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 AIRPORT LAND USE 

COMMISSION  

 
Quincy Yaley, AICP 

ALUC Secretary

   Columbia Airport and Pine Mountain Lake Airport  

 

TUOLUMNE COUNTY 
SPECIAL AIRPORT LAND USE COMMISSION 

A.N. FRANCISCO BUILDING 
48 YANEY AVENUE, 4TH FLOOR CONFERENCE ROOM 

MAY 18, 2023 
  6:00 p.m. 

 

 

You may submit written comments by U.S. mail at 2 South Green Street, Sonora, CA 95370 or 
email (CDD@tuolumnecounty.ca.gov) for retention as part of the administrative record. 
Comments will not be read during the meeting.  

 

1. CALL TO ORDER 
 

 

2. MINUTES 
 

Consideration of Minutes of the ALUC Meeting of February 2, 2023. 
 

3. PUBLIC COMMENT 
 

Members of the public may speak on any item not on the printed agenda.  No action may be 
taken by the Commission. 
 

4. PUBLIC HEARING 
 

None 
 

 

5. OLD BUSINESS 
 

 None 
 
 

6. NEW BUSINESS 
 
 

1. VUYOVICH, Building Permit B2023-00478 to allow construction of a (1,536 square 
feet) single family dwelling with an 8 foot wrap-around porch on a 2.4 acre parcel 
zoned A-10:MX:AIR (General Agricultural Ten Acre Minimum: Mobilehome Exclusion 
Combining: Airport Combining) under Title 17 of the Tuolumne County Ordinance 
Code. 

 
22801 Chili Gulch Road, Columbia.  A portion of Sections 10 and 15, Township 2 North, 
Range 14 East, Mount Diablo Baseline and Meridian. Assessor’s Parcel Number 032-120-
037. In Airport Land Use Compatibility Zone B1 of the Columbia Airport. 

 
 

2. PATTERSON, ALUC23-019 for the review of Zone Change RZ23-002 to rezone a 
24.06± acre portion of a 25.06± acre parcel (APN 033-160-064) from AE-37:MX:AIR 
(Exclusive Agricultural, 37-Acre Minimum:Mobilehome Exclusion Combining:Airport 
Combining District) to A-20:MX:AIR (General Agricultural, 20-Acre 
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Minimum:Mobilehome Exclusion Combining:Airport Combining District) and to rezone 
a 1.0 acre portion of a 24.06± acre parcel (APN 033-160-064) from AE-37:MX:AIR to 
R-1:MX:AIR(Single Family Residential:Mobilehome Exclusion Combining:Airport 
Combining District) under Title 17 of the Tuolumne County Ordinance Code. 

 

The project site is located 200± feet northwest of 10911 Martin Terrace Court in the 
community of Sonora. Within a portion of Section 26, Township 2 North, and Range 14 East, 
Mount Diablo Baseline and Meridian. Within Supervisorial District 1. Assessor’s Parcel 
Number 033-160-064. Located within Compatibility Zone D of the Columbia Airport. 
 
3. LIONUDAKIS, Building Permit B2022-02445 to allow construction of a 4,200 square-

foot hangar with attached 1,500 square-foot single family dwelling on a +0.68- acre 
parcel zoned RE-1:MX:AIR (Residential Estate, 1 Acre Minimum:Mobilehome 
Exclusion Combining:Airport Combining) under Title 17 of the Tuolumne County 
Ordinance Code. 

 
20934 Woodside Way, Groveland.  A portion of Section 11, Township 1 South, Range 16 
East, Mount Diablo Baseline and Meridian. Assessor’s Parcel Number 093-180-011. In 
Compatibility Zone B1 of the Pine Mountain Lake Airport. 

 
 

7. COMMISSION BUSINESS 
 
 None 

 
8. COMMISSIONER/STAFF REPORTS   

 
9. ADJOURNMENT 
 
 

The Minutes, Staff Reports, and planning documents for the items referenced in this Agenda are 
available for review at the Tuolumne County Community Development Department, 48 Yaney 
Avenue, Sonora, California, and online at www.tuolumnecounty.ca.gov.     
 
Any other materials related to the items referenced in this Agenda that are provided by the County 
to the Commissioners prior to the meeting are available for review at the Tuolumne County 
Community Development Department, 48 Yaney Avenue, Sonora, California, and will be available 
at the meeting.  Any materials provided to the Commissioners during the meeting by the County 
will be available for review at the meeting, and materials provided by the public will be available for 
review at the Community Development Department the day following the meeting.  

 

In compliance with the Americans with Disabilities Act, if you need special assistance to participate 
in this meeting, please contact the Tuolumne County Community Development Department at 
(209) 533-5633.  Notification 48 hours prior to the meeting will enable the County to make 
reasonable arrangements to ensure accessibility to this meeting (28FR35.102-35.104 ADA Title 
11) 
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 AIRPORT LAND USE 
COMMISSION  

 
Quincy Yaley,  

ALUC Secretary
    Columbia Airport and Pine Mountain Lake Airport  

 
     SECRETARY’S EVALUATION 

 
   
  DATE:    April 4, 2023 
 
  SURFACE/MINERAL  
  RIGHTS OWNERS: Steven Vuyovich  
 
     APPLICANT:  Steven Vuyovich  
                 PROJECT  
     NUMBER:       ALUC23-016 
 

PROJECT AND LOCATION 
     PROJECT 
  DESCRIPTION: Building Permit B2023-00478 to allow construction of a (1,536 square feet) 

single family dwelling with an 8 foot wrap-around porch on a 2.4 acre parcel 
zoned A-10:MX:AIR (General Agricultural Ten Acre Minimum: Mobilehome 
Exclusion Combining: Airport Combining) under Title 17 of the Tuolumne 
County Ordinance Code.  

 
LOCATION: 22801 Chili Gulch Road, Columbia.  A portion of Sections 10 and 15, 

Township 2 North, Range 14 East, Mount Diablo Baseline and Meridian. 
Assessor’s Parcel Number 032-120-037. In Airport Land Use Compatibility 
Zone B1 of the Columbia Airport. 

