Chapter Five
LAND USE
ALTERNATIVES

F.A.R. Part 150
Noise Compatibility Study
Williams Gateway Airport

INTRODUCTION

The evauation of noise abatement dternativesin
Chapter Four resulted in tentative proposas to
promote arcraft noi se abatement measuresin the
area of Williams Gateway Airport. Evenif such
measures are implemented, however, there will

continue to be land around the airport impacted
by arcraft noise.

This chapter discusses land use management
dternatives intended to prevent or reduce future
noise impacts. It begins by identifying planning
issues to be addressed by the land use
The current Stuation at Williams Gateway isquite
favorable since no noise-sengtive land uses are
within the 65 DNL or grester noise exposure
contours. Some homes northwest and south of
theairport, however, areexposed to noise above
60 DNL. The noise abatement andyss in
Chapter Four discussed potentia aternatives to
reduce noise exposure in these residential aress.
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management  plan. Alternative land use
management techniques are then evauated to

determinether potentid usefulnessinthe Williams
Gateway Airport study area. Findly, prdiminary
recommendations are presented, to be reviewed
by the Planning Advisory Committee and local

catizens Thefind land use management and noise
abatement recommendationswill be presentedin
Chapter Six, Noise Compatibility Plan.

LAND USE |ISSUES

From apracticd standpoint, no federdly-funded
land use management dternativesareavailable to
mitigate the impacts of noiseinthese aeas. (In
order to be digible for FAA funding for sound
insulation or other noise mitigation actions, the
property would have to be inside the 65 DNL
contour based on 1999 or 2004 noise.)



Resdentid development pressure has intensgfied
ondl sdesof the Williams Gateway Airport over
thepast severd years. Idedly, dl areasinddethe
60 DNL contour and under the primary flight
pattern should be designated for compatible
commercid, office, indudrid, or recreationa
devdlopment.  The andyss of land use
dternativesin this Chapter will consder possible
land use planning options for these areas. If
resdentid development is found to be the only
practical adternative development option in these
areas, methods of amdiorating potential noise
impeacts through development regulations will be
considered.

In addition to these concerns, some areasoutside
the noise contours are exposed to reatively low
and frequent aircraft overflights. According to
noise complaint records, the presence of low-

flying aircraft has been found to disturb residents
in the vicinity of the Williams Gateway Airport.

While the cumulaive noise levds ae not
ggnificant, individud overflights can beloud, and
the mere presence of large numbers of arcraft
can disturb some people. Methods of informing
In 1997, the Arizona Legidaure enacted a law
authorizing the State or cities and counties
operating airports to designate “arport influence
areas’ (AlA) around their airports. The law is
permissive; it does not mandate the establishment
of arport influence areas. The boundaries of the
arport influence areaare to be determined by the
airport owner based on a congderation of the
area exposed to aircraft noise and overflights. If

theloca government or airport authority decides
to establish an arport influence area, it mugt “file
arecord of the arport influence areaiin the office
of the county recorder. . . The record shdl be
aufficient to notify ownersor potentia purchasers
of property in the arport influence area that

property intheareaiscurrently subject to aircraft
noise and arrcraft overflights” (See House Bill
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prospective resdents of the presence of aircraft
and the proximity of theairport will be considered
in this Chapter. The intent would be to ensure
that accurate information about theairport and air
traffic is avallable to prospective homeowners
and rentersin the areainfluenced by the airport.

AIRPORT INFLUENCE AREA

In conddering potentia land use compatibility
planning measures, it is necessary to define the
areas within which those policies should gpply.
The chdlenge is to define the area within which
thearport higtoricdly, currently, and inthe future
may exeat, a dgnificant influence on locd
resdentsand potentidly noise-sengtiveland uses.

In making this judgement, the historic, exigting,
and forecasted noise contours and the pattern of
frequent aircraft overflights (or flight tracks) are
important. The resulting areais here referred to
astheairport influence area.

2491, 43" Legidature, First Regular Session,
1997.)

Whilearcraft noise contoursare of obviousvaue
in defining an arport influence aea, the
information they provide is not entirely clear cuit.
Asthe noise contours presented in Chapters Two
and Four demondrate, they may change over
time, depending on the volume of traffic, the mix
of arcraft, and arcraft operating procedures.

Keeping in mind that an important purpose of
defining an arport influence area is to promote
compatibleland use planning, and recognizing thet
land development is a high consequence event
which is very expensve, and often virtudly
impossble to reverse, it makes sense to use a
reasonable "worst case” set of noise contours to
help in defining an arport influence area.



In this study, the combination of the 2015 noise
exposure contour from the 1993 Williams
Gateway Airport Master Plan and noise contours
developed usng the 1999 Williams Gateway
Airport Master Plan high range 2020 forecasts
were used to develop a* planning scenario noise
contour”. The Planning Scenario noise contour,
illugrated on Exhibit 5A, represents a
reasonable estimate of thelargest areawnhichisat
risk of being exposed to aircraft noise above the
threshold level of 60 DNL. The boundaries of
theland use planning 60 DNL have been squared
off to the nearest road or quarter section line to
make it easier to reference.

Another criticd congderation in defining an
arport influence area is the location of flight
tracks in the vicinity of the airport. These flight
tracks are illustrated on Exhibits 2E, 2F, and 2G
in Chapter Two of the Noise Exposure Maps
While each of these factors needs to be
consdered in determining the boundaries of the
arport influence area for Williams Gateway
Airport, each will not be consdered equdly in
determining land use management measures for
the area. The area within the 65 DNL noise
contour will be given the greatest emphasis in
obtaining land use compatibility. The aea
between the 60 and 65 DNL contours will be
considered as a secondary priority area for
obtaining land use compatibility. The aea
between the 60 DNL contour and the boundary
of the arport influence area will be consdered
primarily for fair disclosure measures to notify
future resdents of the area of the vicinity of the
arport and the likelihood of arcraft noise and
overflights.

A potentid arport influence area is shown on
Exhibit 5A. The exhibit dso shows radar flight
tracks and a composite land use planning
scenario noise exposure contours.
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document. Aircraft onarrivd tendto berdatively
low since they are gpproaching the runway on a
rddively fla glide dope typicdly about 3
degreesor 20to 1. On the other hand, aircraft
on departure, while higher, are louder than
ariving arcraft. Inaddition, arrcraftinthe patern
areexecuting aseriesof maneuversand, typicdly,
maintain alower dtitude than aircraft performing
itinerant operations. These lower dtitudes often
result in greaster annoyance and concern to
resdentsin the area.

For purposes of showing the areas commonly
overflown by arcraft, dl the radar flight track
data used to determine flight tracks for noise
modeling are shown on Exhibit 5A. Aswiththe
60 DNL contour, the areas that are most
commonly overflown by arcraft have been
squared off to the nearest street or quarter
section line.

LAND USE MANAGEMENT
TECHNIQUES

Land use management techniques to promote
noise compdibility are discussed in this section.
These techniques are grouped under three
headings policy and regulatory techniquesthat
guide future deveopment, and expenditure
techniques which involve potentid payments for
mitigation assstance. They arelisted on Exhibit
5B.

