
LAND USE ELEMENT 

II-i 

Land Use Element ð 2015 

 
 

 

 
 

MONO COUNTY GENERAL PLAN  

 
LAND USE ELEMENT  

 

  



MONO COUNTY GENERAL PLAN 

II-ii 

Land Use Element ð 2015 

 

  



LAND USE ELEMENT 

II-iii 

Land Use Element ð 2015 

TABLE OF CONTENTS  

 

I. INTRODUCTION  ................................ ................................ ...........................  1  
Scope and Role of the Land Use Element  ................................ ...........................  1 
Legal Framework  ................................ ................................ ................................  1 
Area Plans  ................................ ................................ ................................ .........  2 
Specific Plans  ................................ ................................ ................................ .....  2 
Airport Land Use Plans  ................................ ................................ ......................  2 

II. ISSUES/OPPORTUNITIES/CONSTRAINTS  ................................ ....................  3  
Countywide Issues/Opportunities/Constraints  ................................ ..................  3 
Issues/Opportunities/Constraints for Community Areas  ................................ ...  5 

Ante lope Valley  ................................ ................................ .............................  5 
Sonora Pass  ................................ ................................ ................................ . 6 
Swauger Creek  ................................ ................................ .............................  7 
Bridgeport Valley  ................................ ................................ ..........................  7 
Mono Basin  ................................ ................................ ................................ .. 8 
June Lake  ................................ ................................ ................................ ....  9 
Mammoth Vicinity  ................................ ................................ ........................  15  
Upper Owens  ................................ ................................ ................................  16  
Long Valley  ................................ ................................ ................................ ...  16  
Wheeler Crest  ................................ ................................ ...............................  17  
Paradise  ................................ ................................ ................................ .......  17  
Tri -Valley (Benton/Hammil/Chalfant)  ................................ ..........................  18  
Benton Hot Springs Valley  ................................ ................................ ............  18  
Oasis  ................................ ................................ ................................ ............  19  
Bridgeport & Lee Vining Airport Land Use Planning Areas  ............................  19  

III. POLICIES  ................................ ................................ ................................ ...  30  
Introduction  ................................ ................................ ................................ .......  30  
Countywide Vision  ................................ ................................ .............................  30  
Countywide Land Use Policies  ................................ ................................ ............  31  
Planning Area Land Use Policies  ................................ ................................ ........  45  

Antelope Valley  ................................ ................................ .............................  45  
Sonora Junction  ................................ ................................ ...........................  49  
Swauger Creek  ................................ ................................ .............................  50  
Bridgeport Valley  ................................ ................................ ..........................  54  
Bridgeport Area Wetlands Policies  ................................ ................................  57  
Bodie Hills  ................................ ................................ ................................ ....  60  
Mono Basin  ................................ ................................ ................................ .. 65  
June Lake  ................................ ................................ ................................ ....  76  
Mammoth Vicinity  ................................ ................................ ........................  101  
Upper Owens River  ................................ ................................ .......................  105  
Long Valley  ................................ ................................ ................................ ...  107  
Wheeler Crest  ................................ ................................ ...............................  111  
Paradise  ................................ ................................ ................................ .......  118  
Tri -Valley  ................................ ................................ ................................ .....  120  
Benton Hot Springs Valley  ................................ ................................ ............  125  
Oasis  ................................ ................................ ................................ ............  127  



MONO COUNTY GENERAL PLAN 

II-iv 

Land Use Element ð 2015 

Mammoth Yosemite Airport Land Use Plan  ................................ ...................  127  
Bryant Field and Lee Vining Airport Compatibility Policies & Criteria  ...........  131  
ALUC Procedural Policies  ................................ ................................ .............  135  

IV. LAND USE DESIGNATIONS  ................................ ................................ .........  139  
Land Use Designation Criteria  ................................ ................................ ...........  139  
Land Use Designations  ................................ ................................ ......................  139  
Parcels with Multiple Designations  ................................ ................................ .....  140  
Land Use Designation Maps  ................................ ................................ ...............  140  
Agriculture (AG)  ................................ ................................ ................................ . 141  
Commercial (C)  ................................ ................................ ................................ .. 143  
Commercial Lodging, Moderate (CL -M) and High (CL -H) ................................ .....  145  
Estate Res idential (ER)  ................................ ................................ .......................  147  
Industrial (I)  ................................ ................................ ................................ .......  149  
Industrial Park (IP)  ................................ ................................ .............................  151  
Mixed  Use (MU)  ................................ ................................ ................................ .. 153  
Multi -Family Residential, Low (MFR -L), Moderate (MFR -M), High (MFR -H) .........  156  
Natural Habitat Protection (NHP)  ................................ ................................ ........  159  
Open Space (OS)  ................................ ................................ ................................  161  
Public and Quasi -Public Facilities (PF)  ................................ ...............................  162  
Resource  Extraction (RE)  ................................ ................................ ...................  164  
Resource Management (RM)  ................................ ................................ ...............  166  
Rural Mobile Home  (RMH)  ................................ ................................ .................  168  
Rural Residential (RR)  ................................ ................................ ........................  170  
Rural Resort (RU)  ................................ ................................ ...............................  172  
Scenic Area Agriculture (SAA)  ................................ ................................ ............  174  
Service Commercial (SC)  ................................ ................................ ....................  177  
Single -Family Residential (SFR)  ................................ ................................ ..........  179  
Specific Plan (SP)  ................................ ................................ ...............................  181  

V. PROJECTED BUILDOUT  ................................ ................................ ...............  182  
Buildout by Planning area  ................................ ................................ ..................  183  

VI. LAND DEVELOPMENT REGUL ATIONS  ................................ .........................  184  
General Provisions  ................................ ................................ .............................  185  

Chapter 01 ð Introductory Provisions  ................................ ...........................  185  
Chapter 02 ð Definitions  ................................ ................................ ...............  188  
Chapter 03 ð Land Use Designations  ................................ ............................  206  

Development Standards  ................................ ................................ .....................  207  
Chapter 04 ð General  ................................ ................................ ...................  207  
Chapter 06 ð Parking  ................................ ................................ ....................  230  
Chapter 07 ð Signs  ................................ ................................ .......................  238  
Chapter 08 ð Scenic Combining District & State Scenic Highway  .................  249  
Chapter 09 ð Design Review District  ................................ .............................  251  
Chapter 10 ð Equestrian Overlay District  ................................ .....................  254  
Chapter 11 ð Utilities  ................................ ................................ ...................  256  
Chapter 12 ð Development Credits  ................................ ...............................  262  
Chapter 15 ð Resource Development Standards (RDS)  ................................ .. 265  
Chapter 16 ð Accessory Dwelling Units  ................................ .........................  272  
Chapter 17 ð Mobile -Home and Recreational -Vehicle Parks  ..........................  274  



LAND USE ELEMENT 

II-v 

Land Use Element ð 2015 

Chapter 18 ð Manufactured Housing Subdivision  ................................ .........  277  
Chapter 19 ð Adult -Oriented Businesses  ................................ ......................  280  
Chapter 20 ð Cargo Containers  ................................ ................................ ....  287  
Chapter 21 ð Flood Plain Regulations  ................................ ...........................  290  
Chapter 22 ð Fire Safe Regulation  ................................ ................................  302  
Chapter 23 ð Dark Sky Regulations  ................................ ..............................  314  
Chapter 24 ð Right To Farm Regulations  ................................ ......................  323  
Chapter 25 ð Transient Rental Overlay District  ................................ .............  327  
Chapter 26 ð Transient Rental Stan dards & Enforcement  .............................  329  

Processing  ................................ ................................ ................................ ..........  337  
Chapter 30 ð General  ................................ ................................ ...................  337  
Cha pter 31 ð Director Review  ................................ ................................ .......  338  
Chapter 32 ð Use Permit  ................................ ................................ ...............  341  
Chapter 33 ð Variance  ................................ ................................ ..................  344  
Chapter 34 ð Nonconforming Uses  ................................ ................................  347  
Chapter 35 ð Reclamation Plans  ................................ ................................ ...  349  
Chapter 36 ð Specific Plans  ................................ ................................ ..........  364  
Chapter 38 ð Development Agreements  ................................ ........................  366  
Chapter 39 ð Time -Share Projects  ................................ ................................  370  
Chapter 40 ð Conversion of Existing Mobile -Home Park Facilities to Other 

Uses ................................ ................................ ................................ .............  372  
Procedures  ................................ ................................ ................................ .........  373  

