The climate or general 
weather pattern of the Eastern Sierra is largely determined by its location, especially its latitude, 
topography, orientation, and proximity to the Pacific Ocean. 
 
The Sierra Nevada Mountain Range is located in the mid-latitudes of the northern hemisphere, in 
the path of moist western winds blowing off the Pacific Ocean. Because large bodies of water 
like the Pacific Ocean tend to moderate weather patterns, the Sierra Nevada Mountains 
experience more moderate temperatures, drier summers, and warmer winters than further inland. 
The wet winters and dry summers are known as a Mediterranean climate, with distinctive 
precipitation patterns influencing plant and animal distributions. 
 
Precipitation is largely controlled by elevation and the north-south alignment of the Sierra 
Nevada, which intercepts the moisture-laden west winds forcing them up and over the crest. As 
the air rises, it cools and condenses into clouds and the moisture eventually drops out as 
precipitation (rain or snow), with the majority falling on the western slopes. As a result, higher 
elevations tend to receive more precipitation. The air is lighter and drier after the moisture is 
released, allowing it to flow up and over the crest of the Sierra. As the dry air flows down the 
eastern escarpment, it warms and absorbs moisture as it enters the eastern basin, promoting 
evaporation. The increased evaporation and reduced precipitation causes the eastern basin to be 
dry and desert-like, a phenomenon called the “rainshadow” effect. Precipitation on the Owens 
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Valley floor is highly variable and is substantially lower than precipitation on the surrounding 
mountains. Average valley-floor precipitation ranges from about 4 to 7 inches per year (in/yr). 
Precipitation gauges located at the Los Angeles Department of Water and Power Bishop Yard 
and the Independence Yard are presented as indicative of typical values while demonstrating the 
area’s variability in precipitation. 
 
The Owens River watershed has been selected as a priority watershed because of the high 
resource value of its waters. The entire Owens River watershed is designated as a ‘Category 1’ 
Priority under the California Unified Watershed Assessment prepared in accordance with the 
federal Clean Water Action Plan. For purposes of the Watershed Management Initiative (WMI), 
the upper reaches of the Owens River system, known as the Long Hydrologic Area, has been 
selected as a target subwatershed.  The Regional Water Quality Control Board (RWQCB) may 
apply watershed management strategies developed for the Long Valley subwatershed to the entire 
Owens/Mono watershed in the future.  
 
The RWQCB uses the Stormwater Program element of the federal NPDES permit system to 
regulate stormwater discharges that may cause erosion from industrial sites, construction sites 
(over 5 acres), and large municipalities. For new development projects in the City of Bishop, the 
guidelines require that all runoff from a 20-year, 1-hour storm be retained onsite and infiltrated. 
The long-term effectiveness of the Basin Plan guidelines, which require the retention and 
infiltration of runoff water onsite, and changes resulting from construction of stormwater control 
facilities to implement the 1985 stormwater plan are unknown and should be further evaluated 
between the RWQCB and the City of Bishop. 
 
The water quality of the snowmelt runoff from the higher elevations of the eastern Sierra 
mountains is excellent.  This water recharges ground water and contributes to surface waters of 
the basin. At lower elevations, there are areas with naturally occurring poorer water quality, 
primarily due to geothermal waters from volcanic activity. The great demand for the high quality 
waters and for the recreational opportunities in the eastern Sierra region have allowed human 
caused influences that have degraded, or threaten to degrade, these high quality waters. Some 
water bodies in the watershed are listed as Water Quality Limited Segments under the federal 
Clean Water Act. 
 
None of the project area is within the Federal Emergency Management Agency (FEMA)-
designated floodplain.  There does appear to be the potential for some minor overflow around the 
banks of the small water drainage ditch along the southern site boundary.  With appropriate 
mitigation, the project will not result in significant increases in runoff or affect the quality of 
water in the drainage swale. 
 
Criteria for Determining Significance 
 
Appendices G and I of the State CEQA Guidelines provide the criteria for determining if a 
project would have a significant impact.  The project would significantly impact the environment 
if it would: 
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• substantially degrade water quality; 
• cause substantial flooding, erosion, or siltation; 
• result in changes in absorption rates, drainage patterns, or the rate and amount of surface 

runoff; or  
• expose people or property to water-related hazards, such as flooding. 
 
Discussion of Impacts 
 
a. Changes in absorption rates, drainage patterns, or the rate and amount of surface 
runoff.  Improvements associated with the Silver Peaks multi-family residential project include 
the construction of new attached dwelling units, not exceeding two-stories in height, a parking 
lot, and installation of landscaping.  There will also be work activity to grade the site prior to 
construction of the residential complex.  The net increase in impervious surfaces will result in a 
small but an insignificant addition to the rate and amount of surface water runoff. 
 
Proposed drainage improvements for the project will capture most of the runoff from the 
construction of the residential buildings and parking lot.  In addition to the standard 
improvements such as on-site drains and rain gutters that connect to the City’s drainage system in 
Spruce and Mac Iver Streets, the project will include other acceptable drainage practices.  These 
practices will reduce the amount of stormwater runoff and include site percolation across 
appropriately landscaped areas. 
 
Drainage across the site into the culvert that crosses the property along the southern boundary 
from west to east will also be captured before it enters the water with standard methods approved 
by the City’s Public Works Department.  Since impacts to the drainage swale were not assessed 
with the biological report submitted with the environmental review, the following mitigation 
measure is required: 
 
Mitigation 3.a.  A qualified biologist shall survey the drainage swale area along the southern 
boundary of the site.  A report shall be prepared that includes an assessment of habitat value and 
a wetlands delineation for the drainage swale.  The project proponent shall be required to 
comply with all mitigation measures recommended in the biological study.   
 
b. Exposure of people or property to water-related hazards, such as flooding.  None of the 
project area is within a FEMA floodplain.  The drainage culvert which transverses the site at the 
southern boundary could have minor flooding during large storms, but this will be addressed with 
the grading and drainage plans which will reduce the potential impact to less-than-significant.  
The following Mitigation Measure is recommended to address the potential for minor flooding 
from the drainage ditch: 
Mitigation 3.b.  A drainage plan shall be prepared by the project proponent and approved by the 
City of Bishop prior to the issuance of a grading permit that addresses the potential for minor 
flooding along the drainage ditch.  This plan could include the installation of appropriate 
landscaping and on-site drainage adjacent to the area(s) prone to overflow.  The drainage plan 
shall comply with all measures recommended in Mitigation Measures 3.a. and 3.c.(1) to protect 
the ditch from site runoff. 
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c. Discharge into surface waters or other alterations of surface water quality.  Construction 
activity, including grading and paving, could disturb soils and potentially result in discharges of 
soil and sediment into the drainage culvert located to the south of the project site.  Additionally, 
construction activities could potentially discharge harmful substances, such as petroleum 
products and concrete into the drainage system and water.  Soil and associated contaminants that 
enter the stream channels can increase turbidity, stimulate the growth of algae, increase 
sedimentation of aquatic habitat, and introduce compounds that are toxic to aquatic organisms.  
To reduce these potential impacts to a level of less-than-significant, the following mitigation 
measures shall be employed: 
 
Mitigation 3.c (1)  The City of Bishop will require the general contractor for the project to 
prepare an erosion control and hazardous material spill prevention and response plan to identify 
best management practices (BMP’s) that will be implemented before, during, and after 
construction to reduce pollution in stormwater runoff. 
 
Erosion control measures (e.g. management, structural, and vegetative) and spill prevention and 
cleanup measures will be stipulated in the construction specifications for the project.  All work 
will be conducted according to site-specific construction plans that identify areas for clearing, 
grading, and revegetation so that ground disturbance is minimized.   
 
Specific erosion control BMP’s for construction activities shall include the following: 
 
• construction staging areas, site entrance, concrete washout, and fueling areas will be 

maintained away from natural drainage swales to minimize accidental spills and runoff of 
contaminants in stormwater; and 

 
• for construction between October 15 and May 31 in areas that may contribute storm 

drainage to the drainage ditch, BMP’s will be in effect to minimize erosion, including sloping 
of grades and spoils areas to minimize direct runoff to drainage channels, installation of silt 
fences or sediment retention berms and basins, application of mulching materials, and 
reseeding or other erosion protection for previously disturbed areas using native vegetation 
before the start of the winter rainy season. 

