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Any future building permits on the site would require an airport review prior to the issuance of the 
building permit. Buildings permits located within Zone A or B1 or within a Critical Height Zone would 
require review from the Tuolumne County Airport Land Use Commission (ALUC) pursuant to the Airport 
Land Use Compatibility Plan. The ALUC will review the permit for consistency with the Compatibility 
Plan, including height, density regulations in each zone, and noise regulations. Any other building 
permits on site not meeting these criteria would involve an in-house ALUC Secretary’s review, who may 
refer the permit to the ALUC. 
 
The application for Tentative Parcel Map T20-006 was considered by the ALUC on June 4, 2020. The 
ALUC recommended approval of the project, with the conditions below added. These conditions have 
been added to ensure consistency with the Compatibility Plan and ensure safety for air traffic and 
residents of the project site. These conditions will be made conditions of the map. 
 
1. Prior to the approval of the Final Map, all on-site structures which extend into the conical zone 

shall be removed or relocated. 
 

2. 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.   

  
3. 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. 
 

4. 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: http://forms.faa.gov/forms/faa7460-1.  
 

The addition of these four conditions above, the deed notice requirement, and the conformance of each 
parcel and future development with the Airport Land Use Compatibility Plan would result in a less than 
significant impact.  

 
f) Tuolumne County does not have a static emergency plan or evacuation plan due to the dynamic nature 

of emergencies. Tuolumne County does not have any designated evacuation routes because fires can 
happen anywhere and may block specific roads and certain areas may not be safe for travel. The 
Tuolumne County Sheriff Office is the responsible entity for declaring and directing evacuations in the 
case of emergencies. The Sherriff’s Department will inform members of the public via the Emergency 
Notification System, local media, and door-to-door when feasible of where the wildfire is located, which 
routes are safe to use, and which locations are safe to seek refuge from the fire. Generalized emergency 
information is also contained within the adopted Multi-Jurisdictional Hazard Mitigation Plan. Tuolumne 
County maintains the Hazard Mitigation Plan and Emergency Operations Plan. Through the 
development approvals and coordination processes, the County would limit the potential for hazards, 
particularly associated with wildfire and emergency access, with the General Plan Update policies and 

http://forms.faa.gov/forms/faa7460-1
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implementation programs. The project has been found to be consistent with Chapter 9 Public Safety and 
Chapter 17 Natural Hazards of the 2018 General Plan, as shown in Section g below. 
 
In an emergency, North Airport road would be utilized by residents of the project site. From there, 
residents could travel east towards Parrotts Ferry Road or south on Bennet Road towards State Route 
49, depending on which route was the safest for travel. Parrotts Ferry is a major collector road which 
function as corridors for through traffic within local areas providing service to towns and other major 
traffic generators within the County.  They also serve to link minor collectors and local access roads with 
nearby towns and communities or the arterial system. Highway 49 is a Principal Arterial which serve as 
major centers of metropolitan areas, provide a high degree of mobility and can also provide mobility 
through rural areas There are a number of minor collector and local roads that may be utilized to get 
residents to the major collector and arterial roads in the vicinity. The addition of 4 residential lots with a 
potential for an additional 6 primary single-family dwellings and 4 ADUs would not significantly impact 
the ability for roads in the vicinity of the project site to be used as evacuation routes in the event of an 
emergency. Approval of this project would result in a less than significant impact on Tuolumne County’s 
emergency or evacuation plans. 

 

g) The project site is located within an SRA and is rated as high and very high fire hazard severity zone. 
The project has been reviewed by the Tuolumne County Fire Prevention Division. The Fire Prevention 
Division provided conditions for the project to ensure consistency with the Titles 11, 12, 15 and 16 of the 
Ordinance Code, the California Building Code, and the California Fire Code. Conditions will be added to 
the project including requirements for fuel reduction and thinning, building setbacks, road construction 
standards, driveway construction standards, residential gates, and fire and life safety requirements. 
Residential dwelling units are required to provide for defensible space zones around the residence to 
reduce fire hazards, as regulated by CalFire. The project has been found to be consistent with Chapter 9 
Public Safety and Chapter 17 Natural Hazards of the 2018 General Plan. Consistency with specific 
Goals, Policies, and Implementation Programs will be demonstrated below. 
 
Policy 9.A.1: Actively involve fire protection agencies within Tuolumne County in land use planning 
decisions.   
 
The Tuolumne County Fire Prevention Division has been consulted with during the processing of the 
application. The Tuolumne County Fire Prevention Division provided conditions which have been 
incorporated into the projects’ conditions of approval. See the “Wildfire” Section below for specific 
conditions provided by the Tuolumne County Fire Prevention Division. 
 
Policy 9.E.3: Require new development to be consistent with State and County regulations and policies 
regarding fire protection.   
 
The development and operation of the site will be consistent with all applicable State and County 
regulations and policies regarding fire protection. Road and driveway improvement plans will be 
reviewed by the Tuolumne County Fire Prevention Division and Engineering Division of the Department 
of Public Works to ensure compliance with the California Fire Code and Titles 11 and 15 of the TCOC. 
All building permits will be reviewed for compliance with the California Building Code and Fire Code. 
 
Policy 17.E.2: Require the maintenance of defensible space setbacks in areas proposed for 
development if wildland fire hazards exist on adjacent properties.  
 
Conditions have been incorporated into the projects conditions of approval to require defensible space 
setbacks from all property boundaries and to require a fuel modification prior to the Final Map.  
 
Policy 17.E.3: Require new development to have adequate fire protection and to include, where 
necessary, design and maintenance features that contribute to the protection of the County from the 
losses associated with wildland fire.    
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Conditions provided by the Tuolumne County Fire Prevention Division have been incorporated into the 
projects’ conditions of approval to minimize fire hazards and to contribute to the protection of the County 
from the losses associated with wildland fire. See the “Wildfire” Section below for specific conditions 
provided by the Tuolumne County Fire Prevention Division. 
 
The incorporation of these conditions and the project’s consistency with Titles 11, 12, 15 and 16 of the 
Ordinance Code, the Tuolumne County General Plan, the California Building Code, and the California 
Fire Code would result in a less than significant impact. See the Wildfire Section below for additional 
information and analysis.  

 
Mitigation Measures:  None required. 
 
Mitigation Monitoring:  Not applicable. 
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HYDROLOGY AND WATER QUALITY:   
 
 

 

Issues and Supporting Information Sources 

 
 

Potentially 
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Would the Proposed Project:     
 

 
 

 
 

 

a)    Violate any water quality standards or waste discharge requirements or 
otherwise substantially degrade surface or ground water quality?  