Chapter 46 ð Noticing Requirement s ................................ ............................  373  
Chapter 47 ð Appeals  ................................ ................................ ...................  375  
Chapter 48 ð Amendments  ................................ ................................ ...........  377  
Chapter 49 ð Enforcement  ................................ ................................ ............  380  

 

 

 

  



MONO COUNTY GENERAL PLAN 

II-vi 

Land Use Element ð 2015 

TABLE OF TABLES  

 

TABLE 02: Buildout by Planning Area ð Mono County  ................................ ..... 183  

TABLE 04.010: Building Height Requirements  ................................ ................ 215  

TABLE 04.120: Minimum Yards  ................................ ................................ ...... 217  

TABLE 04.030: Animal Standards  ................................ ................................ ... 224  

TABLE 06.010: Requred Number of Parking Spaces  ................................ ......... 234  

TABLE 06.020: Driveway Paving Requirements  ................................ ............... 235  

TABLE 07.010. Sign Standard Summary  ................................ ......................... 247  
 
  



LAND USE ELEMENT 

II-vii 

Land Use Element ð 2015 

TABLE OF FIGURES  
 

FIGURE 01: Runway Protection Zone & Profiles, Bryant Field  ......................... 22  

FIGURE 02: Runway Protection Zone & Profiles, Lee Vining  ............................ 23  

FIGURE 03: Bryant Field Airport Primary Traffic Pattern  ................................ 24  

FIGURE 04: Lee Vining Airport Primary Traffic Pattern  ................................ ... 25  

FIGURE 05: Bryant Field Airport Existing Noise Contours  ............................... 26  

FIGURE 06: Lee Vining Airport Existing Noise Contours  ................................ .27  

FIGURE 09: Bryant Field Airport Planning Boundary  ................................ ...... 28  

FIGURE 10: Lee Vining Airport Planning Boundary  ................................ ......... 29  

FIGURE 11: Building Height Measurements  ................................ .................... 214  

FIGURE 06.010: Example Parking Stall Dimensions  ................................ ........ 236  

FIGURE 06.020: Central Parking Districts  ................................ ...................... 237  

FIGURE 13: Sign Types  ................................ ................................ .................. 246  

FIGURE 14: Examples of Lighting Fixtures  ................................ ..................... 321  
 

 

  



MONO COUNTY GENERAL PLAN 

II-viii 

Land Use Element ð 2015 

  



LAND USE ELEMENT 

II-1 

Land Use Element ð 2015 

I . INTRODUCTION  
 

SCOPE AND ROLE OF TH E LAND USE ELEMENT  

The purpose of the Land Use Elem ent is to correlate all land use issues into a set of coherent development 

policies for the private lands in the unin corporated area of the county. The goals, policies, and actions of the 

element relate directly to other elements and issues addressed in th e General Plan. Although all General Plan  

elements carry equal weight, the Land Use Element  is generally considered the most representative of the 

General Plan , and in practice, is the most v isible and often -used element. Mono County's first Land Use 

Eleme nt was adopted in 1968 and last comprehensively updated in 2000, although individual sections have 

since been updated . This element supersedes  and replaces the document  as it existed in 2014 . 

 

The c ounty  Master Environmental Assessment (MEA) summarizes exi sting land uses in the county, and 

outlines the plans, policies, and regulations currently affecting  land use in the county. The Issues section of 

this element identifies and analyzes opportunities and constraints that  influence the future development 

pote ntial of the county's unincorporated areas. The Issues section first addresses countywide issues and then 

focuses on issues that are applicable to individual community areas in the county . The Policy section 

establishes  countywide and community -specific  di rectives to guide growth, development and use of land in 

the unincorporated area through the year 2035 ; 

 

LEGAL FRAMEWORK  

Government Code § 65302(a) requires that the Land Use Element designate the proposed general distribution, 

general location, and extent of land use in the county for housing, business, industry, and open space, 

including agriculture, natural resources, recreation and enjoyment of scenic beauty, education, public 

buildings and grounds, solid and liquid waste disp osal facilities, and other categories of public and private 

uses of the land . In addition, the Land Use Element  is required to include standards of population density 

and building intensity recommended for the territory covered by the plan, and to identify  areas subject to 

flooding and areas zoned for timberland production (TPZ lands)  and consider the impact of new growth on 

military readiness activities carried out on military bases, installations when designating land uses for land 

adjacent to military fa cilities, or underlying designated military aviation routes and airspace . 

 

Each required issue is addressed in this element, to the extent that it is relevant in this context . Otherwise it 

is discussed in other elements as follows:  

 

¶ Distribution of housing , business, and industry  (see the Housing and Land Use Sections of the MEA) . 

 

¶ Distribution of open space, including agricultural lands  (see the Land Use Section of the MEA ). 

 

¶ Distribution of mineral resources and provisions for their continued availability  (see the Mineral 

Resources Section of the MEA, and the Conservation/Open Space Elem ent, "Mineral Resource 

Policiesó). 

 

¶ Distribution of recreational facilities and opportunities  (see the Outdoor Recreation Section of the 

MEA, and the Conservation/Open Spac e Elemen t, "Outdoor Recreation Policies ó). 

 

¶ Location of education facilities  (see the Community Services and Facilities Section of the MEA ). 

 

¶ Location of public buildings and grounds  (see the Community Services and Facilities Section of the 

MEA) . 
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¶ Location  of future solid and liquid waste facilities  (also s ee the Community Services and Facilities 

Section of the MEA, and the Mono County Integrated  Waste Management Plan ). 

 

¶ Identification  of areas subject to flooding (s ee the Flood Hazards Section of the MEA, and the Safety 

Element, "Flood Hazar d Policiesó). 

 

¶ Identification of existing Timberland Production Zone (TPZ) lands  (currently, there is no TPZ  land 

designated in Mono County ). 

 

¶ Military Readiness  (also see the Agency Relationships Section of the MEA) . 

 

AREA PLANS  

In addition to the countywide Land Use Element, land use in community areas is governe d by Area Plans. 

Area Plans possess the same regulatory authority as the countywide land use policies, serving to further 

refine those  pol icies to address the needs of a particular community or area . An Area Plan must be internally 

consistent with the county  General Plan, but need not address all the General Plan  issues required by 

Government Code Section 65302, as long as the county  General  Plan satisfies those requirements .  

 

Area Plans have been adopted for  every major population center in the county with the exception of Paradise. 

Those policies are included in this Land Use Element , and are considered when reviewing development 

proposals  in those areas. General environmental information for the Area Plans is contained in the county  

Master Environmental Assessment ( MEA ). 

 

SPECIFIC PLANS  

Specific Plans are intended to function as implementation mechanisms for the G eneral Plan and as a 

standard -setting mechanism for detailed land use designation, subdivisions, and use permits. A specific plan 

must be consistent with the General Plan and, once adopted, becom es a part of the General Plan. Mono 

County currently has a nu mber of adopted Specific Plans:, Bodie RV Park , Crowley Lake Estates, Lakeridge 

Ranch in Crowley Lake/Hilton Creek, Highlands in June Lake, Mountain Vistas in Chalfant, Rimrock Ranch 

in Swall Meadows, Rock Creek Canyon  and Rock Creek Ranch  in Paradise , Sie rra Business Park in Long 

Valley,  Tioga Inn in Lee Vining , and White Mountain Estates in Chalfant .  

 

AIRPORT LAND USE PLA NS 

Land use in the area adjacent to public airports is governed by Airport Land Use Plans (ALUP s). An Airport 

Land Use Plan was adopted in 1986 by the Airport Land Use Commission for the Mammoth June Lake  Airport 

(rena med Mammoth Yosemite  Airport).  Airport Land Use Plans have been developed for the Lee Vining and 

Bridgeport  (Bryant Field) airports. Land use policies for each of the  airports are included in this E lement.  
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II . ISSUES/OPPORTUNITIES /CONSTRAINTS  
 

This section identifies and analyzes issues, opportunities and constraints that  affect the future de velopment 

potential of the county's unincorporated areas. This section also summarizes the issues, opportunities, and 

constraints pertaining to land use in each of the Area Plan areas, and for the Bridgeport and Lee Vining 

Airport Land Use Plans (ALUPs). Many of the environmental constraints governing development are addressed 

in the Conservation/Open Space Element; this section of the Land Use Element summarizes those concerns 

in light of their relevance to the dev elopment of land use policies. Issues pert aining to the Mammoth Lakes 

Airport Land Use Plan are discussed in detail in those documents.  