 
Mitigation 3.c. (2) The City of Bishop will require preparation of a comprehensive hazardous 
material spill prevention and response plan to reduce the potential for impacts on aquatic 
habitat.  The plan will control the use of hazardous materials used for operations on the site, in 
heavy equipment and for construction activities.  Measures will address but will not be limited to 
the following: 
 
• prevention of commercial grade bleach, petroleum products, concrete, truck washing, 

asphalt or other coating materials, and other hazardous materials from contaminating soil 
or entering surface waters; 
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• implementation of strict construction site handling rules for hazardous materials to prevent 
spills and provide controlled storage areas well away from the drainage channel; 

 
• maintenance of spill cleanup equipment in proper working condition and the immediate 

cleanup of any spills. 
 
d. Changes in the amount of surface water in any water body.  As noted previously, small 
increases of runoff will result from more impervious surfaces on the site.  However, these 
increases will be negligible and not result in a significant impact.  Even during construction, 
implementation of the proposed mitigation measures will result in a less-than-significant impact. 
 
e. Changes in currents or the course or direction of water movements.  The project site is 
mostly flat and the project proposal includes measures to ensure there are little to no impacts to 
the existing drainage swale on the south boundary of the site.  The site slopes slightly toward the 
southeast and grading will result in minor alterations to the existing flow of water across the site.  
However, there is a negligible change in the total amount and increased flows generally only 
occur during peak rain periods. 
 
f. Change in the quantity of groundwater, either through direct additions or withdrawals, 
or through interception of an aquifer by cuts or excavations, or through substantial loss of 
groundwater recharge capability.  The proposed project would not involve any construction or 
facilities that would substantially intercept or change the nature or occurrence of groundwater 
resources in the project area.  The minor increase in impervious surfaces will not impact the 
groundwater recharge capability.  No groundwater wells would be installed for the project; 
however, city water supplies would be used to irrigate landscaping.  No significant impacts to 
groundwater resources would occur because of this project. 
 
g. Altered direction or rate of flow of groundwater.  This project will not impact the direction 
or rate of groundwater because it will not affect any aquifer. 
 
h. Impacts on groundwater quality.  No impacts on groundwater quality are anticipated 
because of this project.  After implementation of Best Management Practices, only a minor net 
increase or decrease in groundwater is expected.   
 
I.  Substantial reduction in the amount of groundwater otherwise available for public 
water supplies.  This project will not have a significant effect on groundwater supplies.  Minor 
increases in water use are anticipated for residents and landscaping, but the City of Bishop has 
adequate water supplies available without depleting ground water resources. 
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 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
4. AIR QUALITY 
Would the proposal? 

a)  Violate any air quality standard or contribute to an 
existing or projected air quality violation?      

b)  Expose sensitive receptors to pollutants?      
c)  Alter air movement, moisture, or temperature, or cause 

any change in climate?     
d)  Create objectionable odors?      

 
 
Affected Environment 
 
Inyo County, including the Silver Peaks project site, is within the Great Basin Unified Air 
Pollution Control District (GBUAPCD).  The air basin is bounded by the White and Inyo 
Mountains to the east, and the Sierra Nevada to the west, which rise over 10,000 feet above the 
valley floor. Because it is in the rain shadow of the Sierra Nevada, annual rainfall is very low in 
the project area. This area averages approximately 4 inches of rainfall per year with the majority 
of that falling from November through April. Temperatures range from around 18ºF to 70ºF 
during winter, and 45ºF to 112ºF during summer.  
 
Hourly average wind speeds in the area can exceed 40 mph as measured at a 33-foot height. 
These winds are generally associated with the passage of lowpressure systems during winter and 
spring months. The leading edges of these low-pressure systems are usually cold fronts that 
initially produce winds from the south as the colder air mass approaches, under-running and 
displacing the warmer air in its path. As the leading edge of the front passes, the wind direction 
shifts, often resulting in converging winds from the south along the east side of the valley and 
from the north along the west side. Cold winds from the north typically follow the passage of the 
low-pressure system as high pressure begins to build back over the area.  
 
Air quality can be degraded by a variety of contaminants including criteria pollutants that consist 
of gases or suspended particulate matter (PM-10).  Ambient air quality standards and allowable 
limit levels are set at both the state and federal levels; in most cases the standards are similar.  
The standards are set for air pollutants in outside air and are based on predicated health effects of 
those pollutants.   
 
Inyo County is listed as attainment (i.e. within allowable limits) for the following criteria 
pollutants:  ozone; carbon monoxide; nitrogen dioxide; sulfur dioxide; sulfates; hydrogen sulfide; 
and vinyl chloride. 
 
Inyo County is listed as non-attainment for the state standard for PM-10 air emissions, which 
include chemical emissions and other inhalable particulate matter with an aerodynamic diameter 
of less than 10 microns. 
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Residents of the project and in the vicinity of the development site are considered sensitive 
receptors that could be impacted by decreased air quality. 
 
Criteria for Determining Significance 
 
The State CEQA Guidelines state that a project will result in a significant impact if it would: 
 
• violate any ambient air quality standard; 
• contribute substantially to an existing or projected air quality violation; or  
• expose sensitive receptors to substantial pollutant concentrations. 
 
Discussion of Impacts 
 
a. Violate any air quality standard or contribute to an existing or projected air quality 
violation.  Emissions from construction-related activities such as earthmoving, grading wind-
erosion of exposed soil, and vehicle travel on exposed soil may contribute to additional 
concentrations of PM10.  Construction equipment and vehicles also generate exhaust emissions 
of CO, ROG, Nox, and PM10.  Although these construction-related impacts are temporary, they 
will add to the PM10 levels that already violate state and federal standards.  It is therefore 
recommended that the following mitigation measures be applied: 
 
Mitigation 4.a.(1) Before beginning construction, obtain air quality permits from the Great 
Basin Unified Air Pollution Control District for the operation of large stationary equipment (e.g. 
generators) if needed. 
 
Mitigation 4.a.(2) Implement the following dust reduction measures during construction to 
reduce construction-related emissions: 
• minimize the area being disturbed by earthmoving and grading; 
• apply sufficient water to exposed soil to minimize visible dust emissions, 
• replant exposed soil as soon as feasible; 
• clean vehicles and equipment when exiting the project site; and  
• clean accumulated dirt from adjacent streets as often as possible. 
 
Only very minor increases in local levels of CO are anticipated from the project because very few 
additional vehicle-trips will be generated.  It is expected that there will be no exceedance of the 
CO standards under any conditions from this project.  Similarly, regional increases in emissions 
of CO, ROG, Nox, or PM10 from vehicle exhaust are not likely due to the low level of traffic 
resulting from the project which is limited to income-restricted seniors and persons with 
disabilities. 
 
b. Expose sensitive receptors to pollutants.  Because the proposed residences will be occupied 
by seniors and persons with disabilities, there will be sensitive receptors on the project site.  
However, this project will not generate significant increases in pollutants that may impact those 
residents.  Only during construction would any increase in pollutants likely impact sensitive 
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receptors such as residents of the adjacent Sunrise Mobile Home Park.  The proposed mitigation 
measures listed above will reduce the temporary impacts to a level of less-than-significant. 
 
c. Alter air movement, moisture, or temperature, or cause any change in climate.  The 
proposed multi-family residential complex would not result in any change to air movement, 
moisture, temperature or climate. 
 
d. Create objectionable odors.  Construction equipment may temporarily create objectionable 
fumes, but these will be minimal.  No odors are typically associated with residential 
developments such as the Silver Peaks proposal. 
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
5. TRANSPORTATION/CIRCULATION 
Would the proposal result in? 

a)  Increased traffic congestion or vehicle trips by more than 
100 peak hour trips?     

b)  Hazards to safety from design features or incompatible 
uses?     

c)  Inadequate emergency access or access to nearby uses?     
d)  Insufficient parking capacity on site or off site?     
e)  Hazards or barriers for pedestrians or bicyclists?     
f)  Conflicts with adopted policies supporting alternative 

transportation?     
g)  Air traffic impacts?     

 
 
Affected Environment 
 
The City of Bishop is served by three State maintained routes, including U.S. 395, 168, and 6, 
which also serve as the area’s primary arterials.  North/south traffic is accommodated by 395 
(Main Street and North Sierra Highway), which bisects the downtown commercial district.  This 
route also serves as the principal inter-regional transportation corridor, used extensively by 
travelers headed to the eastern Sierras from southern California.  Planned roadways including see 
Vee Lane and A Street will provide additional north/south service.  In addition to providing 
arterial access to the Dixon Lane residential area, U.S. 6 handles considerable truck traffic 
between the Los Angeles area and points north and east.  East/west traffic is accommodated on 
State Route 168, linking West Bishop, McLaren, Rocking K and Bishop Creek with commercial 
uses in the City of Bishop.  This route also provides access to the recreational opportunities in the 
Bishop Creek area west of the City.  Barlow Lane, Home Street, East Line Street, Sierra Street, 
Hanby street, and several other routes serve as collectors for local traffic. 
 
Current traffic counts for the major arterials have been documented by Caltrans including 
information from Routes 395, 168, and 6.  Information from Caltrans indicates that a decrease in 
traffic volumes north of Line Street on Route 395 from previous levels which suggests that Line 
Street is being used extensively by local traffic and local use of alternative streets for access to 



 
 

-20-  

the commercial areas of the City.  It also indicates that local residents are trying to avoid the 
intersection of Main and Line Streets.  Studies also show a slight increase in traffic south of the 
Route 6 junction, indicating that growth northwest of the City is stimulating an increase in 
activity in the commercial areas in the north end of Bishop business district. 
 
The Silver Peaks project is located in the northern end of the City and is adjacent to these 
commercial areas.  Vehicle trips generated by this project, however, are expected to be minimal 
since many of the occupants will not drive.  The residents will be seniors or people with 
disabilities and all will be income-restricted.  Transit opportunites are also available to residents 
close to this site.  Therefore, the anticipated traffic increase and demand for off-street parking is 
expected to be minimal. 
 
Criteria for Determining Significance 
 
In accordance with Appendix G of the State CEQA Guidelines, a project results in a significant 
impact if it would: 
 
• cause an increase in traffic that is substantial in relation to the existing traffic load and 

capacity of the street system. 
 
Based on standards set by the City of Vacaville and on professional standards, a project is 
considered to result in a significant impact if it would: 
 
• result in an intersection operating at an acceptable LOS (A, B, C, or D) to deteriorate to an 

unacceptable LOS (E or F); 
• increase traffic hazards to motor vehicles, bicycles, or pedestrians; 
• result in insufficient parking capacity; 
• result in conflicts with adopted policies supporting alternative transportation; or  
• result in disruption of air traffic movement. 
 