The potentid suitability of each technique is
discussed in this chapter and evaluated based on
effectiveness and feadhility. The criteria for
judging effectivenessinclude near and long-term
effectiveness in addressing the land use issue
discussed a the beginning of this chapter.



If a technique appears to be effective and does
not create undesirable Sde effects, the feasibility
of implementing it is evauated. The feaghility
criteria include cogt to loca governments and
citizens, digibility for FAA financid ad, politicd
acceptability, state statutory authorization, and
adminidrative ease or complexity.

POLICY TECHNIQUES

Policy techniques which can be sed to guide
future development include:

. Generd Planning
. Project Review Guiddines

General Planning

A Genegra Plan edtablishes policies for the
development and improvement of the community.
It provides the bads for the locd zoning

Mogt of the areawithin the Planning Scenario 60
DNL contours continues to be designated in the
Gilbert Gateway Plan for compatible use
induding commercid, indudrid, public/semi-
public facilities, and parks and open space.
However, the Gilbert Gateway Plan proposes
four school Sites, increasestheresdentia dengty,
and reduces the amount of planned compatible
land use buffer dong Power Road adjacent tothe
60 DNL planning scenario contour and directly
under the primary flight pattern for Runway 12R-
30L. The current Gilbet Generd HPan
designations (discussed in Chapter 1) between
Power, Warner, Recker, and Rittenhouse Roads
provide a better level of land use compatibility
with arcraft noise than proposed designation
from the Gilbert Gateway Plan. This area is
hatched on Exhibit 5C. Therefore, it is
recommended that the Generd Plan designations
within this area remain unchanged.
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ordinance, the regulations governing the use and
development of land.

The Generd Plans of Mesa, Gilbert, Queen
Creek, Apache Junction, and Maricopaand Aind
Counties were reviewed in Chapter One and
showninExhibit 1L. TheGenerd Planscurrently
promote airport-competible devel opment in most
of the undeveloped areas around the airport
within the Planning Scenario 60 DNL noise
contour.

The City of Gilbert recently completed the Gilbert
Gaeway Plan. The Plan updates the Gilbert
Generd Plan for an area gpproximately seven
square miles immediady west of the Williams
Gateway Airport. Exhibit 5C showsthe Land
Use Plan for the Gilbert Gateway Plan. It aso
shows the future land use designations from the
Mesa, Queen Creek, Apache Junction, Maricopa
County and Pind County in the rest of the study
area.

Large areas of mixed-usewhich dlow resdentid
development north and west of the airport within
Mesaand Gilbert isalso aconcern. Developing
a new mixed use category that does not alow
resdentid within the planned mixed use aress
ingde the planning scenario 60 DNL boundary
should be considered.

Inaddition, oneareawithin Mesaand oneareain
Queen Creek that are currently undeveloped
within the Planning Scenario 60 DNL noise
contours, but are planned for non-compatible
land uses, should be changed to a compatible
land use. These areas are located just north of
Guadadupe Road and near the intersection of
Meridian and Ocotillo Roads. These areas are
depicted on Exhibit 5C.



Mesa, Gilbert, Queen Creek, Maricopa County
and PFnd County should
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consgder amending their generd plans to reflect
the updated noise contours at Williams Gateway
Airport. For land use planning purposes, the
arport noise scenario they use should reflect the
area a risk of noise exposure. For that reason,
they should use the composite of the 2015 noise
exposure contour from the 1993 Williams
Gateway Airport Master Plan and noise contours
developed usng the 1999 Williams Gateway
Airport Master Plan high range 2020 forecasts as
a “planning scenario noise contour.” (The
composite noise contours are shown in Exhibits
5A and 5C.) In some aress, the 2015 noise
exposure contour from the 1993 Williams
Gateway Airport Master Plan noise contoursare
larger than the noise contours devel oped using the
1999 Williams Gateway Airport Master Plan high
range 2020 forecasts, and vice versa. A
combination of both sets of contours would
define a total noise exposure area based on
recent noise contour development efforts aswell
as the most up-to-date information.

The cities and the counties dso could consider
amending ther generd plans to show the
proposed airport influence area around Williams
Gateway Airport (as shown in Exhibits 5A and
5C))

Conclusion: The Generd Plans for Mesa,
Gilbert, and designated undevel oped areaswithin
the Planning Scenario 60 DNL contour for future
compdtible development. These noise
compatibility policies and land use designations
should be continued in the future. In addition, a
new mixed use category that does not alow
resdentid within the planned mixed use aress
ingde the Planning Scenario 60 DNL boundary
should be considered.



Congderation should be given to maintaining the
curent Gilbet Generd Pan designations
between Power, Warner, Recker, and Ritten
house Roads. In addition, two areas (one in
Gilbert and one in Queen Creek) that are
currently undeveloped within in the planning
scenario noise contours, but areplanned for non-
compatible land uses, should be changed to a
compdtible land use.

Mesa, Gilbert, Queen Creek, and Maricopa
County should consider using the combined 2015
noise exposure contour from the 1993 Williams
Gateway Airport Master Plan and noise contours
developed using the 1999 Williams Gateway
Airport Master Plan high range 2020 forecasts as
a “planning scenario noise contour” in ther
genera plans. Mesa, Gilbert, Queen Creek, and
both Maricopa and Pind Counties should adso
consder showing the arport influence area in
their generd plans.

Project Review Guiddines

Panning commissonsand loca governing bodies
are often required to use their own discretion and
judgement in making recommendations and
decisonson community devel opment issuessuch
a gengd plan amendments, rezonings,
variances, conditiond use  applications,
subdivison gpplications, and proposed public
improvement projects. The exercise of this
discretion is congtrained by the legd requirements
of the applicable ordinances. Where
C.  Locatenoise-senstive publicfadlities
outsde the Planning Scenario 60

DNL contour, if possble.
Otherwise, require building
congtruction to provide an outdoor

to indoor noise leve reduction of 25

decibes within the 60-65 DNL

range. Also, require the dedication

of noise and avigation easements to

the Willians Gaeway Airport
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opportunities remain for planning commissons
and governing bodies to usetheir own discretion
inthereview of development proposals, it may be
appropriate to adopt procedures ensuring the
condderation of noise compdtibility issuesin their
deliberations.

Mesa, Gilbert, Queen Creek, and Maricopa
County could consder adopting airport land use
compdtibility guiddines for discretionary review
of development projects within the Planning
Scenario 60 DNL contour. These would be
most gppropriately contained in the generd plans.
This process would add little cost or
administrative burden to the review process. A
ample checklist could be prepared liging the
important factors to condder in reviewing
devdlopment proposds within the Planning
Scenario 60 DNL noise contour. The following
criteria are suggested:

A.  Deermine the sengtivity of the sub-
ject land use to arcraft noise levels.
The F.A.R. Part 150 land use com+
patibility table can be used for this
purpose. (SeeExhibit 3A in Chapter
Three)

B.  Advise the arport management of
development proposas involving
noise-sensttive land uses within the
Planning Scenario 60 DNL noise
contour.