    
 
 

 

 
 

b) Substantially decrease groundwater supplies or interfere substantially with 
groundwater recharge such that the project may impede sustainable 
groundwater management of the basin? 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 
 

c) Substantially alter the existing drainage pattern of the site or area, including 
through the alteration of the course of a stream or river or through the 
addition of impervious surfaces, in a manner, which would: 

 
 

 

 

 
 

 

 

 

 

 

 
 

i) result in substantial erosion or siltation on or off-site;     
 

 
 

 

 
 

ii) substantially increase the rate or amount or surface runoff in a manner 
which would create flooding on- or off-site; 

 

 
 

 

 
 

 

 
 

 

 

 

 

 

 
 

 

iii)create or contribute runoff water which would exceed the capacity of 
existing or planned stormwater drainage systems or provide substantial 
additional sources of polluted runoff; or? 

 

 
 

 

 
 

 

 

 

 

 

 

 
 

iv) impede or redirect flood flows?     
 
 

 
 

 

d) In flood hazard, tsunami, or seiche zones, risk release of pollutants due to 
project inundation? 

 

 
 

 

 
 

 

 

 

 

 
 
 

 

e) Conflict with or obstruct implementation of a water quality control plan or 
sustainable groundwater management plan? 

 

 
 

    

 

Environmental Setting: 
 

The project site is located within the Stanislaus River watershed. The project site contains drainages that flow 
east to west, and eventually flow into the Stanislaus River and New Melones Reservoir. The project also 
contains a pond which is spring fed. The project proposes to be served via private wells. 
 
A Water Quality Plan was prepared for Tuolumne County in 2007 and contains a comprehensive program that 
addressed a wide range of water quality concerns within the county and emphasizes mechanisms for 
maintaining and improving surface water quality (Tuolumne County 2007). The project site is located within the 
jurisdiction of the Central Valley Regional Water Quality Control Board (RWQCB). 
 

Regulatory Setting: 
 
The Federal Water Pollution Control Act was adopted to protect the quality of surface waters of the Country and 
is implemented through the National Pollutant Discharge Elimination System (NPDES).  In California, the 
NPDES is implemented through the Storm Water Permitting Unit of the State Water Resources Control Board.  
Pursuant to State regulations, land development projects, which disturb one acre or more must submit a Notice 
of Intent (NOI) to obtain coverage under the General Construction Activity Storm Water Permit. A Stormwater 
Pollution Prevention Plan (SWPPP) is required to be submitted with the NOI. The SWPP is required to be 
prepared by a qualified professional and includes Best Management Practices (BMPs) to be implemented during 
project construction to minimize stormwater runoff, erosion, and sediment movement. 
 
The Federal Emergency Management Agency (FEMA) provides information on flood hazards for communities 
based on its Flood Insurance Rate Maps (FIRM). The project site is located with Flood Zone X, which are areas 
of minimal flood hazards. Chapter 15.24 of the TCOC provides regulations related to flood hazards. The 
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purpose of Chapter 15.24 is to promote the public health, safety, and general welfare, and to minimize public 
and private losses due to flood conditions ins specific areas by legally enforceable regulations applied uniformly 
throughout the County to all publicly and privately owned land within flood prone or flood relation erosion areas.   
 
Chapter 13.20 of the TCOC provides guidance on management of groundwater within Tuolumne County. The 
purpose of Chapter 13.20 is to establish an effective county policy that will assure that the overall economy and 
environment of Tuolumne County are protected from the impacts of the exportation of groundwater out of the 
county. All wells within Tuolumne County must be constructed and maintained in accordance with Chapter 13.16 
and 13.20 of the TCOC. 
 
Analysis: 
 

a) Runoff from the project site has the potential to transport silt and other sediments to off-site surface 
waters if soil surfaces exposed during construction on the project site are not stabilized. However, the 
requirement of preparation of a SWPPP with BMPs and the submittal of a NOI with the State Water 
Resources Control Board would ensure compliance with water quality standards and waste discharge 
requirements and would protect the discharge of pollutants into surface or ground water. The Open 
Space zoning on site, as required by Mitigation Measure BIO-1, would prohibit development or ground 
disturbing activities adjacent to the drainages on site.  
 
Compliance with applicable permits and construction measures would ensure that the project would not 
violate any water quality standards or waste discharge requirements set forth by the Central Valley 
RWQCB or result in the degradation of surface and groundwater quality. Impacts would be less than 
significant.  

 
b) The project site will be served via private wells as the AE-37 zoning does not require connection to 

public water. The development, construction, and maintenance of wells are regulated by the Tuolumne 
County Environmental Health Division through the enforcement of Chapter 13.16 and 13.20 of the 
TCOC. A well permit is required to be issued by the Environmental Health Division to verify conformance 
to applicable Local, State, and Federal regulations. Two of the proposed parcels would be served by 
existing wells, so only two additional wells would need to be constructed to serve the project site. 
Conformance with Ordinance Code and applicable State and Federal regulations would result in a less 
than significant impact.  

 
ci-civ) There are no existing public storm drainages in the project vicinity. Storm drainage from the project site 

is via natural channels and drainages that traverse the property. Existing storm drainage features on and 
in the vicinity of the project site are limited to roadside ditches and culverts which conduct storm 
drainage across existing roadways. The Engineering Division of the Department of Public Works 
reviewed the project and indicated that a drainage plan is required to be submitted prior to the issuance 
of a Grading Permit. The drainage plan is required to address the entire project site drainage, including 
parking lots and paved areas, and eliminate any increase in run off to downstream drainages, culverts, 
and adjacent property.  

 
Chapter 12.20 of the TCOC contains the County’s regulations regarding grading activities. The 
Engineering Division of the Department of Public Works has reviewed the project and responded with 
conditions in accordance with Chapter 12.20, which will become Conditions of Approval for the project. 
Prior to the issuance of a Grading Permit by the Engineering Division of the Department of Public Works, 
the project proponent is required to submit an erosion control plan to be reviewed and approved which 
must be implemented during project construction activities. The project will also be conditioned to require 
that all soils that are disturbed by clearing or grading shall be reseeded or hydro mulched or otherwise 
stabilized as soon as possible. Emergency erosion control measures shall be utilized as requested by 
County officials. 
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Additionally, the project is required to submit an NOI to the State Water Resources Control Board Water 
Permitting Unit to obtain coverage under the General Construction Activity Stormwater Permit for the 
disturbance of more than one acre. A SWPPP is required to be developed and submitted with the NOI. 
The SWPPP must be prepared by a qualified professional and includes BMPs to be implemented to 
minimize stormwater runoff, erosion, and sediment movement during construction activities. Compliance 
with the above conditions would result in a less than significant impact. 

 
d) The FEMA Flood Insurance Rate Maps indicate that the project site is located with Flood Zone X, which 

are areas of minimal flood hazard. The drainages on site are ephemeral and intermittent in nature and 
only contain surface flows during portions of the year. The steep topography of the drainage channels 
and seasonal nature of the flows makes it unlikely that there will be on site flooding. The regulations 
contained in Chapter 15.24 of the TCOC would therefore not apply to the project due to the low risk of 
flooding and being located in Flood Zone X. The Technical Background Report for the 2018 General 
Plan indicates that there is no risk of tsunamis in Tuolumne County due to its distance from the ocean. 
There is also no risk of earthquake-induced seiches within Tuolumne County. No impact would occur. 

 
e) The goal of the Tuolumne County Water Quality Plan is to minimize the risk of pollution into water 

sources. This can be achieved by the implementation of BMPs during project development.  
 