Discussion of Impacts 
 
a. Increase traffic congestion or vehicle trips by more than 100 peak-hour trips.  Traffic 
generated by this project will be less than 74 vehicle trips per day and the two local streets 
adjoining the project site, Mac Iver and Spruce Streets, have adequate capacity for the minor 
increase.  Therefore no significant impact will be created by this development. 
 
b. Hazards to safety from design features or incompatible uses.  There are no design features 
associated with the multiple family residential project that would create a safety hazard.  There 
will be one new driveway on Mac Iver Street and the existing driveway approach off Spruce 
Street will be realigned for the proposed parking lot aisle on the site.  To ensure that the 
intersections of the new driveway comply with all traffic safety requirements, the project 
proponent will install appropriate traffic control measures, as required by the City, at the 
driveway intersections with the two local streets. 
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c. Inadequate emergency access or access to nearby uses.  Fire Department access must be 
provided along the driveway and street access to the 74 new dwelling units.  The proposed 
development shall comply with all Fire Department and emergency access requirements.  
 
d. Insufficient parking capacity on-site or off-site.  There will be at least 96 parking spaces, 
including 36 accessible spaces, provided on-site for residents of Silver Peaks and their guests.  
This is a ratio of 1.3 spaces per dwelling unit which exceeds the senior dwelling unit parking 
standards for many jurisdictions.  The City of Bishop standard for off-street parking is two spaces 
per dwelling unit, but it does not differentiate between different types of residential units such as 
senior and disabled.  Bishop will consider a reduction in their standards based on the occupancy 
and demonstrated parking space demand.  Therefore the potential impact is less-than-significant. 
 
e. Hazards or barriers for pedestrians or bicyclists.  Both street frontages for the project site 
include sidewalks.  On Mac Iver Street, the sidewalk is detached from the curb and on Spruce 
Street the walkway is attached to the curb.  The sidewalks meet current standards for 
accessibility.  There are no public bicycle or pedestrian trails in the area that would be impacted 
by the proposed project, although there is an informal pathway used by some area residents along 
the west property line, adjacent to the mobile home park.  The informal pathway is not connected 
to any other trails or bikepaths and is not included in any City master plans.  Therefore there is no 
environmental impact from the project. 
 
f. Conflicts with adopted policies supporting alternative transportation.  No environmental 
impacts will be created by this project to conflict with any alternative transportation policies. 
 
g. Air traffic impacts.  The residential structures, which will be one or two stories in height, will 
not impact air traffic in or around the Bishop area or result in adverse effects to the safe operation 
of the Bishop Airport.  The project complies with the Eastern Sierra Regional Airport Land Use 
Compatibility Plan. 
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
6. BIOLOGICAL RESOURCES 
Would the proposal result in impacts to? 

a)  Endangered, threatened, or rare species or their habitats?      
b)  Locally designated species?      
c)  Locally designated natural communities?     
d)  Wetland habitat or vernal pools?     
e)  Wildlife dispersal or migration corridors?      

 
 
Affected Environment 
 
The project site is located at the north end of Owens Valley, which prior to white settlement was 
very mesic (neither very wet or very dry) and supported meadows and emergent wetlands. Relic 
stream channels also indicate that Bishop Creek has changed its course frequently. The south 
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fork of Bishop Creek is located south and the north fork is located north of this property. The 
area also exhibits marked alluvial deposition. However, the site hydrology has been altered to 
accommodate both irrigation and urban needs including groundwater management, drainage and 
flood control. 
 
Formerly an area of natural meadow and swamps, the project site converted to domestic grass 
pasture in the late 19th century and remained so until urban encroachment led to the 
abandonment of agricultural practices in the late 20th century (MACTEC 2006). This 
area now exhibits both remnants of and recolonization by native plant species, remnants 
of plant species common to homesteads and agricultural/rural development, and weedy 
plant species known to occupy disturbed habitats. The urban portion of the site adjacent 
to paved section of MacIver Street supports ornamental plant species. 
 
Most of the project area is a mosaic of disturbed alkaline meadow and rabbitbrush dominated 
shrubland, with spot occurrences of planted tree species. Furthermore, irrigation ditches continue 
to support woody riparian vegetation and emergent wetlands in portions of the proposed 
development area. 
 
The disturbed alkali meadow-rabbitbrush complex occurs throughout most of the site. The shrub 
overstory is more prevalent in the southern portions of the property. Rubber rabbitbrush 
(Chrysothamnus nauseosus) is the dominant shrub, with additional shrub cover provided by big 
greasewood (Sarcobatus vermiculatus). Areas exhibiting heavy disturbance have higher densities 
of introduced herbaceous species in the understory including leporinum barley (Hordeum 
murinum ssp. leporinum), cheatgrass (Bromus tectorum), tumble mustard (Sisymbrium 
altissimum), Mexican summer cypress (Kochia scoparia), prickly lettuce (Lactuca serriola), 
lamb’s quarters (Chenopodium album) and cutleaf filaree (Erodium cicutarium).  
 
Common native grass species observed in the project area include inland saltgrass (Distichlis 
spicata), alkali sacaton (Sporobolus airoides), and creeping wildrye (Elymus triticoides). Forbs 
including aster (Aster sp.), wild licorice (Glycyrrhiza lepidota), curly dock (Rumex crispus), and 
haplopappus (Happlopappus sp.) were also observed. Planted trees are present throughout with a 
clump of planted aspen (Populus tremuloides), a multi-stemmed juniper tree (Juniperus sp.), 
Russian olive (Eleagnus angustifolia), Fremont cottonwood (Populus fremontii) and sporadic 
Siberian elm (Ulmus pumila). 
 
The areas adjacent to the paved portion of MacIver Street are characterized by ornamental 
deciduous and evergreen shrubs like roses, lilacs (Syringia spp.) and junipers, 
with occasional grass lawns hosting deciduous shade trees. An occasional pine (Pinus 
spp.) or spruce (Abies spp. and Picea spp.) provide additional landscape interest. 
 
Wildlife habitats throughout the site were characterized utilizing the CNDDB California Wildlife 
Habitat Relationships System (CWHR) with the exception of the disturbed alkali 
meadow/rabbitbrush (Alkali Meadow/Desert Scrub) complex as described above. The following 
CWHR habitats were identified within the project area: Emergent wetland, riparian, and urban. 
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The majority of the site contains a disturbed alkali meadow/desert shrub complex 
providing habitat for a variety of wildlife including mammals (coyotes, rabbits, gophers, 
etc.), birds, snakes, frogs, butterflies and moths, and aquatic and terrestrial insects that 
readily adapt to urban development. Several planted trees are located adjacent to the southwest 
portion of MacIver Street and provide additional wildlife habitat. 
 
Urban habitat varies with five types of vegetate structure are defined: tree grove, street strip, 
shade tree/lawn, and shrub cover. A variety of wildlife species have adapted to human 
development and reside permanently or migrate through urban areas where food, water, 
protective cover and breeding habitat are available year round. 
 
Results of the USFWS information request indicated that they are not aware of any 
federal endangered, threatened, proposed, or candidate species in or adjacent to the site. In 
addition, no critical habitat for any federally listed or proposed species has been designated or 
proposed on the property. The USFWS is concerned about potential impacts to birds as defined 
in the Migratory Bird Treaty Act (MTBA) of 1918 as revised.  A list of the bird species observed 
on the property is provided in the Appendix C Wildlife Species List (MACTEC STUDY 2006). 
 
The database search of the CNDDB (California Natural Diversity Database) identified State 
special status plant and wildlife species and habitats identified as critical within the USGS 
Bishop Quadrangle. The term Special Status Species includes those wildlife and plant species 
identified by USFWS or CNDDB as having a special status or other ranking that indicates the 
species are of concern. Table 1 of the MACTEC REPORT summarizes the federal and State of 
California special status plant and wildlife species and critical habitat identified by the CNDDB. 
Those wildlife and plant species for which there is no suitable habitat in the proposed project 
area are not discussed further in this study. 
 
On May 15 and 16, 2006 MACTEC Environmental Scientists visited the project site, and 
conducted a reconnaissance level survey to identify potential sites that would support wetlands 
and other WOUS. One irrigation ditch occurs in the project area along the southern site 
boundary.  Other irrigation ditches are on adjacent properties. These ditches were conveying flow 
at the time of the field survey. A low-lying depression to the north of the irrigation ditch may also 
be a wetland as some hydrophytic vegetation was present. The source of water for this depression 
appears to be overflow from the irrigation ditch. Irrigation ditches have typically been excluded 
as potential other WOUS. A more recent inspection of the overflow (depressed) area indicates 
that it may not be a wetlands or vernal pool as the previously observed plants no longer seem 
present. 
 
Impacts to the irrigation ditch are not likely to occur because of the Silver Peaks Project.  The 
project proponent will hire a qualified biologist to survey the site and recommend appropriate 
mitigation measures to protect the drainage before, during, and after construction.  The low-lying 
depression LD will likely be disturbed with the development of the project.  Prior to any ground 
disturbing activities, the project proponent will contract with a qualified biologist to conduct a 
wetlands delineation study on the site.  If the depression is identified as wetlands, all mitigation 
measures will be implemented in accordance with the study recommendations. 
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Criteria for Determining Significance 
 
The criteria used to evaluate the proposed project’s impacts on wildlife resources were based on 
federal, state, and local requirements, regulations, and policies (including the federal Endangered 
Species Act, California Endangered Species Act, CEQA, and the California Fish and Game 
Code) along with area records of resource scarcity and sensitivity.  An impact is considered 
significant if it would: 
 
• substantially affect a rare or endangered species of animal or the habitat of the species; 
• interfere substantially with the movement of any resident or migratory fish or wildlife 

species; or  
• substantially diminish habitat for fish, wildlife, or plants. 
 