Authority as arport proprietor and
the recording of a far disclosure
agreement and covenant noting the
proximity of the arport and the
exiging and projected airport noise
contours.

D.  Discourage the approva of rezoni-
ngs, exceptions, variances, and con-
ditiona uses which introduce noise-



sendtive devdlopment into aress
exposed to noise exceeding 60
DNL.

E Where noise-sengtive development
within the Planning Scenario 60 DNL
contour must be permitted,
encourage developerstoincorporate
the following measures into their Ste
designs.

(1) Wherenoise-sengtiveussswill
be indde a larger, mixed use
building, locate noise-sengitive
activities on the sde of the
building opposte the arport
or, if the building is benegth a
flight track, opposte the
prevailing direction of arcraft
flight.

Where noise-sengtiveusesare
pat of a laager mixed use
development, use the height
and orientation of compatible
uses, and the height and orient
tation of landscape features
such as naud hills, ravines
and manmade berms, to shield
noise-sendgtive  uses  from
ground-noise generated at the
arport.

@)

In some zoning ordinances, residential and other
noise- senditive uses are permitted in commercia
orindugtria digtricts. 1n Chapter One, the zoning
ordinances of Mesa, Gilbert, Queen Creek,
Apache Junction, Maricopa County, and Pina
County were summarized. These jurisdictions
permit a lees some noise-sendtive uses in
commercid or indudtrid zoning didricts, but, in
generd, they do not permit substantial residentia
development in those didricts. Commercia and
indugrid zoning in the vidnity of the airport
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Conclusion: Mesa, Gilbert, Queen Creek, and
Maricopa County could consider adopting airport
land use compatibility guiddines for review of
devdopment projects within the Planning
Scenario 60 DNL contour. These would be
gopropriately included in each jurisdiction’s
generd plan.

REGULATORY TECHNIQUES

Regulatory techniques ae land use and
development controls established through loca
legidation. Theseincdude

e Compatible Use Zoning

*  Zoning Changes/Resdentid
Density

*  NoiseOverlay Zoning

*  Subdivison Regulations

e Building Codes

*  Trander of Deveopment Rights

*  Environmenta Zoning

»  Far Disclosure Regulations

Compatible Use Zoning

The most common zoning technique in noise
compdtibility planning is to diminate resdentid

zoning from the noise-impacted areaand replace
it with commercid, industria, open space, or

other compatible zoning designation.

cannot guarantee that adl noise-sengtive useswill
be avoided, dthough large-scde resdentid
development would be effectively prohibited.

A potentid limitation of compatible use zoning is
the need to balance the supply of indudtria and
commercid-zoned land with demand. If the

market for commercid or indudtria land iswegk,
and if the property owners perceive that they are
unableto develop or usetheir land, they can exert
politica pressure or, in extreme cases, sue in



court to force rezoning of their land. This could
occur if the totd supply of commercid and
indugtrid land vastly exceeds demand, or if the
land which has been zoned for commercid and
industrial useisnot suited for that use because of
Ste problems, such aspoor access or inadequate
water and sewer service.

In making rezoning decisons, the impact of the
proposed zoning on the neighboring area must
also be recognized. Problems can occur where
the vacant land being considered for commercid
or indudrid zoning is near an established
resdentid area.  The resdents may drongly
object to theintruson of non-resdentid usesinto
their neighborhood.

There are severd aeas within the Planning
Scenario 60 DNL boundary and within the
arport influence areathat are currently zoned for
compatible use. When possible, the areas that
ae zoned for compatible use should be
maintained. Theseareasare depicted on Exhibit
5D.

Conclusion: Largetractsof undevelopedlandin
the noise-impacted area around the airport are
designated in local generd plans for compatible
use. Mesa, Gilbert, Queen Creek, and Maricopa
County dl could require that future development
conform with the future land use designations of
the generd plans and that no rezonings contrary
to the generd plans would be approved in the
arport influence area without agppropriate
revisonsto thegenerad plans. Inaddition, Mesa,
Gilbert, Queen Creek, Maricopa County Pind

County could condder rezoning severa large
tracts of land planned and zoned for non
compatible land use within the Planning Scenario
60 DNL boundary.

Zoning Changes--
Residential Density
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Exhibit 5D dso depicts severd areas within the
Planning Scenario 60 DNL boundary and within
the airport influence area that are designated for
compatible land uses in each respective generd

plan, but are zoned for non-compatibleland uses.
These areas are identified on Exhibit 5D witha
blue crosshatch. Congderation should be given
to rezoning these areas to compatible land uses
(commercid or indudrid) as specified in the
generd plans.

Congderation should be given to rezoning severa
large tracts of land planned and zoned for non-
compatible land use within the Planning Scenario
60 DNL boundary northwest and southeast of
the Airport to a compatible land use. The large
tracts of land northwest of the Airport near the
intersection of Elliot and Recker Roads are
currently zoned for a combination of rurd,
medium, and high dendty resdential. Thelarge
tracts of land southeast of the Airport near the
intersection of Ocotillo and Meridian Roads are
currently zoned for a combination of rurd and
low dengity resdentid. Theseareasareidentified
on Exhibit 5D with green hatch.

Ancther way of using conventional zoning to
promote noise compatibility is to reduce the
permitted housing density in an undeveloped area
exposed to noise, thus reducing the number of
future resdents, rather than preventing residentia
development dtogether. This is definitdy a
second- best approach and should be used only if
compatible use planning and zoning are not
feasble.

“Panned unit development” (PUD) is another
techniquewhich may offer someof the benefits of
low-dendty (or large-lot) zoning. It dlows
devdopment without having to follow the
gtandard lot layout and Siting requirements of the
zoning ordinance. Planned unit developmentscan
involve the dugering of buildings and the
reservation of open space, aslong as the overall



dwdling unit dendgty in the deveopment is
basicaly the same as the dengity permitted in the
underlying zoning didrict. Inaddition, avariety of
housing types, including townhouses, gpartments,
and condominiums, are often permitted. This
could conceivably

Noise Overlay Zoning

Overlay zoning (sometimes cdled “combining
zoning”) isintended to provide alayer of specia
purpose regulations to address gpecid
environmental congraints or problems by setting
performance standards to protect the public.
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allow open space and parking areasto be placed
within the noise impact area and housing to be
clustered outside the area.

As mentioned in the previous section, there are
severd large tracts of land within the Planning

Scenario 60 DNL boundary northwest and
southeast of the Airport that are planned and

zoned for non-compatibleland uses. Theseareas
areidentified on Exhibit 5D with a green hatch.
If rezoning these areasto acompdtibleland useis
not possible, changing the density of resdentid

should be considered.

Inthe highly developed areanear theintersection
of Elliot and Recker Roads, the City of Gilbert
could congder increasng the resdentia dengty
and clugtering the dwellings away from runway
centerline. In the largdy undevel oped area near
the intersection of Ocotillo and Meridian Roads,
the Town of Queen Creek could condder
reducing the generd plan aress to low dengty
resdential and zoned areasto rural residentid.

