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extends to the easterly portion of the Hatchery frontage, then becomes a
graded gravel surfaced roadway to Hot Creek and the Owens River further
to the north.

Potential Impacts. The primary sources of existing local traffic in
the planning area are the airport and the Whitmore recreational/
institutional complex. Existing traffic volumes are generally low and
congestion problems unknown, except during special events such as Airport
Day. Current levels of airport-related automobile traffic are estimated
at 446 ADT and 106 VPH during peak periods. Projected levels of traffic
associated with ultimate development of the Airport Development District
and other land uses in the vicinity are presented in Table 16,

Table 16. Projected Ultimate Traffic Volumes

Average Trip Max. Peak*
Development Population Factor ADT PAOT VPH
Fish Hatchery 20 2 40 50 20
Hot Creek Ranch 129 2 260 257 55
Hot Creek Rec. Area 50 2 100 50 25
Airport Development District 205 2 410 205 50
Airport Hotel 225 4 900 400 100
Airport Passenger Terminal 850 1 850 445 110
TOTALS: 2,560 360

*Ad justed to reflect that peak hour traffic does not occur at same time
for all developments. .

The projected ultimate peak traffic volume of 360 VPH is equivalent to
six vehicles per minute. This peak hour volume can normally be accom-
modated by two-lane improved roads (500-750 VPH design capacity), but
inadequate consideration of roadway widths and intersection designs could
result in localized congestion and traffic hazards. The most critical
location for potential traffic hazards is at the existing intersection of
Airport Road and Highway 395. The existing intersection is a simple
"tee" design with no right turn lane on Airport Road nor acceleration or
deceleration lanes on northbound Highway 395, This is a high speed
section, and unsafe or poorly timed entry onto Highway 395 could (and
does) create traffic hazards and potential accident situations. The
above condition actually exists at all present local roadway inter-
sections with Highway 395 in the planning area.

The airport is within the service area of the Long Valley Fire
Protection District which has its major facilities in the community of
Hilton Creek eight miles to the south. Direct emergency vehicle access
to the terminal area requires the opening of a gate (at 0ld Hot Creek
Road) and the crossing of the airport runway and taxiways. Alterna-
tively, emergency vehicles must pass by the airport to Airport Road and
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Noise

Setting and Conditions. The planning area is generally characterized
as a passive rural setting. Recent studies indicate that ambient 24-hour
noise levels at the State Fish Hatchery (located one mile north of the
airport and Highway 395) range from 40-48 dB CNEL. These levels are
considered typical for existing low intensity developments which are not
situated adjacent to major roadways or airport activities. The noise
impact of roadways is significant in rural settings. Noise contours
developed for the Mono County Noise Element indicate that average noise
levels along Highway 395 are 65 dB within 90 feet of the roadway edge and
60 dB within 200 feet. Noise levels for low traffic volume local
roadways are approximately 60 dB within 50 feet of the roadway edge.

Other than Highway 395, the most significant noise generator within
the planning area is the existing airport facility. CNEL noise contours
for the facility based on 1986 operating conditions are shown on Figure
27. Single event noise levels (SEL) associated with landings and
takeoffs are considerably higher than the CNEL values and can approach
100 dB adjacent to the runway for small jet aircraft. Human reaction to
the intrusion of aviation noise is complex and subjective, but in
general, the existing airport operations do not represent a significant
adverse noise impact on surrounding areas. The only complaint received
has been from the SNARL facility which is situated just south of the
easterly end of the airport runway. Noise from preflight engine run-up
is apparently reflected off of the south~facing slope of Doe Ridge
directly towards the facility.

Potential Impacts. A noise impact analysis for the airport based on
the projected future operational levels is presented in Appendix D.
Ultimate CNEL noise contours shown in Figure 28 indicate that future
noise levels are not expected to extend significantly beyond the
immediate area of the airport. The noise compatibility charts presented
in the analysis indicate that the projected noise levels are '"normally
acceptable" for most land uses within the 55 dB contour. Exceptions are ~
particularly noise sensitive developments such as hospitals, nursing
homes, churches, and schools. Special noise reduction measures are
necessary within the 60dB contour and only non-residential industrial or
commercial development is normally acceptable within the 65dB contour.

It should be emphasized that the noise compatibility charts reflect
noise levels considered generally acceptable within a typical urban or
suburban environment. The rural setting of the airport planning area is
particularly sensitive to noise impacts and virtually any noises above
the 50 dB level are noticeable and potentially obtrusive. Also, the Mono
County Noise Element, in conformance with state standards, recommends
that interior residential noise levels not exceed 45 dB CNEL.

Considering noise reductions associated with standard residential
construction techniques, this essentially restricts all residential
development to an outdoor CNEL exposure of 55 dB.
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backtrack to the terminal area. There is a need for a more direct access
road to the airport area from the south via Benton crossing Road. The
potential location of this roadway connection is shown on Figure 26.
Construction of the airport access road at this location was originally
proposed in the 1978 Airport Master Plan, but an archaeological site was
subsequently identified at the base of Doe Ridge adjacent to the roadway
alignment (see previous Figure 25). Although the site was not further
studied to determine its significance, the access road was relocated to
present alignment. Due to the potential beneficial traffic impacts
associated with a looped airport roadway system (reduced congestion at
Airport Road and much improved access from the south), it is recommended
that the archaeological site be reevaluated and that the construction of
the Benton Crossing access road be seriously considered.