In addition, the following were considered in determining whether an impact on a biological 
resource would be significant: 
• federal or state protection of the resource or species; 
• federal or state agency regulations and policies; 
• county regulations and policies; and  
• documented local and regional resource scarcity and sensitivity. 
 
Finally, the professional interpretation of the significance criteria as they apply to the proposed 
project led to the determination that impacts on vegetation, wildlife, and fisheries resources will 
be significant if the proposed project will result in any of the following: 
 
• substantial loss of common natural communities that provide habitat for wildlife; 
• disruption of natural wildlife movement corridors; 
• substantial disturbance of wildlife resulting from human activities; 
• fragmentation or isolation of wildlife habitats, especially riparian and wetland habitats; 
• removal, filling, grading, or disturbance of wetlands and riparian stream corridors; 
• mortality, substantial reduction in local population size, lowered reproductive success, or 

habitat fragmentation for plants and wildlife that qualify as rare and endangered under 
CEQA; 

• removal of trees subject to the City’s tree ordinance; or  
• substantial increase in invasive non-native plant species. 
 
Discussion of Impacts 
 
a. Endangered, threatened or rare species or their habitats 
 
 Plants.  No special-status plants were observed during the field survey of the site.  The site is 
only covered with annual grassland, vegetation, and trees.  Removal of the grasses and shrubs 
and replanting of graded areas with appropriate native grasses and trees will not create a 
significant impact on the environment.  Plants along the adjacent drainage swale to the south 
shall be protected with the erosion control measures required in this Negative Declaration. 
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 Wildlife.  The site survey determined and Biological Resources Study prepared by MACTEC 
environmental scientists concluded that no special-status species were located on-site at the time.   
 
b. Locally designated species.  
 
 Plants.  No locally designated species of plant, such as protected trees, will be adversely 
impacted by this project.  Any disturbed areas will be reseeded with native grasses and plants to 
the extent possible.  A landscape/irrigation plan shall be submitted to the City of Bishop for 
review and approval prior to the issuance of building permits for the project. 
 
There are several stands of Cottonwood trees on the site. The site plan for Silver Peaks retains 
those trees as an integral part of the project.  To ensure the preservation of these trees, mitigation 
measures are recommended to identify and preserve as many trees as possible on the site. 
 
Mitigation 6.b.(1) An in-depth evaluation by a certified arborist shall be prepared to ascertain 
the health of all trees on site prior to the issuance of any building or grading permits. The 
arborists report shall provide a tree preservation plan to be followed during construction. The 
plan shall include recommended measures, such as fencing, to preserve as many existing trees on 
the site as possible.  The plan shall also address pruning, whenever applicable, to improve the 
health of trees that will remain on the site.  All protective fencing shall be installed and inspected 
by the City of Bishop prior any grading activity on the site.  
 
   Wildlife.  The site survey indicated no wildlife species would be impacted by this project.  
However, to ensure that no nesting raptors will be disturbed, it is recommended that the 
following mitigation be required: 
 
Mitigation 6.b. (2) Prior to any construction activity, the project proponent will conduct surveys 
for nesting raptors.  If active nests of these species are located within or adjacent to the project 
site, no construction activities will be permitted within 100 feet of an active nest during the 
nesting season (March 1, to July 30).  If the project proponent cannot avoid construction activity 
within 100 feet of an active nest, the project proponent will consult with DFG to determine the 
feasibility of relocating active nests and implement DFG recommendations. 
 
c. Locally designated natural communities.  There are no designated natural communities on 
the project site although the riparian habitat adjacent to and south of the site will be protected. 
 
d. Wetland habitat or vernal pools.  A low-lying depression was noted in the MACTEC 
Biological Resources Report.  The depression area is located approximately 100 feet to the west 
of Spruce Street and about 80 feet north of the southern site boundary.  The study indicates that 
the depression may be a wetland as some hydrophytic vegetation was present.  The water source 
of this depression appears to be overflow from the irrigation ditch on the south.  The drainage 
ditch could also be considered a wetland.  Therefore the following mitigation measure is 
proposed: 
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Mitigation 6.d.  A qualified biologist shall survey the low-depression area identified in the 
MACTEC Biological Resources Report and the drainage ditch along the southern boundary of 
the site.  A report shall be prepared that includes an assessment of habitat value and a wetlands 
delineation for both these areas.  The project proponent shall be required to comply with all 
mitigation measures recommended in this study.   
 
e. Wildlife dispersal or migration corridors.  Construction of the project will not interfere 
substantially with the movement, dispersal or migration of any resident or migratory wildlife 
species.  Perimeter fencing and structures on the property may present some barrier to wildlife 
but will not create significant additional blockage of wildlife movement in the area because there 
are other available corridors on vacant property to the north, south, and east. 
 
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
7. ENERGY AND MINERAL RESOURCES. 
Would the proposal? 

a)  Conflict with adopted energy conservation plans?     
b)  Use nonrenewable resources in a wasteful and inefficient 

manner?      
 
Affected Environment 
 
The consumption of non-renewable natural resources is of concern to the City, especially 
regarding the implementation of land use policies which may tend to increase rates of 
consumption of those resources.  There are virtually no consumptive natural resources found in 
the City of Bishop.  Most of these resources are imported to the area.  The use of wood for 
heating and cooling represents the most significant local natural resource consumption, but is not 
considered to be of major concern. 
 
Goals, policies, and actions contained in the Conservation/Open Space Element of the Bishop 
General Plan, as well as the Land Use and Circulation Elements are intended to minimize the 
depletion of non-renewable natural resources.  Recycling of renewable resources such as paper, 
glass, plastics, and metal is also encouraged by the City’s goals and policies.   
 
The County of Inyo Integrated Waste Management Agency provides for recycling at most of its 
facilities.  The Sierra Conservation Project, a private venture, offers recycling services to 
businesses and residents in Inyo and Mono Counties. There are also weatherization programs 
available to low-income residents through the services of the Inyo Mono Advocates for 
Community Action. 
 
Criteria for Determining Significance 
 
According to the State CEQA Guidelines, Appendix G, a project will normally have a significant 
effect on the environment if it will result in: 



 
 

-27-  

 
• a substantial increase in use of large amounts of fuel or energy; or  
• a substantial increase in demand for existing sources of energy or development of new 

energy. 
 
Discussion of Impacts 
 
a. Conflict with adopted energy conservation plans.  The proposed project would not conflict 
with any of the policies or goals in the Conservation/Open Space Element of the City of Bishop 
General Plan. Additionally, the proposed project would not require substantial amounts of fuel or 
energy, or increase demands on existing sources of energy.  Therefore, the proposed project 
would not conflict with any energy conservation plans. 
 
b. Use nonrenewable resources in a wasteful and inefficient manner.  This project will not 
require substantial amounts of fuel or energy, increase demands on existing sources of energy or 
require the development of new sources of energy, or use resources in a wasteful or inefficient 
manner.   
 
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
8. HAZARDS. 
Would the proposal involve? 

a)  A risk of accidental explosion or release of hazardous 
substances?     

b)  Possible interference with an emergency response plan or 
emergency evacuation plan?     

c)  The creation of any health or potential health hazard?     
d)  Exposure of people to existing sources of potential health 

hazards?     
e)  Increased fire hazard in areas with flammable brush, grass 

or trees?     
 
Affected Environment 
 
All of the project site is previously disturbed vacant land and is abutted on the north and east by 
local streets, on the south by vacant land and on the west by a mobile home park.  A portion of 
the project site along the north border was previously utilized as a staging area for constructing 
the extension of Mac Iver Street.  The project site is not listed as a Hazardous Waste Site by the 
State of California.  There is no evidence of any contamination on this property.  However, a 
Phase I environmental study will be conducted prior to the sale of the property as a requirement 
of the Los Angeles Department of Water and Power (LADWP), the current property owner.   
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Criteria for Determining Significance 
 
According to Appendix G of the State CEQA Guidelines and based on professional practice, a 
project is considered to result in a significant impact if it would: 
 
• create a public health hazard or involve the use, production, or disposal of materials that pose 

a hazard to people, or animal or plant populations in the area affected; or  
 

• interfere with emergency response plans or emergency evacuation plans. 
 
