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 AIRPORT LAND USE 

COMMISSION  

 
Quincy Yaley, AICP 

ALUC Secretary

   Columbia Airport and Pine Mountain Lake Airport  

 

TUOLUMNE COUNTY 
SPECIAL MEETING FOR 

AIRPORT LAND USE COMMISSION 
A.N. FRANCISCO BUILDING 

48 YANEY AVENUE, 4TH FLOOR CONFERENCE ROOM 
 Thursday, June 13, 2024

5:00 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 May 9, 2024. 
 

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 
 

 Review of the draft Airport Land Use Compatibility Plan. 
 

6. NEW BUSINESS 
 
1. Met3 Wireless, ALUC24-03 for the review of Conditional Use Permit LUNR-23-12 to 

allow the development a new 100 foot monopine cell tower inside a 50 foot by 50 foot 
fenced area with a 6 foot high chain-link fence on a 48.74± acre parcel zoned A-20 & 
O (General Agriculture, Twenty Acre Minimum & Open Space) under Title 17 of the 
Tuolumne County Ordinance Code (TCOC). 
 

The project site is located at 11582 Vicki Lane, approximately 1,700± feet northeast of the 
intersection of State Highway 120 and White Gulch Road in the community of Groveland. 
Within a portion of Section 22, Township 1 South, Range 16 East, Mount Diablo Baseline and 
Meridian. The project site is located within Supervisorial District 4. Assessor’s Parcel Number 
066-160-062. 

 
2. Woods Creek, ALUC24-04 for the review of Conditional Use Permit: LUNR-23-9 to 

allow the development a new 100’ monopine cell tower inside a 62 foot by 25-foot 
fenced lease area on a 5.6± acre parcel zoned RE-5 (Residential Estate, 5-Acre 
Minimum) under Title 17 of the Tuolumne County Ordinance Code (TCOC). 
 

48 Yaney Avenue, Sonora 

Mailing: 2 S. Green Street 

Sonora, CA  95370 

209 533-5633 

(209) 533-5616 (fax) 

www.tuolumnecounty.ca.gov 

mailto:CDD@tuolumnecounty.ca.gov
http://www.tuolumnecounty.ca.gov/
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The project site is located at 16959 Nelson Road, approximately 1,060± feet northwest of the 
intersection of State Highway 49 and Nelson Road in the community of Jamestown. Within a 
portion of Section 21, Township 1 North, Range 14 East, Mount Diablo Baseline and 
Meridian. The project site is located within Supervisorial District 5. Assessor’s Parcel Number 
058-510-005. 

 
3. Golden Creek, ALUC24-05 for the review of Conditional Use Permit LUNR-23-10 to 

allow the development a new 100 foot monopine cell tower inside a 40 foot by 40 foot 
fenced lease area on a 9.9± acre parcel zoned A-10 (General Agricultural, 10-Acre 
Minimum) under Title 17 of the Tuolumne County Ordinance Code (TCOC). 
 

The project site is located at 18515 Rawhide Road, approximately 1,183± feet northwest of 
the intersection of State Highway 108 and Rawhide Road in the community of Jamestown. 
Within a portion of Section 10, Township 1 North, Range 14 East, Mount Diablo Baseline and 
Meridian. The project site is located within Supervisorial District 5. Assessor’s Parcel Number 
058-010-048. 

 
4. Long Gulch Ranch, 

1. Zone Change RZ20-002 to rezone the 82.2-acre site form Exclusive 
Agricultural, Thirty-Seven Acre Minimum:Airport Combining (AE-37:AIR) to 
Residential Estate, Five-Acre Minimum:Airport Combinng (RE-5:AIR) under 
Title 17 of the Tuolumne County Ordinance Code (TCOC). 
 

2. Tentative Subdivision Map T20-002 to divide the 82.2-acre parcel into 13 
residential lots, ranging in size form 5.0 acres to 10.07 acres. 

 
The project site is located southeast of the intersection of Ferretti Road and Clements Road, 
in the community of Groveland. The project site is within a portion of Section 13, Township 1 
South, Range 16 East, Mount Diablo Baseline and Meridian, and within Supervisorial District 
4. Assessor’s Parcel Number 066-160-085. Within Zones B1 and B2 of the Pine Mountain 
Lake Airport. 

 
7. COMMISSION BUSINESS 

 
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) 

s:\commissions\aluc\2024\agenda\6-13-2024  special agenda doc.doc 

http://www.tuolumnecounty.ca.gov/


Airport Land Use Commission Minutes for May 9, 2024

AIRPORT LAND USE
COMMISSION

Quincy Yaley, AICP.

ALUC Secretary
Columbia Airport and Pine Mountain Lake Airport

TUOLUMNE COUNTY
AIRPORT LAND USE COMMISSION

SPECIAL MEETING MINUTES
48 YANEY AVENUE, 4TH FLOOR CONFERENCE ROOM

May 9, 2024
6:00 p.m.

PRESENT: Chair Mark Bautista; Vice Chair Leon Liebster; Commissioners Mark Banks; Edwin
Sunday; Mark Plummer

ABSENT: Commissioner Scott Rexwinkle

STAFF: Quincy Yaley, ALUC Secretary

1. CALL TO ORDER

Chair Mark Bautisa called the meeting of May 9, 2024, to order at 6:02 p.m.

Chair Bautista asked staff to roll call the Commission:

Chair Bautista : Present
Vice-Chair Liebster: Present
Commissioner Banks: Present
Commissioner Sunday: Present
Commissioner Rexwinkle: Absent
Commissioner Plummer: Present

Chair Bautista indicated that there was a quorum.

2. MINUTES

Consideration of Minutes of the ALUC Meeting of January 4, 2024.