 

COUNTYWIDE ISSUES/OP PORTUNITIES/CONSTRAI NTS 

1.  Certain areas of the county  continue to experience  development  pressures; Antelope Valley from the 

Gardnerville/Carson City area, Chalfant from the Bishop area, and the Long Valley comm unities from 

the Mammoth area. Although the countywide growth rate over the next 20 years will probably be close 

to that projected by  the State Department of Finance ( between .55% and .80% annually ), and the 

unincorporated area will probably continue to house slightly less than 50% of the total county 

population  (42% in 2010) , the population distribution in the unincorporated areas may shift over that 

time  frame .  

 

2.  Many county residents do not work in the community in which they live . Residents in the Antelope 

Valley commute to work in Bridgeport and in Gardnerville, Minden, and Carson City in Nevada; 

residents of the Tri -Valley area com mute to work in Bishop; and residents of Long Valley, June Lake, 

and Benton commute to work in Mammoth Lakes . Bridgeport is the only unincorporated community 

with a large portion of its resid ents working in the community. The separation between jobs and 

housing may continue in the future due to the nature of the county 's economy and the limited 

potential for future economic expansion in many areas of the county . 

 

3.  The expansion of existing communities or the development of new communities is currently limite d by 

land ownership; acquiring the land necessary for development would require working with the USFS or 

BLM to designate lands for a land trade or purchase and could be a costly and time -consuming 

process. Acquiring land from LADWP is limited by the City of Los Angeles' charter , which prohibits the 

selling of water rights on its  land. In effect, this means that any land released by LADWP for 

community development must be served by an existing community water system.  

 

4.  Land use within the unincorporated area  of Mono County is highly constrained by land ownership . 

Approximately 94 % of the land in the county is publicly owned; 88 % is federally owned; and  the 

remainder is owned by the S tate  of California , the Los Angeles Department of Water and Power, or 

Native American tribal groups. The majority of private land within the county  is concentrated in 

community areas, with the remainder dispersed throughou t the county in  isolated  parcels. Within 

existing community boundaries, some communities have limited land avai lable for additional 

development; expansion of some communities beyond existing boundaries is limited by the public 

ownership of surrou nding lands. Development of new communities throughout the county  is limited 

by the lack of large concentrations of priva te lands outside existing communities; those parcels of 

private land that are large enough for development are in many cases agricultural lands and are not 

available for development.  

 

5.  Mono LAFCO policies discourage the designation of land for urban expansi on before there is a 

demonstrated need for such expansion; these policies also promote the expansion of existing 

communities instead of the development of new communities .  
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6.  Land use planning in the county is fragmented due to the pattern of land ownership . The federal land 

management agencies have planning authority on federal lands; the Town has planning authority for 

the incorporated area; and state agencies have plan ning authority on state lands. The County has only 

limited environmental authority on th e federally owned lands managed by the USFS and the BLM; i.e., 

for minerals development, the County is the lead agency for compliance with the requirements of 

SMARA (Surfac e Mining and Reclamation Act). The County has planning authority on LADWP lands 

and any development on those lands must comply with CEQA and the County's  environmental review 

process. Development on LADWP lands is a key issue , since much of the land that LADWP owns is 

environmentally sensitive; e.g., wetlands and critical wildlife habitat . 

 

7.  Land use patterns in the county  are influenced by land ownership and topography. Residential and 

commercial uses are generally concentrated in small communities located in the valleys agricultural 

and recreational uses are dispersed throu ghout the count y. Existing land use patterns countywide 

could be affected by USFS and BLM policies on land exchanges, by future proposals for land banking 

or land conservation, and by LAFCO and General Plan policies concerning agricultural preservation 

and community expa nsion.  

 

Additional issues that could affect land use patterns within and adjacent to community areas include 

the potential for redevelopment, the potential for mixed use development, existing land division 

patterns, and the existing land use designation .  

 

8.  The availability and cost of infrastructure (water, sewer, fire protection, and roads) influences 

development p atterns throughout the county. Most of the land available for residential development 

requires septic systems and individual wells . Some areas o f the county  have small community water 

systems but still require individual septic systems; other areas have community sewer systems  but 

require individual wells. Only four unincorporated communities, portions of Bridgeport, Lee Vining, 

June Lake and Crow ley Lake , have both community water and sewer systems serving individual 

parcels . These parcels are typically ready for immediate development without ad ditional infrastructure 

costs.  

 

9.  Water quality requirements are affecting both community water and sewer  systems and individual 

homeowners. Lahontan Regional Water Quality Control Board's water quality regulations have set a 

maximum of  two dwelling units per acre in areas that  have community water systems but require 

individual septic systems.  As a result, t he minimum lot size in such situations is sli ghtly over 20,000 

square  feet. The minimum lot size when both individual septic and water systems are required is 

40,000 squa re feet. In some areas in the c ounty where individual lots are 7,500 square  feet, thes e 

requirements make it necessary to have more than one lot to build a house .  

 

The lack of  improved roads throughout the c ounty also affects the potential for development. The main 

thoroughfares in the c ounty are US 395, US 6, and State Routes 120, 158, 16 7, 108, and 89. Each of 

the community areas has a road system; some of these roa ds are improved, some are not. Some roads 

in commu nity areas are included in the C ounty road system; some are not. Those that are not are 

often unimproved.  Outside community ar eas, numerous single -lane and two -lane dirt and gravel roads 

exist as a result o f mining and logging activity. Many of these roads are used by off -road vehicles.  

 

10.  There is a countywide need for land designated for industrial uses, particularly for those u ses that  are 

land intensive, visually obtrusive/offensive, and potentially noisy or dirty; e.g., wood lots, lumber 

yards and other materials storage areas,  waste management facilities,  batch plants, areas for heavy 

equipment storage, etc . Most of these use s will be localized and concentrated in a specific area; the 

County  lacks feasible sites for extensive heavy industrial development due to environmental 

constraints and distance from population centers and supplies.  
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11.  The county  Regional Planning Advisory C ommittees (RPACs) and community planning groups have 

generally expressed a desire to maintain the rural recreational attributes of the county , to preserve the 

small -town character of existing communities, and to protect the county 's natural resources . The 

overall attitude is that growth should be contained in and adjacent to existing communities, that 

agricultural lands should be protected for their open space  and economic  value, that the protection of 

scenic resources is a critical concern, and that the us e and development of resources should be 

regulated in a manner that allows for development but protects the resource .  

 

12.  The presence of significant environmental concerns will have a critical effect on future development 

and land use in the county . Environ mental concerns focus on natural resources, cultural resources 

and natural hazards . A key issue affecting development in the county  is the conservation of a variety of 

natural resourc es, including wetlands, special -status species (both plants and animals) and special 

habitats, wildlife habitat (in some places critical), fisheries and aquatic habitats, visual quality, surface 

and groundwater resources, cultural resources, and mineral resources . The presence of significant 

natural hazards also affects develop ment . Natural hazards in the county  include fault zones, flood 

zones, volcanic hazard areas, steep sl opes, fire hazard areas, debris -reflow areas, and avalanche -prone  

areas . Information on the county 's environmental resources and natural hazards is contain ed in the 

MEA , along with maps showing the location of those resources and hazards .  

 

13.  Economic concerns focus on the need for development projects to "pay their own way" and on the need 

to provide for local economic growth . Most of the services and infrast ructure in the county  are 

provided either by the County or local Special District s. All of these agencies have been hard hit by 

lower property tax revenues and increasing service demands . The County must ensure that 

development does not adversely impact se rvice agencies .  

 

There is also a need to provide for local economic growth by creating jobs for local residents . Many of 

the county 's residents are unable to work in the community in which they reside , and many of the 

area's younger residents must leave t he area in order to find work . Lack of year -round employment in 

the tourist and recreation industry  ð the dominant industry in the county  ð is the primary cause of 

employment instability . How to plan for and encourage a diversified economic base in order t o provide 

stability in the job market is a concern, as is the need to maintain a balance between economic growth 

and environmental concerns.  

 

14.  Increasing federal and state legislation and guidance governing greenhouse gas (GHG) emissions tend 

to be geared t oward urban development patterns, and can be a challenge given the rural nature of 

Mono County. While the County is not always subject to the legislation, grant opportunities for areas 

with applicable plans in place appear to be increasing .  

 

15.  Promoting the  health and well -being of residents should be integrated through out  the General Plan. 

Recognizing the links between built environments and health, particularly the influence that patterns 

of land use, density, transportation strategies, and street design h ave on chronic disease and health 

disparities, is a key opportunity to improve community health.  