 
1. An application was submitted to propose the construction of a 32-foot by 48-foot (1,536 

square feet) single-family dwelling with an 8-foot-wide wrap-around porch in Zone B1 of the 
Columbia Airport. The proposed single-family dwelling will be approximately 21.5 feet in 
height above grade at the highest point of the building.  The structure is to be constructed of 
Smartside Precision Vertical Paneling with a standing seam metal roof.  Photovoltaic solar 
system panels are proposed to be installed via a later deferred submittal.  Water is to be 
provided by a private well and sanitary sewer will be through a private septic system on the 
property.  This parcel is not within any existing subdivision.   
 

ALUC Plan Review 
 
2. The project site is located within Compatibility Zone B1 associated with the Columbia Airport. 

The single-family dwelling has an approximate base elevation of 2,140 feet above mean sea 
level and will be located within the 50-55dB noise contour associated with the Columbia 
Airport. There are two Deed Recordations on this parcel for the Airport proximity notice, these 
recordation numbers are 2012013843 and 2012013867 recorded on 10/10/2012.  

 
3. Since the single-family dwelling is to be located within Zone B1, which allows 0.1 dwelling unit 

per acre, ministerial permits, such as a building permit, must be sent to the ALUC 
Commission (Policy 2.1.5.2(b)(1)). 

 
4. The ALUC Commission has three choices of actions after reviewing the proposed project: 

(a) Find the plan, ordinance, or regulation consistent with the Compatibility Plan.  
(b) Find the plan, ordinance, or regulation consistent with the Compatibility Plan, subject 

to modifications which the Commission may specify.  
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(c) Find the plan, ordinance, or regulation inconsistent with the Compatibility Plan. In 
making a finding of inconsistency, the Commission may note the conditions under 
which the plan, ordinance, or regulation would be consistent with the Compatibility 
Plan. (Policy 2.2.2.3 and 2.2.3.3) 

 
5. The primary criteria for assessing whether a potential land use development is to be judged 

compatible with a nearby airport are set forth in the Primary Compatibility Criteria matrix, 
Table 2A on page 2-18 of the Compatibility Plan. These criteria are to be used in conjunction 
with the compatibility map and policies for each airport as presented in Chapter 3 (Policy 
2.2.4.1). These criteria for the B1 Zone are listed below: 

 
     Zone        Location             Residential     Other uses        Prohibited                         Other Development 
                                                  (du/ac)1        (people/ac)2         Uses                                    Conditions 
 
 

 
 
 
 
 
 
 
 
     Table 2A – Primary Compatibility Criteria 

 
Table 2A lists an allowable residential density of 0.1 residential dwelling units per acre 
within the B1 Compatibility Zone.  This project, which proposes to construct 1 dwelling unit 
on a 2.4-acre lot located within the B1 Compatibility Zone is outside of the density 
requirements of the B1 zone.  However, this is consistent with the other adjacent existing 
parcels with dwellings on them in the immediate vicinity.  The single-family dwelling does 
not constitute a prohibited use per the County’s zoning ordinance or the Compatibility 
Plan.  The site is not located within the extended runway centerline of Runway 11-29.   

 
6. Hazards to flight include physical (e.g., tall objects), visual, and electronic forms of 

interference with the safety of aircraft operations. Land uses which may cause visual, 
electronic, or bird strike hazards to aircraft in flight shall not be permitted within any airport’s 
influence area. During review of projects submitted to it, the Airport Land Use Commission 
shall review such applications for hazards to flight. Specific characteristics to be avoided 
include:  

• glare or distracting lights which could be mistaken for airport lights. 
• sources of dust, steam, or smoke which may impair pilot visibility. 
• sources of electrical interference with aircraft communications or navigation. 
• any use, especially landfills and certain agricultural uses, which may attract large 

flocks of birds. 
 

7. The project does not propose any land uses identified as incompatible in Table 2A of the 
Compatibility Plan. Further, the proposed single-family dwelling does not create any hazards 
to flight identified in Policy 2.5.3.5.  The project is consistent with the Compatibility Plan. 

8. The project’s proposed structure does not fall within the mapped Critical Height Zone and 
Height Caution Zone of the Columbia Airport.  The proposed structure is anticipated to be a 
maximum of 19’-3” above grade at its peak.  Per Policy 2.4.3.2(a)(1) of the Compatibility Plan, 
all locations within Compatibility Zones B1 are considered to be within the Critical Height 
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Zone, and per Policy 2.4.3.2(a)(3), all proposed projects located within the Critical Height 
Zone are subject to ALUC review.   

9. Per Table 2A and Policy 2.4.3.2(a)(3), based on its presence in Compatibility Zone B1, the 
project is subject to airspace review for its structures.  CDD staff have prepared this analysis, 
to see if the proposed structure of the project falls beneath the FAR Part 77 surface plane for 
the Columbia Airport.  The proposed location of the structure is approximately 408 feet offset 
perpendicular to the centerline of Runway 11-29.  Per the Airport Master Plan, this places its 
location within the footprint of the FAR Part 77 7:1 transitional section, approximately 283 feet 
away from the edge of the Obstacle Free Zone (OFZ) and Object Fee Area (OFA).  Based on 
this hinge point constituting the toe of the 7:1 transitional slope, and an ground base elevation 
of 2,116 feet above mean sea level in the extension of the centerline of Runway 11-29 
immediately adjacent and perpendicular to the construction site, and a building peak elevation 
of 2,155.25 feet above mean sea level as shown on plan submitted with the project, the 
highest point of the proposed structure should be approximately 1 foot below the surface 
plane of the 7:1 transitional slope.  Please see Exhibit D attached elsewhere in this report for 
a diagram.    