Conclusion: As second best dternative to
rezoning to compdible use desgnations,
condderation could be given to changing the
resdentia densities northwest and southeast of
the Airport. The City of Gilbert could consider
increasing the dengty and clustering residentia
development away from runway centerline for
severd large aress near the intersection of Elliot
and Recker Roads. The Town of Queen Creek
could condder reducing resdentia dweling
dengty to rurd resdentia near theintersection of
Ocatillo and Meridian Roads.

Overlay zoning involves the creation of one or
more specid zoning didtricts that supplement or
combine with the regulations of the generd
purpose zoning digtricts.

Noise overlay zoning is used around many
arports in the country to establish specia land



use controls to protect the public hedth, safety,
and wdfare from conflicts which may arise
between aviation and urban development. These
controls often are used, for example, to regulate
the height of structures within runway approach
areas and in other areas near the airport, or to
promote development which is compatible with
arcraft noise levels.

Noise overlay zoning regulations are usudly
edablished as"combining" regulaionsin thet the
underlying zoning, (i.e., resdentia, commercid,
indudrid, etc) remans in place and is
supplemented by the noise overlay zone. The
land within the noise overlay zoneissubject to the
requirements of two zoning didricts -- the
underlying zone and the overlay zone. The
strictest requirements of both zones gpply to the
affected property.

Noise overlay zoning is intended to avoid the
problems associated with  incompatible
development in high noise areas. Regulationsin
noise overlay zones can prohibit noise-sengtive
uses, as long as the underlying zone permits
enough other land usesto provide an opportunity
for the economicdly viable use of theland. The
In the Williams Gateway Airport area, only the
City of Mesaand Maricopa County currently has
arport noise overlay zoning. (These regulaions
aresummarized in Chapter One, Table1C.) The
Mesa Zoning Ordinance establishes an Airfidd
Overlay Didrict. Eight subdistrictsare designated
within that area based on military safety zones
and military arcraft noise contours. Didtricts
AOD-1 through AOD-3 are very close to the
runway ends and are shaped by military safety
citeria The remaning five Airfidd Overlay
Didtricts are shaped by the Williams Air Force
Base military activity noise contours. The AOD-
4 didtrict area represents the area within the 75
DNL contour, the AOD-5 represents the area
between the 75 and 70 DNL contours, the
A OD-6 represents the area between the 70 and
65 DNL contours, the AOD-7 represents the
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regulations aso can require sound insulationinthe
congtruction of noise-sengtive uses.

Theboundaries of noiseoverlay zonesareusudly
determined by the critical noise contours based
on loca perceptions -- often the 65, 70, and 75
DNL contours, but with increasing emphasison
the 60 DNL contour. The boundary may follow
the actua contours or, for the sake of smplified
adminidtration, nearby streets, property lines, or
natural festures.

Noise overlay zoning is administered by thelocd
land useregulatory agency. Inareasswherenoise
crosses juridictiond boundary lines, as in the
Williams Gateway Airport areg, it is helpful to
locd developers if the jurisdictions cooperate
with a unified approach to overlay zoning.

Among the advantages of noise overlay zoning
arethesmplicity of therequired amendments, the
amplicity of adminigtration, the clear rdaionship
of the regulations to ther purpose, and the
minimd impact of the regulaions on the
goplication of the zoning ordinance in other parts
of the community.

area between the 65 and 60 DNL contours, and
AOD-8 represents the area between the 60 and
55 DNL contours. The City of Mesa does not
enforce Airfidld Overlay Didricts4 through 8 due
to the conversion of WilliamsAir ForceBasetoa
cvilianarport and aggnificant dropintheleve of
military activity. The safety zones, however, are
dill enforced.

Maricopa County also enforces the same three
Airport Overlay Didricts Mesa enforces within
the unincorporated areas around Williams
Gateway Airport.

While both overlay didrict types previoudy
mentioned provide for compatible land use
around the airport, the Mesa and Maricopa
County overlay zoning digtricts described in thelr



respective ordinances are based upon themilitary
safety zones of an active military air force base.
Therefore, these zones are based on criteriathat
doesnot represent the current or proposed future
operationd gatus of the airport. In addition,
these overlay zoning didricts sop a the
corporate boundaries of Gilbert and Queen
Creek and therefore have no capability to
provide land use protection in these communities.

In addition to the overlay zoning districts specified
in Mesa and Maricopa County zoning
ordinances, Mesa, Gilbert, Queen Creek, and
Maricopa County have adopted Williams
Regiond Planning Study (WRPS) Overflight
Zoning Didtricts as a planning guiddine. The
WRPS Oveflight Zoning Didtrict is separated
into three subdigricts. Overflight Area 1 which
encompasses the 65 DNL noise contour;
Overflight Area2 which encompassesasquared-
off area between the 60 and 65 DNL noise
contour; and Oveflight Area 3 which
encompasses an areaoutsidethe 60 DNL but il
influenced by arcraft operations.

The WRPS Overflight Zoning Didtricts, however,
are based on a dominate civil aircraft presence
and are recognized by Mesa, Gilbert, Queen
Creek, and Maricopa County. These
communities could congder revising, broadening
and adopting the standards of the WRPS
Oveflight Zoning Didricts. Eight issues should
be considered.

1. Consder expanding the current 60 and
65 DNL boundaries to include areas from
the high range forecast noise contours that
fal outsde the WRPS contours (this would
be the same as the Planning Scenario noise
contour).

2. Condder reducing the size of the Airport
Influence Areaboundary to the north side of
the Superdtition Freeway.
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3. Condder adding Runway Protec-tion
overlay zones to protect the gpproachesto
each runway end.



4. Condder increasing exterior to interior
noise leve reduction from 20 to 30 for
resdentid development within the 60 DNL
boundary or AOZ-2 zone.

5. Congder prohibiting al noise-sengtive
land uses within the Planning Scenario 65
DNL contour.

6. Condder expanding noiseleve reduction
efforts to other land use categories.
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7. Consder adopting overflight didtricts as
part of zoning ordinance for Mesa, Gilbert,
Queen Creek, Maricopa County and Pind
County.

Exhibit 5E depicts the recommended Airport
Oveflight Zoning (AOZ) Didricts. Table 5A
shows a suggestion for revised AOZ didtrict
requirements for Mesa, Gilbert, Queen Creek,
Maricopa County and Pina County.