 

ISSUES/OPPORTUNITIES/ CONSTRAINTS FOR COMM UNITY AREAS  

This section lists issues and constraints  that  apply to specific planning areas throughout the county . These 

issues are in addition to the general countywide issues, opportunities, and constraints discussed above .  

 

Antelope Valley  

1.  There is a significant  amount of priva tely owned high -quality agricultural land in the Antelope Valley . The 

desire is to maintain this land in agricultural uses in order to preserve the area's scenic qualities . 

Increasing development pressures could affect the use of the agricultural land in t he Valley.  



MONO COUNTY GENERAL PLAN 

II-6 

Land Use Element ð 2015 

 

2.  Residents in the Antelope Valley are interested in preserving the existing rural character of the 

communities and the Valley as a whole.  

 

3.  The BLM, in its Resource Management Plan, has identified privately owned land in the Valley for potential 

acquisition and has identified a smaller amount of federal land for disposal into private ownership . 

Residents of the area are concerned about a potential loss of private land.  

 

4.  There is the potential to enhance the natural resource -based recreational oppo rtunities in the area, 

particularly by developing additional recreational facilities and opportunities at Topaz Lake . In planning 

for additional recreation at Topaz Lake, there is a need to designate a boat launching area to provide boat 

access within Cali fornia and to designate restricted boating areas to protect critical water bird nesting and 

rearing habitat . The Walker River Irrigation District is currently working cooperatively with other agencies 

to develop a recreation management plan for Topaz Lake.  

 

5.  Much of the Valley is in the floodplain of the Walker River and may also contain wetlands.  

 

6.  Sewage disposal may become a constraint to additional development in existing community areas . 

Currently, individual septic systems are in use throughout the Vall ey.  

 

7.  There is substantial local interest in protecting the surface and groundwater resource in the Valley.  

 

8.  Seismic hazards are situated in several areas of the Valley, including along the western portion of the US 

395 corridor.  

 

9.  There is a need to preser ve critical deer migration corridors and winter habitat.  

 

10.  There is interest is developing a Main Street plan on US 395 for Walker to improve the visitor experience 

and tourism, provide for enhanced way finding and use of community assets (park, community c enter, 

Mountain  Gate, etc.), develop a common theme for main street (street trees, landscaping, town center, 

common signage for communities, etc.), and improve pedestrian/bicycle facilities .  

 

11.  There is interest in continuing to expand recreational opportun ities for residents and visitors (e.g. , 

proposed fishing regulation change on West Walker River, ATV jamboree, and other events).  

 

12.  There is interest in continuing to promote the Antelope Valley as a tourist destination .  

 

13.  There is interest in enabling more  residents to establish home -based businesses.  

 

14.  There is interest in exploring ways to reduce burdensome reg ulation for agricultural uses in order to 

support the agricultural economy and heritage of the Valley.  

 

Sonora Pass  

The primary issue within the Son ora Junction Planning Area is the continued successful integration of 

private property use with activities such as recreation and military operations associated with the USMC 

Mountain Warfare Training Center. There is an opportunity to develop policies tha t ensure there will be 

minimal or no impact from military training or operations that occur near private land, and if impacts 

were to occur, to provide for their disclosure.  
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Swauger Creek  

1.  The central concern in the Swauger Creek a rea is regulating development, including residential land uses, 

in order to preserve the natural resources in the area . Residents in the area are also interested in 

preserving and enhancing wildland recreational and research values in the surrounding area.  

 

The open -space environment of the area should be recognized as a valid natural resource, and its 

enjoyment a form of recreation in the true sense of the word . The landowners of the area recognize that 

this natural environment, its peace, quiet, low densi ty, and natural surroundings are some of the values 

that brought them to this area, and that the preservation of viewsheds in general, and of certain specific 

visual groups in particular, is an important component of a land use plan for the area . The lando wners 

regard  themselves as trustees of the resource values of the area, and as such, to be responsible to future 

generations for the quality of their stewardship.  

 

Bridgeport Valley  

1.  There is a significant amount of high -quality  agricultural land in the Bridgeport Valley, all of which is 

privately owned . There is a desire to maintain this land in agricultural uses in order to preserve the scenic 

qualities of the land . Much of the agricultural land may include wetlands; a wetlands  delineation study 

has been completed for portions of the Valley . There is a need to address potential impacts to surface 

waters from grazing and irrigation and associated impacts to fisheries and wildlife.  

 

2.  There is local interest in preserving the small town character of Bridgeport.  

 

3.  There is an opportunity to enhance the recreational opportunities available at Bridgeport Reservoir and to 

protect the wetlands and associated natural resources in the surrounding area , including critical bird 

habitats . These recreational opportunities may include fishing, hunting, kayaking, boating, sailing, and 

bird watching,  

 

4.  There is an opportunity to develop and market recreation opportunities in the public lands surrounding 

Bridgeport . 

 

5.  There is an interest in protecting  the groundwater resource in the Valley .  

 

6.  There is a need to expand PUD services to accommodate the local and recreational demands of the 

surrounding area (particularly sewage disposal)  ), but the PUD lacks the economy of scale necessary to 

fund many nece ssary infrastructure improvements and maintenance . 

 

7.  There is an interest in maintaining desirable water conditions in Bridgeport Reservoir, the East Walker 

River and its tributaries (e.g., reservoir level, in -stream flow and water quality).  

 

8.  Bridgeport has  faced a steady decline of population and economic activity in recent years. Many local 

businesses and local services, including health care and schools, have already closed or are on the brink 

of closure. There is a critical need to create economic develo pment opportunities in the town to reverse 

this trend.  

 

9.  There is an opportunity to create a wayfinding system in Bridgeport that draws attention to the amenities 

located outside the center of town.  

 

10.  Bridgeportõs economy was built in part on its status as the Mono County seat, which provided ample 

employment opportunities and related economic activity. In recent years, many County  services, 

departments, and related employment opportunities and economic activities have shifted to population 
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centers in the sou thern part of the county. There is a strong interest to preserve Bridgeportõs historic 

stature, as well as its historic infrastructure, for generations to come.  

 

11.  Historically, Bridgeportõs primary recreation activity has been fishing. The activity is currently threatened 

by decreasing stocking activities and invasive species issues. Efforts toward preserving the angling 

experience are important, but of equal importance is the diversification of recreation opportunities.  

 

12.  US 395 through Bridgeport does not r eflect the small town character as well as it could. There are issues 

with speeding through town, which many motorists see as a passing opportunity. There is a need to slow 

motorists as they pass through town to increase safety as well as contribute to eco nomic development in 

town.  

 

13.  There is an opportunity to increase development through implementing measures to reduce costs and 

time associated with permitting, as well as related development impact fees.  

 

14.  Some of Bridgeportõs residential neighborhoods abut BLM and USFS lands where there is potential for 

wildfire. There is an opportunity to conduct fuels reduction projects in these areas that would benefit the 

natural resources while reducing the threat of catastrophic wildfire .  

 

Mono Basin  

1.  Residents express conflicting sentiments about additional growth. The concept of a sustainable, 

successful economy is supported, but the fear is that communities will need to become too big or òcitifiedó 

to achieve this, sacrificing the rural characte ristics and healthy natural environment valued by residents. 

The challenge is to appropriately balance economic development goals with the desired rural community 

characteristics and protection of the natural, scenic, historical and recreational values of the area. Growth 

does not necessarily mean becoming bigger; it could also mean improving what already exists within the 

current development footprint.  

2.  In cases where additional land is needed, t he extremely limited private land base throughout the Mono 

Bas in , and especially in Lee Vining , limits the potential for community expansion. Adjacent to Lee Vining, 

there is some potential for land exchanges or purchases either with the USFS or the LADWP. Policies and 

procedures are identified in the Landownership A djustment Project Final Report  (see Appendix) . 

3.  Residents of Mono City are concerned about the expansion of their community beyond the current limits 

of the subdivision. They are concerned about possible impacts to visual quality and to the deer herd in the  

area. The impacts from increased traffic levels are also a concern.  

4.  Workforce housing opportunities, both to rent and buy, are needed to sustain the existing community and 

enable people to live where they work.  

5.  Residents are concerned about the visual a ppearance of Lee Vining, including vacant commercial 

properties, unattractive storage on residential lots, and the design of the built environment. High -quality 

design of the built environment that reflects the natural environment and protects open space a nd scenic 

values, along with green building practices, is supported.  