Discussion of Impacts 
 
a. A risk of accidental explosion or release of hazardous substances.  There are no hazardous 
substances associated with the development of a senior, disabled multiple family residential 
project.   
 
b. Possible interference with an emergency response plan or emergency evacuation plan.  
The project site is currently enclosed by a three-strand, wire and barbed-wire fence along the 
north, south, and east boundaries, and a chainlink fence along the west.  These fences will be 
removed and replaced with more appropriate fencing for a residential development or left 
unfenced.  The new fences will be gated where it is appropriate.  This would not interfere with 
any emergency response or evacuation plan. 
 
c. The creation of a health hazard or potential health hazard.  The project will not create a 
health hazard or potential health hazard.   
 
d. Exposure of people to existing sources of potential health hazards.  There are no known 
potential health hazards either on-site or in the vicinity that pose any threat to new or neighboring 
residents.  A Phase One Environmental Assessment for the project site will be completed prior to 
the sale of the property by the LADWP.  
 
e. Increased fire hazard in areas with flammable brush, grass, or trees.  Development of the 
project site with residential structures in compliance with Fire Department standards will result 
in a reduction of flammable fuels on the property (i.e. brush and grasses) and an increase in fire 
fighting capabilities (i.e. access for fire crews and equipment and availability of water for fire 
fighting). 
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 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 

9. NOISE 
Would the proposal result in? 

a)  Increases in existing noise levels?      
b)  Exposure to people to severe noise levels?     

 
Affected Environment 
 
The project area noise environment consists of vacant land, residential areas, and commercial 
businesses.  Residential uses are relatively noise-sensitive and generate a low level of noise.  
There are only local roadways that abut the site:  Spruce Street on the east and Mac Iver Street on 
the north.  A community park is located approximately 700 feet to the south.  The park includes 
ballfields which have the potential to generate noise at night.  However, the significant distance 
separation mitigates most of these impacts. 
 
The Noise Element of the General Plan projects noise levels adjacent Main Street/US 395 to be 
65 CNEL.  The project site is setback approximately 850 feet from this arterial roadway and is 
far enough away so as not to be impacted.   
 
The Eastern Sierra Regional Airport is situated to the south and east of the proposed Silver Peaks 
project site. For the 12-month period ending October 23, 2006, the airport had 26,000 aircraft 
operations, an average of  71 per day: 88% general aviation and 12% military. At that time there 
were 64 aircraft based at this airport: 81% single-engine, 13% multi-engine, 2% jet and 5% 
glider. 
There is a secondary runway located approximately 5,000 feet (almost one mile) from the site.  A 
Noise Contour Map in the Eastern Sierra Regional Airport Land Use Compatibility Plan 
indicates there will be no impacts to residents in the proposed Silver Peaks development.  
 
Criteria for Determining Significance 
 
The CEQA Guidelines state that a project is considered to result in a significant impact if it 
would: 
 
• generate noise that would conflict with local planning criteria or ordinances; 
• substantially increase noise levels at noise-sensitive land uses; or 
• propose land uses that are incompatible with existing baseline noise levels. 
 
The Noise Element of the Bishop General Plan sets forth the criteria for residential land uses: it 
states that the recommended ambient noise levels for residential neighborhoods should not 
exceed 45 dB (interior) and 55 dB (exterior).  Single event levels should not be more than 6 dB 
above the ambient levels.  The standard for construction related single event noise is 86 dB.   
 



 
 

-30-  

The criteria for residential areas are generally not applicable to temporary noise sources, such as 
construction.  Factors relating to changes in noise levels are more important.  For example, the 
duration, frequency, and level of noise events and the sensitivity of nearby land uses are 
considered when the significance of changes in sound levels is evaluated. 
 
Discussion of Impacts 
 
a. Increases in existing noise levels.  The proposed residential project will not generate any 
additional noise in the area, except for: minor traffic-related occurrences; and temporary 
construction.  The traffic noise would be very minor and not result in any impacts to the 
environment.  Construction of the project could substantially increase noise levels at adjacent 
noise-sensitive land uses.  This impact is considered potentially significant.  Therefore the 
following mitigation measure is recommended: 
 
Mitigation 9.a.  Hours of construction will be limited to the following performance standards:  
No construction equipment shall be operated nor any outdoor construction or repair work shall 
be permitted within 500 feet from any occupied residence during the hours of 8:00 p.m. to 7:00 
a.m. or until 8 a.m. on Sunday mornings. 
 
b. Exposure of people to severe noise levels.  Severe noise created by construction would only 
potentially impact construction workers who are protected by OSHA standards and reasonable 
safety precautions in place at the job site (e.g. protective sound reduction devices such as 
earplugs and equipment mufflers etc.).  The general public will not be exposed to these severe 
levels since the construction site will be secured from entry except for authorized employees.  
 
Sensitive receptors, such as residents of the proposed Silver Peaks development, would not be 
exposed to any severe noise levels as there are no significant noise generators in the vicinity of 
the site.  
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
10. PUBLIC SERVICES. 
Would the proposal have an effect upon, or result in a 
need for new or altered government services in any 
of the following areas: 

a)  Fire Protection?     
b)  Police Protection?     
c)  Schools?     
d)  Maintenance of public facilities, including roads?     
e)  Other government services?     
f)  Parks or recreation facilities?     
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Affected Environment 
 
Fire and emergency medical services (EMS) within the City are provided by the Bishop Fire 
Department.  The City has three fire stations and approximately 25 personnel, many of whom are 
volunteer.  Ambulance services are provided by Symons Ambulance which began its original 
operation in Bishop before expanding.  Police protection is provided by the Bishop Police 
Department in the City and the Inyo County Sheriffs office serves the surrounding non-city areas.  
The Bishop Police Department employs 14 sworn officers, 5 dispatchers, 5 crossing guards, 5 
reserve officers and a support staff of 4.   
 
Three school districts serve the City:  The Bishop Union Elementary School District; the Bishop 
Joint Union High School District; and the Cerro Coso Community College District.  Other 
governmental services, including finance, community services, public works, and community 
development, are provided by the City. 
 
Criteria for Determining Significance 
 
According to the State CEQA Guidelines, Appendix G, a project will normally have a significant 
effect on the environment if it will: 
 
• substantially increase emergency response times; or  
• cause interference with existing service or utility infrastructure that would result in the 

disruption of provider service. 
 
Discussion of Impacts 
 
a. Fire Protection.  The proposed 74-unit attached residential project for seniors and persons 
with disabilities will create a minor increase in the demand for fire protection services.  All 
structures will comply with applicable State and local Building Code Standards for fire 
protection.  In addition, adequate access will be provided for all fire department engines and 
equipment.  Finally, the existing hydrants on Spruce and Mac Iver Streets provide adequate fire 
flow to serve the new residents of the development. 
 
b. Police protection.  No additional police services will be required as a result of this project 
proposal.  The entire site will be adequately secured and visible to patrol units in the area.  
Landscaping shall be designed to give sufficient views into the site for police surveillance.  The 
expected increased demand for police services from this project is less-than-significant. 
 
c. Schools.  The proposed project does not generate the need for any additional schools or 
classrooms since it is senior-restricted. 
 
d. Maintenance of public facilities, including roads.  This project will generate relatively few 
vehicle trips, which in turn, will have only minor impacts on City roadways.  
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e. Other governmental services.  The new residential project will have a minor impact on the 
need for government services.  However, there is a community senior center in close proximity to 
the project site, on Spruce Street, which will serve the new residents of the complex. 
 
f. Parks or recreation facilities.  The proposed project would not create the need for additional 
park facilities.  There is a large community park located approximately 700 feet to the south of 
the project site that is easily accessible to seniors and persons with disabilities.    
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
11. UTILITIES AND SERVICE SYSTEMS. 
Would the proposal result in a need for new systems or 

supplies, or substantial alterations for the following 
utilities: 
a)  Power or natural gas?     
b)  Communications systems?     
c)  Local or regional water treatment or distribution facilities?

     
d)  Sewer or septic tank?     
e)  Storm water drainage?     
f)  Solid waste disposal?     
g)  Local or regional water supplies? 

 
 
Affected Environment 
 
Southern California Edison (SCE) and the Los Angeles Department of Water and Power 
(LADWP) provide electricity to the Bishop area.  LADWP generally serves the older portions of 
the City and the area north and east of the Owens River, including Laws.  SCE serves the balance 
of the area.  Although both the LADWP and SCE generate electricity in the region using hydro 
electric generators on Bishop Creek and the Owens River, the area is still an energy importer, 
rather than exporter.  There are power lines at the northwest corner of the parcel.  Power will 
need to be undergrounded from that location to all of the proposed units and other structures on 
the site.   
 
Verizon provides telephone and telecommunications service to the City of Bishop.  These 
services are also sent through underground and aboveground transmission lines. Utilities are 
provided by the City Public Works Department and include water supply, treatment, and 
distribution, sewer service, and stormwater drainage.  Bishop Waste Disposal, a private 
company, contracts with the City to provide solid waste disposal services. 
 
Criteria for Determining Significance 
 
According to the State CEQA Guidelines, Appendix G, a project will normally have a significant 
effect on the environment if it will: 
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• use energy in a wasteful manner during construction or operation; 
• encourage activities that would result in the use of large amounts of fuel, water, or energy; 
• cause interference with existing service or utility infrastructure that would result in the 

disruption of provider service; or 
• result in the generation of quantities of solid waste that would substantially reduce landfill 

life. 
 