MOTION: To approve the Meeting Minutes of January 4, 2024 meeting.
RESULT: Approved
MOVED: Commissioner Liebster
SECONDED: Commissioner Sunday
AYES: Unanimous
ABSENT: Commissioner Rexwinkle

3. PUBLIC COMMENT

Chair Bautista opened the 15-minute public comment period, during which anyone wishing to
could come forward and address the Commission on any item not on the printed Agenda. He
indicated that there would be a three-minute time limit of public comment. Seeing no one, he
closed the public comment period.

4. PUBLIC HEARING

48 Yaney Avenue, Sonora
Mailing: 2 S. Green Street

Sonora, CA  95370
209 533-5633

(209) 533-5616 (fax)
www.tuolumnecounty.ca.gov

http://www.tuolumnecounty.ca.gov/


Airport Land Use Commission Minutes for May 9, 2024

None

5. OLD BUISNESS

None

6. NEW BUISNESS

1. ASSURANCE DEVELOPMENT FOR T-MOBILE, BILL LEWIS, ALUC24-01 for the review of
Conditional Use Permit LUNR-24-4 to allow the construction of a new 85± foot-tall wireless
communications tower and related equipment within a 40± foot by 40± foot fenced area on
Assessor’s Parcel Number 088-180-020. The project site is a 24.37± acre parcel zoned RE-5
(Residential Estate, 5-acre minimum) under Title 17 of the Tuolumne County Ordinance Code
(TCOC).

The project site is located approximately 570± ft southeast of the intersection of Tre Omni
Road and Moeller Road in the community of Tuolumne. The project site is within a portion of
Section 31,Township 2 North, Range 16 East Mount Diablo Baseline and Meridian. The project site
is located within Supervisorial District 3. Assessor’s Parcel Number 088-180-020.

MOTION: To recommend approval of Conditional Use Permit LUNR-24-4 based on the
Secretary’s Evaluation.

RESULT: Approved
MOVED: Commissioner Liebster
SECONDED: Commissioner Plummer
AYES: Unanimous
ABSENT: Commissioner Rexwinkle

2. CROWN CASTLE USA INC. FOR T-MOBILE, TIHTINA SINTAYEHU, ALUC24-02 for the
review of Conditional Use Permit LUNR-24-16 to allow the collocation of antennas, ancillary
equipment, and ground equipment with a tower extension of 14± feet to a total of 114± feet as
per plans for a new carrier on an existing wireless communication facility on Assessor’s
Parcel Number 090-030-019. The project site is a 133.65± acre parcel zoned K:MX (General
Recreation: Mobile Home Excluding District) and K:MX:AIR (General Recreation:Mobile
Home Excluding District:Airport Combining District) under Title 17 of the Tuolumne County
Ordinance Code (TCOC).

The project site is located at 12742 Par Court, approximately 800± feet northeast of the intersection
of Mueller Drive and Par Court. The project site is located within a portion of Section 16, Township 1
South Range 16 East, Mount Diablo Baseline and Meridian. The site is located within Supervisorial
District 2. Assessor’s Parcel Number 090-030-019.

MOTION: To recommend approval of Conditional Use Permit LUNR-24-16 based on the
Secretary’s Evaluation.

RESULT: Approved

MOVED: Commissioner Liebster

SECONDED: Commissioner Plummer

AYES: Unanimous

ABSENT: Commissioner Rexwinkle
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7. COMMISSION BUSINESS

None

8. COMMISSIONER/STAFF REPORTS

Quincy Yaley, Community Development Director, reported on the timeline for the review and
approval for the Airport Land Use Compatibility Plan Update.

9. ADJOURNMENT

Chair Bautista adjourned the meeting at 6:19 p.m.

APPROVED:

____________________

Quincy Yaley, AICP
Community Development Department
Director

QY: rg

S:\Commissions\ALUC\2024\Minutes\05-09-2024 ALUC Special Meeting Minutes .doc
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 AIRPORT LAND USE 
COMMISSION  

 
Quincy Yaley,  

ALUC Secretary
    Columbia Airport and Pine Mountain Lake Airport  

 
     SECRETARY’S EVALUATION 

 
   
  DATE:    June 6, 2024 
 
  SURFACE/MINERAL  
  RIGHTS OWNERS: Kenneth B Mosley Revocable Trust (04/25/2018) 
 
     APPLICANT:  Met3 Wireless 
                 

PROJECT  
     NUMBER:       ALUC24-03 Conditional Use Permit LUNR-23-12 
 

PROJECT AND LOCATION 
     PROJECT 

DESCRIPTION:  ALUC24-03 for the review of Conditional Use Permit LUNR-23- to allow 
the development a new 100 foot monopine cell tower inside a 50 foot by 
50 foot fenced area with a 6 foot high chain-link fence on a 48.74± acre 
parcel zoned A-20 & O (General Agriculture, Twenty Acre Minimum & 
Open Space) under Title 17 of the Tuolumne County Ordinance Code 
(TCOC). 

 
LOCATION: The project site is located at 11582 Vicki Lane, approximately 1,700± feet 

northeast of the intersection of State Highway 120 and White Gulch Road 
in the community of Groveland. Within a portion of Section 22, Township 
1 South, Range 16 East, Mount Diablo Baseline and Meridian. The project 
site is located within Supervisorial District 4. Assessor’s Parcel Number 
066-160-062. 

 
The proposed monopine tower is 100 feet tall. The tower will be placed on a concrete pad, 
which will be level with grade. Ground level at the base of the proposed tower is 3,043.4± 
feet above mean sea level, for a total elevation of 3,143.4± feet above mean sea level. 
 

ALUC Plan Review 
 

1. The project site is not located within the airport influence area or within Compatibility Zone 
associated with the Columbia Airport or the Pine Mountain Lake Airport. The tower is 
proposed to be located approximately 2.07± miles southwest of the Pine Mountain Lake 
Airport and approximately 17.42± miles southeast of the Columbia Airport. Due to the 
project sites distances to the airports, the site is not located within the conical zone. 