6.  Residents support public -service providers and the availability of services for all segments of the 

community, and also want to ensure infrastructure and facility development are compati ble with the 

rural, natural and scenic qualities of the Mono Basin. Mono City is concerned in particular about the 

adequacy of infrastructure to deliver water, and Lee Vining is particularly concerned about the sewage 

infrastructure.  

7.  Federal resource manag ement agencies and LADWP own and manage much of the land in the Mono 

Basin. Residents expressed conflicting sentiments about protecting the natural environment and sensitive 
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habitats versus the ability to use, access and enjoy the land without overly restr ictive regulations and/or 

fees. The challenge is to work with other agencies and within regulations to ensure the ability to use and 

enjoy the land while protecting its health.  

8.  Agriculture and grazing, including cows and sheep, was common in the Mono Basi n at one time and is 

greatly reduced or does not exist now. The pastoral nature of agriculture and grazing, sheep grazing in 

particular, was part of the character of the Basin, a basis for an historical way of life, and is highly valued 

by some. Possibilit ies exist to adapt sheep -grazing practices to be compatible with resource protection and 

even used to enhance management of the natural landscape.  

9.  Residents are deeply concerned about vacant commercial properties in Lee Vining. The desire is to 

improve bot h the visual appearance and economic health of the community by addressing these properties 

through efforts such as commercial revitalization and investment, Main Street revitalization, the creation 

of a more business -friendly environment, and the protecti on of local economic assets and opportunities.  

10.  The physical layout of Lee Viningõs Main Street area, where a five-lane highway under the authority of 

Caltrans bisects the corridor, creates challenges for establishing a vibrant, walkable commercial area, 

ensuring safe and convenient pedestrian crossings, and creating physical connectivity between the east 

and west sides of the highway.  

11.  Residents are concerned about the lack of jobs that enable people to live in the community. An increase in 

employment oppor tunities and diversity, along with a sustainable and diversified economy, is generally 

supported.  

12.  Residents are deeply concerned about bringing the community together in order to overcome prejudice, 

support equal opportunity, reach across cultural barriers , and build social capacity. Residents would like 

to increase the social capacity and vitality of their communities by encouraging citizens to contribute to 

community life. A concern is that increasing second -home ownership results in residents who do not 

participate in the community.  

13.  Residents are interested in Conway Ranch operations, and generally support sheep grazing, aquaculture 

and other historic agricultural uses and infrastructure. Water availability is a concern, with apparent 

support for Conway R anch to receive its full allotment of water. Opportunities for expanding the 

agricultural operations are also of interest.  

14.  Residents are interested in upland water management in the north. Identified issues include general water 

distribution and flows, th e de-watering of historically green ranches and meadows, riparian habitat and 

stream health, maximizing water delivery to Mono Lake, and water for Conway Ranch operations.  

June Lake  

Community Development  

General   

1.  The Community Development Element primari ly  focuses on the Loop's physical development, but 

social issues are inherently influenced by the physical 

development patterns. The community's future growth will have social impacts on current and future 

residents.  

 

2.  The community wants to minimize urban sprawl by allowing development to take place in designated 

sub -areas ringed by buffers of open space and recreational -use lands. The community envisions 

concentrating development in tightly knit satellite villages that support the higher density and more 

commercialized June Lake Village. In the past, residents and visitors indicated a desire for a 

moderately sized year -round, self -contained community.  
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3.  The Loop's growth is inhibited by the surrounding natural environment, the lack of privately  owned 

land, and the desire to maintain its unique, mountain village character. These conditions necessitate 

controlled expansion, infill and recycling of the existing built environment.  

 

4.  The June Lake Loop's economy has entered a transitional period. Summer use, prima rily associated 

with fishing, currently generates the majority of the community's income, although current and future 

improvements to the June Mountain Ski Area are expected to bolster the winter economy.  

 

5.  The large influx of seasonal residents, workers a nd visitors hinders accurate data representations of 

June Lake's population. The lack of data increases the difficulty of addressing the Loop's needs.  

 

6.  The relatively small resident population, an estimated 630 persons (2010 Census), does not constitute 

a viable economic foundation. Studies have indicated that a population of 1,500 to 2,000 persons is 

needed to create a self -supporting consumer economy. Presently, most residents conduct their 

shopping in Mammoth Lakes or , when major purchases are involved,  in Bishop or Reno.  

 

7.  Improvements to the June Mountain Ski Area are intended to increase the mountain's capacity to the 

limits provided by the USFS special use permit , enhance the visitor experience, and promote increased 

visitation. Local accommodations,  however, are not sufficient to handle the expected influx of ski -

related visitors.  

 

8.  Past ski area expansion proposals have considered developing areas south of June Mountain. Due to 

wilderness designations, these proposals are no longer under considerati on. Currently, community 

interest in expanding the use of June Mountain to the summer season is high.  

 

Land Use  

9.  Land use plays a critical role in defining a community's appearance as well as protecting and 

maintaining the health and well -being of its citiz ens. Early land use practices allowed June Lake to 

develop with a minimum of capital improvements and a lack of regard for environmental constraints.  

 

10.  The June Lake Village exhibits examples of diverse land uses. These include: commercial uses mixed 

with motel and residential development; the Villageõs dense commercial district supported by 

inadequate roads and limited parking; and substandard development in the meadow area. Much of the 

development is also influenced by environmental constraints.  

 

11.  Develop able land within the June Lake Loop is limited by natural constraints and the limited supply of 

private lands. Up to this point, development has occurred on private lands surrounded by Inyo 

National Forest Lands. Steep canyon walls, sensitive wildlife habi tat, and limited access routes also 

prevent development in many places .  

 

12.  Land trades involving the USFS and private parties, the primary method of obtaining developable 

lands, are slow and cumbersome. Trades take a minimum of five years and often longer. This process 

limits the rate of future development, inflates local land cost, and restricts the supply of affordable 

housing.  

 

13.  The USFS and the June Mountain Ski Area negotiated a 90 -acre land exchange in the Rodeo Grounds 

area. Subsequent development tri ggered by this exchange will influence the character of the entire 

community.  

 

14.  In the past, residents and visitors have desired the permanent protection of meadow and wetland 

areas along parts of SR 158 near Silver Lake and on the backshore of Gull Lake. The protection of 
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riparian habitat along Rush Creek between Silver and Grant lakes and below Grant Lake, as well as 

along lakeshores, is also preferred.  

 

15.  Planned development is concentrated in four areas throughout the June Lake Loop. The subareas 

include : the June Lake Village; Down Canyon; and the largely undeveloped West Village/Rodeo 

Grounds and Pine Cliff areas.  

 

Housing  

See the General Plan Housing Element for data and statistics regarding housing stock and demographics.  

 

16.  The majority of the June Lak e Loop's rental and affordable units exists in the Village.  

 

17.  The construction of single -family residences on vacant lots comprises the majority of development 

activity. Obtaining financial backing for higher -density residential units such as apartments an d 

condominiums has been problematic and has slowed their construction.  

 

18.  In the past, June Lake residents, most of who  reside in single -family homes and have lived in the 

community for several years, would like new housing units to consist of single -family  homes, bed -and -

breakfast establishments, and motels/hotels; condominiums were not highly regarded. Seasonal 

residents felt no additional housing was needed. Both groups identified the need for affordable 

housing.  

 

19.  Housing or lodging facilities are orient ed primarily to second -home owners and tourists, not to local 

housing needs.  

 

20.  The Village and the Down Canyon areas contain most of the community's housing stock. Single -family 

homes, the dominant housing type, make up the majority of housing in the Down Canyon area. The 

Village has a more diverse mixture of housing, as it contains single - and multifamily  residences, 

condominiums, apartments, motels, mobile homes, and lodges.  

 

21.  The West Village and adjoining Rodeo Grounds are largely undeveloped at this ti me. This area 

contains the majority of undeveloped private land available for community expansion.  

 

Community Facilities  

22.  In the past, residents and visitors have desired more private and public amenities. Desired private 

amenities include more restaurants , entertainment facilities, food and retail stores, and a pharmacy; 

public amenities include healthcare facilities, local schools and recreational facilities (discussed in 

detail in the Recreation section).  

 

23.  There are no public or private healthcare clini cs within the June Lake Loop, and residents must travel 

for basic medical services. Mono County maintains a paramedic unit in June Lake to provide 

emergency medical response.  

 

24.  The Mono County Health Department offers a full range of health services throug h its Mammoth Lakes 

and Bridgeport offices. The closest full -service general and emergency medical care facilities are 

located in Mammoth Lakes and Bishop, 22 and 60 miles south, respectively. Bridgeport, 42 miles 

north, also offers healthcare facilities.  