10. The proposed residential structure would be constructed outside of the 55 dB CNEL noise 
zone. Table 2B of the Compatibility Plan identifies single-family residential dwellings as a 
“normally acceptable” use within the 50-55 CNEL dB. It indicates that a slight interference 
with outdoor activities. Conventional construction methods will eliminate most noise intrusions 
upon indoor activities.  
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Ordinance Code Review 
 

11. Assessor’s Parcel Number 032-120-037’s zoning contains the Airport Combining (:AIR) 
district. The regulations pertaining to the :AIR district are codified in Chapter 17.49 of the 
Zoning Ordinance.  Section 17.49.030 of the Ordinance Code states that development, as 
defined in Section 18.24.040 of the Ordinance Code, within the :AIR district shall be 
consistent with the Tuolumne County Airport Land Use Compatibility Plan and Chapters 
18.24 and 18.28 of this code. Pursuant to Section 18.24.040(A) of the Ordinance Code, 
building permits are subject to Chapter 18.24. 

 
12. Section 18.24.050 of the Ordinance Code states as follows: 

 

The Airport Land Use Commission may find the application or proposal consistent with the 
Tuolumne County Airport Land Use Compatibility Plan, consistent with the plan subject to 
modifications or conditions which the Airport Land Use Commission may specify, or 
inconsistent with the plan. In finding the application or proposal consistent with the plan, the 
Airport Land Use Commission shall determine the following: 
 
A. The project is within the height limits established by the Federal Aviation 

Administration, or is otherwise authorized by the Federal Aviation Administration 
pursuant to its regulations; 
 

B. The use is consistent with the adopted Tuolumne County Airport Land Use 
Compatibility Plan, or will be consistent subject to conditions imposed by the Airport 
Land Use Commission; 
 

C. The use will not result in hazards to flight, specifically it will not generate any of the 
following: 
 
1. Glare or distracting lights which could be mistaken for airport lights; 
 
2. Sources of dust, steam, or smoke which could impair pilot visibility; 
 
3. Sources of electrical interference with aircraft communications or navigation; 
 
4. Any use, especially landfills and certain agricultural uses, which may attract large 

flocks of birds; or 
 
5. Hazards to flight which would otherwise endanger the landing, taking off, or 

maneuvering of aircraft intended to use the airport. 
 

13. The project is consistent with the height limits established by the FAA, is consistent with the 
Compatibility Plan, and will not result in hazards to flight. The project is consistent with 
Tuolumne County Ordinance Code.  

Federal Aviation Regulations 
 

14. Section 77.9 of the Federal Aviation Regulations (FAR Part 77) requires that each sponsor 
proposing construction or alteration that would result in the following must notify the 
Administrator of the FAA:  
• Any construction or alteration exceeding 200 ft above ground level. 

• Any construction or alteration: 
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o within 20,000 ft of a public use or military airport which exceeds a 100:1 surface 
from any point on the runway of each airport with at least one runway more than 
3,200 ft. 

o within 10,000 ft of a public use or military airport which exceeds a 50:1 surface 
from any point on the runway of each airport with its longest runway no more than 
3,200 ft. 

o within 5,000 ft of a public use heliport which exceeds a 25:1 surface. 
15. Pursuant to Section 77.17, the notification shall use FAA Form 7460-1 and must be submitted 

at least 45 days prior to the start of the construction or alteration. Persons failing to comply 
with the provisions of FAR Part 77 are subject to Civil Penalty under Section 902 of the 
Federal Aviation Act of 1958, as amended and pursuant to 49 U.S.C. Section 46301(a). 
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SECRETARY’S CERTIFICATION 

 
COMPATIBILITY PLAN: 

 
Pursuant to Section 18.24.050 of the Tuolumne County Ordinance Code, I hereby certify as follows: 

 
 A. The project is within the height limits established by the Federal Aviation Administration 

(FAA), or is otherwise authorized by the FAA pursuant to their regulations and conditions 
listed under Paragraph C. 

 
 B. Subject to the conditions listed in Paragraph C, I certify that the use is not anticipated to: 
 

• Create electrical interference with radio communication between the Airport and aircraft. 
• Make it difficult for flyers to distinguish between Airport lights and others. 
• Result in glare in the eyes of flyers using the Airport.   
• Impair visibility in the vicinity of the Airport. 
• Otherwise endanger the landing, taking off, or maneuvering of aircraft intended to use the 

Airport, excepting the penetration of height restrictions noted above. 
 
 C. The use is consistent with the adopted Tuolumne County Airport Land Use Compatibility 

Plan, subject to the following conditions: 
 

 1. No new structure constructed or new vegetation, such as trees, located on the project 
site shall exceed a height of 40’.  The height of a structure includes any antenna, 
chimney, or other attachments.   

   
 2. Any new structure, development, or use on the project site shall be constructed, 

painted, designed, or operated in such a way as to avoid: 
 

 a. Glare or distracting lights which could be mistaken for airport lights; 
 

 b. Sources of dust, steam, or smoke which may impair pilot visibility; 
 

 c. Sources of electrical interference with aircraft communications or navigation; 
and 

 

   d. Any use which may attract large flocks of birds. 
 

3. File a Notice of Proposed Construction or Alteration (Form 7460-1) with the Federal 
Aviation Administration (FAA) in accordance with 14 Code of Federal Regulations, 
part 77 pursuant to 49 U.S.C., Section 44718, at least forty five (45) days prior to the 
start of construction of any new structures on the project site if necessary.  A copy of 
the form shall be submitted to the Community Resources Agency.  Alternatively, the 
form may be completed on-line at: http://forms.faa.gov/forms/faa7460-1.  
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EXHIBIT A: SITE MAP 
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EXHIBIT B: SITE PLAN 
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EXHIBIT C: ELEVATIONS 
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EXHIBIT D: FAR77 AIRSPACE ANALYSIS 
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 AIRPORT LAND USE 
COMMISSION  

 
Quincy Yaley,  

ALUC Secretary
    Columbia Airport and Pine Mountain Lake Airport  

 
     SECRETARY’S EVALUATION 

 
   
  DATE:    April 19, 2023 
 
  SURFACE/MINERAL  
  RIGHTS OWNERS: Craig West & Frankie West   
 
     APPLICANT:  Scot Patterson 
  
                 PROJECT  
     NUMBER:       ALUC23-019/Zone Change RZ23-002 
 

PROJECT AND LOCATION 
     PROJECT 

DESCRIPTION:  ALUC23-019 for the review of Zone Change RZ23-002 to rezone a 24.06± 
acre portion of a 25.06± acre parcel (APN 033-160-064) from AE-
37:MX:AIR (Exclusive Agricultural, 37-Acre Minimum:Mobilehome 
Exclusion Combining:Airport Combining District) to A-20:MX:AIR (General 
Agricultural, 20-Acre Minimum:Mobilehome Exclusion Combining:Airport 
Combining District) and to rezone a 1.0 acre portion of a 24.06± acre parcel 
(APN 033-160-064) from AE-37:MX:AIR to R-1:MX:AIR(Single Family 
Residential:Mobilehome Exclusion Combining:Airport Combining District) 
under Title 17 of the Tuolumne County Ordinance Code.  