The proposed expansion and development of the Mammoth/June Lake
Airport is in conformance with the recommendations and goals of the Mono
County Regional Transportation Plan. Increased air travel opportunities
for access to the region will potentially reduce the almost total
dependence on automobile access. Increased air travel will create
additional traffic volumes and congestion on local roadways in the
airport.- area, however.

Mitigation Measures. The following mitigation measures are necessary
to reduce the potential impacts of airport development on the local
roadway system:

1. No additional roadway intersections or driveway access on State
Highway 395 are permitted unless considered necessary for safety
reasons. .

2. The existing intersection at Airport Road and State Highway 395
should eventually be expanded and improved as traffic volumes
warrant. Consideration should be given to providing turning
lanes on Airport Road and acceleration/deceleration lanes on
Highway 395.

3. Construction of an alternate access road from the south via
Benton Crossing Road should be reconsidered. Archaeological
studies should be conducted to determine if the existing site is
significant and if roadway construction would necessarily impact
the site.

4. Intersection improvements at Benton Crossing Road and Convict
Lake Road should be evaluated and implemented if traffic volumes
and/or traffic safety considerations warrant.

5. Mass transit facilities should be incorporated into the airport
development plan to reduce dependence on automobile access. A
regularly scheduled shuttle bus system to Mammoth Lakes should
be developed, either by private interests or public agencies.
Improved taxi service and alternative transit systems should
also be promoted for the airport area.
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Aircraft noise impacts are most acute at each end of the airport
runway in the normal approach and takeoff zones. The existing High
Sierra Community Church is situated directly at the easterly end of the
existing runway in the normal approach/departure pattern. Noise impacts
can be expected to be very noticeable at this location. As noted
previously, engine run-up procedures also produce nuisance impacts at the
SNARL facility. With the exception of the ADD zone, all of the other
designated land uses for the ALUP are situated outside of the 55 dB CNEL
contour and most will experience ambient noise levels no greater than 45
dB CNEL.

Mitigation Measures. In consideration of the potential noise impacts
associated with aircraft operations at the Mammoth/June Lake Airport, the
Land Use Policy Plan incorporates the following specific mitigation
measures:

1. Noise and aviation easements shall be required prior to approval
of any project or land use proposal within the planning area.

2. No residential development is permitted within the 65 dB CNEL
contour. Non-residential development may be permitted within
the 65 dB CNEL contour if structures are soundproofed to limit
interior noise levels to 45 dBA.

3. The maximum noise exposure considered acceptable for
non-residential land uses without special sound reduction
construction is 60 dB CNEL.

4.  The maximum noise exposure considered acéeptable for residential
land uses is 55 dB CNEL. All residential structures shall
include soundproofing construction to limit interior noise
levels to 45 dBA in any habitable room.

5. If a noise analysis, including noise monitoring, is conducted
for a particular location and the results indicate that the
maximum CNEL will be less than shown herein, then the lower
exposure level may be used for the land use evaluation at the
discretion of the ALUC.

In addition to the above basic policies, all use permits for
residential development within the overflight zone will contain the
following provisions:

1. It is understood by the owner that the subject property is
within the area of influence of an airport and the operation of
the airport, including aircraft landings and take-offs may
generate high noise levels.

2. The owner shall not initiate or support any action to interfere
with, restrict, or reduce the operation of the airport by any
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aircraft. The owner shall not protest or object to the
operation of the airport before any court or agency of
government,

3. The above stipulations shall be binding upon any subsequent
owners Or successors in interest to the property.

As discussed in the following section, the existing Community Church is
located in an unsafe area and should be eventually abandoned or relo-
cated. In response to complaints from SNARL, it is recommended that
aircraft takeoff procedures be modified to position the pre-flight engine
run-up area further to the west away from Doe Ridge. The selected engine
run-up area should be clearly marked on the taxiway.

Although mitigation measures can be implemented to reduce potential
noise impacts on receptors, the generation of noise at the airport
facility and along Highway 395 cannot be realistically controlled.
Accordingly, the ambient noise level in adjacent open space areas and
existing developments within the planning area will inevitably increase.
This general increase in noise levels is not necessarily a consequence of
the Airport Land Use Plan because automobile traffic and aircraft
operations are projected to increase regardless of the future development
of proposed land uses. Highway 395 and the airport facility have been in
existence for many years, and noise impacts on wild life and adjacent
development are a part of the existing environmental setting. The
projected noise contours for ultimate development of the airport do not
significantly extend the area of impact.

Safety and Welfare

Setting and Conditions. Aircraft accidents receive an undue amount
of publicity and tend to generate a great deal of concern in the view of
the public and residents located near airports. Statistically, however,
non-occupant fatalities relating to aircraft operations are much lower
than any other form of transportation as shown in Table 17,

Table 17. Non-Occupant Fatalities (1900-1965)

Total Non-Occupant

Transportation Mode Fatalities
Automobiles 122,000
Railroad/Passenger Trams 12,800
Buses 4,900
Air Carrier Aircraft 38
General Aviation Aircraft 28

An analysis prepared by the National Transportation Safety Board in
1970 showed that approximately 497 of all aircraft accidents occur within
the airport boundary, 14% within one mile of the airport, and the
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remaining 377 remote from the airport. The most common causes of
accidents are engine failure (447%), stall-spin flight problems (20%), and
landing accidents (10%). Almost 607Z of landing accidents (67 of all
accidents) are the result of aircraft collisions with obstructions near
the airport, however. The 1978 Airport Master Plan quoted the following
probabilities for aircraft injury accidents at the Mammoth/June Lake
Airport facility for the projected operation levels in 1975 and 1995:

Accidents 1975 1995
per Year (26,800) (53,400)
None 0.99 0.95
One 0.01 0.05
Two Nil 0.01

The safety record of the Mammoth/June Lake Airport is very good and
basically reflects the stated accident probabilities.