 
2. Paragraph (c)(1) of Policy 2.1.5.2 of the Tuolumne County Airport Land Use Compatibility 

Plan requires that any structure taller than 75 feet above ground level be reviewed by the 
ALUC, regardless of location. Therefore, the application for Conditional Use Permit LUNR-
23-12 is being referred to the Airport Land Use Commission as required by Policy 2.1.5.2 
of the Airport Land Use Compatibility Plan as the tower would be 100 feet in height.  
 

3. 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.  

48 Yaney Avenue, Sonora 
Mailing: 2 S. Green Street 

Sonora, CA  95370 
209 533-5633 

(209) 533-5616 (fax) 
www.tuolumnecounty.ca.gov 

http://www.tuolumnecounty.ca.gov/
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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) 

 
4. 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. 
 

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

6. The site does not fall within the mapped Critical Height or Height Caution Zones of either 
airport.  The project site is not located within a noise contour associated with either airport.  

Ordinance Code Review 
 

7. The project site is zoned RE-5 and does not contain the Airport Combining (:AIR) district. 
Therefore, Conditional Use Permit LUNR-23-12 is not subject to the regulations contained 
in Chapter 17.20 of the TCOC. Section 18.24.040(B) of the Ordinance Code requires any 
discretionary entitlement for construction or alteration of a structure, including antennas, 
taller than 75 feet above ground level to be reviewed by the Airport Land Use Commission 
in accordance with Chapter 18.24. Therefore, Conditional Use Permit LUNR-23-12 is being 
referred to the Airport Land Use Commission. 

 
8. 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; 
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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. 
 

9. 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 
 

10. 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. 
11. The project does not meet any of the triggers identified in #10 above as the nearest airport 

is approximately 2.07± miles from the project site. The proposed tower would be 100+ feet 
in height. Therefore, the FAA notification required under Section 77.17, Form 7460-1, is not 
required and was not made a condition of approval. 
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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 condition: 
  

1. 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. 
 
 
 

 

 
 
 
 
 
 
 

S:\Planning\PROJECTS\Conditional Use Permit\2023\CUP23-012 Mosley (cell tower)\ALUC\Secretary Eval CUP23-012 Mosley.docx 
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 AIRPORT LAND USE 
COMMISSION  

 
Quincy Yaley,  

ALUC Secretary
    Columbia Airport and Pine Mountain Lake Airport  

 
     SECRETARY’S EVALUATION 

 
   
  DATE:    June 6, 2024 
 
  SURFACE/MINERAL  
  RIGHTS OWNERS: Cindi Gerhart 
 
     APPLICANT:  Vertical Bridge 
                 

PROJECT  
     NUMBER:       ALUC24-04/Conditional Use Permit LUNR-23-9 
 

PROJECT AND LOCATION 
     PROJECT 

DESCRIPTION:  ALUC24-04 for the review of Conditional Use Permit: LUNR-23-9 to allow 
the development a new 100’ monopine cell tower inside a 62 foot by 25 
foot fenced lease area on a 5.6± acre parcel zoned RE-5 (Residential 
Estate, 5-Acre Minimum) under Title 17 of the Tuolumne County 
Ordinance Code (TCOC). 

 
LOCATION: The project site is located at 16959 Nelson Road, approximately 1,060± 

feet northwest of the intersection of State Highway 49 and Nelson Road 
in the community of Jamestown. Within a portion of Section 21, Township 
1 North, Range 14 East, Mount Diablo Baseline and Meridian. The project 
site is located within Supervisorial District 5. Assessor’s Parcel Number 
058-510-005. 

 
The proposed tower is 100 feet tall with a 10-foot lighting rod that is within the tree 
branching, for a total height above grade of 110 feet. The tower will be placed on a concrete 
pad, which will be level with grade. Ground level at the base of the proposed tower is 1,432± 
feet above mean sea level, for a total elevation of 1,542± feet above mean sea level. 
 

ALUC Plan Review 
 

1. The project site is not located within the airport influence area or within Compatibility Zone 
associated with the Columbia Airport or the Pine Mountain Lake Airport. The tower is 
proposed to be located approximately 6.6± miles southwest of the Columbia Airport and 
approximately 15.19± miles northwest of the Pine Mountain Lake Airport. Due to the project 
sites distances to the airports, the site is not located within the conical zone. 

 
2. Paragraph (c)(1) of Policy 2.1.5.2 of the Tuolumne County Airport Land Use Compatibility 

Plan requires that any structure taller than 75 feet above ground level be reviewed by the 
ALUC, regardless of location. Therefore, the application for Conditional Use Permit LUNR-
23-9 is being referred to the Airport Land Use Commission as required by Policy 2.1.5.2 of 
the Airport Land Use Compatibility Plan as the tower would be 110 feet in height.  
 

3. 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.  

48 Yaney Avenue, Sonora 
Mailing: 2 S. Green Street 

Sonora, CA  95370 
209 533-5633 

(209) 533-5616 (fax) 
www.tuolumnecounty.ca.gov 

http://www.tuolumnecounty.ca.gov/
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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) 

 
4. 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. 
 

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

6. The site does not fall within the mapped Critical Height or Height Caution Zones of either 
airport.  The project site is not located within a noise contour associated with either airport.  

Ordinance Code Review 
 

7. The project site is zoned RE-5 and does not contain the Airport Combining (:AIR) district. 
Therefore, Conditional Use Permit LUNR-23-9 is not subject to the regulations contained in 
Chapter 17.20 of the TCOC. Section 18.24.040(B) of the Ordinance Code requires any 
discretionary entitlement for construction or alteration of a structure, including antennas, 
taller than 75 feet above ground level to be reviewed by the Airport Land Use Commission 
in accordance with Chapter 18.24. Therefore, Conditional Use Permit LUNR-23-9 is being 
referred to the Airport Land Use Commission. 

 
8. 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; 
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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. 
 

9. 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 
 

10. 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. 
11. The project does not meet any of the triggers identified in #10 above as the nearest airport 

is approximately 6.6± miles from the project site. The proposed tower would be 100+ feet 
in height with a 10-foot long lightning rod within the tree branching for a total height of 110± 
feet above ground level. Therefore, the FAA notification required under Section 77.17, Form 
7460-1, is not required and was not made a condition of approval. 
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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 condition: 
  

1. 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. 
 