 
LOCATION:     The project site is located 200± feet northwest of 10911 Martin Terrace 

Court in the community of Sonora. Within a portion of Section 26, Township 
2 North, and Range 14 East, Mount Diablo Baseline and Meridian. Within 
Supervisorial District 1. Assessor’s Parcel Number 033-160-064. Located 
within Compatibility Zone D of the Columbia Airport. 

  
ALUC Plan Review 

 
1. The project site is located i) in Compatibility Zone D of the Columbia Airport, ii) outside of the 

55 dB noise contour, and iii) is not located within a critical height zone or a height caution 
zone.   
 

2. The application consists of only a Zone Change. Pursuant to Policy 2.1.5.2(a)(1) of the 
Tuolumne County Airport Land Use Compatibility Plan (Compatibility Plan) the Airport Land 
Use Commission (ALUC) is required to review the proposed Zone Change. The Zone Change 
is needed in advance of the Lot Line Adjustment to both the West and Patterson parcels. The 
Zone Change would allow for the 1.0 acre to be adjusted from the West parcel (APN033-160-
064) to the adjacent Patterson parcel (APN 033-490-033). 

 
3. The project site is an undeveloped, slightly sloping forested area with pockets of open space 

next to a low-density designated residential subdivision. The approximate elevation of the 
project site is 2,180± feet above mean sea level. The Columbia Airport is located at an 
elevation of 2,188± feet above mean sea level. The distance to the nearest runway at the 
Columbia Airport is 9,373 ± feet to the northwest of APNs 033-160-064 & 033-490-033.  
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4. There is not a density restriction in Compatibility Zone D, as indicated in Table 2A- Primary 
Compatibility Criteria below. The proposed A-20:MX:AIR and R-1:MX:AIR zoning districts are 
consistent with Compatibility Zone D criteria, as there is not a density restriction on the 
project site of 25.06± acres. Uses which are prohibited in Compatibility Zone D are hazards 
to flight. The proposed project would not introduce any of the prohibited uses. 

 
5. The ALUC Commission has three choices of actions after reviewing the proposed project: 

 
(a) Find the project consistent with the Compatibility Plan.  
(b) Find the project consistent with the Compatibility Plan, subject to compliance with such 

conditions as the Commission may specify. Any such conditions should be limited in 
scope and described in a manner which allows compliance to be clearly assessed (e.g., 
the height of a structure). 

(c) Find the project inconsistent with the Compatibility Plan. In making a finding of 
inconsistency, the Commission may note the conditions under which the project would be 
consistent with the Plan. (Policy 2.2.3.3) 

 
6. The primary criteria for assessing whether a potential land use development is compatible 

with a nearby airport are set forth in the Primary Compatibility Criteria matrix, Table 2A on 
page 2-18 of the Compatibility Plan. These criteria are to be used in conjunction with the 
compatibility map and policies for each airport as presented in Chapter 3 (Policy 2.2.4.1). 
These criteria for Compatibility Zone D are listed below: 
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7. Hazards to flight include physical (e.g., tall objects), visual, and electronic forms of 

interference with the safety of aircraft operations. Land uses which may cause visual, 
electronic, or bird strike hazards to aircraft in flight shall not be permitted within any airport’s 
influence area. During review of projects submitted to it, the Airport Land Use Commission 
(ALUC) shall review such applications for hazards to flight. Specific characteristics to be 
avoided include:  
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• glare or distracting lights, which could be mistaken for airport lights. 
• sources of dust, steam, or smoke which may impair pilot visibility. 
• sources of electrical interference with aircraft communications or navigation. 
• any use, especially landfills and certain agricultural uses, which may attract large 

flocks of birds. 
 

8. The project does not propose any land uses identified as incompatible in Table 2A of the 
Compatibility Plan. Further, the proposed zone change does not create any hazards to flight 
identified in Policy 2.5.3.5. The project is consistent with the Compatibility Plan. 

Ordinance Code Review 
 

9. The project site contains the Airport Combining (:AIR) district. The regulations pertaining to 
the :AIR district are codified in Chapter 17.49 of the Zoning Ordinance.  Section 17.49.030 of 
the Ordinance Code states that development, as defined in Section 18.24.040 of the 
Ordinance Code, within the :AIR district shall be consistent with the Tuolumne County Airport 
Land Use Compatibility Plan and Chapters 18.24 and 18.28 of this code.  
 

10. Section 18.24.050 of the Ordinance Code states: 
 

The Airport Land Use Commission may find the application or proposal consistent with the 
Tuolumne County Airport Land Use Compatibility Plan, consistent with the plan subject to 
modifications or conditions which the Airport Land Use Commission may specify, or 
inconsistent with the plan. In finding the application or proposal consistent with the plan, the 
Airport Land Use Commission shall determine the following: 
 
A. The project is within the height limits established by the Federal Aviation 

Administration, or is otherwise authorized by the Federal Aviation Administration 
pursuant to its regulations; 
 

B. The use is consistent with the adopted Tuolumne County Airport Land Use 
Compatibility Plan, or will be consistent subject to conditions imposed by the Airport 
Land Use Commission; 
 

C. The use will not result in hazards to flight, specifically it will not generate any of the 
following: 
 
1. Glare or distracting lights which could be mistaken for airport lights; 
 
2. Sources of dust, steam, or smoke which could impair pilot visibility; 
 
3. Sources of electrical interference with aircraft communications or navigation; 
 
4. Any use, especially landfills and certain agricultural uses, which may attract large 

flocks of birds; or 
 
5. Hazards to flight which would otherwise endanger the landing, taking off, or 

maneuvering of aircraft intended to use the airport. 
 