TABLE 5A

Potential Revised Noise Compatibility Matrix for the Overflight Zoning District
Mesa, Gilbert, Queen Creek, Maricopa County, and Pinal County

AOZ-1 AOZ-260- | AOZ-3
65 + 65 DNL 60-

RPZ® DNL AIA
RESIDENTIAL
Single-family, duplex, multi-family, manufactured housing N N Y[1,2,4,9] Y[1,2]
Recreational vehicle parks N N Y[1,2,4,9] Y[1,2]
Other residential N N Y[1,2,4,9] Y[1,2]
PUBLIC FACILITIES
Educetion facilities N N N Y[1]
Religious facilities, libraries, museums, galleries, clubs and lodges N N Y[1,4] Y[1]
Outdoor sport events, entertainment and public assembly, except N N N Y[1]
amphitheaters
Indoor recreation, amusements, athletic clubs, gyms and spectator N Y[1,5] Y[1,4] Y[1]
events
Neighborhood parks N Y[1] Y[1] Y[1]
Community and regional parks N Y[1] Y[1] Y[1]
Outdoor recreation: tennis, golf courses, riding trails, etc. N Y[1] Y[1] Y[1]
Cemeteries N Y[1] Y[1] Y[1]
COMMERCIAL
Hotelgmotels N Y[1,5] Y[1,4] Y[1]
Hospitals and other health care services N N N Y[1]
Services: finance, rea estate, insurance, professional and government N Y[1,4] Y[1,3] Y[1]
offices
Retail sales: building materials, farm equipment, automotive, marine, N Y[1,4] Y[1,3] Y[1]
mobile homes, recreational vehicles and accessories
Restaurants, eating and drinking establishments N Y[1,4] Y[1,3] Y[1]
Retail sales: general merchandise, food, drugs, apparel, etc. N Y[1,4] Y[1,3] Y[1]
Personal services: barber and beauty shops, laundry and dry cleaning, N Y[1,4] Y[1,3] Y[1]
etc.
Automobile service stations N Y[1] Y[1] Y[1]
Repair services N Y[1] Y[1] Y[1]
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TABLE 5A (Continued)

Potential Revised Noise Compatibility Matrix for the Overflight Zoning District

Mesa, Gilbert, Queen Creek, Maricopa County, and Pinal County

AOZ-165+ | AOZ-260- | AOZ3
DNL 65 DNL 60-

RPZ® AIA
INDUSTRIAL
Processing of food, wood and paper products; printing and N Y[1,6] Y[1,6] Y[1]
publishing, warehouses, wholesale and storage activities
Refining, manufacturing and storage of chemicals, petroleum and N Y[1,6] Y[1,6] Y[1]
related products, manufacturing and assembly of electronic
components, etc.
Manufacturing of stone, clay, glass, leather, gravel and metal products; N Y[1,6] Y[1,6] Y[1]
construction and salvage yards; natural resource extraction and
processing, agricultural, millsand gins
AGRICULTURE
Anima husbandry; livestock farming, breeding and feeding; plant N Y[1] Y[1] Y[1]
nurseries (excluding retail saes)
Farming (except livestock) 7 Y Y Y
MISCELLANEOUS
Transportation terminals, utility and communication facilities N Y[1] Y[1] Y[1]
Vehicle parking N Y[1] Y[1] Y[1]
Signs N Y Y Y
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KEY TO TABLE 5A
Land useis competible and is permitted.
Land useisincompatible and is not permitted.

A fair disclosure agreement and covenant shdl be recorded as a condition of development approva for dl permitted uses
inthe AlA Zoning Overlay Didtrict.

All plats recorded shdl be inscribed with the following: “These properties, dueto their proximity to Williams
Gateway Airport, are likely to experience aircraft overflights, which could generate noise level s that may
be of concern to some individuals.”

Theland use or activity is permitted. The developer shall be encouraged to incorporate fegtures into the design and
congruction of buildings where people live, work, or are otherwise received to achieve an outdoor-to-indoor noise level
reduction (NLR) of 25 decibels.

Theland use or activity is permitted; however, an outdoor-to-indoor noise level reduction (NLR) of 25 decibels must be
incorporated into the design and congtruction of those buildings where people live, work, or are otherwise received.

Theland use or activity is permitted; however, an outdoor-to-indoor noise level reduction (NLR) of 30 decibels must be
incorporated into the design and congtruction of those buildings where people live, work, or are otherwise received.

Useswhich produce air pollutants that may obscure vison in any way, or which involve raw materias, products or by-
products that pose a potential explosive hazard, are not permitted.

Structures are not permitted in the runway protection zone.

In order to minimize public exposure to accident hazard and crash potentia as generated by aircraft operations, no
building shdl be located within any portion of arunway protection zone as defined and designated by this Code.
However, such on-gite improvements as vehicle parking, slorm water retention, landscaping, and yard set-backs, as
otherwise required by this Code or other city regulation, may be permitted within the designated runway protection
zones. No dement of any landscaping shdl be allowed to penetrate any runway protection zone dope or other approach
surface.

Avigation essements are required which acknowledges that an airport islocated nearby and aircraft to/from the airport
have aright to fly over the property.
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Conclusion: Mesa, Gilbert, Queen Creek, and
Maricopa County, should consider revising their
Overflight Zoning Didrict sandards to reflect
additiond areas within the high range forecast
noise contours developed in this sudy aswell as
broaden theleve of arport land usecompatibility
protection. Condderation should be given to
amending the zoning ordinance for each entity to
include the Oveflight Zoning Didricts Pind
County aso should condder amending ther
zoning ordinanceto includethe Overflight Zoning
Didricts.

Subdivison Regulations

Subdivison regulations control the platting of land
by setting sandards for site plamning, lot layout,
and the desgn of utlites and public
improvements. They can encourage compatible
development around an airport by requiring the
condderation of arcraft noise during the plat
review by public officids. This might take the
form of requiring further noise attenuation festures
inthedteplan or adecrease or shift inthe density
of portions of the development.

Subdivison regulations are not well-suited to
addressing needs for noise attenuation athough
they can be used to inform prospective future
property owners of therisk of arcraft noise. In
some communities, noise levelsare shown onthe
find subdivison plats either by drawing the noise
contours on the plats or by assgning noise levels
to the lots. This makes the noise information a
metter of public record.  An important
disadvantage is that, while the plat is recorded
and on file forever, noise levels can change.

Another gpproach is to write a note on the plat,
or record acovenant with the plat, sating thet the
property is subject to potentidly disuptive
arcraft noise and advising consultation with locd
planning officids and the airport proprietor to get
current information about the noise Stuation. As
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a practica matter, however, buyers of property
rarely look at the plats.

Subdivison regulations can help protect the
arport from therisk of noise damage suits while
providing for notice to potentid buyers of
property by requiring, as a condition of
subdivision gpprova, the dedication of noiseand
avigation easements and non-suit covenants in
high-noise areas. Thisis Smilar to requirements
for the dedication of street right-of-way or utility
easements usudly found in subdivison regula-
tions.

An easement is a limited right to use property
owned by another. A noise and avigation
easement gives the arport, as owner of the
easement, the right to direct aircraft over the
property and thus to make noise. These
easements serve notice that the property is
subject to sgnificant arcraft noise which may, a
times infringe on a resdent's enjoyment of
property and may, depending on the degree of
acoudica treatment of the dwelling and the
individual's sensitivity to noise, affect his or her
wdl-being. The easement should date clearly
that noise levels might increase in the future and
that flight patterns or operating times might
change. A noiseand avigeation easement oftenin-
cludes a covenant waiving the property owner's
right to suetheairport proprietor for disturbances
caused by arcraft noise.