 
 

 

 
 
 
 
 
 
 

S:\Planning\PROJECTS\LUNR Projects\2023\LUNR-23-9 Woods Creek (Wireless Facility CUP)\ALUC\Secretary Eval LUNR-23-9 Woods Creek.docx 
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 AIRPORT LAND USE 
COMMISSION  

 
Quincy Yaley,  

ALUC Secretary
    Columbia Airport and Pine Mountain Lake Airport  

 
     SECRETARY’S EVALUATION 

 
   
  DATE:    June 6, 2024 
 
  SURFACE/MINERAL  
  RIGHTS OWNERS: Jennifer Thompson 
 
     APPLICANT:  Vertical Bridge 
                 

PROJECT  
     NUMBER:       ALUC24-05/Conditional Use Permit LUNR-23-10 
 

PROJECT AND LOCATION 
     PROJECT 

DESCRIPTION:  ALUC24-05 for the review of Conditional Use Permit LUNR-23-10 to allow 
the development a new 100 foot monopine cell tower inside a 40 foot by 
40 foot fenced lease area on a 9.9± acre parcel zoned A-10 (General 
Agricultural, 10-Acre Minimum) under Title 17 of the Tuolumne County 
Ordinance Code (TCOC). 

 
LOCATION: The project site is located at 18515 Rawhide Road, approximately 1,183± 

feet northwest of the intersection of State Highway 108 and Rawhide 
Road in the community of Jamestown. Within a portion of Section 10, 
Township 1 North, Range 14 East, Mount Diablo Baseline and Meridian. 
The project site is located within Supervisorial District 5. Assessor’s 
Parcel Number 058-010-048. 

 
The proposed tower is 100 feet tall with a 10-foot lighting rod that is within the tree 
branching, for a total height above grade of 110 feet. The tower will be placed on a concrete 
pad, which will be level with grade. Ground level at the base of the proposed tower is 2,995± 
feet above mean sea level, for a total elevation of 3,105± feet above mean sea level. 
 

ALUC Plan Review 
 

1. The project site is not located within the airport influence area or within Compatibility Zone 
associated with the Columbia Airport or the Pine Mountain Lake Airport. The tower is 
proposed to be located approximately 9.36± miles southeast of the Columbia Airport and 
approximately 9.0± miles northwest of the Pine Mountain Lake Airport. Due to the project 
sites distances to the airports, the site is not located within the conical zone. 

 
2. Paragraph (c)(1) of Policy 2.1.5.2 of the Tuolumne County Airport Land Use Compatibility 

Plan requires that any structure taller than 75 feet above ground level be reviewed by the 
ALUC, regardless of location. Therefore, the application for Conditional Use Permit LUNR-
24-4 is being referred to the Airport Land Use Commission as required by Policy 2.1.5.2 of 
the Airport Land Use Compatibility Plan as the tower would be 85 feet in height.  
 

3. 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.  

48 Yaney Avenue, Sonora 
Mailing: 2 S. Green Street 

Sonora, CA  95370 
209 533-5633 

(209) 533-5616 (fax) 
www.tuolumnecounty.ca.gov 

http://www.tuolumnecounty.ca.gov/


 
(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) 

 
4. 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. 
 

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

6. The site does not fall within the mapped Critical Height or Height Caution Zones of either 
airport.  The project site is not located within a noise contour associated with either airport.  

Ordinance Code Review 
 

7. The project site is zoned RE-5 and does not contain the Airport Combining (:AIR) district. 
Therefore, Conditional Use Permit LUNR-24-4 is not subject to the regulations contained in 
Chapter 17.20 of the TCOC. Section 18.24.040(B) of the Ordinance Code requires any 
discretionary entitlement for construction or alteration of a structure, including antennas, 
taller than 75 feet above ground level to be reviewed by the Airport Land Use Commission 
in accordance with Chapter 18.24. Therefore, Conditional Use Permit LUNR-24-4 is being 
referred to the Airport Land Use Commission. 

 
8. 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. 
 

9. 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 
 

10. 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. 
11. The project does not meet any of the triggers identified in #10 above as the nearest airport 

is approximately 9.0± miles from the project site. The proposed tower would be 100+ feet 
in height with a 10-foot long lightning rod within the tree branching for a total height of 110± 
feet above ground level. Therefore, the FAA notification required under Section 77.17, Form 
7460-1, is not required and was not made a condition of approval. 

 



 
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 condition: 
  

1. 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. 
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 AIRPORT LAND USE 
COMMISSION  

 
Quincy Yaley,  

ALUC Secretary
    Columbia Airport and Pine Mountain Lake Airport  

 
     SECRETARY’S EVALUATION 

 
   
  DATE:    June 13, 2024 
 

SURFACE/MINERAL  
RIGHTS OWNERS: Long Gulch Ranch – Brian Fitzgerald   

 
    APPLICANT:  Ron Kopf 
  
               PROJECT  

NUMBER:      Zone Change RZ20-002 and Tentative Subdivision Map TSM20-002 
 

PROJECT AND LOCATION 
 

     PROJECT DESCRIPTION:  
 

1. Zone Change RZ20-002 to rezone a 82.2± acre parcel from AE-37:AIR 
(Exclusive Agricultural, Thirty-Seven Acre Minimum:Airport Combining) to 
RE-5:AIR (Residential Estate, Five Acre Minimum:Airport Combining) 
under Title 17 of the Tuolumne County Ordinance Code. 

 
2. Tentative Subdivision Map TSM20-002 to divide a 82.2± acre parcel into 13 

residential lots ranging in size from 5.0± acres to 10.07± acres. 
 