Existing emergency fire protection and crash/rescue facilities at the
airport are substandard. Airport operations necessarily involve
relatively large storage tanks of highly flammable fuels and oils. At
present, the existing fire protection facilities consist of a buried
10,000 gallon water storage tank which is fed by a 1-1/2-inch well water
supply line. The airport is within the service area of the Long Valley
Fire Protection District which houses its major fire suppression
equipment almost eight miles away. The main station of the Mammoth Lakes
Fire Department is also about eight miles distant. There are no
emergency power facilities at the airport.

Potential Impacts. Although statistics indicate that aircraft
accidents involving non-occupants are relatively rare, they are usually
disastrous when they do occur and almost always result in casualties.
Recent national events indicate that inadequate consideration of land
uses and air navigation requirements in the vicinity of airports can
unnecessarily expose the general public and residents to safety hazards.
Two of the primary purposes of the ALUP are to protect the general
welfare of the public and enhance the safety of air navigation and
aircraft traffic. If the land use and policy plans of the ALUP are not
implemented and enforced by the Airport Land Use Commission with the
support of local jurisdictional agencies, the primary safety and welfare
goals of the commission may not be achieved.

The potential need for a cross-wind runway at the Mammoth/June Lake
Airport site deserves special consideration. Although the basic purpose
of the cross-wind runway is to improve aircraft safety during high-wind
periods, it may have the opposite effect for the general public and
existing development in the vicinity of the airport. The only general
area considered feasible for the cross-wind runway (and interestingly
enough is the location of an old abandoned dirt runway) is shown on
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Figure 29. The landing approach from the north is directly over the Hot
Creek Gorge and the existing Hot Creek Ranch. Aside from safety
considerations, the environmental impacts associated with noise and
disturbance of an existing sage grouse lek (see Figure 24) are signifi-
cant., The assumed southerly takeoff/departure pattern would place
Highway 395 directly under the most critical clear zone of the cross-wind
runway. It would also alter the general airport traffic pattern towards
the community of Mammoth Lakes, the major population center of Mono
County. Installation of the cross-wind runway would also necessitate
considerable construction disturbances and major earthwork activities in
close proximity to the Hot Creek Fish Hatchery which is an environ-
mentally sensitive location. Long-term aircraft noise and activity
impacts could adversely affect the operation of the Hatchery and the
aesthetic and recreational enjoyment of the Hot Creek Gorge area.

Mitigation Measures. The entire Airport Land Use Plan is basically
intended to function as a general mitigation for aircraft-related safety
and public welfare hazards. The Land Use Policy Plan presented in
Appendix B contains the following specific provisions and measures for
the various aircraft operation zones defined in Appendix C.

Airport Safety Zone (see Figure 11):

1. The safety zone shall be kept free of all unrelated airport land
uses.

2. No permanent structures or other objects projecting above the
level of the primary surface of any runway will be permitted,
unless directly related to a necessary airport operation,

3. No residential land uses shall be permitted.

4, No industrial land uses shall be permitted.

5. No use which may result in short or long-term concentrations of
people shall be permitted.

Airport Overflight and Traffic Pattern Zone (see Figure 12):

1. Incompatible land uses shall not be permitted within the airport
traffic pattern zone.

2. No uses requiring land divisions which on a regular basis would
result in a concentration of people exceeding 25 persons per
acre over a 24-hour period, or 50 persons per acre over a period
of two hours or more are permitted within the traffic pattern
zone,

3. Single~family residential or multiple-family uses, or land
divisions with a density greater than one (1) dwelling unit per
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acre are not permitted in the traffic pattern zone. Higher-
density projects which conform to the Zoning Code will be
evaluated on an individual basis, with specific attention given
to location and concentration within the general overflight
influence area.

4, All land uses or land use characteristics which may affect safe
air navigation or which, because of their nature and proximity
to an airport, may pose high risks to the land users shall be
avoided/prohibited in the vicinity of the airport.

Airport Height Restrictions/ACZP Zone (see Figure 13):

1. No structures or obstructions are permitted within the
designated primary runway surface, approach surfaces, or clear
zones.,

2. No structures or obstructions are permitted to penetrate the

transitional surface established in the ACZP.

3. Rotating beacons, spot lights, or similar aircraft navigation
hazards which are not a part of airport operations are
prohibited within the entire overflight zone.

4, No building structures over 35 feet in height are permitted
within the area defined as "obstructing terrain."

5. All development proposals within the airport planning area will
be reviewed by the ALUC to determine potential impacts on
aircraft navigation and safety. The erection of any structure
which potentially obstructs or adversely affects the safety,
efficiency and capacity of airport operations is prohibited.

The general concept of the proposed Airport Land Use Plan is to
preserve open space areas within the normal approach/departure zones at
each end of the airport runway. There are two existing obstructions at
the easterly end of the runway which do not comply with the ACZP: the
High Sierra Community Church building and overhead power/telephone lines
which parallel Benton Crossing Road. The 1978 Airport Master Plan
recommended removal/relocation of these obstructions prior to the 1983
expansion of the airport runway, but this has not been accomplished to
date. The ALUC should expedite the removal of both of these existing
facilities.