11. Zone Change RZ23-002 is consistent with the height limits established by the FAA, is 

consistent with the Compatibility Plan, and will not result in hazards to flight. The proposed A-
20:MX:AIR and R-1:MX:AIR zoning districts are consistent with the density restrictions of 
Compatibility Zone D. Therefore, the project is consistent with Tuolumne County Ordinance 
Code.  
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Federal Aviation Regulations 
 

12. Section 77.9 of the Federal Aviation Regulations (FAR Part 77) requires that each sponsor 
proposing construction or alteration that would result in the following must notify the 
Administrator of the FAA:  
• Any construction or alteration exceeding 200 ft above ground level. 

• Any construction or alteration: 

o within 20,000 ft of a public use or military airport which exceeds a 100:1 surface 
from any point on the runway of each airport with at least one runway more than 
3,200 ft. 

o within 10,000 ft of a public use or military airport which exceeds a 50:1 surface 
from any point on the runway of each airport with its longest runway no more than 
3,200 ft. 

o within 5,000 ft of a public use heliport which exceeds a 25:1 surface. 
13. Pursuant to Section 77.17, the notification shall use FAA Form 7460-1 and must be submitted 

at least 45 days prior to the start of the construction or alteration. Persons failing to comply 
with the provisions of FAR Part 77 are subject to Civil Penalty under Section 902 of the 
Federal Aviation Act of 1958, as amended and pursuant to 49 U.S.C. Section 46301(a). 
There is no development or construction proposed at this time. 
 

 
SECRETARY’S CERTIFICATION 

 
COMPATIBILITY PLAN: 
 

Pursuant to Section 18.24.050 of the Tuolumne County Ordinance Code, I hereby certify as follows: 
 
 A. The project is within the height limits established by the Federal Aviation Administration 

(FAA), or is otherwise authorized by the FAA pursuant to their regulations and conditions 
listed under Paragraph C. 

 
 B. Subject to the conditions listed in Paragraph C, I certify that the use is not anticipated to: 
 

• Create electrical interference with radio communication between the Airport and aircraft. 
• Make it difficult for flyers to distinguish between Airport lights and others. 
• Result in glare in the eyes of flyers using the Airport.   
• Impair visibility in the vicinity of the Airport. 
• Otherwise endanger the landing, taking off, or maneuvering of aircraft intended to use the 

Airport, excepting the penetration of height restrictions noted above. 
 
 C. The use is consistent with the adopted Tuolumne County Airport Land Use Compatibility 

Plan, subject to the following conditions: 
 

 1. No new structure constructed or new vegetation, such as trees, located on the project 
site shall exceed a height of 40’.  The height of a structure includes any antenna, 
chimney, or other attachments.   

   
 2. Any new structure, development, or use on the project site shall be constructed, 

painted, designed, or operated in such a way as to avoid: 
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 a. Glare or distracting lights which could be mistaken for airport lights; 
 

 b. Sources of dust, steam, or smoke which may impair pilot visibility; 
 

 c. Sources of electrical interference with aircraft communications or navigation; 
and 

 

   d. Any use which may attract large flocks of birds. 
 

3. File a Notice of Proposed Construction or Alteration (Form 7460-1) with the Federal 
Aviation Administration (FAA) in accordance with 14 Code of Federal Regulations, 
part 77 pursuant to 49 U.S.C., Section 44718, at least forty-five (45) days prior to the 
start of construction of any new structures on the project site if necessary.  A copy of 
the form shall be submitted to the Community Development Department.  
Alternatively, the form may be completed on-line at: 
https://www.faa.gov/forms/index.cfm/go/document.information/documentID/186273 

 
 
 
 

S:\Planning\PROJECTS\ALUC\2023\ALUC23-019 Patterson & West\ALUC23-019 RZ23-002 Secretary's Evaluation Certification 
20230412.docx 
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 AIRPORT LAND USE 
COMMISSION  

 
Quincy Yaley,  

ALUC Secretary
    Columbia Airport and Pine Mountain Lake Airport  

 
SECRETARY’S EVALUATION 

 
   
  DATE:    April 5, 2023 
 
  SURFACE/MINERAL  
  RIGHTS OWNERS: Michael Lionudakis  
 
     APPLICANT:  Michael Lionudakis  
                 PROJECT  
     NUMBER:       ALUC23-014 
 

PROJECT AND LOCATION 
     PROJECT 
  DESCRIPTION: Building Permit B2022-02445 to allow construction of a 4,200 square-foot 

hangar with attached 1,500 square-foot single family dwelling on a +0.68- 
acre parcel zoned RE-1:MX:AIR (Residential Estate, 1 Acre 
Minimum:Mobilehome Exclusion Combining:Airport Combining) under Title 
17 of the Tuolumne County Ordinance Code.  

 
LOCATION: 20934 Woodside Way, Groveland.  A portion of Section 11, Township 1 

South, Range 16 East, Mount Diablo Baseline and Meridian. Assessor’s 
Parcel Number 093-180-011. In Compatibility Zone B1 of the Pine 
Mountain Lake Airport. 

 
1. An application was submitted to propose the construction of a 70-foot by 60-foot aircraft 

hangar with a 30 foot by 50 foot single-level residence attached to the hangar on its southeast 
side. The proposed hangar and residence will be approximately 26 feet, 10 inches in height 
above grade at the highest point of the building, the peak of the hangar.  The structure is to 
be constructed of metal and Hardie board siding, with metal roofing. Photovoltaic solar 
system panels are proposed to be installed on a portion of the southeast facing pitch of the 
hangar roof.  The project site is currently undeveloped, but bounded by existing developed 
lots to its north and east, and fronted on its western side by an existing paved taxiway, and 
Woodside Way (a paved road for vehicular traffic) on its southern side.  Public wet and dry 
GCSD utilities serve this parcel within the Pine Mountain Lake subdivision. 
 