LOCATION: The project site is located southeast of the intersection of Ferretti Road and 
Clements Road, in the community of Groveland. The project site is within a 
portion of Section 13, Township 1 South, Range 16 East, Mount Diablo 
Baseline and Meridian, and within Supervisorial District 4. Assessor’s 
Parcel Number 066-160-085. Within Zones B1 and B2 of the Pine Mountain 
Lake Airport. 

 
Project History 

 
1. This project is coming back before the ALUC as the Tentative Subdivision Map has been 

amended. The prior map proposed 19 lots zoned Residential Estate Three Acre Minimum 
(RE-3) with a minimum size of 3 acres. Attached are the meeting minutes from the October 1, 
2020, ALUC meeting and the prior Secretary’s Evaluation. The Commission added conditions 
of approval for the map to ensure parcels created met the minimum size and density 
requirements for each compatibility zone, specifically that the lots within Compatibility Zone 
B1 be a minimum of 10 acres. Below you will find the conditions that were added by the 
Commission at the October 1, 2020 ALUC meeting. 
 
The ALUC recommended approval of the project and determined the project would comply 
with the Compatibility Plan with the incorporation of the following conditions. These conditions 
have been incorporated into the conditions of approval for Tentative Subdivision Map T20-
002. 

• All parcels located within or partially within Compatibility Zone B1 shall be a minimum 
of ten gross acres in size, consistent with the density policies of the Airport Land Use 
Compatibility Plan (Compatibility Plan). All parcels located within Compatibility Zone 

48 Yaney Avenue, Sonora 
Mailing: 2 S. Green Street 

Sonora, CA  95370 
209 533-5633 

(209) 533-5616 (fax) 
www.tuolumnecounty.ca.gov 

http://www.tuolumnecounty.ca.gov/
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B2 shall be a minimum of three gross acres, consistent with the density policies of the 
Compatibility Plan. This shall be verified prior to the approval of the Final Map. 
 

• A deed restriction shall be recorded for each parcel to acknowledge the proximity of 
the Pine Mountain Lake Airport and the requirement to comply with the Tuolumne 
County Airport Land Use Compatibility Plan. The restrictions shall include information 
that parcels with higher elevations may have height limits imposed on future 
structures. This would trigger additional review by the ALUC. 
 

• All building permits for proposed parcels 1, 15, and 16 located within Compatibility 
Zone B1 will be subject to review by the Tuolumne County Airport Land Use 
Commission prior to issuance of a Building Permit. Noise attenuation measures will 
be required for construction of single-family dwellings within these parcels. This 
information shall be included within the deed restriction or on the Final Map. 

 
Proposed Changes and Variance Request 
 
2. The revised tentative subdivision map is attached to this current report. The project is 

proposing 13 lots ranging from 5± to 10± acres. The residential density within Zone B1 allows 
1 dwelling unit per 10-acre parcel. A variance is being requested by the applicant for 
proposed Parcel 5 (previously Parcel 1). The acreage proposed is approximately 5.77± acres, 
which does not meet the minimum acreage density of 10± acres required within Zone B1. hen 
considering the request for a Variance or other special condition, the ALUC is directed to 
follow section 2.24.3(e) of the ALUC Compatibility Plan. A copy of this section has been 
attached to this report for the Commissions consideration. 
 

ALUC Plan Review 
 
3. The elevations on site range from approximately 2,900± feet to 2,990± feet above mean sea 

level. The elevation of the Pine Mountain Lake Airport is 2,933± feet above mean sea level. 
 

4. The project site is located in Compatibility Zones B1 and B2 associated with the Pine 
Mountain Lake Airport. The project site is not located within a Height Restricted Zone or a 
Critical Height Zone. The ALUC is being requested to review the proposed project and 
determine if it is consistent with the provisions of compatibility zones B1 and B2, and 
consistent with the Airport Land Use Compatibility Plan. Additionally, the ALUC is being 
requested to consider a variance to allow proposed Parcel 5 of Tentative Subdivision Map 
TSM20-002 to be 5.77 acres in size, which is inconsistent with the density requirements 
within the B1 Compatibility Zone.  

 
5. Policy 2.1.5.2(b)(1) of the Airport Land Use Compatibility Plan requires any land 

development application off airport property, including projects for which a ministerial permit, 
such as a building permit, is the only approval action required within Zone A or B1 to be 
referred to the Airport Land Use Commission (ALUC).   

 
6. The 55 dB noise contour falls through the portion of the site within Zone B1, through Parcels 

5, 6, and 13. Information of uses within these noise contours can be found in Table 2b of the 
Tuolumne County Airport Land Use Compatibility Plan, as shown below. A condition as 
indicated above was added by the Commission during the October 1, 2020 meeting to 
address noise. 
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7. The residential density within Zone B1 allows 1 dwelling unit per 10-acre parcel. Proposed 
Parcels 5, 6 and 13 would be located within Compatibility Zone B1. Parcel 5 would be 5.77± 
acres in size, Parcel 6 would be 10.07± acres in size, and Parcel 13 would be 10.04± acres in 
size. Any building permit within Zone B1 would be required to be referred to the ALUC, 
consistent with Policy 2.1.5.2(b)(1) of the Compatibility Plan. 
 

8. The residential density within Zone B2 is 1 dwelling unit per 3-acre parcel. The remaining lots 
would be located within Compatibility Zone B2. These lots range in size from 5.0± to 6± acres 
to 10.07± acres, which is consistent with the residential density requirements of Compatibility 
Zone B2. Building permits for ADUs within zone B2 which exceed the density standards as 
indicated in Table 2A below would be referred to the ALUC for review. Building permits for 
ADUs within Zone B2 which are consistent with the density standards would not require 
ALUC review. 

 
9. In the RE-5 zoning district, each parcel could be developed with a primary single-family 

dwelling and a secondary Accessory Dwelling Unit (ADU) permitted by state law. The ADU 
would require review by the ALUC to allow the residence in excess of the permitted densities 
within each Compatibility Zone.  

 
10. The ALUC 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) 

 
11. 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 A, B1, B2, C, and D Zones are listed in Table 2A below: 
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12. 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:  
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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. 
 