Discussion of Impacts 
 
a. Power or natural gas.  The proposed project would not impact natural gas or electricity 
infrastructure or create a significant new demand for utility service. There are high voltage power 
lines on the adjacent property to the west that will be undergrounded from that location to the 
project site.   
 
b. Communications systems.  The proposed project will not affect existing or proposed 
communications systems or create a new demand for this type of service. 
 
c. Local or regional water treatment or distribution facilities.  The City of Bishop provides 
water service to the new development.  There is an 8-inch Poly Vinyl Chloride water line in Mac 
Iver Street and a 12-inch ductile iron water line in Spruce Street.  Lateral lines can be installed 
from one or both street lines to serve the proposed 74 new residential units.  There is also 
adequate fire flow available for all necessary fire services.   
 
d. Sewer or septic tanks.  Construction of the proposed project will not result in a significant 
increase in additional need for sewer treatment or distribution systems or septic tanks.  There is a 
City-served, 8-inch sewer line in Mac Iver Street.  This line extends approximately 100 feet east 
of the Sunrise Mobile Home Park and is capped at that point in the street.  The line flows toward 
the west and then south back to City treatment facilities.  It is probable that on-site pump 
facilities will be required to connect to this sewer line.  Another more costly alternative is to 
connect the project to an existing sewer line approximately 1000 feet to the east which is owned 
and operated by the Eastern Sierra Community Services District (ESCSD).  ESCSD also 
receives, treats, and disposes of sewage from the Bishop Indian Community, which is located 
adjacent to the City of Bishop. 
 
e. Stormwater drainage.  As noted in the previous analysis, some increased runoff due to 
additional impervious surfaces on the site is likely.  However, the existing drainage system, 
which includes inlets along both street frontages, will accommodate these minor increases.  
Some additional minor improvements to improve drainage of the area may be necessary because 
of grading activity but the existing drainage system, which functions adequately, will not be 
altered significantly. 
 
f. Solid waste disposal.  The proposed project will generate only small quantities of additional 
solid waste, primarily during construction.  Bishop Waste Disposal, the local contract company, 
will provide service to the new development. 
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g. Local or regional water supplies.  The proposed project will not generate the need for a 
significant increase in water supplies. The City of Bishop has adequate supply to service this new 
development.  The landscape and irrigation plans for the project will be designed to minimize the 
amount of needed water. 
 
 
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
12. AESTHETICS. 
Would the proposal? 

a)  Affect a scenic vista?     
b)  Have a demonstrable negative aesthetic effect?     
c)  Create light or glare?     

 
Affected Environment 
 
The project site is located on a vacant parcel of land that is largely vegetated with rabbitbrush, 
sage brush and natural grasses.  There are also several clusters of Cottonwood Trees on the site 
that will be preserved.  In addition, the drainage ditch along the southern limits of the 
development area will be retained and the area around it enhanced with native vegetation. 
 
Structures for the residential project will not exceed two stories in height and will be designed to 
enhance the streetscape appearance to the greatest degree possible.  This may include the use of 
natural colors in the exterior finish and roofing, as well as incorporating architectural features 
that improve the buildings’ aesthetics.   
 
Criteria for Determining Significance 
 
According to the State CEQA Guidelines, Appendix G, visual resource impacts are considered 
significant if a project has a “substantial demonstrable negative aesthetic effect”.  Based on 
professional standards and practices, a project would normally be considered to have a significant 
impact if it would: 
 
• conflict with adopted visual resource policies; 
• substantially reduce the vividness, intactness, or unity of high-quality views; or  
• introduce a substantial source of light and glare into the viewshed. 
 
 
Discussion of Impacts 
 
a. Affect a scenic vista.  The project site and surrounding properties are not considered a scenic 
vista by the City and residents who live in the vicinity of the new residential buildings.  
However, there are scenic vistas to the east toward the White Mountains and west toward the 
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Sierra Nevada Range that should be preserved.  To achieve that goal, buildings on the property 
shall not exceed two stories and views from adjacent buildings toward the two mountain ranges 
shall be preserved to the extent possible through careful site planning. 
 
b. Have a demonstrable negative aesthetic effect.  Project design planning shall include 
architectural enhancement that improves the appearance of the buildings from the street and 
adjacent properties.  Landscaping shall be employed to soften the building lines and improve the 
appearance of the off-street parking lot.  Cottonwood trees on the property shall be preserved and 
incorporated into the landscape plan. 
 
c. Create light or glare.  Proposed lighting for the Silver Peaks project will include: 1) parking 
lot lighting; 2) building lighting; 3) walkway lighting.  The following mitigation measure is 
proposed to ensure that the lighting will not impact residents in the area: 
 
Mitigation 12.c.  All lighting shall be shielded, directed or designed with other appropriate 
measures, as determined by the City of Bishop, so that it does not adversely impact adjacent 
residential properties. 
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
13. CULTURAL RESOURCES. 
Would the proposal? 

a)  Disturb paleontological resources?     
b)  Disturb archeological resources including burial grounds?     
c)  Have the potential to cause a physical change which 

would affect unique ethnic cultural values?     
d)  Restrict existing religious or sacred uses within the 

potential impact area?     
 
Affected Environment 
 
Cultural resources is a term used to describe both ‘archaeological sites’ depicting evidence of 
past human use of the landscape and the ‘built environment’ which is represented in structures 
such as dams, roadways, and buildings. The National Historic Preservation Act (NHPA) of 1966 
is the primary Federal legislation which outlines the Federal Government’s responsibility to 
protect cultural resources. Section 106 of the NHPA requires the Federal Government to take into 
consideration the effects of an undertaking listed on cultural resources on or eligible for inclusion 
in the National Register of Historic Places (National Register). Those resources that are on or 
eligible for inclusion in the National Register are referred to as historic properties. The Section 
106 process is outlined in the Federal regulations at 36 CFR Part 800. These regulations describe 
the process that the Federal agency (Reclamation) takes to identify cultural resources and the 
level of effect that the proposed undertaking will have on historic properties.  
 
In summary, Reclamation must first determine if the action is the type of action that has the 
potential to affect historic properties. If the action is the type of action to affect historic 
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properties, Reclamation must identify the area of potential effects (APE), determine if historic 
properties are present within that APE, determine the effect that the undertaking will have on 
historic properties, and consult with the State Historic Preservation Office (SHPO), to seek 
concurrence on Reclamation’s findings. In addition, Reclamation is required through the Section 
106 process to consult with Indian Tribes concerning the identification of sites of religious or 
cultural significance, and consult with individuals or groups who are entitled to be consulting 
parties or have requested to be consulting parties. 
 
The project site is on the floor of the north end of Owens Valley.  This is one of the best-watered 
areas of the valley, between two forks of Bishop Creek.  Relic stream channels indicate the creek 
has changed its course frequently.  The area has marked alluvial deposition with a high potential 
for buried prehistoric sites.  Soil is Lucerne loamy fine sand (loamy bottom) with plants 
dominated by sagebrush and saltbrush.  Cottonwood trees, cedar, and wild rose or brambles 
occur along ditches.  The area is nearly flat with drainage to the east.  The elevation is about 
4144 to 4150 feet above sea level.  Formerly an area of natural meadows and swamps, it was 
converted to domestic grass pasture starting in the late nineteeth century and remained so until 
encroaching urbanization by the City of Bishop.  A small irrigation ditch still passes through the 
southern portion of the site, but in general the area is much dryer than it was previously due to 
major diversions by the City of Los Angeles.   
 
Criteria for Determining Significance 
 
According to Appendices G and I of the State CEQA Guidelines and based on professional 
practice, a project is considered to result in a significant impact on paleontological resources if it 
would: 
 
• cause damage to, or loss of a paleontological resource. 
 
The State CEQA Guidelines define a significant historical resource as “a resource listed or 
eligible for listing on the California Register of Historical Resources[CRHR]” (Public Resources 
Code Section 5024.1).  A historic resource may be eligible for inclusion in the CRHR if it: 
 
• is associated with events that have made a significant contribution to the broad patterns of 

California’s history and cultural heritage; 
• is associated with the lives of persons important in our past; 
• 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; 
or 

• has yielded, or may be likely to yield, information important in prehistory or history. 
 
A project would be considered to have a significant impact on cultural resources if those 
resources meet the criteria for inclusion in the CRHR. 
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Discussion of Impacts 
 
a. Disturb paleontological resources.  There is no record of paleontological resources in this 
area and a site survey resulted in no trace of such resources.  If any resources are discovered 
during construction activities, all work must halt until the find can be evaluated by a qualified 
paleontologist and appropriate recovery procedures are implemented. 
 
b. Disturb archaeological resources, including burial sites along creeks.  Three separate but 
related Cultural Resource Studies were conducted on this site and adjacent properties in 2006.  
Although no archeological resources were identified on the 3.4 acre project area, evidence of 
subsurface prehistoric components was found on the adjacent site to the south.  These included 
isolated artifacts.  Two of the isolates were small obsidian flakes, a byproduct of tool 
manufacturing.  One of the Cultural Resource reports stated that no additional work was required 
and another indicated that formal evaluation should take place at a later date.  Since the project 
area is distant from the potential cultural site, there will be no significant impact.  However, the 
following mitigation measure is recommended to ensure protection of potential resources: 
 
Mitigation 13.b.  If cultural resources are unearthed during ground-disturbing activities 
associated with project implementation, such activities shall be stopped immediately to allow a 
qualified archeologist to record and evaluate the resources for CRHR eligibility, in accordance 
with Pub. Res. Code Section 5024.1.  If the resources are found to be significant, appropriate 
mitigation measures shall be developed and implemented to reduce any impacts on the resources 
to a less-than-significant level.  This work shall be conducted in compliance with CEQA 
Guidelines. 
 
c. Have the potential to cause a physical change that would affect unique ethnic cultural 
values.  No unique ethnic cultural values associated with the proposed project area have been 
identified.  Therefore the project will not result in any adverse impacts to the environment. 
 
d. Restrict existing religious or sacred uses within the potential impact area.  The site survey 
did note reveal any religious or sacred uses within the potential project impact area.  There is no 
potential affect to the environment related to this type of impact. 
 