 

25.  The June Lake Public Utility District, the operator of the loop -wide sewage system, indicates that the 

existing system, following key facility improvements, will have adequate capacity to meet the area's 
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wastewater needs at full buildout (water -supply po licies are contained in the Open Space and 

Conservation section).  

 

26.  New technologies and capacity are available that could enhance and improve June Lakeõs basic 

utilities, such as Digital 395.  

 

Community Design  

27.  According to a past community survey, visitor s are attracted to the Loop for its natural, not built, 

environment. June Lakeõs built environment relies strongly on the areaõs natural features for visual 

distinction, and recent design work has focused on the aesthetic elements such as distinct landmark s 

and strong relationships among the townõs visual character.  

 

28.  The June Lake Loop's built environment has a close physical association with SR 158, which strongly 

influences initial visitor perceptions of the community.  

 

29.  Each of the Loop's developed areas  has a unique character and relationship to the natural 

environment. In linking the Loop's built environment, it is equally important to strengthen the 

particular qualities of an individual district.  

 

Wildlife and Habitat Resources  

30.  Natural vegetation defin es and supports several important resource values. Wildlife, water supply and 

quality, and scenic vistas, among others, depend upon the natural vegetation.  

 

31.  Higher recreational use makes lakeshore and stream -bank vegetation more susceptible to human 

distu rbance and damage.  

 

32.  The protection and enhancement of natural habitats is a critical element in preserving and restoring 

the long -term existence of local wildlife. Riparian woodlands, wet meadows, marshlands, migration 

corridors and summering grounds are recognized as critical, highly localized wildlife habitat.  

 

33.  The June Lake Loop is home to a number of special status plants and animals (see the MEA), and 

their habitats and populations should be conserved and protected.  

 

34.  Trout fishing, one of the June L ake Loop's most popular and economically important recreational 

activities, must be protected and enhanced.  

 

Water Supply  

35.  Water rights held by and applied for by the JLPUD should be adequate to meet near future demands, 

but may be inadequate to meet deman ds at full buildout. The high cost of expanding water 

distribution and storage facilities rather than shortfalls in water rights limits the ability of the JLPUD 

to supply additional water.  

 

36.  Concern exists over increasing domestic water diversions from dev eloped surface water sources due to 

potential impacts to the surrounding riparian vegetation, biological resources and the quality of the 

areaõs natural beauty.  

 

37.  Insufficient data on the potential to expand existing surface water sources and to utilize gr oundwater 

resources hinders projections on meeting future demand.  
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38.  Projected domestic and fire protection water demands require the expansion of reservoir and 

distribution facilities by the JLPUD.  

 

Storm Water Runoff  

39.  Disturbances to existing vegetation a nd land coverage by impervious surfaces will increase as future 

development occurs. Runoff from these surfaces will aggravate existing storm drainage problems and 

result in increased ponding and flooding in the community's low -lying areas. It may also nega tively 

impact water resources by increasing levels of silt, sediment and nutrients in surface waters.  

 

40.  A significant increase in direct runoff to Reversed and Rush creeks may result in unnaturally high 

stream flows. Under certain conditions, these higher -than -normal flows will cause stream -bank 

erosions, re -suspension of settled solids and loss of habitat for resident populations of trout and 

insects.  

 

41.  An increase in runoff over the surface and shoulders of unimproved dirt roads in the Down Canyon 

residen tial areas may result in the deposition of significant amounts of silt and other earthen 

materials in Reversed Creek, Rush Creek and Silver Lake.  

 

42.  Where runoff from developed areas is by sheet flow over unprotected and unimproved road sections, 

excessive damage may occur to both road shoulders and road surfaces. Uncontrolled runoff over paved 

sections will cause premature degradation or failure of improved sections.  

 

43.  Discharge of oil, grease and other petroleum products from developed lands, paved roads, parking 

areas and driveways contribute to the degradation of surface and groundwater quality. Negative 

impacts on water resources may harm the Loop's water -based recreational activities and the summer 

economy.  

 

44.  Storm drain facilities have been upgraded wi th various projects, however, further improvements and 

system integration in the Village and Down Canyon areas would be beneficial.  

 

Air Resources  

45.  The high level of air quality is important to maintain. Winter temperature inversions can trap 

automobile em issions and emissions from wood fires and heating devices, potentially creating an 

unhealthful level of air quality.  

 

Solid Waste : Th is issue  is addressed in the Integrated Waste Management Plan.  

 

Cultural Resources  

46.  The June Lake Loop contains a number of  archeology sites and artifacts, and these cultural resources 

are important to preserve. Future development may increase the potential for disturbance of sites and 

artifacts.  

 

Forest Resources  

47.  Maintaining healthy forests are critical to the character and beauty of the June Lake Loop. Activities to 

reduce the risk of catastrophic fire, manage natural cycles of beetle kill, and generally protect forest 

health are a priority.  
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Recreational Resources  

48.  The Inyo National Forest Land and Resource Management Plan designates the June Lake Loop as a 

concentrated recreational area. This designation outlines measures for recreational open spaces as 

well as calling for the expansion of recreational facilities. These are addressed in the Tourism Element.  

 

Recreation  

49.  The existing Gull Lake Park (0.62 acres) contains a community center/multipurpose room, a tennis 

court with basketball hoops, picnic tables, barbecue pits, children's play area and restrooms. Indoor 

facilities, such as a museum, swimming pool, ice skating rin k and courts for racquet sports, are also 

desired.  

 

50.  Recreational amenities and opportunities in June Lake are critical to the health of the community and 

economy. Improving and publicizing the year -round trail system for hiking, biking, and cross -country 

skiing is a high priority.  

 

51.  Future growth of the June Lake Loop will increase the need for parks, trails, and associated facilities, 

as well as indoor recreational improvements.  

 

52.  Upgrade and properly maintain the ball field ( five acres) and other recreation al facilities.  

 

Tourism  

53.  The June Lake Loop's economy is based upon its tourist industry orientation, and the area must be 

able to accommodate a significant spike in population during the busiest days. Summer activities 

such as fishing, camping, hiking and  sightseeing presently draws the majority of the Loop's visitors.  

 

54.  June Lake's quaint, small -town atmosphere, scenic beauty and numerous recreational opportunities 

are its primary tourist attractions. Community expansion and the development of additional 

recreational opportunities should be conditioned so that these characteristics are not negatively 

affected, and are potentially enhanced.  

 

55.  June Lake, as a small mountain resort community, exhibits a highly cyclical economy characterized 

by: periods of inte nsive use and periods of inactivity; an economy heavily dependent on tourist dollars; 

and lower -paying service sector jobs. The availability of living wage jobs and stabilizing the economy is 

important to residents.  

 

56.  Enhancing the Loop's economic foundatio n will depend on expanding and improving tourist -oriented 

recreational facilities and accommodations. Public and private campgrounds during the summer 

months operate at near -full capacity, while in the winter, overnight accommodations fall short of 

demand.  

 

57.  Proposed development in the West Village/Rodeo Grounds and June Lake Village is expected to 

support additional visitors.  

 

58.  The summer season currently is the dominant component of the June Lake Loop economy. Recent and 

future improvements to the June Mou ntain Ski Area and proposed development in the West 

Village/Rodeo Grounds area are expected to improve the winter economy.  

 

59.  Enhanced visitor use services and information is critical to improving the experience of tourists and 

guests, and expanding the rec reational and tourism economic base. Currently, a Scenic Byway Kiosk 
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exists at the south June Lake Junction intersection adjacent to the gas station and general store, and 

a trial visitor center in 2009 was successful. No staffed visitor center is currentl y available for visitors.  

 

60.  Past surveys and anecdotal information indicate a strong split between tourists who favor additional 

development and those who like the Loop's current state. Additional potential visitor -oriented facilities 

included: public showe rs and restrooms, hiking trails, bicycle/cross country skiing trails, expanded 

alpine skiing facilities, snowplay areas, indoor recreational facilities for tennis/racquetball, shops, and 

restaurants. Summer visitors also wanted campfire activities, interpr etive nature tours and nighttime 

entertainment.  

 

61.  Restricted or limited access along shorelines and stream banks prevents fishermen from fully utilizing 

the Loop's four roadside lakes and two streams. Efforts are being made to upgrade ramps at lakes to 

create better access.  

 

62.  The Loop lacks safe, convenient roadside turnouts at selected scenic lookout points.  

 

63.  Water diverted for domestic uses from Grant Lake, tributaries to Reversed Creek, Walker Creek, Parker 

Creek and Lower Rush Creek diminishes their re creational, scenic and wildlife habitat values. 