13. The proposed project does not propose any land uses identified as incompatible in Table 2A 
of the Compatibility Plan. Further, the proposed project does not create any hazards to flight 
identified in Policy 2.5.3.5. The parcels created would be consistent with the density 
restrictions of Zones B1 and B2 if the requested variance is approved by the ALUC. 
Therefore, the project may be found to be consistent with the Compatibility Plan. 
 

Ordinance Code Review 
 

14. Assessor’s Parcel Number 066-160-85 contains the Airport Combining (:AIR) district. The 
regulations pertaining to the :AIR district are codified in Chapter 17.20 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, General Plan Amendments, 
Zone Changes, and Tentative Subdivisions maps within the airport influence areas are 
subject to Chapter 18.24. 

 
15. 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. 
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16. 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 
 

17. 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. 
 

18. 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). This 
form would be required prior to development on the project site. 

 



LONG GULCH RANCH 
 

8 
 

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. All parcels located within or partially within Compatibility Zone B1 shall be a minimum 
of ten gross acres in size with the exception of proposed parcel 5, consistent with the 
density policies of the Airport Land Use Compatibility Plan. All parcels located within 
Compatibility Zone B2 shall be a minimum of three gross acres, consistent with the 
density policies of the Compatibility Plan. This shall be verified prior to the approval of 
the Final Map. 

 
4. A deed restriction shall be recorded for each parcel to acknowledge the proximity of 

the Pine Mountain Lake Airport and the requirement to comply with the Tuolumne 
County Airport Land Use Compatibility Plan. The restrictions shall include information 
that parcels with higher elevations may have height limits imposed on future 
structures. This would trigger additional review by the ALUC. 

 
5. All building permits for proposed parcels 1, 15, and 16 located within Compatibility 

Zone B1 will be subject to review by the Tuolumne County Airport Land Use 
Commission prior to issuance of a Building Permit. Noise attenuation measures will 
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be required for construction of single-family dwellings within these parcels. This 
information shall be included within the deed restriction or on the Final Map. 

 
6. 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 the following link:  
https://www.faa.gov/airports/resources/forms/?sect=airspace 

 
 

 
S:\Planning\PROJECTS\Rezone\2020\RZ20-002 Long Gulch (TSM20-002)\ALUC\6-13-24 ALUC\20240604_Secretary's Evaluation  Certification.doc 
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ALUC MAP 
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Tentative Subdivision Map 
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Pg. 29-31 of ALUCP



  

 

 
 

(2) Transfer of development as described above is also allowed with respect to 
multiple parcels proposed to be developed as a single project. 

 
(e) Other Special Conditions — The compatibility criteria set forth in this Plan are 

intended to be applicable to all locations within each airport’s influence area.  
However, it is recognized that there may be specific situations where a normally 
incompatible use can be considered compatible because of terrain, specific 
location, or other extraordinary factors or circumstances related to the site.  In 
these situations, Airport Land Use Commission policy shall be as follows: 

 
(1) After due consideration of all the factors involved in such situations, the 

Commission may find a normally incompatible use to be acceptable. 
 

(2) In reaching such a decision, the Commission shall make all of the following 
findings based upon substantial evidence in the record: 

 
(a) Granting of the special conditions exception would not interfere with the 

orderly development of the Airport. 
 
(b) Granting of the special conditions exception would not interfere with the 

orderly development of the area surrounding the Airport so as to promote 
the overall goals and objectives of the California airport noise standards 
as implemented through the noise policies of the Tuolumne County 
Airport Land Use Compatibility Plan. 

 
(c) Granting of the special conditions exception would allow for the orderly 

development of the area surrounding the Airport so as to prevent the 
creation of new noise and safety problems. 

 
(d) Granting of the special conditions exception would protect the public 

health, safety and welfare by providing for the orderly expansion of the 
Airport. 

 
(e) Granting of the special conditions exception would protect the public 

health, safety and welfare by the adoption of land use measures that 
minimize the public’s exposure to excessive noise and safety hazards 
within areas around the Airport to the extent that these areas are not 
already devoted to incompatible uses. 

 

(3) The granting of a special conditions exception shall be considered site specific 
and shall not be generalized to include other sites. 

 

(4) Special conditions which warrant general application in all or part of the influence 
area of one airport, but not at others, are set forth in Chapter 3 of this 
Compatibility Plan. 
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Zone Location 

Maximum Densities Additional Criteria 

 
Residential 

(du/ac) 1 

 
Other 
Uses 

(people/a
c) 2 

 
Prohibited Uses 

 
Other Development 

Conditions 
 
A 

 
Runway Protection 
Zone or within 
Building 
Restriction Line 

 
0 

 
10 

 
* All structures 

except ones 
required by 
aeronautical 
function 

* Assemblages of 
people 

* Objects 
exceeding FAR 
Part 77 height 
limits 

* Aboveground 
bulk storage of 
hazardous 
materials 

* Hazards to flight 
4 

 
*Deed notice recordation 3 

 
B1 

 
Approach 
Departure Zone 
and Adjacent to 
Runway 

 
0.1 

(10-acre 
parcel) 

 
25 

 
* Children’s 

schools, day 
care centers, 
libraries 

 Hospitals, 
nursing homes 

* Highly noise-
sensitive uses 
(e.g., outdoor 
theaters) 

* Aboveground 
bulk storage of 
hazardous 
materials 5 

* Hazards to  
 flight 4 

 
* Locate structures away 

from extended runway 
centerline 

* Additional NLR required for 
some uses 6 

* Airspace review required 
for all objects (B1 zone) 

    * Deed notice recordations 3 

 
B2 

 
Extended 
Approach/Departur
e 
Zone 

 
0.33 

(3-acre 
parcel) 

 
50 

 
C 

 
Common Traffic 
Pattern 

 
0.33 

(3-acre 
parcel) 