The Water Quality Plan categorizes BMPs into the following categories: prevention, source control, and 
treatment control. The project is required to submit an NOI with the State Water Resources Control 
Board. This submittal requires the preparation of a SWPPP, prepared by qualified professional, which 
must incorporate BMPs to be implemented during project construction. The SWPPP is required prior to 
the issuance of a Grading Permit by the Engineering Division of the Department of Public Works. 
Erosion control measures are required to be implemented during site disturbing activities, as required by 
Title 12 of the Tuolumne County Ordinance Code. The Engineering Division verifies these requirements 
prior to the issuance of a grading permit. Additionally, the drainages on site will be protected with Open 
Space zoning in which development may not occur as required by Mitigation Measure BIO-1. These 
measures will help reduces impacts to water quality and would support the goals of the Tuolumne 
County Water Quality Plan. 
 
The following goals, policies, and implementation programs of the Water Element apply to the project: 
 
Goal 14.C 
Protect and improve the quality and quantity of the County's water resources, while protecting the rights 
of landowners.    
 
The measures as listed above would reduce impacts to water quality while still allowing the property 
owner to utilize their property. 
 
Implementation Program 14.C.a 
Maintain local source water protection and wellhead protection programs in the Tuolumne County 
General Plan, such as setbacks, to protect the sources of drinking water supplies.   
 
The project would be served via private wells. The construction and maintenance of wells are required to 
comply with Chapter 13.16 of the TCOC. Section 13.16.160 contains the required setbacks of wells from 
potential contaminant sources. The setbacks would be reviewed upon receipt of a well permit with the 
Environmental Health Division. Compliance with these setback requirements would support 
Implementation Program 14.C.a. 
 

Implementation Program 14.C.c 
Continue to require new urban residential development with a density of one dwelling unit per two acres, 
or greater, and commercial development, except on land designated as Special Commercial by the 
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General Plan land use diagrams, to be served with public water.   

Implementation Program 14.C.d 
Continue to require new urban residential development with a density of three dwelling units per acre, or 
greater, and commercial development, except that on land designated Special Commercial by the 
General Plan land use diagrams, to connect to public sewer.   
 
The parcels are zoned AE-37 and would range from 39.2± acres to 41.4± acres in size. The maximum 
density in the AE-37 zoning district is two single-family dwellings and an ADU per 37 acres. Therefore, 
pursuant to Implementation Programs 14.C.c and 14.C.d, the project site is not required to connect to 
public water or public sewer. 

 
As demonstrated above, the project is consistent with the goals, policies, and implementation programs 
of the Water Element of the General Plan and the Tuolumne County Water Quality Plan. Therefore, 
there would be a less than significant impact.  

 
Mitigation Measures: None required.   
 
Mitigation Monitoring:  Not applicable. 
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LAND USE AND PLANNING:   
 
 

 

Issues and Supporting Information Sources 
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Would the Proposed Project/Action:     
 

 
 

 
 

 

a) Physically divide an established community?      
 

 

b) Cause a significant environmental impact due to a conflict with any land use 
plan, policy, or regulation of an agency with jurisdiction over the project 
(adopted for the purpose of avoiding or mitigating an environmental effect? 

 

 

 
 

 

 
 

 

 
 

 

 
 

 

 

Environmental Setting: 
 
The project site is located within the identified community of Columbia and is currently developed with residential 
and agricultural uses. The project site is located along North Airport Road and the Columbia Airport is located 
east of the project. Parcels to the north and south consist of rural and residential parcels ranging in size from 3 
to 20 acres. Parcels to the east are publicly zoned parcels under the jurisdiction of the BLM. 
 
The project site is designated Agricultural with the -AIR overlay by the Tuolumne County General Plan land use 
diagrams and is subject to the 2018 Tuolumne County General Plan. The project site is located within the 
identified community of Columbia and is subject to the Columbia Community Plan. The zoning of the project site 
is AE-37:MX:AIR (Exclusive Agricultural, Thirty-Seven Acre Minimum: Mobile Home Exclusion Combining: 
Airport Combining) under Title 17 of the Tuolumne County Ordinance Code. The project is required to rezone 
portions of the site to O (Open Space) and O-1 (Open Space-1) to protect cultural and biological resources.  
 

Analysis:  
 

a) Tentative Parcel Map T20-004 proposes to divide the 160.90-acre site into 4 parcels ranging in size from 
39.2 acres to 41.4 acres. The project site is located within the identified community of Columbia. An 
existing driveway off North Airport Road meeting the standards of a common driveway would be utilized 
to access each of the parcels. The proposed residential and agricultural uses of the project site are 
consistent with other parcels in the vicinity. The project site is currently developed and as such the 
proposed Tentative Map to split the project site into four parcels would not physically divide an 
established community. There would be no impact. 
 

b) The AG General Plan land use designation provides for the production of food, feed, fiber, nursery and 
apiary commodities and other productive or potentially productive lands where commercial agricultural 
uses can exist without creating conflicts with other land uses or where potential conflicts can be 
minimized. Typical land uses allowed include crop production, orchards and vineyards, grazing, pasture 
and rangeland, recreational farming, resource extraction activities, facilities that directly support 
agricultural operations and public facilities. 
 

The AIR overlay General Plan land use designation provides for the orderly development of land 
surrounding the public use airports within the County to the extent that these areas are not already 
devoted to incompatible uses. The purpose of this designation is to protect public health, safety, and 
welfare by minimizing the public’s exposure to excessive noise and safety hazards associated with use 
of the airports. Development within this designation must comply with the Tuolumne County Airport Land 
Use Compatibility Plan in addition to other requirements applicable to land development in Tuolumne 
County. 
 

Table 1.3 of the Community Development and Design Element in the 2018 General Plan indicates that 
the AG land use designation is compatible with the AE-37 zoning district. The O zoning district is 
compatible with all General Plan designations and the AIR overlay is consistent with all zoning district. 
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Figure 4 below demonstrates the General Plan land use designations and zoning districts of the parcels 
in the vicinity of the project site. Table 7 below indicates the General Plan and zoning designations. The 
proposed zoning and residential use of the project site is consistent with other parcels in the vicinity. 

 
The following Goals, Policies and Implementation Programs of the 2018 Tuolumne County General 
pertain to this project. Consistency with each section will be demonstrated.  
 
 Goal 1.A 

Protect and enhance the quality of life for all residents of Tuolumne County while facilitating 
growth and development to meet the present and future needs of the County’s residents, visitors, 
and businesses. 

 

Approval of the project would allow the development of 25 residential units to help facilitate 
growth and allow for additional housing options for residents of Tuolumne County. 
 

 Policy 1.A.3 
Address the impacts associated with new development on cultural resources and protect such 
resources. 
 