Hydroelectric power generation in the Upper Rush Creek watershed causes similar impacts.  

 

64.  The Inyo National Forest Land and Resource Management Plan indicates a management prescription 

of Concentrated Recrea tional Area for the June Lake Loop corridor and Pine Cliff area. This 

designation calls for developing recreational opportunities that can accommodate large numbers of 

visitors without severely impacting the environment.  

 

65.  The opportunity exists for the Jun e Lake community to work with the USFS in developing a 

comprehensive recreation plan. This plan will inventory, coordinate and program the full summer and 

winter recreational development potential in the June Lake Loop.  

 

66.  Year-round air service presents op portunities for economic and visitor growth.  

 

Mammoth Vicinity  

1.  Preservation of visual resources, especially in the US 395 viewshed, is a key concern . US 395 from the 

Benton Crossing Road to the intersection with SR 203 is a state -designated scenic highway . The visual 

corridor along US 395 has been identified in both the county  General Plan and the Inyo National Forest 

Land and Resource Management Plan as an important viewshed for the traveling public.  

 

2.  There is opportunity for the Town and the County to wo rk together on regional waste management issues, 

including landfill closure.  

  

3.  Water management activities to meet demand for the town of Mammoth Lakes has the potential to impact 

land resources and values in the unincorporated county. However, according t o the Mammoth Community 

Water Districtõs 2010 Urban Water Management Plan, the potential future supply of imported 

groundwater from the Dry Creek watershed was not included because the project is not financially feasible 

and an out -of-basin future supply i s no longer indicated.  

 

4.  There is very little privately owned land in the Mammoth Vicinity Plan area . Significant parcels of private 

land occur along Hot Creek and in the valley west of Crowley Lake . The LADWP owns large parcels of land 

in the Casa Diablo/H ot Creek area, at the Whitmore recreational area, and adjacent to Crowley Lake . 
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5.  The Mammoth Yosemite  Airport Land Use Plan (ALUP) establishe d a comprehensive land use plan that  

defines the type and pattern of future development on private and public land s in the Airport Land Use 

Planning Area , and is scheduled for an update . The plan was prepared jointly by the Airport Land Use 

Commission and the Inyo National Forest, and is more specific than either the county  General Plan or the 

Inyo National Forest Lan d and Resource Management Plan.  

 

6.  The Mono Local Agency Formation Commission (LAFCO) has adopted a sphere of influence for the Town 

that  is coterminous with the existing Town boundaries , and  the County previously transferred ownership 

of the airport to the Town.  

 

7.  The Mammoth Mountain Ski Area Base Exchange in progress has the potential to affect/ impact 

unincorporated lands, depending on the lands included in the exchange and the proposed development.  

 

Upper Owens  

1.  All landowners agree t hat agricultural uses  should be continued. There appears to be support for 

continuing current grazing management practices . A consensus among the private landowners is that 

agricultural uses are compatible with the recreational use of the area .  

 

2.  The majority of landowners belie ve the area should focus on family resort /seasonal use and ranching  

rather than community development. Uses shall be of the type that attracts people for a limited time, not 

the type that promotes year -round occupancy. Some landowners believe that the hist orical land uses of 

agriculture, recreational fishing and seasonal recreational use should take precedence over any new land 

use.  

 

3.  There is a growing need for winter security  to prevent vandalism, trespassing and poaching . Vandalism 

occurs in the winter a nd at times during hunting season. There is currently limited plowed winter road 

access to the area, limited cell phone reception and no electrical service to all of the properties. The area 

also lacks structural fire protection and other similar services.  

 

4.  There is considerable concern that fluctuating flows from the Mono Basin will impact the Upper Owens 

fishery and riparian areas, and that decreased flows have inhibited fish from traveling upstream from 

Crowley Lake  and cause aquatic habitat degredation . Upper Owens landowners believe that consistent 

flows from East Portal to Crowley  are highly desirable to maximize the potential of the Upper Owens River 

as a productive fishery .   

 

5.  There is considerable concern that water transfer projects from the Upper Owens and/or its watershed 

will negatively impact the area. There is also concern about the direct and indirect impacts that future ski 

area base development may have on the area.  

 

6.  The Upper Owens area provides sensitive habitat for mule deer, bald and gol den eagles, sage grouse and 

numerous other wildlife species.  

 

Long Valley  

1.  There is interest in a regional trail network, including a multi -use trail from Long Valley to Mammoth 

Lakes and around Crowley Lake, and interest in identifying missing links betwee n existing trails within 

and outside of each community to connect points of interest.  

 

2.  There is a lack of consensus surrounding the need for future workforce housing in Long Valley , and 

concern over ensuring such projects are compatible with the character of existing neighborhoods.   
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3.  Residents are concerned about pedestrian safety along County  roads, and are interested in improvements 

when roads are being upgraded or improved. Walkable neighborhoods are encouraged in all areas except 

Aspen Springs.  

 

4.  There i s interest in improved coordination between the Long Valley Regional Planning Advisory Committee 

(RPAC) and County Service Area 1 (CSA 1) on any proposed projects for the community to ensure as much 

input as possible, and interest in the RPAC supporting th e CSAõs 10-year adopted plan.  

 

5.  Questions have been raised about cost/benefit evaluations for proposed community projects to 

demonstrate the expenditure of funds is both warranted and needed. Public outreach and support are 

critical as part of any project a pproval process.  

 

6.  Recycling programs are identified as an important community benefit and asset, and interest exists in 

expanding existing recycling programs.  

 

7.  Long Valley enjoys its rural character and does not desire to promote or become a self -sufficien t 

community with commercial enterprises such as supermarkets, etc.  

 

8.  Preservation of the scenic corridor, wildlife habitat and visual quality of the area is of utmost importance, 

and interest in minimizing impacts to these resources is high.  

 

9.  Questions hav e been raised about the efficient provision of community services, and whether 

consolidation of water and sewer systems may be beneficial.  

 

10.  There is concern that commercial operations and any expansion of commercial uses be compatible with 

and respect comm unity character. It is recognized that commercial businesses provide important and 

convenient services.   

Wheeler Crest   

1.  The main concern in the Wheeler Crest area is preserving th e aesthetic beauty and tranquil ity of the area 

while still allowing for devel opment of the many privately owned parcels. The focus of development is to be 

single -family residential development.  

 

2.  The Wheeler Crest area contains vital deer wintering and migration habitat.  

 

3.  There is a need to minimize the effects of additional single -family and Accessory Dwelling Unit  

development on deer and wildlife corridors while facilitating the maintenance of a structureõs defensible 

space for wildland fire protection purposes.  

 

4.  There is concern about a secondary access route to the Wheeler Crest area for emergency purposes.  

 

Paradis e 

1.  A concern in the Paradise community is preserving the aesthetic beauty and tranquil l ity of the area while 

still allowing for development of privately  owned parcels. The focus of development is to be single -family 

residential development.  

 

2.  The Paradise area contains vital deer wintering and migration habitat, as well as other species and habitat 

of concern, such as the Sierra Nevada Bighorn Sheep.  
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3.  There is a need to maintain the rural, single -family residential charac ter of the neighborhood while also  

facilitating the maintenance of a structureõs defensible space for wildland fire protection purposes. 

 

4.  Recreation access and management are of concern to the residents.  

 

5.  Residents are interested in providing an improved t ransportation system that protects and accesses the 

unique scenic, recreational and environmental resources of the area . Alternative transportation systems, 

both within the community area and linking the area to other communities in the region, are a major  

concern.  

 

Tri -Valley (Benton/Hammil/Chalfant)  

1.  The proliferation of residential development in the Tri -Valley is inherently incompatible near agricultural 

areas and may compromise ongoing agricultural operations.  

 

2.  There is a  desire to maintain and enhance agricultural uses in the Tri -Valley.  

 

3.  The Tri -Valley  area is experiencing increasing pressure for residential development. Residents in the Tri -

Valley  are concerned about that pressure and would like to retain the current rural -residential character 

of the  area . 

 

4.  Parts of the Tri -Valley area are  subject to flooding.  

 

5.  Winter closure of SR 120 hinders access and safety to and from the Tri -Valley area.  

 

6.  Limited turnout lanes in community areas along US 6 and the need for passing lanes create safety issues 

in t he Tri -Valley area.  