 
75 

 
* Children’s 

schools, day 
care centers, 
libraries 

* Hospitals, 
nursing homes 

* Hazards to  
 flight 4 

 
          * Deed notice recordations3 

 
D 

 
Other Airport 
Environs 

 
No 

Limit 

 
No 

Limit 

 
* Hazards to 

 flight 4 

 
 * Deed notice recordations3 

 
 

 
Critical Height 
Zone 
Overlay 7 

 
Same as Underlying 
Compatibility Zone 

 
 Tall objects on 

high terrain 8 

 
  * Deed notice recordations3 

 
 

 
Height Caution 
Zone Overlay 7 

 
Same as Underlying 
Compatibility Zone 

 
Same as Underlying 
Compatibility Zone 

 
* Airspace review required 

for objects taller than 50 ft.  
   AGL 9 

*  Deed notice recordations3 
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1. Residential development should not contain more than the indicated number of primary 
dwelling units per gross acre.  Clustering of units is encouraged – see Policy 2.4.2.6. 
for limitations.  Attached secondary single-family dwellings are allowed where permitted 
by the Tuolumne County Uniform Zoning Ordinance i8n Compatibility Zones B2, C and 
D. 

2. The land use should not attract more than the indicated number of people per acre at 
any time.  The usage intensity may be averaged over the entire project site, subject to 
the limitations set forth in Policy 2.4.2.6.  Usage calculations shall  include all people 
who may be on the property (e.g., employees, customers/visitors, etc.) both indoors 
and outside.  These criteria are intended as general planning guidelines to aid in 
determining the acceptability of proposed uses.  Additional guidance is provided by 
Appendix C. 

3. A deed notice shall be recorded for each parcel associated with any land use action or 
permit for which review by the Airport Land Use Commission or Commission Secretary 
is required.  Such notice shall be issued by the County of Tuolumne for each parcel 
within an Airport Influence Area Boundary at the time of adoption of this Plan. 
Additionally, any land division of property for which a notice has been recorded must 
include a note on any parcel map or subdivision map of the existence of such deed 
notice.  Combining district zoning shall be established for each such parcel. 

4. Hazards to flight include physical (e.g., tall objects), visual, and electronic forms of 
interference with the safety of aircraft operations.  See the supporting compatibility 
policies on airspace protection (Policies 2.4.3.2 and 2.5.3.5.) for details. 

5. Storage of aviation fuel, other aviation-related flammable materials, and up to 2,000 
gallons of nonaviation flammable materials are exempted from this criterion in Zones 
B1 and B2. 

6. NLR = Noise Level Reduction; the outside-to-inside sound level attenuation which the 
structure provides.  See supporting compatibility policies on noise (Policy 2.4.1.5.) for 
details. 

7. See supporting compatibility policies on airspace protection (Policy 2.4.3.2.) for details. 

8. Height restrictions — potentially to ground level — required on all objects not 
shadowed by nearby objects of equal or greater elevation. 

9. Objects up to 50 feet tall are acceptable  

 

Source:  Shutt Moen Associates (November 1998) 

 
Table 2A Continued 
Primary Compatibility Criteria 
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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 
            October 1, 2020 

    

 
 

PRESENT: Chair Mark Bautista, Vice-Chair Leon Liebster, Commissioners Ed Sunday, and 
Dennis Smith. 

 
ABSENT: None 
 
STAFF: Quincy Yaley, Community Development Department Director; Terrilyn Turner, Land 

Use Technician 
 

CALL TO ORDER/ROLL CALL: 
 
Chair Bautista called the meeting to order at 6:00 p.m. and led the Commission and audience 
members in the Pledge of Allegiance.  
 
Chair Bautista asked staff to roll call the Commission 
 
Chair Bautista : Aye 
Vice-Chair Liebster: Aye 
Commissioner Smith: Aye 
Commissioner Sunday: Aye 
 
Chair Bautista indicated that there was a quorum. He welcomed everyone to the meeting. He then 
gave an overview of the COVID-19 procedures and Zoom instructions for the meeting. 
 
Chair Buatista welcomed everyone to the meeting. He gave an overview of the COVID-19 
procedures and Zoom instructions for the meeting. 
 
 
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 wishing to speak, the public comment period was closed.  
 
PUBLIC HEARING: 
 
Cal.net Wireless Towers 

 
1. LENNEN, Building Permit B2020-00701 to allow the conversion of an existing 

attached garage into a junior accessory dwelling unit (JrADU) on a 1.9+ acre parcel 
zoned RE-1:MX:AIR (Residential Estate, One Acre:Mobilehome Exclusion:Airport 
Combining) under Title 17 of the Tuolumne County Ordinance Code. 
 

  13430 Clifton Way in Groveland.  A portion of Section 12, Township 1 South, Range 
16 East, Mount Diablo Baseline and Meridian. Assessor’s Parcel Number 093-130-

48 Yaney Avenue, Sonora 
Mailing: 2 S. Green Street 

Sonora, CA  95370 
209 533-5633 

(209) 533-5616 (fax) 
www.tuolumnecounty.ca.gov 

http://www.tuolumnecounty.ca.gov/


 Airport Land Use Commission Minutes for October 1, 2020                                                                        Page 2 of 4   

030. In Zone C of the Pine Mountain Lake Airport. 
 

Terrilyn Turner, Land Use Technician, gave an overview of the proposed project and description. 
 
Chair Bautista opened the public comment period and asked if there was anyone who wished to 
speak on the project. Seeing no one, he closed the public comment period and referred the item 
back to the Commission. 
 
A discussion ensued on ADU and JADU and how it will affect the Airport Land Use Compatibility 
Plan. 
 
Ms. Yaley noted that staff would bring projects before the Commission on a case by case basis. 

 
It was moved by Vice-Chair Liebster and seconded by Commissioner Smith to recommend 
approval of Building Permit B2020-00701 based on the Secretary’s Evaluation. 
 
Chair Bautista asked staff to roll call for the vote. 
 