ALUC Plan Review 
 
2. The complete project site is located in Compatibility Zone B1 of the Pine Mountain Lake 

Airport.  The proposed hangar/residence has an approximate hangar finished floor elevation 
of 2,882 feet above mean sea level and will be located within the 55dB noise contour 
associated with the Pine Mountain Lake Airport.  A concrete apron, roughly 55 to 60 feet in 
width is proposed to be constructed, for aircraft to access the existing taxiway from the 
hangar.  The apron gradient varies, but appears to be less than 5% at its maximum.  
Vehicular traffic accesses the parcel via an asphalt driveway and encroachment off Woodside 
Way on the southern side of the parcel. Overall, the parcel has a gradient of 5% to 6% 
sloping downhill generally towards the east, and there is an existing ephemeral drainage 
along the northeastern property line. 
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3. Since the hangar and residence structure is to be located within Zone B1, which allows 0.1 
dwelling unit per acre, ministerial permits, such as a building permit, must be sent to the 
ALUC Commission (Policy 2.1.5.2(b)(1)). 

 
4. The ALUC Commission has three choices of actions after reviewing the proposed project: 

(a) Find the plan, ordinance, or regulation consistent with the Compatibility Plan.  
(b) Find the plan, ordinance, or regulation consistent with the Compatibility Plan, subject 

to modifications which the Commission may specify.  
(c) Find the plan, ordinance, or regulation inconsistent with the Compatibility Plan. In 

making a finding of inconsistency, the Commission may note the conditions under 
which the plan, ordinance, or regulation would be consistent with the Compatibility 
Plan. (Policy 2.2.2.3 and 2.2.3.3) 

 
5. The primary criteria for assessing whether a potential land use development is to be judged 

compatible with a nearby airport are set forth in the Primary Compatibility Criteria matrix, 
Table 2A on page 2-18 of the Compatibility Plan. These criteria are to be used in conjunction 
with the compatibility map and policies for each airport as presented in Chapter 3 (Policy 
2.2.4.1). These criteria for the B1 Zone are listed below: 

 
     Zone        Location             Residential     Other uses        Prohibited                         Other Development 
                                                  (du/ac)1        (people/ac)2         Uses                                    Conditions 

      Table 2A – Primary Compatibility Criteria 
 

Table 2A lists an allowable residential density of 0.1 residential dwelling units per acre 
within the B1 Compatibility Zone.  This project, which proposes to construct 1 dwelling unit 
on a 0.68-acre lot located within the B1 Compatibility Zone is outside of the density 
requirements of the B1 zone.  However, this is consistent with the other adjacent existing 
parcels with dwellings on them in the immediate vicinity.  The single-family dwelling does 
not constitute a prohibited use per the County’s zoning ordinance or the Compatibility 
Plan.  The site is not located within the extended runway centerline of Runway 9-27.  
Airspace review will be required, as per Table 2A (see section #9 below). 

 
6. Hazards to flight include physical (e.g., tall objects), visual, and electronic forms of 

interference with the safety of aircraft operations. Land uses which may cause visual, 
electronic, or bird strike hazards to aircraft in flight shall not be permitted within any airport’s 
influence area. During review of projects submitted to it, the Airport Land Use Commission 
shall review such applications for hazards to flight. Specific characteristics to be avoided 
include:  

• glare or distracting lights which could be mistaken for airport lights. 
• sources of dust, steam, or smoke which may impair pilot visibility. 
• sources of electrical interference with aircraft communications or navigation. 
• any use, especially landfills and certain agricultural uses, which may attract large 

flocks of birds. 
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7. The project does not propose any land uses identified as incompatible in Table 2A of the 
Compatibility Plan. Further, the proposed hangar/residence does not create any hazards to 
flight identified in Policy 2.4.3.5.  The project is consistent with the Compatibility Plan. 

8. The project’s proposed structure does not fall within the mapped Critical Height Zone and 
Height Caution Zone of the Pine Mountain Lake Airport.  The proposed structure is 
anticipated to be a maximum of 26’-10” above grade at its peak.  Per Policy 2.4.3.2(a)(1) of 
the Compatibility Plan, all locations within Compatibility Zones B1 are considered to be within 
the Critical Height Zone, and per Policy 2.4.3.2(a)(3), all proposed projects located within the 
Critical Height Zone are subject to ALUC review.   

9. Per Table 2A and Policy 2.4.3.2(a)(3), based on its presence in Compatibility Zone B1, the 
project is subject to airspace review for its structures.  CDD staff have prepared this analysis, 
to see if the proposed structure of the project falls beneath the FAR Part 77 surface plane for 
the Pine Mountain Lake Airport.  The proposed location of the structure is approximately 500 
feet offset perpendicular to the centerline of Runway 9-27.  Per the Airport Master Plan, this 
places its location within the footprint of the FAR Part 77 7:1 transitional section, 
approximately 375’ away from the edge of the Obstacle Free Zone (OFZ) and Object Free 
Area (OFA).  Based on this hinge point constituting the toe of the 7:1 transitional slope, and 
an airport base elevation of 2,934 feet above mean sea level, and a building peak elevation of 
2,907 feet above mean sea level as shown on plans submitted with the project, the highest 
point of the proposed structure should be no less than approximately 80.5 feet below the 
surface plane of the 7:1 transitional slope.  Please see Exhibit D attached elsewhere in this 
report for a diagram.   

10. The proposed residential structure would be constructed within the 55 dB CNEL noise zone. 
Table 2B of the Compatibility Plan identifies single-family residential dwellings as a 
“marginally acceptable” use within the 55-60 CNEL dB. It indicates that a moderate 
interference with outdoor activities--and with indoor activities when windows are open--may 
occur. Outdoor activities at the site should be minimal and construction features which 
provide noise attenuation, such as provision for air conditioning so that windows can be kept 
closed, will eliminate most noise intrusions upon indoor activities.  
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Ordinance Code Review 

 
11. Assessor’s Parcel Number 093-180-011’s zoning contains the Airport Combining (:AIR) 

district. The regulations pertaining to the :AIR district are codified in Chapter 17.49 of the 
Zoning Ordinance.  Section 17.49.030 of the Ordinance Code states that development, as 
defined in Section 18.24.040 of the Ordinance Code, within the :AIR district shall be 
consistent with the Tuolumne County Airport Land Use Compatibility Plan and Chapters 
18.24 and 18.28 of this code. Pursuant to Section 18.24.040(A) of the Ordinance Code, 
building permits are subject to Chapter 18.24. 