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
14. RECREATION 
Would the proposal: 

a)  Increase the demand for neighborhood or regional parks 
or other recreational facilities?     

b)  Affect existing recreational opportunities?     
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Affected Environment 
 
The Silver Peaks Residential project site and surrounding property to the north and east are 
located within the R3, Multiple Family Residential District.  To the west is the Sunrise Mobile 
Home park in the C1, General Commercial and Retail District.  These properties are not 
considered potential recreational area. 
 
The City of Bishop is currently deficient in park land. At this time, the City owns appropriately 
1.3 park acres and leases approximately 43 acres from the City of Los Angeles Department of 
Water and Power. Many of the existing recreational structures are showing the stress of overuse 
and age. In view of this current situation and the magnitude of projected demand, the City has 
developed a Parks and Recreation Master Plan and is implementing a number of recommended 
policies.  Long range plans include the purchase of 42 acres of land, from the City of Los 
Angeles Department of Water and Power, currently leased and maintained by the City of Bishop. 
The appropriate addition of facilities and amenities to address increased needs for ball fields, as 
well as, indoor recreational and leisure space will address current and future needs of the Bishop 
community.  
 
Criteria for Determining Significance 
 
According to the State CEQA Guidelines, Appendix G, recreation impacts are considered 
significant if a project creates a “conflict with established recreational educational, religious or 
scientific uses of the area.” 
 
Discussion of Impacts 
 
a. Increase the demand for neighborhood or regional parks or other recreational facilities.  
The senior and disabled residential project will have a minor impact on the demand for parks and 
recreational resources.  However, there is a community park located 700± feet to the south.  A 
sidewalk along Spruce Street provides several hundred feet of pedestrian access toward the park.    
 
b. Affect existing recreational opportunities.  No existing recreation opportunities would be 
adversely affected by the project.  The project will result in a less-than-significant impact to 
recreational opportunities. 
 
 Potentially Potentially Less Than No  
 Significant Significant Significant Impact 
 Impact Unless Impact  
  Mitigation 
  Incorporated 
15. POPULATION AND HOUSING 
Would the proposal: 

a)  Cumulatively exceed official regional or local population 
projections?     

b)  Induce substantial growth in an area either directly or 
indirectly?     

c)  Displace existing housing, especially affordable housing?     
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Affected Environment 
 
The Bishop population has held fairly steady over the past 40 years.  Between January 1970 and 
January 2008, the City’s population increased by 52 persons.  Concurrently, the housing stock 
had a net positive change of 444 dwelling units between 1970 and 2008.  The population 
estimate for Bishop at this time is 3,551. 
 
In April of this year, the Bishop City Council adopted the 2009 Update to the Housing Element 
of the General Plan.  The overall goal for new housing construction between 2007 and 2014 is set 
at 111 dwelling units, which would call for about 16 new residential units each year. 
 
Criteria for Determining Significance 
 
According to the State CEQA Guidelines, Appendix G, population and housing impacts are 
considered significant if the project: 
 
• Induces substantial growth or concentration of population; or 
• Displaces a large number of people. 
 
Discussion of Impacts 
 
a. Cumulatively exceed population projections.  The phased development of 74 affordable, 
senior and disabled dwelling units will not result in a major increase in population.  It is more 
likely that the population base will remain relatively stable and that the Silver Peaks development 
will be occupied by people who live in this region now.  The proposed project will help the City 
of Bishop achieve the adopted goals and policies in the Housing Element of the General Plan. 
 
b. Induce growth or indirectly.  The new residential development will have a relatively minor 
impact on growth.  This is not a growth-inducing project and therefore there are no resulting 
impacts. 
 
c. Displace housing.  No housing units, either existing or planned, will be displaced or removed 
if the new project is constructed.  There will be 74 new attached dwelling units on the property.  
Consequently, there is no environmental impact. 
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MANDATORY FINDINGS OF SIGNIFICANCE 
 
1. The project does not have the potential to degrade the quality of the environment, 

substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife 
population to drop below self sustaining levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the range of a rare or endangered plant or 
animal species or eliminate important examples of the major periods of California history 
or prehistory. 

 
2. The project does not have the potential to achieve short-term, to the disadvantage of long-

term, environmental goals.  (A short-term impact on the environment is one, which 
occurs in a relatively brief, definitive period of time while long-term impacts will endure 
well into the future.) 

 
3. The project will not have impacts, which are individually limited, but cumulatively 

considerable. (A project may impact on two or more separate resources where the impact 
on each resource is relatively small, but where the effect of the total of those impacts on 
the environment is significant. 

 
4. The project will not have environmental effects, which will cause substantial adverse 

effects on human beings, either directly or indirectly. 
 
5. Mitigation measures have been incorporated into the design of the project and are 

required to reduce potential impacts to a level of less-than-significant. 
 
6. This analysis reflects the independent judgment of the City of Bishop, acting as Lead 

Agency for this project. 
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Figure 1.  SILVER PEAKS PROJECT 
VICINITY MAP 

CITY OF BISHOP, COUNTY OF INYO, 
CALIFORNIA 



 

-43- 

Figure 2.  SILVER PEAKS PROJECT 
LOCATION MAP 

CITY OF BISHOP, COUNTY OF INYO, 

Project Site 



Figure 3.  AERIAL VIEW OF SILVER PEAKS PROJECT SITE 

PROJECT SITE 
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Figure 4. SILVER PEAKS MULTI-FAMILY SITE PHOTOGRAPHS 

VIEW LOOKING EAST TOWARD INYO MOUNTAINS 

VIEW LOOKING WEST TOWARD SIERRA NEVADA MOUNTAINS 
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Figure 5. SILVER PEAKS MULTI-FAMILY SITE PHOTOGRAPHS 

VIEW LOOKING EAST TOWARD INYO MOUNTAINS 

VIEW LOOKING WEST TOWARD SIERRA NEVADA MOUNTAINS 



 

 

Figure 6.   SILVER PEAKS CONCEPTUAL SITE PLAN 

Two-Story Units 

Two-Story Units 

-47- 



 

-48- 

Figure 7.   SILVER PEAKS CONCEPTUAL FLOOR PLAN 



MITIGATION MONITORING PLAN 
FOR THE  

SILVER PEAKS MITIGATED FINDING OF NO  
SIGNIFICANT IMPACT (FONSI) AND 

MITIGATED NEGATIVE DECLARATION 
 
 
 
Section 15097 of the California Environmental Quality Act (CEQA) requires all state and local agencies 
to establish monitoring or reporting programs for projects approved by a public agency whenever 
approval involves the adoption of either a “mitigated negative declaration” or specified environmental 
findings related to environmental impact reports.  
 
The following is the Mitigation Monitoring Plan for the Silver Peaks Multiple Family Residential 
development. This Plan includes a description of the requirements of the California Environmental 
Quality Act and a compliance checklist. The project as approved includes mitigation measures.  
 
MITIGATION MONITORING PLAN  
 
This mitigation monitoring plan (MMP) is intended to satisfy the requirements of CEQA as they relate to 
the Mitigated Finding of No Significant Impact (FONSI) and Mitigated Negative Declaration for the 
Silver Peaks project. This MMP is to be used by City staff and mitigation monitoring personnel to ensure 
compliance with mitigation measures during project implementation. Mitigation measures identified in 
this MMP were developed in the environmental document prepared for the proposed project.  
 
The intent of the MMP is to ensure the effective implementation and enforcement of adopted mitigation 
measures and permit conditions. The MMP will provide for monitoring of construction activities as 
necessary and in-the-field identification and resolution of environmental concerns.  
 
Monitoring and documenting the implementation of mitigation measures will be coordinated by the City 
of Bishop. The applicant will be responsible for fully understanding and effectively implementing the 
mitigation measures contained within the MMP. The City of Bishop will be responsible for ensuring 
compliance.  
 
COMPLIANCE CHECKLIST  
 
The following table includes the impact the mitigation measure is designed to address, the mitigation 
measure number, the measure text, the monitoring agency, implementation schedule, and an area for sign-
off indicating compliance. 
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ID. 
NO. 

MITIGATION MEASURE AGENCY 
RESPONSIBLE 

FOR 
MONITORING 

IMPLENTATION 
SCHEDULE 

SIGN
-OFF 

 SECTION 2.  GEOLOGIC ISSUES    
2.a. Incorporate current seismic safety standards as 

required by applicable state regulations and the 
Uniform Building Code into the project design. 
Comply with all recommendations of the final 
Geotechnical Report for the project. 
 

City of Bishop Prior to Issuance of 
Building Permits 

 

2.c. A drainage system shall be provided in accordance 
with applicable City standards and approved by the 
Public Works Director/City Engineer to remove any 
surface water from the site. 
 

City of Bishop Prior to Issuance of 
a Grading Permit 

 

2.d.(1) A vegetation management plan shall be prepared 
and approved by the Public Works Director/City 
Engineer prior to any construction or grading 
activities.  The vegetation management plan shall be 
in accord with best management practices and 
include mulch and erosion control materials where 
vegetation is removed. 
 

City of Bishop Prior to any 
construction or 
grading activities 

 

2.d.(2) Erosion and sediment control measures will be 
implemented by October 5 or as approved by the 
Director of Public Works.  All slopes greater than 
10:1 will be covered with broadcast straw.  On 
slopes steeper than 4:1 and bare slopes within 50 
feet of drainageways, straw will be pressed in place 
or the slopes hydroseeded.  Subdrains will be 
equipped with riprapped outfall structures. 