A Cultural Resource Study was conducted on the property, which identified mitigation measures 
to adequately protect resources that were identified on the project site. These mitigation 
measures have been incorporated into the projects’ conditions of approval. 
 

The following Goals, Policies, and Implementation Programs of the Columbia Community Plan, found in 
Volume III of the 2018 Tuolumne County General Plan apply to the project: 
 

Policy CB-A.1 
Maintain the rural, small-town atmosphere of the Columbia area by preserving the mixture of 
urban and non-urban land uses found in the area. 
 
Policy CB-A.2: 
Retain the historic Gold Rush character of the Columbia Community. 
 
The larger, agriculturally zoned parcels would support the rural, small-town, and historic  
character of Columbia. 
 
Goal CB-E 
Conserve the natural and cultural resources of the Columbia community. 
 
Biological and Cultural Resource studies were prepared. The studies identified mitigation 
measures to be implemented into the project in order to protect natural and cultural resources on 
site. The implementation of these mitigation measures, including protection of these resources 
with O and O-1 zoning would support Goal CB-E. 
 
Policy CB-E.1 
Protect outstanding scenic and historic resources, including hillsides and hilltops, which 
contribute to the visual quality and rural character of the Columbia community. 
 
The applicant has proposed the steepest slopes and hilltops to be protected with Open Space 
zoning, in support of Policy CB-E.1. 

 
Zoning Ordinance 

  
The project site is zoned AE-37:MX:AIR under Title 17 of the TCOC. The parcels will retain their AE-
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37:MX:AIR zoning. The purpose of the AE-37 zoning district is to provide for agricultural and resource 
production where commercial agricultural uses can exist without encroachment of incompatible uses and 
provide for the preservation and conservation of working landscapes and open space. The project site is 
currently utilized for cattle grazing, which is consistent with the AE-37 zoning. 
 
Section 17.09.040 indicates that any parcel zoned AE-37 shall be a minimum of thirty-seven gross acres 
in area and shall have an area to perimeter ratio of at least 210. The Tentative Map submitted indicates 
that each of the 4 parcels proposed would meet these minimum requirements.  
 
The maximum residential density in the AE-37 zoning district is two dwellings per thirty-seven acres, with 
additional possible for agricultural laborer housing or for Accessory Dwelling Units (ADU) less than 1,200 
square feet permitted by State ADU legislation. In the AE-37 zoning district, one single-family dwelling 
regardless of parcel size is permitted and one additional single-family dwelling is permitted when the 
parcel is thirty-seven acres or larger. An additional ADU, which must be less than 1,200 square feet in 
size, is permitted on each parcel pursuant to State ADU legislation. The parcels range in size from 39.2± 
acres to 41.4± acres. Therefore, each parcel may be developed with two primary single-family dwellings 
and one ADU, for a total of eight primary single-family dwellings and four ADUs at full build out. Because 
there are two single-family dwellings currently on the site, an additional six primary single-family 
dwellings and four ADUs may be constructed in the future. 
 
The :MX combining district is intended to be combined with any principal zoning district in which the use 
of older mobile homes as residences on individual parcels would conflict with the aesthetic, social or 
economic development of any such principal zoning district. Mobile homes used as a residence on 
parcels containing the :MX zoning must conform to the regulations in Chapter 17.48 of the TCOC. 
Community Development Department staff would consistency with the regulations of Chapter 17.48 
upon receipt of a building permit for a mobile or manufactured home on site. 
 
The : purposes of the :AIR combining district are as follows:  
 

A. To protect public health, safety and welfare by ensuring the orderly expansion of airports and 
the adoption of land use measures that minimize the public’s exposure to excessive noise and 
safety hazards within areas around public airports to the extent that these areas are not already 
devoted to incompatible uses; and  
B. To implement the policies of the Tuolumne County airport land use compatibility plan adopted 
January 22, 2003, as may be amended from time to time; and  
C. To inform property owners and prospective purchasers of property within areas around airports 
of the proximity of the airport and aircraft use associated with the airport and that land 
development must comply with the Tuolumne County airport land use compatibility plan in addition 
to development regulations contained in the Tuolumne County General Plan and this code. 
 

The project site is subject to the Tuolumne County Airport Land Use Compatibility Plan. The project was 
considered by the Tuolumne County Airport Land Use Commission at its meeting on June 4, 2020 as 
required by Section 18.24.040 of the TCOC and Policy 2.1.5.2(b)(1) of the Airport Land Use 
Compatibility Plan. The ALUC determined that the project would be consistent with the Airport Land Use 
Compatibility Plan, subject to the addition of conditions. See the “Hazards and Hazardous Materials” and 
“Noise” Sections for additional analysis on the airport influence zones and conditions added by the 
ALUC. 

 
Mitigation Measure BIO-1 and CUL-1 require portions of the site to be rezoned to O (Open Space) and 
O-1 (Open Space-1). The purpose of the O zoning district is to protect the public in areas not suitable for 
development because of flooding or other natural hazards and to provide areas of open space for the 
protection of wildlife habitat and scenic quality where vegetation removal may be appropriate in certain 
instances or for the preservation of cultural resources. The purpose of the O-1 zoning district is to 
preserve and protect areas of valuable wildlife habitat consistent with the wildlife policies of the general 
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plan or areas with significant cultural resources. The O and O-1 zoning are required to protect biological 
and cultural resources on site. Existing roads shall be allowed to remain and be maintained within the O 
and O-1 zoned areas. Vegetation clearing for fire hazard reduction purposes and livestock grazing would 
also be permitted within the O and O-1 zoning.  

 
Prior to development of the project site, the following entitlements may be required: 

 

Table 6. Future Entitlements 

Permit Agency 

Grading Permit 
Engineering Division of the Department of 
Public Works 

Road Encroachment Permit  
Engineering Division of the Department of 
Public Works 

Streambed Alteration Agreement California Department of Fish and Wildlife 

404 Permit US Army Corps of Engineers 

General Construction Activity Storm 
Water Permit 

Regional Water Quality Control Board 

Building Permits  
Building Division of the Community 
Development Department 

Well and Septic Permits 
Environmental Health Division of the 
Community Development Department 

 
The project will be conditioned to require securement of the above permits (Table 6) if needed. This will 
ensure compliance with all applicable policies and regulations of each of the permitting agencies.  
 
As indicated above, the project is consistent with all applicable land use plan, policy, and regulations of 
agencies with jurisdiction over the project. Therefore, there is a less than significant impact. 
 

Mitigation Measures:  None required. 
 