The brief analysis of the proposed cross-wind runway indicates that
there are serious aircraft safety and environmental impacts associated
with the proposal. An update of the Airport Master Plan is currently in
progress which will study the cross-wind runway proposal in detail.
Preliminary environmental and ground safety concerns indicate that the
new runway must be carefully considered and evaluated. If the facility
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is found to be essential for aircraft safety, then the ALUP should be
amended to reflect the safety zones, overflight and traffic pattern
zones, and ACZP zones associated with the runway.

The level of emergency assistance and fire protection at the airport
must be extensively upgraded in the interests of the public safety and
welfare., Proposed airport project improvements include the installation
of a crash/fire/rescue (CFR) building with emergency response equipment
and the installation of a water supply, storage, and distribution system
capable of providing adequate fire suppression flows. Both of these
projects are considered essential airport safety elements. In addition,
future airport development plans should provide for standby electrical
generation equipment,

Cumulative Impacts

Setting and Conditions. Assessment of the cumulative impacts
associated with the proposed ALUP requires consideration of regional
planning goals and objectives. The planning area is within the area of
influence of the Town of Mammoth Lakes, and the level of activity at the
airport is closely tied to population growth and development within the
community. The current average resident population of the community is
presently estimated at 5,000-6,000 persons. As with all resort-oriented
communities, the impact of seasonal and visitor populations is signifi-
cant, however. During the 1985-86 winter season, the Mammoth Mountain
Ski Area accommodated over 19,000 skiers on several occasions during peak
holiday periods. The corresponding total peak population within the
community during these periods is estimated to~approach 30,000 persons.
During the summer months, the average population of the community is
approximately 10,000 persons.

The 1975 Monoplan regional planning document projected the total
(permanent and visitor) peak population of the Mammoth Lakes area to be
46,000 persons in the year 2,000. Comparison of the 1975 Monoplan
projections with 1985-86 population figures indicates that potential
population growth was underestimated. A summary of the current

development and population status of the community is presented in
Table 18,

Table 18. Current Development Status-Mammoth Lakes

Monoplan Current % of Ultimate

Projection  Status Projection
Housing Units 13,400 7,120 53.1
Resident Population 12,000 7,200 * 60.0
Peak Population 46,000 30,000 #** 65.0

* Based on Mammoth County Water District sewage and water flows.

*%* Based on Mammoth County Water District estimate of July, 1982 (actual
figure: 29,445).
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The Town of Mammoth lLakes has prepared a draft General Plan for the
community which is currently in the public hearing and evaluation
process. Although revisions may occur prior to adoption, it appears that
the General Plan will update the ultimate peak population of the
community to 48,000-50,000 persons. Total housing units and resident
population projections are anticipated to be approximately the same as
those estimated in the Monoplan if the draft General Plan recommendations
are adopted.

Although the ALUP does not directly address potential geothermal
development within the planning area (except as such development relates
to airport activities), the potential cumulative impacts must be
considered. Geothermal development will generally result in incremental
increases in noise, human activity, loss or disturbance of habitat, and
water resource impacts within the planning area. The potential extent or
intensity of geothermal development is not known at the present time, but
at least one power plant proposal is being actively pursued.

Potential Impacts. The proposed Airport Land Use Plan is intended to
provide planning direction within the airport influence area for a
20-year period. Most of the designated land uses reflect existing
developments within the planning area and, in some cases, expansions of
present uses within existing sites. The most significant element of the
ALUP is the designation of the Airport Development District. This
district was created to provide for expansions of facilities and services
necessary to implement the Airport Master Plan as well as to exploit the
economic development opportunities associated with the airport.
Conversely, the ALUP restricts intensive land development to this
district.

Most of the potential cumulative impacts associated with the Airport
Land Use Plan will be the result of development within the ADD zone,
geothermal development, and increased population and development within
the Mammoth Lakes/Long Valley region. These cumulative impacts will
include: '

1. Direct loss of wildlife habitat as well as a potential gradual
degradation of habitat value due to construction disturbances
and increased levels of human activity.

2. Increases in runoff from impervious surfaces with attendant
waste discharges.

3. Increased demands on groundwater resources within the planning
area and potential declines in historical groundwater levels.

4. A general increase in the emissions of air pollutants from

stationary and mobile sources leading to a gradual, but probably
imperceptible, decline in air quality,

97



5. Alterations of the foreground view along certain sections of
Highway 395 and distant views from Convict Lake Road.

6. General increases in noise and activity levels associated with
airport development and additional automobile traffic,
Secondary impacts will also include potential increases in
litter, trash, and debris throughout the planning area.

7. Increased energy consumption for heating, lighting, and
industrial/manufacturing purposes.

Mitigation Measures. Most of the potential cumulative environmental
impacts identified above are not directly attributable to the Airport
Land Use Plan but are associated with general population increases and
projected development within the Mammoth Lakes/Long Valley area. The
ALUP preserves approximately 947 of the planning area for open space uses
and confines future development to specific sites, In general, the ALUP
itself is a significant mitigation measure for cumulative environmental
impacts because it provides a comprehensive, coordinated planning
document for the area. Implementation of the land use designations, land
use policies, and mitigation measures specified in the ALUP will tend to
reduce overall cumulative environmental impacts. General measures which
could further reduce cumulative impacts include the following:

o Air Quality: A regional air quality monitoring program should be
implemented by the Great Basin Unified APCD to provide
data for air quality control.strategies.