 

7.  There is a need to make US 6 in Mono County a daytime headlights -on area.  

 

8.  Limited public transportation in the Tri -Valley makes it difficult for residents to access County services.  

 

9.  Future growth could compromise water quality along with water quantity; local residents are currently 

reporting a continued lowering of the water table.  

 

10.  Mono County emergency services are limited and far away from the remote location of the Tri -Valley.  

 

11.  Children are transported out of the county to attend  middle and high school; local schools are needed.  

12.  Access to public lands that surround the Tri -Valley is a critical component of the rural sense of 

community.  

 

13.  There is a desire to continue to promote the intersection of US 6 and SR 120 as the communityõs 

commercial core and service center.  

 

Benton Hot Springs Valley  

1.  Benton Hot Springs Valley, located on SR 120 west of Benton, includes the town of Benton Hot Springs. 

The majority of land in the valley, including the entire townsite, is owned by one landown er. Benton Hot 

Springs is the oldest town in Mono County and contains several historic structures that  the landowner 

wishes to preserve and protect.  

 

2.  The V alley itself is used for agricultural purposes, primarily livestock grazing . The landowner wishes to 

retain this use in order to preserve the open space and scenic values of the land. In addition, several 
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ponds and springs in the area provide habitat for a variety of wildlife, particularly migratory waterfowl. 

The landowner wishes to improve habitat for w ildlife.  

 

3.  The majority of land in the V alley, including the townsite, is within the 100 -year floodplain and is subject 

to periodic flooding.  

 

4.  The landowner is interested in additional, environmentally compat ible commercial development to allow 

for long -ter m economic sustainability that will be required to preserve the historic structures and 

maintain habitat and open spaces indefinitely.  

 

Oasis  

1.  Oasis, located in the extr eme southeastern corner of the c ounty, includes privately owned lands that are 

used for agriculture, primarily alfalfa production. This area is isolated from the rest of the county by the 

White Mountains. Access is via  SR 168, which runs north through Westgard Pass from Big Pine in Inyo 

County to connect with SR 266, which connects to routes in Nevada.  

 

Bridgeport & Lee Vining Airport Land Use Planning Areas  

The following briefly summarizes the major issues, opportunities and constraints concerning land use and 

airport operations in the Lee Vining and Bridgeport airport planning areas.  

 

1.  Airpor t operations inherently present certain risks to the general welfare of the public and residents 

within the airport vicinity, particularly the area within the Runway Safety  Area. The Runway Safety Area 

consists of:  

 

a. The primary su rface, runway and 20:1 ap proach surface  (see Figure 1  & 2 : Runway Protection Zone 

Plan and Profiles );  

 

b.  The area underlying the runway approach and transitional surface s (see Figure s 1 & 2: Runway 

Protection Zone Plan and Profiles ); and  

 

c. The area withi n the primary traffic patter n (see Figures 3 & 4 : Primary Traffic Patterns).  

 

The Bryant Field and Lee Vining Airport Master Plans/2020 summarizes detailed FAA criteria and design 

standards that apply to Bryant Field and Lee Vining Airports, based on approach category A design group 

1 aircraft with visual approaches to both ends of the runway . These criteria address runway and taxiway 

widths, lengths, and clearance standard dimensions . The criteria specifically address the Runway Safety 

Zone, the Obstacle Free Zone, and the Runway Pro tection Zones, in addition to other areas of the airport.  

 

2.  Since aircraft align with the approach/departure surface when  landing or taking off on runways, these 

areas carry the highest volume of air traffic. Aircraft change power settings to take off or la nd in this area, 

so they have a tendency to have more problems within these  areas . An Approach and Runway Protection 

Zone Plan in the Bryant Field and Lee Vining Airport Master Plans/2020 contains plan view information 

for the runway approach areas . At Bry ant Field, these drawings indicate that the terrain east of the airport 

penetrates the conical and portions of the horizontal surface; it is appropriate that the aircraft traffic 

pattern is west of the runway (Wadell, p. 25, see Figure 3, Primary Traffic P atterns --Bryant Field Airport). 

At Lee Vining, these drawings indicate the terrain west of the airport penetrates the conical and portions 

of the horizontal surface; it is appropriate that the aircraft traffic pattern is east of the runway (Wadell, p. 

26, see Figure 4, Primary Traffic Patterns --Lee Vining Airport).  

 

3.  The Runway Protection Zone, located at ground level beyond the end of the runway, is particularly subject 

to safety and noise factors (see Figures 1 and 2: Runway Protection Zone Plan and Profi les). The Runway 
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Protec ti on Zone is the most critical zone in which aircraft operations might affect the safety of people and 

property in the airport  vicinity . 

 

Several structures are located within the Runway Protection Zone at the south end of Bryant Fie ld, and a 

number of residential structures are located in the Bryant Field approach surface. The County has 

actively pursued acquisition of building and property in the Runway Protection Zone. The runway at 

Bryant Field cannot be extended to the north due to the proximity of Bridgeport Reservoir. It cannot be 

extended to the south due to the presence of state highways and local roads.  

 

There are no structures in or near the Runway Protection Zone at Lee Vining Airport . Since the land 

surrounding the Lee Vin ing Airport is owned by the City of Los Angeles or is publicly owned land, it is 

unlikely to be developed . The southern portion of the runway is within the Mono Basin National Forest 

Scenic Area, another constraint to future development within the area.  

 

4.  Noise readings taken at Bryant Field and Lee Vining Airports indicate that noise does not extend much 

beyond the boundaries of the airport property (see Figures 5 and 6, Bryant Field and Lee Vining Airport 

Existing Noise Contours) . The convergence of aircra ft taking off and landing within the 

approach/departure surfaces intensifies noise levels within those areas . Sensitive noise receptors in the 

general vicinity of Bryant Field Airport include residential development in the surrounding areas, 

Bridgeport Ele mentary School (approximately 0.5 miles to the southwest of the airport), and the 

Bridgeport Medical Clinic (approximately 0.75 to the southwest of the airport). No residential development 

or other sensitive noise receptors are planned within the general v icinity of the Lee Vining Airport . The 

nearest area where additional sensitive noise receptors (e.g. , residential development) may occur is the 

community of Lee Vining, approximately 1 mile to the west of the airport.  

 
At Bryant Field Airport, the 55 dB CN EL contour projects partially into the residential area to the east of 

the airport. The airport noise impact to this area is infrequent and intermittent, and therefore not 

significant; this same area experiences greater and more frequent noise impacts from  the adjacent 

highway traffic on SR 182. Airport activity is not projected to increase significantly during  the time frame  

of the current Airport Land Use Compatibility  (ALUC) Plan (202 0), and therefore noise impacts are not 

anticipated to become significa nt . No residential development or other sensitive noise receptors presently 

exist or are planned adjacent to the Lee Vining Airport.  

 

5.  Due to the inherent risks associated  with airport activities, some land uses need to be restricted in certain 

airport zone s. Neither Bryant Field nor the Lee Vining airport is situated in a manner that significantly 

conflicts with existing land use. The majority of land surrounding the Bryant Field Airport is publicly 

owned land and is unlikely to be developed . Existing and p roposed development within the community 

areas of Bridgeport is small -scale residential, commercial, industrial, and public uses that do not conflict 

with the airport. The Bridgeport Landfill, located to the east of the airport, which in the past may have 

created a hazard to the airport by attracting birds, has been converted to a transfer station with covered 

transfer facilities . The majority of land surrounding the Lee Vining Airport is owned by the City of Los 

Angeles or is publicly owned land and is unl ikely to be developed . The southern portion of the runway is 

within the Mono Basin National Forest Scenic Area, another constraint to future development within the 

area.  

 

6.  Bryant Field and Lee Vining Airports are classified as a basic utility general aviati on airport, which serves 

aircraft with approach speeds up to but not including 91 knots (Category A) . On occasion the airport 

receives transient turboprops and business jets (at Bryant Field) . The airport should continue to be 

developed as a basic utility stage I airport handling A -I aircraft (aircraft with approach speeds less than 91 

knots and a wingspan of less than 49 feet) . Basic Utility Stage 1 airports serve about 75 % of the single -

engine and small twin -engine airplanes used for personal and small bu siness purposes . Precision 

approach operations are not usually anticipated.  
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7.  Bryant Field and Lee Vining Airport exceed aviation demand throughout the ALUC planning period (2000 -

2020).  
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FIGURE 01: RUNWAY PROTECTION ZO NE & PROFILES, BRYAN T FIELD  
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FIGURE 0 2: RUNWAY PROTECTION ZO NE & PROFILES, LEE V INING  

  












































































































































































































































































































































































































































































































































































































































































































