 
12. Section 18.24.050 of the Ordinance Code states as follows: 

 

The Airport Land Use Commission may find the application or proposal consistent with the 
Tuolumne County Airport Land Use Compatibility Plan, consistent with the plan subject to 
modifications or conditions which the Airport Land Use Commission may specify, or 
inconsistent with the plan. In finding the application or proposal consistent with the plan, the 
Airport Land Use Commission shall determine the following: 
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A. The project is within the height limits established by the Federal Aviation 

Administration, or is otherwise authorized by the Federal Aviation Administration 
pursuant to its regulations; 
 

B. The use is consistent with the adopted Tuolumne County Airport Land Use 
Compatibility Plan, or will be consistent subject to conditions imposed by the Airport 
Land Use Commission; 
 

C. The use will not result in hazards to flight, specifically it will not generate any of the 
following: 
 
1. Glare or distracting lights which could be mistaken for airport lights; 
 
2. Sources of dust, steam, or smoke which could impair pilot visibility; 
 
3. Sources of electrical interference with aircraft communications or navigation; 
 
4. Any use, especially landfills and certain agricultural uses, which may attract large 

flocks of birds; or 
 
5. Hazards to flight which would otherwise endanger the landing, taking off, or 

maneuvering of aircraft intended to use the airport. 
 

13. The project is consistent with the height limits established by the FAA, is consistent with the 
Compatibility Plan, and will not result in hazards to flight. The project is consistent with 
Tuolumne County Ordinance Code.  

Federal Aviation Regulations 
 

14. Section 77.9 of the Federal Aviation Regulations (FAR Part 77) requires that each sponsor 
proposing construction or alteration that would result in the following must notify the 
Administrator of the FAA:  
• Any construction or alteration exceeding 200 ft above ground level. 

• Any construction or alteration: 

o within 20,000 ft of a public use or military airport which exceeds a 100:1 surface 
from any point on the runway of each airport with at least one runway more than 
3,200 ft. 

o within 10,000 ft of a public use or military airport which exceeds a 50:1 surface 
from any point on the runway of each airport with its longest runway no more than 
3,200 ft. 

o within 5,000 ft of a public use heliport which exceeds a 25:1 surface. 
15. Pursuant to Section 77.17, the notification shall use FAA Form 7460-1 and must be submitted at least 

45 days prior to the start of the construction or alteration. Persons failing to comply with the 
provisions of FAR Part 77 are subject to Civil Penalty under Section 902 of the Federal Aviation Act 
of 1958, as amended and pursuant to 49 U.S.C. Section 46301(a). 
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SECRETARY’S CERTIFICATION 

 
COMPATIBILITY PLAN: 

 
Pursuant to Section 18.24.050 of the Tuolumne County Ordinance Code, I hereby certify as follows: 

 
 A. The project is within the height limits established by the Federal Aviation Administration 

(FAA), or is otherwise authorized by the FAA pursuant to their regulations and conditions 
listed under Paragraph C. 

 
 B. Subject to the conditions listed in Paragraph C, I certify that the use is not anticipated to: 
 

• Create electrical interference with radio communication between the Airport and aircraft. 
• Make it difficult for flyers to distinguish between Airport lights and others. 
• Result in glare in the eyes of flyers using the Airport.   
• Impair visibility in the vicinity of the Airport. 
• Otherwise endanger the landing, taking off, or maneuvering of aircraft intended to use the 

Airport, excepting the penetration of height restrictions noted above. 
 
 C. The use is consistent with the adopted Tuolumne County Airport Land Use Compatibility 

Plan, subject to the following conditions: 
 

 1. No new structure constructed or new vegetation, such as trees, located on the project 
site shall exceed a height of 40’.  The height of a structure includes any antenna, 
chimney, or other attachments.   

   
 2. Any new structure, development, or use on the project site shall be constructed, 

painted, designed, or operated in such a way as to avoid: 
 

 a. Glare or distracting lights which could be mistaken for airport lights; 
 

 b. Sources of dust, steam, or smoke which may impair pilot visibility; 
 

 c. Sources of electrical interference with aircraft communications or navigation; 
and 

 

   d. Any use which may attract large flocks of birds. 
 

3. File a Notice of Proposed Construction or Alteration (Form 7460-1) with the Federal 
Aviation Administration (FAA) in accordance with 14 Code of Federal Regulations, 
part 77 pursuant to 49 U.S.C., Section 44718, at least forty five (45) days prior to the 
start of construction of any new structures on the project site if necessary.  A copy of 
the form shall be submitted to the Community Resources Agency.  Alternatively, the 
form may be completed on-line at: http://forms.faa.gov/forms/faa7460-1.  
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Exhibit A: Site Map 
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Exhibit B: Site Plan 
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Exhibit C: Proposed Building Elevations 
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Exhibit D: FAR Part 77 Analysis Diagram 
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AIRPORT LAND USE 

COMMISSION  

 
Quincy Yaley, AICP. 

ALUC Secretary

 Columbia Airport and Pine Mountain Lake Airport  
 

              TUOLUMNE COUNTY 
          AIRPORT LAND USE COMMISSION 

             MINUTES 
            February 2, 2023 

 

 
 

PRESENT: Chair, Mark Bautista, Vice-Chair, Leon Liebster, Commissioners Scott Rexwinkle, Ed 
Sunday 

 
ABSENT: Commissioners Mark Plummer and Mark Banks  
 
STAFF: Dave Ruby, Planning Manager; Taryn Vanderpan, Administrative Technician 
 

CALL TO ORDER/ROLL CALL: 
 

Chair Bautista called the meeting to order at 6:08 p.m.  
 