Regional transit and transportation systems should be
developed to reduce automobile traffic and associated
pollutant emissions.

Policies should be developed to regulate and control
air pollutant emissions, especially from residential
wood burning and industrial sources.

o Habitat Degradation: Road access to sensitive habitat areas should
be limited. Within the recreational resource
management policies of jurisdictional agencies, all
human presence should be restricted in sensitive
habitat areas.

o Water Resources: All groundwater extractions within the planning area
should be carefully monitored to evaluate potential
long-term effects.

Water resource management and conservation programs
should be coordinated by jurisdictional agencies.

The diversion of surface water resources for domestic

and industrial supplies should be prohibited within
the planning area.
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o Energy Consumption: The development of alternative energy sources
should be encouraged. The feasibility of developing
geothermal resources for heating purposes should be
explored.
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SIGNIFICANT ADVERSE ENVIRONMENTAL
EFFECTS WHICH CANNOT BE AVOIDED

Implementation of the mitigation measures specified in the preceding
sections can reduce most potentially adverse environmental impacts
associated with the Airport Land Use Plan to reasonable or insignificant
levels. Certain impacts, particularly those of a general or cumulative
nature, cannot be completely avoided or reduced to a level of insignif-
icance, however. It should be noted that most unavoidable adverse
impacts would occur in the absence of the proposed Airport Land Use Plan
and that the plan itself is intended to mitigate potential cumulative
impacts in the planning area. The following adverse environmental
effects cannot be completely avoided:

Construction Impacts. Noise, vibration, and dust involved with the
movement of heavy equipment and general construction work can be
controlled as provided in the mitigation measures but cannot be
completely avoided. Adverse impacts will include disturbances of human
and wildlife activities in the vicinity, visual impacts, and air quality
degradation. Control measures can be implemented to reduce discharges of
silt and sediment from disturbed soils, but experience indicates that
minor local water quality impacts are unavoidable during inclement
weather. Although construction impacts are temporary in nature and
mitigatable, they are essentially unavoidable.

Land Transformation Impacts. Ultimate development of the land uses
designated in the plan will result in the permanent transformation of
existing vegetative communities and loss of habitat within the respective.
development sites. Developments which will involve significant land
transformation impacts include the Airport Development District, the
proposed golf course in the 0A-R zone, and the Hot Creek Ranch property.
Eventual development of the ADD zone (including airport terminal area
improvements) will impact approximately 200 acres of sagebrush-scrub
habitat. Development of the proposed golf course will impact 150 acres
of sagebrush-scrub, pinon-juniper woodland, and Jeffrey pine forest
habitat. Assuming preservation of the Hot Creek stream conservation
zone, the Hot Creek Ranch property could impact approximately 80 acres of
sagebrush-scrub and grassland habitat. In addition to loss of habitat,
ultimate land use will include the addition of building structures, paved
areas, altered vegetative patterns and will increase lighting, noise, and
human activities above existing levels. These impacts are unavoidable
and are a consequence of any land use,

Water Resource Impacts. The proposed land uses designated in the
plan will impose a projected annual demand of 756 acre-feet on the
groundwater resources in the vicinity of the airport. Although this
demand represents a small fraction of the estimated capacity of the
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groundwater basin, it may result in localized declines in groundwater
levels during period of drought. Although considered unlikely, such
declines may reduce the flow in downstream springs in the vicinity of Hot
Creek. Water conservation and groundwater management programs can reduce
the potential adverse effects of water supply demands, but general
impacts are unavoidable,

Air Quality. Additional air pollutant emissions within the planning
area due to increased automobile traffic on Highway 395, expansion of air
travel operations at the airport, and additional residential (and
industrial) development are inevitable. Although general declines in air
quality are not anticipated, increased emissions may periodically cause
excessive pollutant concentrations during adverse atmospheric
conditions. Although mitigations can reduce pollutant emissions, air
quality impacts are essentially unavoidable.

Visual Impacts. Eventual development of the airport area and
associated land uses will result in alterations of the existing
viewshed. Adverse visual impacts can be mitigated to acceptable levels,
but the modification of the existing visual character of the area is
unavoidable.

Noise. General increases in ambient noise levels are an inevitable
consequence of expanded airport operations. Although projected noise
impacts are generally limited to the immediate vicinity of the airport
and are within the acceptable range of federal and state guidelines,
cumulative noise increases are unavoidable.
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ALTERNATIVES TO THE PROPOSED PLAN

It is considered unlikely that the pattern and scale of the Mammoth/
June Lake Airport or existing developments within the planning area could
be significantly modified or eliminated at this date. Consequently, the
only feasible alternatives consist of potential modifications or elimin-
ations of the proposed new land uses designated in the Airport Land Use
Plan. 1In addition, it is mandatory under CEQA and NEPA guidelines to
assess the consequences of the "no project” or '"no action" alternative.
The following discussions evaluate potentially feasible alternatives
which might reduce the environmental impacts associated with the proposed
plan, including the "no project" alternative.

Flimination or Modification of ADD Land Uses

The proposed plan designated 455 acres for ADD zoning, but this area
includes approximately 260 acres for the actual airport site and terminal
area development. Considering runway safety zone and clear zone restric-
tions, the actual developable area of the ADD zone is approximately 170
acres, generally concentrated in the vicinity of the existing airport
access road. Although ADD land uses could be eliminated within this
area, it is assumed that development of the terminal "core area'" would
still proceed because support facilities are essential for the continued
operation and economic viability of the airport.