Mitigation Monitoring:  Not applicable. 
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Table 7: Zoning Designations in Figure 4 

AE-37 = Exclusive Agricultural, Thirty-Seven Acre Minimum 

A-20 = General Agricultural, Twenty Acre Minimum 

A-10 = General Agricultural, Ten Acre Minimum 

R-1 = Single-Family Residential 

RE-2 = Residential Estate, Two Acre Minimum 

RE-3 = Residential Estate, Three Acre Minimum 

RE-5 = Residential Estate, Five Acre Minimum  

RE-10 = Residential Estate, Ten Acre Minimum 

BP = Business Park  

O = Open Space 

:MX = Mobile Home Exclusion Combining 

:AIR = Airport Combining 

:D = Design Control Combining 
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MINERAL RESOURCES:   
 
 

 

Issues and Supporting Information Sources 

 
 

Potentially 
Significant 

Impact 

Less-than-
Significant 

With 
Mitigation 

Incorporation 

 
 

Less-than-
Significant 

Impact 

 
 
 

No 
Impact 

 

 

 
 

 

Would the Proposed Project:    
 
 

 

a) Result in the loss of availability of a known mineral resource that would be of 
value to the region and the residents of the state? 

    
 
 

 

 
 

 

b) Result in the loss of availability of a locally-important mineral resource 
recovery site delineated on a local general plan, specific plan, or other land 
use plan? 

 

 
 

 
 

 

 
 

 

 
 

 

 
 

 

 

Environmental Setting: 
 
Tuolumne County has an extensive history as a mining community. Tuolumne County was historically mined for 
gold during the early 1850s.  Current mining operations within Tuolumne County mine for limestone and 
dolomite, and various crushed rock, gravel, and sand products.  
 
Regulatory Setting: 
 
The California Surface Mining and Reclamation Act of 1975 (SMARA) requires classification of land in the state 
according to the known or inferred mineral resource potential of that land, which is provided direction under the 
State Geologist. The California Department of Conservation Division of Mines and Geology has developed 
Mineral Resource Zones (MRZ) to classify the areas where significant mineral resources occur or are likely to 
occur. Areas classified as MRZ-2a or MRZ-2b have been identified as having demonstrated or inferred 
significant mineral resources. 
 
The Mineral Preserve Overlay (MPZ) General Plan land use designation is used to identify land that has been 
classified as either Mineral Resource Zone MRZ-2a or MRZ-2b by the State Mining and Geology Board under 
the State Classification System and meets criteria for relationship to surrounding land uses, access, and other 
issues. The MPZ overlay designation is found along the Mother Lode gold ore zone, the carbonate belt from 
Columbia to Algerine, and the table mountain basalt as an aggregate source. The MPZ Overlay is used to direct 
the development potential towards the types of development that are compatible with possible mineral resource 
extraction. 
 
Analysis:   
 

a,b) The Mineral Land Classification of a Portion of Tuolumne County, California for Precious Metals, 
Carbonate Rock and Concrete-Grade Aggregate (1997), DMG Open File Report 97-09, was reviewed 
for the project. For precious metals and aggregate minerals, the project site is located within Pocket 
Belt-East Belt, which is classified as MRZ-3b and is defined as areas of inferred mineral occurrence 
with undetermined mineral resources significance. 

 
For carbonate minerals, the project site is located within the Southwestern County Area which is 
classified as MRZ-3b and Columbia Sonora Area, which is classified as MRZ-3a. MRZ-3a are areas of 
known mineral occurrence with undetermined mineral resource significance. 
 
The -MPZ overlay designation provides for the extraction and processing of mineral resources. This 
overlay is used to identify land that has been classified as either Mineral Resource Zone MRZ-2a or 
MRZ-2b by the State Mining and Geology Board under the State Classification System and meets 
criteria for relationship to surrounding land uses, access, and other issues. Uses within the -MPZ 
overlay designation are those that are compatible with mineral resource extraction and processing. 
The project site does meet the criteria for the MPZ overlay as the site does not contain mineral 
deposits classified as MRZ-2a or MRZ-2b. Therefore, there are no known mineral resources of value 
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on site. 
 
Policy 7.C.1 of the Tuolumne County General Plan directs the County to protect lands classified as 
significant Mineral Resource Zone-2 (MRZ-2) by the State Department of Conservation Division of 
Mines and Geology, and meeting the criteria established in the General Plan for MPZ overlay, from 
conflicts, such as incompatible development on surrounding land, which might prevent future mining 
activities. The project site does not contain the MPZ overlay General Plan land use designation and 
does not meet the criteria for the MPZ overlay. There are no parcels within the vicinity of the project 
site that contain the -MPZ overlay designation. Therefore, the project would have a less than 
significant impact on known mineral resources. 

 

Mitigation Measures:  None required. 
 

Mitigation Monitoring: Not applicable. 
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NOISE:   
 
 

 

Issues and Supporting Information Sources 

 
 

Potentially 
Significant 

Impact 

Less-than-
Significant 

With 
Mitigation 

Incorporation 

 
 

Less-than-
Significant 

Impact 

 
 
 

No 
Impact 

 

 

 

 
 

Would the Proposed Project Result in:     
 
 

 
 

 
 

a) Generation of a substantial temporary or permanent increase in ambient 
noise levels in the vicinity of the project in excess of standards established in 
the local general plan or noise ordinance, or applicable standards of other 
agencies? 

 

 

 
 

 

 

 

 

 

 

b) Generation of excessive groundborne vibration or groundborne noise levels?     
 

c) For a project located with the vicinity of a private airstrip or an airport land 
use plan or, where such plan has not been adopted, within two miles of a 
public airport or public use airport, would the project expose people residing 
or working in the project area to excessive noise levels? 

 

 
 

 

 

 

 

 

 

    

 
Environmental Setting: 
Noise (or volume) is generally measured in decibels (dB) using the A-weighted sound pressure level (dBA). The 
A-weighting scale is an adjustment to the actual sound power levels to be consistent with that of human hearing 
response, which is most sensitive to frequencies around 4,000 Hertz (about the highest note on a piano) and 
less sensitive to low frequencies (below 100 Hertz) (Tuolumne County 2018). In addition to the actual 
instantaneous measurement of sound levels, the duration of sound is important since sounds that occur over a 
long period of time are more likely to be an annoyance or cause direct physical damage or environmental stress.  
 

One of the most frequently used noise metrics that considers both duration and sound power level is the 
equivalent noise level (Leq). The Leq is defined as the single steady A-weighted level that is equivalent to the 
same amount of energy as that contained in the actual fluctuating levels over a period of time (Tuolumne County 
2018). Typically, Leq is summed over a one-hour period. The maximum instantaneous noise level (Lmax) can be 
used to describe short noise events (e.g., construction activities, car pass-by). In addition, the community noise 
equivalent level (CNEL), is typically used for describing ambient noise levels and sources that generate noise 
over extended periods of time (e.g., roadway noise). The CNEL is a weighted noise level over a 24-hour period 
that applies a penalty of 5 dB during the evening hours (7:00 p.m. to 10:00 p.m.) and a 10-dB penalty during the 
nighttime hours (10:00 p.m. to 7:00 a.m.). 
 