A supplementary provison to the City of Mesa
Zoning Ordinance requires the dedication of an
avigation easement on any proposed subdivison
plan or lot split within aMesa s Airfidd Overlay
Didrict. Thisprovison aso requires prospective
buyers to be notified that the property is
contained within one of these digtricts. 1t would
be reasonable to reflect these requirementsin the
Mesasubdivision regulations asan extrameasure
to ensure that they are not overlooked during the
subdivison review and gpprova process. The
remaining jurisdictions including Gilbert, Queen
Creek, and counties of Maricopaand Pind have
not adopted subdivision regulations pertaining to
impects of arcraft overflights.

Conclusion: Mesa, Gilbert, Queen Creek,
Maricopa County and Pind County could
condder amending their subdivisonregulaionsto
require the recording of far disclosure
agreements and covenants within the arport
influence area and dedication of noise and
overflight eesementswithin the Planning Scenario
60 DNL contour boundary. Thesewould inform
prospective buyers of potentid for significant
arcraft noise impacts and protect the airport
authority from potential noise damage law suits.
Incluson of these updated provisons into its
subdivison regulaions will provide insurance
againg these requirements being overlooked in
the subdivision review and gpproval process.

Because the City of Apache Junction and Pind
County would have no areas above 60 DNL
within their jurisdiction, they would not need to
enact specid subdivison regulations.

While the zoning proposas discussed previoudy
would greatly reduce the risk of future noise-
sengtive development in the study area, pecid
sound insulation measures may be gppropriatein
case scattered noise-sendtive  development
should occur. Infact, aspart of the City of Mesa
Zoning Ordinance, “any dructures requiring a
cetificate of occupancy or dedgned for
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Building Codes

Building codes regulate the condruction of
buildings, setting standards for materids and
congtruction techniques to protect the hedth,
welfare, and safety of resdents. Codes address
Sructura concerns, ventilation, and insulation,
each of which influences the noise attenuation
cgpabilities of a building.  Building codes
commonly gpply to both new construction and
mgor dterations.

Building codes can require sound insudioninthe
condruction of noise-sendtive uses in aress
subject to high arcraft noise levels.  Although
they are sometimes used within the 60 DNL
contour, requirements for sound insulation
customarily are gpplied within the 65 DNL con
tour with increasingly stringent sandardsinthe 70
and 75 DNL contours. Mogt sound insulation
code standards describe in detail the required
improvements needed to achieve agiven leve of
noise reduction. The building ingpector must see
that the improvements have been properly made.

If S0, the builder is presumed to have met the
sound insulation target without being required to
do any specid noise measurement tests.

Building codes gpply throughout the Williams
Gateway study area to ensure congtruction of

sdfe buildings. All sudy area jurisdictions have
adopted a verson of the Uniform Building Code
(UBC). While this code establishes uniform
thermal insulation standardsfor new congruction,
it has no specid sound insulation standards to
provide protection from externa noise sources.

habitation”, located within an arfidd overlay
digtrict will be denied a building permit unless
certain noiseleve reduction (NLR) standardsare
met. The amount of noise reduction required is
determined by two factors; (1) theairport overlay
digrict the dructure is within, and (2) wha
activity will take place within the Structure.



As mentioned previoudy, the City of Mesa does
not enforce the mgority of it's arfidd overlay
zones sincethey are based on only operations by
military arcraft. In turn, Mesa uses noise
atenuating congruction standards that are set
forth in the Williams Regiona Planning Studly.
This requires noise attenuaing congtruction
methods able to maintain a exterior to interior
noise level reduction of 20 dBA for any new or
remodeled building contained within Airfied
Overlay Area Il. This area is reviewed in
Chapter One and depicted on Exhibit IM. This
area should be further refined to follow the
squared off 60 DNL “planning scenario noise
contour” boundary established by the Gateway
Airport Master Plan high range 2020 forecast.
Not only should the city’s Zoning ordinance be
updated to reflect these requirements, related
sandardsin the building codewould hdp with the
implementation of these requirements.  This
would require the adoption of aloca amendment
to the Uniform Building Code currently in use.
Gilbert, Queen Creek and Maricopa County
could aso consider sound insulation standardsfor
new noise-sengtive development since they dso

Sound insulation may cost locd builders more
than conventional condruction. Mog of the
additional cost would be for acoustical windows,
wherethey are necessary. Other sound insulation
condruction techniques should result in only very
minor, if any, codt increase as they involve
primarily specid ingdlation techniques with a
minimum of unusud or expensve maerids. Of
course, not only is a properly sound-insulated
home quigter, it is dso highly energy-efficient.
Any additiona cogs are buying red vauefor the
future homeowner; therefore, the additiona costs
of sound insulation may be able to be recouped
through the marketing process.

At least three approaches may betaken to setting
gpecific sound insulation dtandards: (1) using
prescriptive  standards, (2) using flexible
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have some areas of jurisdiction within the noise
contours.

Sound insulation standards would be an effective
way to enhance land use compdtibility in the
arport area, especidly if used as pat of a
comprehensive land use management gpproach.
Thenoise overlay zoning ordinance could declare
which noise-sengtive uses should be sound-
insulated within each noise overlay zone. The
gpecific  condruction sandards would  be
described in the building code. 1t would be the
duty of theloca building inspectorsto ensure that
sound insulation is properly indaled.

The additional adminigtrative burdens posed by
sound insulation standards should not be severe.
Locd communities dready have a building
inspectionsprocess. Itispossiblethat aneed for
additional inspections could increase the cogtsto
locd regulaory agencies. If so, these costs
should be covered through inspection fees.
Proper adminigration of these requirements is
critical. It would require careful ingpections and

gpecid training of building inspectors.

sandards, or (3) using performance standards.
These are discussed in the following sections.

Prescriptive Standards.  This is perhaps the
most commonly used agpproach to sound
insulation sandards. The building code could be
anended to st forth specific construction
gandards intended to achieve a given leve of
noisereduction. It would be the duty of theloca
building ingpectors to ensure tha the correct
materials are used and congruction is done
properly. After ingdlation and a successful
ingpection, the building is presumed to be able to
achieve the targeted leve of noise reduction.

Flexible Code Standards: This dternative
would describe the required "sound transmission
dass' (STC) rating of al building components.
STC is a system for rating the effectiveness of



partitions, floors, callings, windows, and doorsin
atenuating thetransmission of sound. Theratings
are determined through standardized |aboratory
tests of sound transmission at variousfrequencies.
The higher the STC rating, the better the sound
reduction. A builder would be free to use any
materias desired aslong as evidenceis provided
that the required STC rating has been met.

Jurisdictions desring to undertake such an
goproach should retain the assstance of a
qualified acoudticad engineer in developing the
dandards. The objective of the regulations
should be to specify the STC ratings of various
building components needed to achieve an overdl
noise level reduction of 25 to 30 decibels,
depending on the noise contour where the
proposed development is located.

Performance Standards. A performance-
based standard would focus on the final result to
be achieved by the congtruction. The standard
would describe the required outdoor-to-indoor
noise reduction. The builder could use any
materids or techniques he desires as long as he
can certify that the plans and finad congtruction
meet the standard. This would require the
assistance of an acoudtica engineer in designing
the building and checking congruction. It would
aso requiretesting the building after congruction.

The performance standards could be set in the
zoning ordinance and would be particularly essy
to adminigter in the case of conditiond uses,
gpecid uses and planned developments. These
kinds of developments are aready subject to
specid reviews and performance standards.