Elimination or reduction of the proposed light industrial,
manufacturing, and warehousing land uses in this area would avoid soil
disturbances, vegetative removals, and the loss of 170 acres of
sagebrush-scrub habitat. Potential advantages would include a
proportional reduction in visual impacts, air quality impacts, water
resource demands, and automobile traffic associated with airport
development. Secondary reductions in noise, activity levels, and
potential water quality impacts might also be realized.

The primary disadvantage of this alternative is the loss of economic
development opportunities. Suitable land resources for light industrial
development are extremely limited in Mono County. The area immediately
ad jacent to the existing airport facility has already been impacted by
airport activities and its value as open space habitat is minimal.
Noise, traffic, and activity levels associated with the airport are
complementary to light industrial development but generally incompatible
with most other land uses. The proposed ADD land uses would provide
employment and economic development opportunities consistent with the
goals and objectives of the Mono County OEDP. Elimination of such land
uses would represent the loss of a potentially significant economic
resource, There are few other areas in Mono County which possess the
advantageous characteristics for economic development which are evident
at the Mammoth/June Lake airport site.
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Hot Creek Ranch Land Uses

The proposed plan designates the existing Hot Creek Ranch site for
planned resort-recreational land uses under PUD zoning. The assigned
maximum density is one DU/acre, subject to environmental constraints. As
discussed previously in this report, the site is extremely sensitive to
environmental disturbance, however. The property is traversed by Hot
Creek for almost 4,000 feet and contains a sage grouse lek near its
northwesterly boundary. The intent of the PUD zoning is to insure that
any future development incorporates adequate provision for protection of
the Hot Creek stream environment zone, fishery resources, habitat value,
and sensitive wildlife areas. Potential future environmental impacts
could be reduced by limiting the use of the property to existing
development only. Another alternative would be to eliminate all uses on
the property through the implementation of a land exchange (or outright
purchase) by the Inyo National Forest.

The Hot Creek Ranch resort has been in existence for many years under
private ownership. The proposed land use designation recognizes the
property rights of the owners but imposes severe limitations on future
development based on environmental considerations. If the property is
restricted to existing uses only, it is probable that the owner will seek
remuneration for lost development rights. The legal ramifications of the
"no development'" alternative cannot be accurately predicted and are
beyond the scope of this document.

No Project Alternative

The "no project" alternative would essentially eliminate the proposed
Airport Land Use Plan designations and revert area planning to existing
planning documents. These would include the Mono County General Plan
Land Use Element, the Inyo National Forest Mammoth-Mono Unit Plan, and
the BLM Benton-Owens Valley Management Plan. As noted throughout this
report, these documents are all broad-scope, general policy plans and do
not provide specific planning direction for the airport planning area.
All of the documents are out of date and do not adequately consider
existing land uses, potential future land uses, or the development of the
Mammoth/June Lake Airport. In particular, the potential impact of the
airport on adjacent land uses and the safety policies necessary to
protect aircraft navigation and the welfare of the public are not
addressed in the existing documents.

The "no project" alternative would not reduce the potential
environmental impacts identified in the Airport Land Use Plan. Because
the existing general planning documents do not identify specific devel-
opment areas, zoning requirements, or existing land uses, there is a
significant potential for future land use conflicts and adverse envi-
ronmental impacts. The Airport Land Use Plan designates specific
development locations, identifies the potential impacts associated with
the proposed developments, and defines the constraints and mitigation
measures necessary to accommodate potential land uses. Tt also provides
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specific land use policies which address the operation and safety of the
Mammoth/June Lake Airport. The proposed ALUP provides significant
mitigation for the potential impacts associated with expansion and
development of the airport which are anticipated to occur whether or not
the plan is adopted.

The preparation of the Airport Land Use Plan is the first attempt to
develop a comprehensive general plan for the airport planning area which
addresses specific land uses, airport safety policies, and environmental
considerations. The proposed plan provides a focus for the coordinated
implementation of the land management policies of jurisdictional
agencies. The beneficial effects of coordinated inter-agency planning in
the area might not be achieved without the proposed plan. Unavoidable
environmental impacts and cumulative impacts would not be reduced under
the "no project" alternative, and, in some cases, the severity of impacts
would be potentially greater than those associated with the Airport lLand
Use Plan.
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LOCAL SHORT-TERM USE VERSUS
LONG-TERM PRODUCTIVITY

The establishment of a general land use plan for the airport planning
area is a positive measure for preserving the long-term productivity of
the region. The plan reserves large open space areas for agricultural,
resource management, recreational, and resource conservation purposes and
defines specific land uses and limits for potential development within
the planning area. The establishment of safety policies, noise policies,
and height restrictions in the vicinity of the airport is intended to
avoid future land use conflicts. The Airport Land Use Plan accommodates
the expansion of facilities at the Mammoth/June Lake Airport. This
short-term goal will provide long-term opportunities for the continued
recreational use of the area without the adverse impacts associated with
the present dependence of automobile travel. The proposed plan provides
for economic development opportunities which will have long-term
beneficial impacts on local employment and county government revenues.
The local short-term benefits of the proposed Airport Land Use Plan are
therefore considered to be consistent with the long-term environmental,
economic, and planning goals of the region.