Chair Bautista: Aye 
Vice-Chair Liebster: Aye 
Commissioner Smith: Aye 
Commissioner Sunday: Aye 
 
Chair Bautista called for the vote: Ayes, 4; Noes, 0; Abstain, 0. 
 
Motion carried: 4 – 0 – 0. 

 
2. NARITA, Building Permit B2020-00915 to convert attached 1,224± square foot attached 

garage to an accessory dwelling unit (ADU) on a 2.73+ acre parcel zoned RE-3:MX:AIR 
(Residential Estate, Three Acre:Mobilehome Exclusion:Airport Combining) under Title 17 of 
the Tuolumne County Ordinance Code. 

 
22282 Bennett Road in Columbia.  A portion of Section 15, Township 2 North, Range 14 
East, Mount Diablo Baseline and Meridian. Assessor’s Parcel Number 032-650-017. In Zone 
C of the Columbia Airport. 

 
Terrilyn Turner, Land Use Technician, gave a PowerPoint presentation on the proposed project and 
description. 
 
Chair Bautista asked 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.  
 
Commissioner Liebster asked if the project is a new construction or a remodel of an old 
construction. 
 
Ms. Turner noted that the proposed project is a remodel of an existing garage. 
 
It was moved by Vice-Chair Liebster and seconded by Commissioner Smith to recommend 
approval of Building Permit B2020-00915 based on the Secretary’s Evaluation 
 
Chair Bautista asked staff to roll call for the vote. 
 
Chair Bautista: Aye 
Vice-Chair Liebster: Aye 
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Commissioner Smith: Aye 
Commissioner Sunday: Aye 
 
Chair Bautista called for the vote: Ayes, 4; Noes, 0; Abstain, 0. 
 
Motion carried: 4 – 0 – 0. 

 

 
3. LONG GULCH RANCH, 

 
1. General Plan Amendment GPA20-001 to change the General Plan land use  

designation of a 78.8± acre parcel from RR (Rural Residential) to HR 
(Homestead Residential). 

 
2. Zone Change RZ20-002 to rezone a 78.8± acre parcel from AE-37:AIR 

(Exclusive Agricultural, Thirty-Seven Acre Minimum:Airport Combining) to RE-
3:AIR (Residential Estate, Three Acre Minimum:Airport Combining) under Title 
17 of the Tuolumne County Ordinance Code. 

 
3. Tentative Subdivision Map TSM20-002 to divide a 78.8± acre parcel into 19 

residential lots ranging in size from 3.0± acres to 12.5± acres. 
 

  The project site is located southeast of the intersection of Ferretti Road and Clements 
Road, in the community of Groveland. The project site is within a portion of Section 
13, Township 1 South, Range 16 East, Mount Diablo Baseline and Meridian, and 
within Supervisorial District 4. Assessor’s Parcel Number 066-160-085. Within Zones 
B1 and B2 of the Pine Mountain Lake Airport. 

 
Natalie Rizzi, Land Use Coordinator, gave a PowerPoint presentation of the proposed project 
location and description. 
 
Chair Bautista asked if there were any questions of staff. Seeing no one he opened the public 
comment period and asked if there was anyone who wished to speak on the proposed project. 
 
Ron Kopf, Project Applicant, gave an overview of the proposed project. He noted that they were in 
talks with Groveland Community Sanitary District (GCSD) for public water and sewer hook ups. He 
noted that they currently were not annexed into GCSD. 
 
Chair Bautista asked if there was anyone else 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.  
 
Vice-Chair Liebster asked if the density or size of the lot differentiates  between Rural Residential 
and Homestead Residential  
 
Ms. Rizzi noted that both is used; She explained that in the Rural Residential it is a 5 acre minimum 
lot and the density is one per 5 acres. She stated that in the Homestead Residential it is a 3 acre 
minimum lot and the density one unit per 3 acres. 
 
Commissioner Smith asked how many dwelling units would be allowed on the property. 
 
Ms. Rizzi noted that there is currently no development being proposed at this time. She explained 
the in RE-3 you could potentially have one primary dwelling unit plus an Accessory Dwelling Unit 
(ADU) on each lot.  
Vice-Chair Liebster raised concerns regarding the owners not understanding the height restrictions 
when they purchase the lot to development. 
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Mr. Kopf responded that the Conditions of Approval and the height restrictions would be attached to 
the Title. 

 
Discussion ensued on parcel size meeting the minimum size and densities for each compatibility 
zone. 
 
It was requested by the Commission that staff address the following in Conditions of Approval: 
 
1. Ensure Parcels meet the minimum size and densities for each compatibility zone. 
 
2. Inform future property owners of parcels within Zone B! that noise attenuation may be 

required 
 
3. Lots 7, 8, 9 may have potential height issues in the future that would need to be reviewed by 

the ALUC. Perspective buyers of these lots must be notified of compatibility Plan height 
regulations. 

 
It was moved by Chair Bautista and seconded by Commissioner Sunday to recommend approval of 
General Plan Amendment GPA20-001, Zone Change RZ20-002, and Tentative Subdivision Map 
TSM20-002 based on the Secretary’s Evaluation and added Conditions addressed above. 
 
Chair Bautista asked staff to roll call for the vote. 
 
Chair Bautista: Aye 
Vice-Chair Liebster: Aye 
Commissioner Smith: Aye 
Commissioner Sunday: Aye 
 
Chair Bautista called for the vote: Ayes, 4; Noes, 0; Abstain, 0. 
 
Motion carried: 4 – 0 – 0. 
 
OLD BUSINESS: 

  
 None. 

 
NEW BUSINESS: 

 
COMMISSION BUSINESS: 
 

 

COMMISSIONER/STAFF REPORTS: 
 
ADJOURNMENT: 
 
There being no further business to come before the Commission, Chair Bautista adjourned the 
meeting at 6:48 p.m. 
 
Respectfully, 
 
 

 
Quincy Yaley, AICP 
Airport Land Use Commission Secretary 
 
QY:tv 
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