The advantage of this approach isthat the builder
has the flexibility to design the building as he
deems best. It dso avoids the complexity of
drafting, adopting, and administering specid
sound insulation building code amendments.  In
addition, verification
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of compliance with the requirements is the
respongibility of the builder and hisengineer. The
disadvantageisthat the citieswould haveto verify
the certifications made by the builder and the
engineer. Builders dso may lack confidence in
regulations which are subject to case-by-case
verification and gpprovd.

Conclusion:  The City of Mesa Zoning
Ordinance sets roise level standards for noise-
sengtive condruction within the arfield overlay
zones. While many of these zones are no longer
enforced, Mesadoes use the boundaries set forth
inthe Williams Regiond Planning Study. All new
congruction and mgor dterations to exising
building require the use of sound attenuation
gtandards to create a exterior to interior noise
leve reduction of 20dBA. Consderation should
be given to updating the boundary to reflect the
60 DNL “planing scenario noise contour” and
increesng the exterior to interior noise leve
reduction from 20 dBA to 30 dBA. Gilbert,
Queen Creek, Maricopa County and Pind
County should aso consder adopting these
dandards and dong with the City of Mesg,
incorporate them as revisons to their respective
building codes. Because the City of Apache
Junction would have no areas above 60 DNL
within their jurisdiction, they would not need to
enact specid noise leve reduction standards in
their building codes.

Based on experiencewith these programsaround
the country, severa conditions for the successful
use of TDR have been identified. Therecaving
digricts must be capable of immediae
development, the regulatory process must have
integrity and be trusted by developers, the
regulatory agency must beabletoinformand help
property owners and developers, and programs
must be as smple as possble and facilitate the
sdf-interest of al involved parties. (See"Making
TDR Work," by Peter J. Fizor, intheJournal of
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Transfer of Development Rights

Land ownership actudly includes a bundle of
rightsto theuse of that land. Theseincluderights
of access, minerd rights, rights to the airspace
above the land, and rights to develop the land.

Trander of development rights(TDR) isbased on
the idea that each right has amarket vaue which
can be separated and sold without sdlling the

entire property.

TDR was developed as a way to preserve
environmentaly important areaswithout having to
buy themwith public funds. Thetechniquebegins
by dividing the municipdity into sending and
recelving zones. The sending zones are areas
where environmentd preservation and minima
development aredesired, and thereceiving zones
ae areas where additiond development is
preferred.  Development rights, measured in
terms of development dendty, are assigned
through the zoning ordinance. If developersinthe
receiving areas can get additiond development
rights, they aredlowed to build to higher dengities
than normdly adlowed by the zoning ordinance.
They would buy these rights from landownersin
the sending zones. In this way, the public can
benefit from preserving environrmentaly vauable
land, the owner of that land can be pad for
preserving it, and developers can regp higher
profits.

the American Planning Association, Vol. 52,
No. 2, Spring 1986.)

A vaiation of TDR is dendty transfer zonng.
This alows developers of severd large tracts of
land to move their dlotted dengties among tracts
to reduce dendties in aeas worthy of
preservation.  This differs from TDR because
only one owner isinvolved in the trandfer, and a
system for sde and purchase of development
rights is not required. Dendty transfer zoning



often can be achieved through crestive use of the
planned unit development process.

In rgpidly growing areas with large amounts of
vacant land, TDR can be an effective tool for
arport land use compatibility plaming. At no
cost to the taxpayers, it can neatly ded with the
problem of what to do with land in high noise
zones when there are no practicad dternativesto
resdentia development.

TDR is a very complicated technique that is
difficult to justify solely for the purposes of airport
land use compatibility. If alocd jurisdiction is
dready udng or conddering TDR, arport
compatibility criteriacould beincluded with other
environmentd  criteria in the desgn of the

program.

Conclusion: TDRisnot currently being usedin
the Williams Gateway Airport area nor is it
needed for arport compatibility purposes. As
discussad in previous sections, current land use
planning, in addition to potentid revisons to
conventiond land useregulations, can adequately
meet the need for compatible development in the
arport area.  This technique does not deserve
further consderation.

At the mog formd leve, fair disclosure can be
implemented through regulations requiring the
sdler or his agent to provide a notice of aircraft
noise exposure on thereal estate listing sheet and
at the time that a sales contract is executed. In
addition, any easements should bereveded at the
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Environmental Zoning

Specid  zoning regulations to  presarve
environmentally sendtive aeas or protect
development from environ-menta hazards dso
can promote land use compatibility near airports.
Hoodplain overlay zoning, which redricts or
prohibits devdopment in dl or pat of the
floodplain, is the most common form of
environmental zoning.  Other environmentd
zoning regulations may include stegp dope zoning
requiring low development dengties and specia
congtruction standards, wetland preservation
zoning limiting dengtiesand the design of drainage
fadilities, and groundwater recharge zoneslimiting
building densty and lot coverage. All can be
used to restrict the devel opment of noise-sensiive
uses in environmentally sengitive aress that are
aso impacted by arcraft noise.

Conclusion: Given the locd environment (no
ggnificant flood plains, wetlands, efc.) various
forms of environmenta zoning regulaions in the
locd areado not directly lend themsdvesto dso
promoting arport noise compatibility.  This
technique does not deserve further consideration.

Fair Disclosure Regulations

Fair disclosure regulations are not actudly land
useregulaions. They areintended to ensure that
prospective buyers of property areinformed that
the property is or will be exposed to potentialy
disuptive arcraft noise. It is not uncommon
around even mgor arports for newcomers to
report having bought property without having
been informed about airport noise levels.

time of closng. Although these measures are
intended to protect buyersof property from being
unaware of aircraft noise, a potentia problem is
that they can be difficult to enforce.



Fair disclosure regulaions can place a serious
respong bility on red edtateagentsand lenders. If
theregulations are properly drafted, however, the
responsbilities of red edtate agents and sdlers
aredearly defined and should belimited Ssmply to
disclosng the arport noise leves or overlay
digricts affecting the property and directing
buyersto airport officids for more information.

Another approach to fair disclosureisto require
the recording of afair disclosure agreement and
covenant a the time of rezoning or subdivison
plat approval. The agreement would require the
property owner to disclose the arport noise
dtuation to prospective buyers. As a covenant
running with theland, thisrequirement would bind
al future property owners.

A less direct gpproach to fair disclosure is to
require the dedication of avigation easements or
noise and overflight easements as a condition of
development gpprova within high-noise aress.
The easements become arestriction on the deed
to the property that must be reveded at the
cloang on subsequent sdes. A more limited
gpproach to fair disclosure is to require the
recording of a notice with the plais of new
As mentioned previoudy, the City of Mesa has
established policesfor both far disclosureandthe
edtablishment of avigation easements as part of
it's Airfidd Overlay Zoning. Although Mesa no
longer enforces the mgority of these overlay
districts, Mesa does recognize and use both fair
disclosure and avigation easement recording as
edablished in the Williams Regiond Panning
Study. Gilbert, Queen Creek, and Maricopaand
Find Counties currently do not implement fair
disclosure policies.