TRREVERSIBLE ENVIRONMENTAL CHANGES

The proposed Airport Land Use Plan permits additional development at
specified locations within the planning area. Material resources for
construction of improvements and the energy expended for development
represent commitments of resources which are irreversible., Proposed
development and expansion of the Mammoth/June Lake Airport will further
establish the facility as the major air transportation center of Mono
County. Since removal or abandonment of existing and proposed improve-
ments is unlikely, the plan essentially commits the existing airport site
to aviation uses for the foreseeable future.

Eventual development of the land uses designated in the plan will
result in the permanent transformation of approximately 430 acres of
natural vegetation and existing habitat., These land transformations are
considered irreversible because the loss of habitat will result in
long-term alterations in wildlife patterns and populations. The area
impacted by the permitted land uses of the plan represents approximately
2.47 of the total acreage of the planning area. With the exception of
the Hot Creek Ranch property, most of the area affected by land
transformations does not represent unique or sensitive habitat.
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GROWTH-INDUCING IMPACTS

Within the confines of the airport planning area, the Airport Land
Use Plan must be considered moderately growth inducing over the 20-year
planning period. It designates land use zones, defines densities, and
establishes requirements which will facilitate future development in
areas where none presently exists. The plan accommodates the expansion
and further development of the Mammoth/June Lake Airport. It also
promotes economic development within the immediate vicinity of the
airport.

The significance of the growth-inducing impacts of the plan must be
evaluated with respect to established regional planning goals and
objectives. The plan limits potential land uses to those defined areas
considered suitable for development. The projected ultimate population
of the planning area is actually less than that provided by the Mono
County Land Use Element. It reserves large areas of open space and
differentiates between the primary uses of those areas, providing a focus
for the coordination of resource management plans and conservation
policies by federal and state agencies. The expansion of the Mammoth/
June Lake Airport is in conformance with the planning goals of the Mono
County Regional Transportation Plan and the Federal Aviation
Administration. The potential benefits of expapded air travel facilities
were originally discussed in the 1975 Monoplan regional planning document
and have been restated in the current 1986 draft General Plan for the
Town of Mammoth Lakes. The economic development potential of the airport
site has been recognized for over a decade and is emphasized in the
current Mono County Overall Economic Development Plan. The establishment
of the Airport Development District is in direct response to the
recommendations of the OEDP.

In a regional context, the proposed Airport Land Use Plan is not, of
itself, growth inducing. Regional population growth is not essential to
any of the designated airport terminal area, airport development
district, open space recreation, or resort-recreational land uses of the
Airport Land Use Plan. Population growth in the region will be
determined more by the policies and programs established in the Mammoth
Lakes General Plan, overall economic conditions, and state-wide
recreational demands than by the availability of facilities at the
Mammoth/June Lake Airport.
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REPORT PREPARATION/ORGANIZATIONS CONSULTED

This report was prepared by the Mono County Airport Land Use
Commission by Triad Engineering Corporation with assistance from the Mono
County Planning Department and the U.S. Forest Service, Mammoth Ranger
District. The principal in charge of the preparation of this report was
James N. Ognisty. Mono County staff support was provided by Joe
Olinghouse, Planning Director, and Keith Hartstrom, Associate Planner.
Additional specialized information incorporated in the report was
prepared by Thomas E. Kucera (Doe Ridge Deer Migration Study), Kathleen
F. Nelson (Vegetative Inventory and Analysis), Hodges & Shutt (Noise
Impact Analysis-Airport Hotel), and Jeff Burton (Archaeology).

The following persons, organizations and agencies were consulted in
the preparation of this document.

Agency/Organization Contact

Bureau of Land Management James Morrison, Area Manager
Bishop Resource Area

Bonneville Pacific Corporation Ray Hixson
Keith Higginson

FEconomic Development Administration Marilyn Williams, Representative
Department of Fish and Game Phil Pister, Fisheries Biologist
Glazov Aviation, Inc. Jordan E. Glazov
Golfscapes, Inc. Jeff Brauer
Hodges & Shutt Aviation Planning Michael Shutt, Principal
Ken Brody

Hot Creek Ranch/Rayson Group Gregory Millikan, Attorney
Inyo National Forest, Mammoth Ranger Dean McAlister, District Ranger

District Dave Marlow, Land Officer
Lahontan Regional Water Quality Robert Dodds, Supervisor

Control Board

Long Valley Fire Protection District George Lucas, Chief
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County of Mono
Planning Department
Public Works Department
Human Services Department
County Counsel
Regional Transportation Commission

Sierra Nevada Aquatic Research Lab

Soil Conservation Service-Bishop Area
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Section:

19.47.010
19.47.020
1©.47.838
19.47.444
19.47.650
19.47.06Y
19.47.276
19.47.680
19.47.0%9
19.47.100
19.47.110
1©.47.120

19.47.0106

'CHAPTER 19.47

A-D DISTRICT - AIRFORT DEVELCPMEMNT

Intent.

Uses permitted.

Uses permitted subiect
Uses perwmitted subject
Development standards.
Special provisions.
Yards.

Lot area.

Building heicght.
Density.

Lot coverage.

Fences, secreening and

Intent.

RAEY
COPY

to director review.
to use permit.

landscaping.

The intent of the A-D, Airnmort Development, District is to
and protect the appropriate developrent of retail,
industrial and other related uses on airport lands,
both public and privately cwned, and on suitable land adjacent or
in proximity to an airport.

encourage,
commercial,

12.47.528

Uses Permitted.

The following uses shall be permitted in the A-D district,
plus such other uses as the Cemmisgssion finds to be similar and
not more oknoxious or detrimental to the public health, safety
and welfare.