Chair Bautista asked staff to roll call the Commission 
 
Chair Bautista : Present 
Vice-Chair Liebster: Present 
Commissioner Banks: Absent 
Commissioner Sunday: Present 
Commissioner Rexwinkle: Present 
Commissioner Plummer: Absent 
 

Chair Bautista indicated that there was a quorum. 
 

REPORTS FROM COMMISSIONERS AND STAFF 
 

 ** Reports are a brief oral report from a Committee or Commission member and/or County 

staff, and no Committee or Commission action will occur. This item is not intended to include 

in-depth presentations or reports, as those matters should be placed on an agenda for 

discussion** 

 Chair Bautista discussed the Brown Act, which is a California law that guarantees the public’s right 
to attend and participate in meetings of local legislative bodies. He asked staff to confirm with 
County Counsel that the ALUC Agenda is following the correct format in accordance with the Brown 
Act. 

  
Dave Ruby, Planning Manager, responded that he would connect with County Counsel prior to the 
next scheduled ALUC meeting.  
 
Mr. Ruby informed the Commission that the Airport Advisory Committee had been officially 
disbanded by Board action on December 6, 2022. 
 
The Commission raised concerns regarding the Committee being disbanded. They noted that there 
were several community members who continually requested Airport Advisory Committee meetings 
but were told that staff was too overloaded. 
 
Mr. Ruby briefed the Commission on the Airport Land Use Compatibility Plan Update (ALUCP). He 
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indicated that the consultants suggested composing an ALUCP Planning Advisory Committee. He 
solicited input from the Commission on stakeholders to advise on the Committee. 
 
APPROVAL OF THE MINUTES OF DECEMBER 15, 2022: 

 
It was moved by Vice-Chair Liebster and Commissioner Rexwinkle to approve the minutes of 
December 15, 2022, as presented.  
 

Chair Bautista asked staff to roll call for the vote 
 
Chair Bautista: Aye 
Vice-Chair Liebster: Aye 
Commissioner Banks: Absent 
Commissioner Sunday: Aye 
Commissioner Rexwinkle: Aye 
Commissioner Plummer: Absent 
 
Chair Bautista called for the vote: Ayes, 4; Noes, 0; Abstain, 0. 
 
Motion carried: 4 – 0 – 0 with Commissioners Banks and Plummer being absent.  
 
4. ELECTION OF OFFICERS: 
 

1. CHAIR 
 

It was moved by Commissioner Rexwinkle and seconded by Vice-Chair Liebster to appoint Mark 
Bautista to the position of Chair for the Airport Land Use Commission for 2023. 
 
Chair Bautista asked staff to roll the vote. 
 
Chair Bautista: Aye 
Vice-Chair Liebster: Aye 
Commissioner Banks: Absent 
Commissioner Sunday: Aye 
Commissioner Rexwinkle: Aye 
Commissioner Plummer: Absent 
 
Chair Bautista called for the vote.  Ayes, 4; Noes, 0; Abstain, 0. 
 
Motion carried: 4 – 0 – 0 with Commissioners Banks and Plummer being absent. 
 
 

2. VICE-CHAIR 
 

It was moved by Commissioner Rexwinkle and seconded by Vice-Chair Liebster to appoint Leon 
Liebster to the position of Vice-Chair for the Airport Land use Commissioner for 2023. 
 
Chair Bautista asked staff to roll the vote. 
 
Chair Bautista: Aye 
Vice-Chair Liebster: Aye 
Commissioner Banks: Absent 
Commissioner Sunday: Aye 
Commissioner Rexwinkle: Aye 
Commissioner Plummer: Absent 
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Chair Bautista called for the vote.  Ayes, 4; Noes, 0; Abstain, 0. 
 
Motion carried: 4 – 0 – 0 with Commissioners Banks and Plummer being absent. 
 
PUBLIC COMMENT: 

 
Chair Bautista opened the 15-minute public comment period, at which time anyone may come 
forward and address the Commission on any item not on the Agenda. Seeing no one, he closed the 
public comment period. 
 
PUBLIC HEARING: 

 
ROMERO, Building Permit B2022-02369 to allow construction of a 4,200 square-foot hangar with 
attached 1,200 square-foot single family dwelling on a ± 2.01 acre parcel zoned RE-1:MX:AIR 
(Residential Estate, 1 Acre Minimum:Mobilehome Exclusion Combining:Airport Combining) under 
Title 17 of the Tuolumne County Ordinance. 

 
21120 Ferretti Road, Groveland. A portion of Section 14, Township 1 South, Range 16 East, 
Mountain Diablo Baseline and Meridian. Assessor’s Parcel Number 093-290-003. In Compatibility 
Zones B1 and B2 of the Pine Mountain Lake Airport. 
 
Mr. Ruby gave a presentation on the proposed project location and description. 
 
The Commission noted that based on the plans, the structure does not provide any physical, visual, 
or electronic hazards to the aircraft operations. 
 
Chair Bautista noted that the parcels Deed indicated that the property was within the Airport District. 
 
Chair Bautista opened the public comment period and asked if there was anyone who wished to 
speak on the proposed project. Seeing no one, he closed the public comment period and referred 
the item back to the Commission. 
 
It was moved by Vice-Chair Liebster and seconded by Commissioner Rexwinkle to recommend 
approval of Building Permit B2022-02369 based on the Secretary’s Evaluation. 
 
Chair Bautista asked staff to roll the vote. 
 
Chair Bautista: Aye 
Vice-Chair Liebster: Aye 
Commissioner Banks: Absent 
Commissioner Sunday: Aye 
Commissioner Rexwinkle: Aye 
Commissioner Plummer: Absent 
 
Chair Bautista called for the vote.  Ayes, 4; Noes, 0; Abstain, 0. 
 
Motion carried: 4 – 0 – 0 with Commissioners Banks and Plummer being absent. 

 
ADJOURNMENT: 
 

There being no further business to come before the Commission, Chair Bautista adjourned the 
meeting. 
 
Respectfully, 
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Quincy Yaley, AICP 
Airport Land Use Commission Secretary 
 
QY:tv 
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