The sound pressure level is measured on a logarithmic scale with the 0-dB level based on the lowest detectable 
sound pressure level that people can perceive (an audible sound that is not zero sound pressure level). Decibels 
cannot be added arithmetically, but rather are added on a logarithmic basis. Based on the logarithmic scale, a 
doubling of sound energy is equivalent to an increase of 3 dB. Because of the nature of the human ear, a sound 
must be about 10 dB greater than the reference sound to be judged as twice as loud. In general, a 3-dB change 
in community noise levels is noticeable, while 1–2 dB changes generally are not perceived. Quiet suburban 
areas typically have exterior noise levels in the range of 40–50 dBA, while those along arterial streets are in the 
50–60+ dBA range. Normal conversational levels are in the 60–65 dBA range and ambient noise levels greater 
than that can interrupt conversations (Tuolumne County 2018). 
 

Discretionary projects are evaluated utilizing Chapter 5 of the Tuolumne County General Plan relating to Noise. 
The following definitions are from the Glossary of the Tuolumne County General Plan and are used in the Noise 
Element of the General Plan: 

 

• CNEL: Community Noise Equivalent Level means a 24-hour energy equivalent level derived from a variety 
of single-noise events, with weighing factors of approximately 4.8 and 10 decibels applied to the evening 
(7:00 PM to 10:00 PM) and nighttime (10:00 PM to 7:00 AM) periods, respectively, to allow or the greater 
sensitivity to noise during these hours.  
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• Ldn: the day/night average sound level. The Ldn is the average equivalent sound level during a 24-hour day, 
obtained after addition of ten (10) decibels to sound levels in the night after 10:00 p.m. and before 7:00 a.m. 

 

• dBA: is the "A-weighted" scale for measuring sound in decibels. It weighs or reduces the effects of low and 
high frequencies in order to simulate human hearing. Every increase of 10 dBA doubles the perceived 
loudness though the noise is actually ten times more intense. 

 

• A-Weighted Sound Level: All sound levels referred to in this document are in A-weighted decibels. A 
weighting de-emphasizes the very low and very high frequencies of sound in a manner similar to the human 
ear. Most community noise standards utilize A weighting, as it provides a high degree of correlation with 
human annoyance and health effects. 

 

Decibel: means a unit used to express the relative intensity of a sound as it is heard by the human ear. The 
decibel scale expresses sound level relative to a reference sound pressure of 20 micronewtons per square 
meter, which is the threshold of human hearing. Sound levels in decibels (dB) are calculated on a logarithmic 
basis. An increase of 10 decibels represents a 10-fold increase in acoustic energy, and an increase of 20 
decibels corresponds to a 100-fold increase in acoustic energy. An increase of 10 dB is usually perceived as a 
doubling of noise.  

 
Equivalent Sound Level (Leq): The equivalent sound level is the sound level containing the same total energy as 
a time varying signal over a given sample period. Leq is typically computed over 1, 8 and 24-hour sample 
periods. 

 
Leq is the energy equivalent level, defined as the average sound level on the basis of sound energy (or sound 
pressure squared). The Leq is a "dosage" type measure and is the basis for the descriptors used in current 
standards, such as the 24-hour CNEL used by the State of California. The hourly Leg is measure over a 1-hour 
sample period.  

 

Lmax: is the highest sound level measured over a given period of time. 
 
The ambient noise environment in Tuolumne County is largely affected by traffic on highways and County 
roadways, commercial and industrial uses, agricultural uses, railroad operations, and aircraft. The most 
prominent sources of noise in the project vicinity are motor vehicles (e.g., automobiles, buses, trucks, and 
motorcycles) and aircraft associated with the Columbia Airport. Motor vehicle noise is a major influence on noise 
levels to nearby sensitive receptors (primarily to nearby residences).  
 
Motor vehicle noise is of concern because it is characterized by a high number of individual events, which often 
create a sustained noise level, and because of its proximity to noise sensitive uses. In general, corridors 
throughout Tuolumne County consist of one or two lanes in each direction with varying speed limits ranging from 
35 miles per hour (mph) to 55 mph. 
 
Vibration is an oscillatory motion through a solid medium in which the motion’s amplitude can be described in 
terms of displacement, velocity, or acceleration. Vibration can be a serious concern, causing buildings to shake 
and rumbling sounds to be heard. In contrast to noise, vibration is not a common environmental problem. It is 
unusual for vibration from sources such as buses and trucks to be perceptible, even in locations close to major 
roads.  
 
The project site is located adjacent to the Columbia Airport. Figure 5 shown below indicates the noise levels 
expected with the Columbia Airport. Use of land located within the 55 dB, 60 dB and 65 dB noise contours shall 
be constructed and sited as to provide noise levels compatible with the intended use and which ensure a healthy 
living environment. Figure 6 below shows the compatibility criteria for the noise levels associated with the 
airports. The maximum aircraft-related interior noise levels which shall be considered acceptable for living areas 
for single-family residences are 45dB CNEL. The project site is located outside of the 55dB, 60dB, and 65dB 
noise contours (Figure 5). 
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Figure 5: Noise Contour Map 
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The Tuolumne County General Plan has one goal and numerous policies and programs in place intended to 
preserve the ambient noise environment and reduce impacts on sensitive land uses. Specific programs that 
have been adopted by the County include requirements for development projects to conduct acoustical noise 
analyses to ensure compliance with adopted noise standards and avoid conflicts with existing and new land 
uses. Tuolumne County has adopted specific noise standards for transportation noise sources (Table 8), 
stationary noise sources (Table 9), and for cumulative increases in noise (Table 10). Adopted noise standards 
used for significance determination are summarized below. 
 

Table 8 
MAXIMUM ALLOWABLE NOISE EXPOSURE-TRANSPORTATION NOISE SOURCES 

EXCLUDING AVIATION RELATED NOISE1 
 

 
 

Outdoor Activity 
Areas2 

Interior 
Spaces3 

Land Use Ldn/CNEL, dB Ldn/CNEL, dB 

Urban Residential 60 45 

Transient Lodging4 60 45 

Hospitals, Nursing Homes5 60 45 

Churches, Meeting Halls, Office Buildings, 
Mortuaries 

--- 45 

Schools,5 Libraries, Museums --- 45 
 
1 This table applies to noise exposure levels that result from a transportation noise source other than aircraft;  Table 7 addresses 
aircraft noise.  For existing receiving land uses, consideration shall be given to the noise exposure from new transportation noise 
sources during the design and approval of the new transportation project.  In the case of existing transportation noises sources, 
projects or consideration of land use changes involving noise-sensitive land uses shall address the noise exposure environment and 
use these standards as thresholds. 
2 An outdoor activity area is a location outside of the immediate structure where formal or informal activities are likely to happen.  
For example, anywhere on an urban residential property could be an outdoor activity area, while the outdoor activity area for a 
school would be the playground or sporting fields, and for a hospital would be an exterior patio or exercise area.  Where the 
location of outdoor activity areas is unknown, the exterior noise level standard shall be applied to the property line of the receiving 
land uses. 
3 For typical construction methods, the reduction in the noise level from the outside of the structure to the inside is approximately 
15dB.  In a high noise environment, special construction techniques may be necessary to reduce the interior noise level to the 
standard. 
4 Transient lodging are overnight accommodations usually intended for occupancy by tourists or other short-term paying customers, 
examples include hotels, motels, or homeless shelters.  Transient lodging, as used in this case, does not include bed and breakfast 
establishments which are located in rural areas, campgrounds, or guest ranches. 
5 These standards only apply to nursing homes or schools that have more than 6 beds or students, respectively. 