A. Airports and airstrips,
regulations of the Federal Aviation Administration;

subject to all -applicable

B. Facilities incidental to the safe operation and routine
maintenance of airports and airstrips (e.g., licht, radic,

and radar facilities);

C. Aircraft:

1. Fueling and defueling facilities,
2. Parking,

3. Viashing and cleaning (non-cormercial),
D. Private (ncn-cormercial) aircraft storage and hancers;
E. Aaricultural and crazing of vacant land;
F. Pilot instruction and suprlies;
1



G. Fixed base operator;

19.47.036 Uses permitted subject to director review.

The followinc uses shall be permitted in accordance with the
requirements of Chapter 19.40 and subject to the review and
approval of the Directer of Public Works, and concurrence of the
Planning Director.

A. Uses which, in the opinion of the noted Director's, are
accessory or incidental to oreration of an airport and
which are found not to be materially detrimental to the
public welfare or injurious to contiguous property or
improvenents, have no substantial impacts on public
acencies, nor are not expected to be controversial, or
environmentally sensitive. Such uses may be subject to
conditions deemed necessary for the protection of the
public health, safety, and welfare.

B. All the permitted uses in .¢2¢, if determined necessary
by the Directcor of Public Works and the Planning
Director.

The Director's may designate such conditions, in connection with
the granting of the Directors Review, as is deems necessary to
secure compliance with the purposes and intents airport
develcprent plan. Such conditions may including, but not are not
limited to: street and drainage improvements, noise control,
visual impacts, landscaping, building height, and signing.

ihenever the performance of any condition is required by the
grantinog of a Directors Review, and accomplishment is to occur at
or after a specified time, the Director's may require the
developer inveolved to execute a covenant agreement, in a form
approved by the County Counsel, which shall contain the
requirements imposed, and shall be recorded in the office of the
County Recorder. The Director shall issue and record releases
from such covenants when they are no longer applicable to the

use.
A notice setting forth any imposed conditions shall be mailed to
the developer and encineer and shall state the procedure for
filing possible appeals.
19.47.904¢ Uses permitted subject to use permit.
A. Terminal facilities;
R, All commercial activities related to aviation (e.q.,
airline and air freicht cffices and facilities,
aircraft service and repair shops, flicht training

schools);

C. Aircraft and aviaticn accessory sales;



D. Professicnal offices:;

E. Retail sales and services conducted within an airport
terminal building or hotel, resort hotel/motel: (Plus
other such uses as the Commission determines to be
similar and not more obnoxious or detrimental.)

Bakery,

Ballroom,

. Banguet rooms,

Barber shop,

Beauty parlor,

. Book, magazine store,
. Cleaning and laundry agency,
. Clothing stores,

. Cocktail lounce,

1@, Confectionery,

11. Celicatessen,

12. Florist,

13. Ceneral merchandise,
14. Gift store,

15. Photographic supplies,
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r. Food service estabhlishments;

G. HHotels, motels, and resort hotels/motels;

H. Public huildings or uses;

I. Transportation services, automobile fueling:

J. Lirmited light industrial uses;

K. VVarehouses, enclosed storace and distribution

facilities;
19.47.450 Development Standards.

Unless otherwise specified in an approved Use Permit or as
specified in the standards of a detailed development plan for a
particular airport, the development standards contained in
Sections 1%2.47.906 - 12.47.12¢ and Chapter 19.43 shall apply tc
all land and structures in the AD district.

12.47.460 Special Prcovisions.

1. Mo use shall be permitted which wcould interfere with
the landina or takina off of aircraft at any airport or
otherwise constitute an airport hazard, whether or not
such would othervise be permitted under the provisions
of this Chanpter.

2. Ho operation shall emit electrical, electronic, or
radio emissions which will interfere, obstruct or
adversely affect the operation of air navigation aids



and radio communications or which in any manner violate
the applicable provisions of the Federal Air
Regulations of the Federal Aviation Administration.

Utilities. Facilities for the distribution of cas,
water, telephone, cable televisicn and electricity,
etc., shall be undercrounded.

19.47.857¢ Yards

The following minimum yvard requirements are applicable
unless building lines have been established or optional design
standards are used.

A.

CQ

Front. Each lot in the AD district shall have a front
yvard of not less than 20 feet, of which 88 percent
shall be landscaped.

Side. None, except as reaulired by other reculations,
and except that buildings, structures, or edifices
shall not be less than 5¢ feet from the centerline of

any public roadway.

RPear: 18 Feet.

12.47.989 Lot Area.

The minimum lot area shall be ten thousand (1¢,00¢) square

feet.

19.47.09% Building Feight.

.

The maximum building height shall be 35 feet above arade.
The heicht maybe reduced when~ver necessary to prevent
interference with the landing or taking off of aircraft or to
comply with FAA standards.

19.47.188 Density.

The maximum population density shall be as follows:

A.

B.

No residential development shall be permitted.

Hotel/motels 40 units per acre.
(Limited on site hcusing for emplcyees only.)

19.47.1160 Lot Coveracge.

The maximum lot ccverage (see definiticon 19.01.738) shall be
seventy (76%) percent.

19.47.12% Fences, screening and landscaping.

Fences and/or screening shall be required when abutting any
residential district. Any uses subject to use permit shall be



reguired to either landscape (per approved landscape plan) or
leave in natural open space (i.e., - unaracded) all areas not

covered by impervious surfaces.
acceptable.

L

Any conbination of the above is
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