Conclusion: Arizona law authorizes the
establishment and recording of arport influence
areas aswell asdisclosure of public useairports.
Mesa, Gilbert, Queen Creek, and Maricopaand
Pina counties should consider using these laws.
These laws fal short, however, of an ar-tight

5-22

subdivisonsinthenoise-impacted area. 1t would
identify the subdivision aspotentiadly impacted by
arcraft noise and would advisethat locd planners
and arport officids be contacted for the most
recent information about noise levels impacting
the property. These approaches have been
discused in the noise overlay zoning and
subdivision regulations sections.

As noted near the beginning of the chapter,
Arizona law authorizes municipd and county
airport operators to establish arport influence
areas and record maps of these areas to make
the potentia for airport-related impacts a matter
of public record. This helps to achieve the fair
disclosure objective.

Arizonalaw recently authorized a second method
of far disclosure. This requiresthe disclosure of
public use arports to prospective purchasers of
red edtate within the airport “vicinity” (vicinity is
defined as the area within 60 DNL contour and
traffic pattern airgpace). The benefit of thislaw,
however, islimited to only thefird time buyer. It
is suggested that if this option is consdered the
Planning Scenario noise contours be used.

guarantee of the disclosure of arport noise and
overflight conditions in areas near an airport,
especidly inthe early phase of the sales process.

If Mesa, Gilbert, Queen Creek, and Maricopa
and Pina Counties are intereed in more
complete disclosure than would be provided for
by smply establishing an arport influence area
and red estate map, they could consider taking
additional actions. A previous section on airport
noise overlay zoning discussed the possibility of
requiring the recording of far disclosure
agreements and covenants for new devel opment
within the arport influence area. This measure
would hdp promote far disclosure of the
potentiad for airport impacts, supplementing the
State laws.



EXPENDITURE TECHNIQUES

Land use management techniquesinvolving direct
expenditures indlude the following:

*  Property Acquisition

*  Noise and Avigation Easement
Purchase

*  Devedopment Rights Acquidtion

*  Purchase Assurance

* SdesAssgance

*  Sound Insulation

These measures are usudly consdered as alast
resort because they ae expensive, often
disruptive, and sometimes controversd. They
ae mog often judified when arcraft noise
impacts are severe and cannot be mitigated
through noise abatement done. These measures
arepotentidly digiblefor FAA funding assstance
through the noise st-asde of the Airport
Conclusion: Becauseno noisesenstiveusesare
located inside the 65 DNL @ntour based on
1999 or 2004 noiselevels, none of these Federa
expendituretechniques are gppropriateat William
Gateway Airport.

When funding becomes available under the
Growing Smarter program, this may provide
another dterndive to development within the 65
DNL noise contour. However, without the grant
program in place and the uncertainty of the
amount of funding available, conventiond land
use planning and zoning techniques continue to be
the mogt practicd methods for land use
managemen.
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Improvement Program if they are part of an
FAA-approved Part 150 Noise Compatibility
Program. In generd, to be digible for FAA
gpprova these programs can gpply only within
the 65 DNL contour based on existing conditions
or the five-year forecast condition.

An opportunity may exis to purchase
devdopment rights with State grant money
indead of Federd money. Purchasing
devel opment rights has been recommendedwithin
the Growing Smarter legidation framework as a
method of providing buffersfor military basesand
traning ranges. The Growing Smarter
Commisson recommended a dSatewide
competitive grant program open to private land
owners, state agencies, specid didricts, locd
governments, and land trusts. The state or local
government would, however, hold or retan
ownership of the development rights.

PRELIMINARY LAND USE
ALTERNATIVES

Table 5C shows the prdiminary lis of land use
management  dternatives deserving  serious
congderation. These areto bereviewed by the
Panning Advisory Committee, the arport
management, and the public. Refinements to
these preliminary measures may be necessary
before the fina plan is developed. In addition,
more detailed consideration of theimplementaion
of these recommend-&ionsis necessary.



TABLE 5C
Land Use Management Alter natives Deserving Further Consider ation
Williams Gateway Airport

Implementing
Description Cogt Agency
1. Egablish arrport influence areaand record it with County Recorder Adminigretive Mesa, Gilbert, Queen
according to State law. Creek, Maricopa
County, and Pind
County
2. General Plan Amendment: Update Generd Plansto reflect the Adminigtretive Mesa, Gilbert, Queen
noise contours from Part 150 Study. Use a combination of the 2015 noise Creek, Maricopa
contours from the 1993 Master Plan and the 2020 high range forecast County, and Pina
contours developed as part of thisstudy as*land use planning scenario.” County
3. General Plan Amendment: Notethat the god of Mesa, Gilbert,and | Adminigtrative Mesa, Gilbert, and
Queen Creek isto retain compatible land use designations for undevel oped Queen Creek.
land within the Airport Influence Area
4. General Plan Amendment: Designate al undeveloped land within Adminigretive Mesa, Gilbert, Queen
the Planning Scenario 60 DNL boundary for future noise-competible Creek, Maricopa
development. Amend Mixed Use designations within the Planning County, and Pina
Scenario 60 DNL boundary to prohibit residentia land uses. County
5. General Plan Amendment: Enact guiddines specifying noise Adminigtretive Mesa, Gilbert, Queen
competibility criteriafor the review of development projectswithinthe Creek, Maricopa
Planning Scenario 60 DNL boundary. County, and Fina
County
6. Zoning Amendments: Amend Zoning Map to reflect compatibleland | Administrative Mesa, Gilbert, and
useswithin Planning Scenario 60 DNL boundary or as an dterndtive Queen Creek.
changetheresdentid dendties. Maricopa County
7. Airport Overflight Zoning Amendment: Amend Zoning Map to Adminigretive Mesa, Gilbert, Queen
reflect Planning Scenario noise contours and airport influence area. Revise Creek, Maricopa
ordinance text to broaden noise compatibility standards, providefor fair County, and Pind
disclosure agreements and covenants. (See Teble5A) County
8. Airport Noise Overlay Zoning: Enact overlay zoning to provide Adminigtretive Mesa, Gilbert, Queen
noise compatibility land use standards near Airport. (See Table5A.) Creek, Maricopa
County, and Pina
County
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TABLE 5C (Continued)
Land Use Management Alter natives Deserving Further Consider ation
Williams Gateway Airport

Implementing
Description Cogt Agency
9. Subdivision Regulations Amendment: Require recording of fair Adminigretive Mesa, Gilbert, Queen
disclosure agreements and covenants within airport influence area. Require Creek, Maricopa
noise and overflight easements within AlA District. County, and Pina
County
10. Building Code Amendment: Enact construction standards for Adminigtretive Mesa, Gilbert, Queen
achieving outdoor-to-indoor noise level reductions of 30 decibelswithinthe Creek, Maricopa
Planning Scenario 60 DNL boundary. County, and Pina
County
11. Real Estate Fair Disclosure: Establish “airport vicinity” map Adminigretive William Gateway

using the airport influence area.and Planning Scenario contours.

Airport Authority.
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