 



 

Solari Initial Study/Mitigated Negative Declaration - Page 83 of 151 

 

 

 

 

Table 9 
MAXIMUM ALLOWABLE NOISE EXPOSURE-STATIONARY NOISE SOURCES1 

 Daytime 
(7 a.m. to 10 p.m.) 

Nighttime 
(10 p.m. to 7 a.m.) 

Hourly Leq, dB2 50 45 

Maximum level, dB3 70 65 

1 This table applies to noise exposure as a result of stationary noise sources.  For a development project or land use change 
involving a noise-sensitive land use, the noise from nearby noise sources will be considered during design and approval of the 
project, or in determining whether the land use change is appropriate.  For development projects which may produce noise, land use 
changes and project review will consider the effects of the noise on possible noise-sensitive land uses.  When considering 
modification or expansion at a site that already produces noise levels which exceed these standards at noise-sensitive land uses, the 
modification or expansion shall be reviewed to consider if the proposed action will further raise the existing noise levels received at 
the noise-sensitive land use(s).   
Noise-sensitive land uses include urban residential land uses, libraries, churches, and hospitals, in addition to nursing homes or 
schools which have over 6 beds or students, respectively.  Transient lodging establishments which are considered noise sensitive 
land uses include hotels, motels, or homeless shelters, but not bed and breakfast establishments located in rural areas, 
campgrounds, or guest ranches. 
2 The sound equivalent level as measured or modeled for a one-hour sample period.  The daytime or nighttime value should not be 
exceeded as determined at the property line of the noise-sensitive land use.  When determining the effectiveness of noise mitigation 
measures, the standards may be applied on the receptor side of noise barriers or other property line noise mitigation measures. 
3 Similar to the hourly Leq, except this level should not be exceeded for any length of time. 

 
 

Table 10 
SIGNIFICANCE OF CHANGES IN CUMULATIVE NOISE EXPOSURE1 

Ambient Noise Level Without Project2 
(Ldn or CNEL) 

Significant Impact if Cumulative Level 
Increases By: 

<60 dB + 5.0 dB or more 

60-65 dB + 3.0 dB or more 

>65 dB + 1.5 dB or more 

1These standards shall be applied when considering the noise impacts from projects that could cause a significant increase in the 
cumulative noise exposure of existing noise-sensitive land uses.  If it is likely that existing noise-sensitive land uses could experience 
these increases in cumulative noise exposure, as measured in CNEL or Ldn, then an acoustical analysis that meets the requirements 
of Table 7 shall be accomplished and the results considered in project design. 
2Ambient Noise is defined as the composite of noise from all sources near and far.  In this context, the ambient noise level constitutes 
the normal or existing level of environmental noise at a given location. 
 Source: Federal Interagency Committee on Noise (FICON), Federal Agency Review of Selected Airport Noise Analysis Issues, 
August 1992. 

 
Analysis:  
 

a)  Construction  
 
  Construction activities would result in short-term noise. Construction activities would consist of grading 

and site preparation, paving activities, and building construction, all of which require the use of heavy-
duty equipment that generate varying noise levels. Construction activities would be limited to the less 
noise-sensitive hours (e.g., daytime) of 7:00 a.m. to 7:00 p.m., Monday through Saturday, consistent 
with Tuolumne County General Plan Maximum Allowable Noise Exposure-Stationary Noise Source 
standards in Table 5.C of Chapter 5: Noise Element of the General Plan (Tuolumne County 2019). 

 
  Construction-generated noise levels would fluctuate depending on the type, number, and duration of 

equipment used. The effects of construction noise largely depend on the type of construction activities 
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occurring on any given day, noise levels generated by those activities, distances to noise-sensitive 
receptors, and the existing ambient noise environment at nearby receptors. Construction equipment 
would vary by phase, but the entire construction process would include operation of dozers, excavators, 
loaders/backhoes, paving equipment, forklifts, and haul trucks. Noise generated from these pieces of 
equipment would be intermittent and short as typical use is characterized by periods of full-power 
operation followed by extended periods of operation at lower power, idling, or powered-off conditions.  

 
  The grading and site preparation phase typically generate the most substantial noise levels because of 

the onsite equipment associated with grading, compacting, and excavation are the noisiest. Site 
preparation equipment and activities include graders, dozers, and excavators. Because this is typically 
the loudest phase, it was assumed that one grader, one dozer, and one excavator could be operating 
simultaneously, generating the loudest anticipated noise levels for the overall construction activities. 
Noise emission levels from these types of construction equipment are shown in Table 11. 

 

Table 11 
Noise Levels Generated by Typical Construction Equipment 

Equipment Type Maximum Noise Level (dB 
Lmax) at 50 feet1 

Typical Noise Level (dB Leq) 
at 50 feet1,2 

Grader 85 81 

Dozer 85 81 

Loader 80 76 

Combined Noise Level at 50 feet 88.6 84.7 
Notes: dB= decibels; Lmax = maximum sound level; Leq = equivalent continuous sound level 
1 Assumes all equipment is fitted with a properly maintained and operational noise control device, per manufacturer specifications. 

Noise levels listed are manufacture-specified noise levels for each piece of heavy construction equipment. 
2 Assumes typical usage factors. 
Source: Federal Transit Administration 2006 

   
  Based on the reference noise levels listed in Table 11 and accounting for typical usage factors for each 

piece of equipment, onsite construction activities could generate a combined average noise level of 
approximately 86 dB Leq and 85 dB Lmax at 50 feet from the project site boundary.  

 
  Tuolumne County does not have adopted daytime construction noise standards. However, when 

evaluating potential noise impacts, temporary short-term noise occurring during the less sensitive times 
of the day, when people are active, out of their homes, or otherwise not sleeping, are generally 
considered less of a nuisance and less likely to disrupt sleep, or otherwise result in significant noise 
exposure. Thus, considering that construction activities would occur during the daytime hours, in 
accordance with typical County-required conditions of approval limiting construction activities to Monday 
through Saturdays from 7:00 a.m. and 7:00 p.m., overall construction activities would be temporary, 
construction noise would fluctuate, and the loudest levels would occur for a shorter duration than the 
overall construction duration, existing nearby sensitive receptors would not be substantially affected. To 
ensure impacts are less than significant, NOI-1 shall be implemented. 