City of Bishop Prior to site 
grading 

 

 SECTION 3.  WATER    
3.a. A qualified biologist shall survey the drainage swale 

area along the southern boundary of the site.  A 
report shall be prepared that includes an 
assessment of habitat value and a wetlands 
delineation for the drainage swale.  The project 
proponent shall be required to comply with all 
mitigation measures recommended in the biological 
study.   
 
 
 
 

City of Bishop Prior to any site 
disturbance, site 
grading, or 
vegetation removal 
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ID. 
NO. 

MITIGATION MEASURE AGENCY 
RESPONSIBLE  

IMPLENTATION 
SCHEDULE 

SIGN
-OFF 

3.b. A drainage plan shall be prepared by the project 
proponent and approved by the City of Bishop prior 
to the issuance of a grading permit that addresses 
the potential for minor flooding along the drainage 
ditch.  This plan could include the installation of 
appropriate landscaping and on-site drainage 
adjacent to the areas prone to overflow.  The 
drainage plan shall comply with all measures 
recommended in Mitigation Measures 3.a. and 
3.c.(1) to protect the ditch from site runoff. 

City of Bishop Prior to Issuance of 
a Grading Permit 

 

3.c.(1)  The City of Bishop will require the general 
contractor for the project to prepare an erosion 
control and hazardous material spill prevention and 
response plan to identify best management practices 
(BMP’s) that will be implemented before, during, 
and after construction to reduce pollution in 
stormwater runoff. 
Erosion control measures (e.g. management, 
structural, and vegetative) and spill prevention and 
cleanup measures will be stipulated in the 
construction specifications before bids are received 
for the project.  All work will be conducted 
according to site-specific construction plans that 
identify areas for clearing, grading, and 
revegetation so that ground disturbance is 
minimized.   
Specific erosion control BMP’s for construction 
activities shall include the following: 
• construction staging areas, site entrance, 

concrete washout, and fueling areas will be 
maintained away from natural drainage swales 
to minimize accidental spills and runoff of 
contaminants in stormwater; and 

• for construction between October 15 and May 
31 in areas that may contribute storm drainage 
to the drainage ditch, BMP’s will be in effect to 
minimize erosion, including sloping of grades 
and spoils areas to minimize direct runoff to 
drainage channels, installation of silt fences or 
sediment retention berms and basins, 
application of mulching materials, and 
reseeding or other erosion protection for 
previously disturbed areas using native 
vegetation before the start of the winter rainy 
season. 

City of Bishop Prior to Issuance of 
a Grading Permit 
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MONITORING 

IMPLENTATION 
SCHEDULE 

SIGN
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3.c.(2) The City of Bishop will require preparation of a 
comprehensive hazardous material spill prevention 
and response plan to reduce the potential for 
impacts on aquatic habitat.  The plan will control 
the use of hazardous materials used for operations 
on the site, in heavy equipment and for construction 
activities.  Measures will address but will not be 
limited to the following: 
• prevention of commercial grade bleach, 

petroleum products, concrete, truck washing, 
asphalt or other coating materials, and other 
hazardous materials from contaminating soil or 
entering surface waters; 

• implementation of strict construction site 
handling rules for hazardous materials to 
prevent spills and provide controlled storage 
areas well away from the drainage channel; 

• maintenance of spill cleanup equipment in 
proper working condition and the immediate 
cleanup of any spills. 

City of Bishop Prior to Issuance of 
a Grading Permit 

 

 SECTION 4. AIR QUALITY    
4.a.(1) Before beginning construction, obtain air quality 

permits from the Great Basin Unified Air Pollution 
Control District for the operation of large 
stationary equipment (e.g. generators) if needed. 
 

Great Basin 
Unified Air 
Pollution 
Control District 
(GBUAPCD) 

Prior to Issuance of 
a Grading or 
Building Permit 

 

4.a.(2) Implement the following dust reduction measures 
during construction to reduce construction-related 
emissions: 
• minimize the area being disturbed by 

earthmoving and grading; 
• apply sufficient water to exposed soil to 

minimize visible dust emissions, 
• replant exposed soil as soon as feasible; 
• clean vehicles and equipment when exiting the 

project site; and  
• clean accumulated dirt from adjacent streets as 

often as possible. 
 
 
 
 
 
 

City of Bishop During Grading 
and Construction 
Activities  
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 SECTION 6.  BIOLOGICAL RESOURCES    
6.b.(1) An in-depth evaluation by a certified arborist shall 

be prepared to ascertain the health of all trees on 
site prior to the issuance of any building or grading 
permits. The arborists report shall provide a tree 
preservation plan to be followed during 
construction. The plan shall include recommended 
measures, such as fencing, to preserve as many 
existing trees on the site as possible.  The plan shall 
also address pruning, whenever applicable, to 
improve the health of trees that will remain on the 
site.  All protective fencing shall be installed and 
inspected by the City of Bishop prior any grading 
activity on the site.  
 

City of Bishop Prior to Issuance of 
Grading or 
Building Permits 

 

6.b.(2) Prior to any construction activity, the project 
proponent will conduct surveys for nesting raptors.  
If active nests of these species are located within or 
adjacent to the project site, no construction 
activities will be permitted within 100 feet of an 
active nest during the nesting season (March 1, to 
July 30).  If the project proponent cannot avoid 
construction activity within 100 feet of an active 
nest, the project proponent will consult with DFG to 
determine the feasibility of relocating active nests 
and implement DFG recommendations. 
 

City of Bishop Prior to any site 
disturbance or 
construction 
activity  

 

6.d. A qualified biologist shall survey the low-depression 
area identified in the MACTEC Biological 
Resources Report and the drainage ditch along the 
southern boundary of the site.  A report shall be 
prepared that includes an assessment of habitat 
value and a wetlands delineation for both these 
areas.  The project proponent shall be required to 
comply with all mitigation measures recommended 
in this study.   
 
 
 
 
 
 
 
 
 

City of Bishop Prior to any site 
disturbance or 
construction 
activity 
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 SECTION 9. NOISE    
9.a. Hours of construction will be limited to the 

following performance standards:  No construction 
equipment shall be operated nor any outdoor 
construction or repair work shall be permitted 
within 500 feet from any occupied residence during 
the hours of 8:00 p.m. to 7:00 a.m. or until 8 a.m. 
on Sunday mornings. 
 
 

City of Bishop During grading or 
construction 
activities 

 

 SECTION 12.  AESTHETICS    
12.c. All lighting shall be shielded, directed or designed 

with other appropriate measures, as determined by 
the City of Bishop, so that it does not adversely 
impact adjacent residential properties. 
 
 

City of Bishop Prior to Building 
Occupancy 

 

 SECTION 13 CULTURAL RESOURCES    
13.b. If cultural resources are unearthed during ground-

disturbing activities associated with project 
implementation, such activities shall be stopped 
immediately to allow a qualified archeologist to 
record and evaluate the resources for CRHR 
eligibility, in accordance with Pub. Res. Code 
Section 5024.1.  If the resources are found to be 
significant, appropriate mitigation measures shall 
be developed and implemented to reduce any 
impacts on the resources to a less-than-significant 
level.  This work shall be conducted in compliance 
with CEQA Guidelines. 
 

City of Bishop During any site 
grading or 
construction  

 

 



 

NOTICE OF INTENT  
TO ADOPT A MITIGATED FINDING OF NO SIGNIFICANT IMPACT (FONSI)  

AND MITIGATED NEGATIVE DECLARATION 
FOR THE PROPOSED SILVER PEAKS DEVELOPMENT PROPOSAL 

 
 

DESCRIPTION OF PROJECT: 
 
The project proposal, Silver Peaks, includes the phased development of a 74-unit 
attached residential complex for seniors and persons with disabilities on approximately 
3.4 acres of land located at the southwest corner of Mac Iver and Spruce Streets. 
 
REVIEW PERIOD: 
 
The review period for the combined Mitigated Negative Declaration and Mitigated 
Finding of No Significant Impact (FONSI) is from May 20, 2010, through June 14, 2010.  
The City of Bishop will consider all comments on the proposed environmental 
documents that are submitted during this review period. 
 
SCHEDULED PUBLIC HEARINGS: 
 
A Public Hearing before the Bishop City Council has been scheduled on June 14, 2010, 
at 7:00 p.m. in the City Council Chambers, 301 West Line Street, Bishop, CA, to 
consider the Silver Peaks Project Mitigated Negative Declaration/FONSI and the Fiscal 
Year 2010-2011 Community Development Block Grant (CDBG) Program application to 
partially fund the project. 

 
PUBLIC COMMENTS 
 
Copies of the proposed Mitigated Negative Declaration/FONSI, including any revisions, 
and all documents referenced in the proposed Mitigated Negative Declaration/FONSI 
are available for review at Bishop City Hall, 377 West Line Street, Bishop, CA  93514.  
This location is readily accessible to the public during the normal working hours, on 
weekdays, between 8:00 a.m. and 4:30 p.m.  Interested parties may also submit 
comments over the phone by calling (760) 873-5863, through email at cityclerk@ca-
bishop.us, or in writing to Richard F. Pucci, City Administrator, Bishop City Hall, 377 
West Line Street, Bishop, CA.   
 
 
 

mailto:cityclerk@ca-bishop.us
mailto:cityclerk@ca-bishop.us
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