 
  Operation 
 
  Noise generated by the project operation would be similar to other stationary noise sources in the area 

which are residential or agricultural in nature. The proposed project would result in the following sources 
that may increase the ambient noise level: vehicle traffic on nearby roadways and residential activities 
associated with residential developments. The project does not include a Zone Change or change in use 
of the parcel, so sources and types of noise would not substantially change from what is currently 
permitted. Sources related to residential or agricultural uses do not typically result in increased direct or 
cumulative noise levels above threshold established in the General Plan. However, to ensure that any 
noise generated by the project is reduced to a less than significant level, NOI-2 should be implemented 
and will be enforced through the Code Compliance process based on citizen complaints. 
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  Incorporation of Mitigation Measures NOI-1 and NOI-2 would reduce potential impacts to a less than 
significant level.  

 
b)  The project would not include any long-term operational sources of ground vibration, and therefore, this 

analysis focusses on short-term temporary vibration levels associated with construction activity. 
Construction activities in the future would generate varying degrees of temporary ground vibration, 
depending on the specific construction equipment used and activities involved. Ground vibration 
generated by construction equipment spreads through the ground and diminishes in magnitude with 
increases in distance. The effects of ground vibration may be imperceptible at the lowest levels, result in 
low rumbling sounds and detectable vibrations at moderate levels, and, at high levels, can cause 
annoyance and sleep disturbance. When considering impacts from construction-related vibration, 
damage to nearby structures and disturbance to sensitive nearby uses are the two factors typically 
evaluated. However, ground vibration from construction activities do not often reach the levels that can 
damage typical structures (Federal Transit Administration [FTA] 2006). Further, pile driving and blasting 
typically generate the most severe vibration levels.  

 
Construction would include grading, site preparation, building construction, and paving activities. As 
discussed above, no pile driving or blasting would occur. Typical equipment that would be used includes 
dozers, loaders, excavators, trucks, and paving equipment. In addition, construction activities would only 
take place during the daytime hours, when people are less susceptible to noise.  
 
Considering reference vibration levels for large dozers, FTA’s vibration standard of 80 vibration-decibels 
(VdB) would not be exceeded beyond 40 feet and Caltrans’s recommended vibration level for fragile 
buildings of 0.1 in/sec peak particle velocity (PPV) would not be exceeded beyond 25 feet from 
construction activity. Existing receptors and structures are located beyond these distances. Considering 
that construction activities would not include major sources of vibration, would occur during the daytime 
hours, and existing structures are located at adequate distances from proposed construction activity, no 
existing structures or sensitive land uses would be exposed to excessive vibration levels. This impact 
would be less than significant. 

 
c) The project site is located within 2 miles of the Columbia Airport. The project site is located within the 

area that is subject to the Tuolumne County Airport Land Use Compatibility Plan, as indicated by the 
:AIR zoning. The project site is not located withing the 55dB, 60dB, or 65dB noise contours associated 
with the Columbia Airport (Figure 5).  Because the project site is located outside the 55dB, 60dB, or 
65dB noise contours, construction methods would eliminate most noise intrusions for indoor uses such 
as a single-family dwelling. Figure 3  in the Hazards and Hazardous Materials Section above indicate the 
types of noise-sensitive uses which would not be compatible in the airport compatibility zones. In 
Compatibility Zones B1, B2, and C, noise sensitive uses are prohibited, which include schools, day care 
centers, libraries, hospitals, convalescent homes, and outdoor uses such as outdoor theaters. 
Compliance with the Tuolumne County Airport Land Use Compatibility Plan would ensure that 
incompatible uses related to noise levels from the Columbia Airport would not take place on the project 
site. The deed notice which is required to be recorded with all parcels containing the :AIR zoning would 
ensure that future property owners are aware of the noise conditions of the site related to the proximity 
of the airport. Therefore, there would be a less than significant impact. 

 
Mitigation Measures:  
 
NOI-1: Hours of exterior construction on the project site shall be limited to 7:00 a.m. to 7:00 p.m. Monday 
through Saturday. Exterior construction shall be prohibited on Sunday and County holidays. 
 
NOI-2: The noise levels generated by the project shall be restricted to the following exterior noise limits as 
measured at the property line: 
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 Zoning Classification  
 of  

 Receiving Property 

 
Noise Level (dB) of Sound Source 

 
 Daytime 
 (7 a.m. to 10 p.m.) 

 
 Nighttime 
 (10 p.m. to 7 a.m.) 

 
MU, R-3, R-2, R-1, RE-1, RE-2, RE-3, 
RE-5, RE-10, C-O, C-1, C-S, BP 

 
 50 Leq. (1 hour)1 

 
 45 Leq. (1 hour)1 

 

                    1Leq. 1 hour refers to the average noise level measured over a one-hour period. 
 
Mitigation Monitoring: These conditions will be monitored through citizen complaints. Confirmed violations will 
be referred to the Code Compliance Officer for processing consistent with established code compliance 
procedures outlined in Chapter 1.10 of the Ordinance Code. A Notice of Action will be recorded to advise future 
owners of the required mitigation measures and the responsibility to comply with said measures. 
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POPULATION AND HOUSING:   
 
 
 

 

Issues and Supporting Information Sources 

 
 

Potentially 
Significant 

Impact 

Less-than-
Significant 

With 
Mitigation 

Incorporation 

 
 

Less-than-
Significant 

Impact 

 
 
 

No 
Impact 

 
 

Would the Proposed Project/Action:     
 

 
 

 
 

 

a) Induce substantial unplanned population growth in an area, either directly 
(for example, by proposing new homes and businesses) or indirectly (for 
example, through extension of roads or other infrastructure)?  

 

 
 

 
 

 

 
 

 

 

 

 

 

b) Displace substantial numbers of existing people or housing, necessitating the 
construction of replacement housing elsewhere? 

 
 

 

    

 
 

Environmental Setting: 
 
The population in Tuolumne County in 2018 was at 55,365 for the entire County including the City of Sonora. 
Between 2010 and 2018 Tuolumne County’s growth rate was less than 1% and was negative for some years, as 
indicated in Figure 5 in the Housing Element found in the Technical Background Report of the 2018 General 
Plan. The projected population for Tuolumne County in 2024, including the City of Sonora, is estimated at 
54,390, which is a decrease from its current population. The proposed project includes the creation of four 
parcels which could each be developed with a total of two single-family dwellings and one ADU. At full build out, 
the site could potentially contain a total of eight single-family dwellings and four ADUs. 
 
The project site is currently developed with two single-family dwellings. There are existing roads which serve the 
project site and there is currently electricity and telecommunications infrastructure in place serving the existing 
residences. The parcels will be served via on-site private wells and private sewage disposal systems. The 
project would not require the demolition of the existing single-family dwellings or conversions of the dwelling 
units to a non-residential use.  
 
Analysis:   
 

a) The project proposed to divide a 160.9± acre parcel into 4 parcels. Each lot may be developed with 2 
primary single-family dwellings and one ADU, for a total of 8 primary single-family dwellings and 4 ADUs 
at full build out. Because there are 2 single-family dwellings on the site, an additional six primary single-
family dwellings and four ADUs may be constructed in the future. These dwelling units would be 
expected to be occupied by family members. There is existing infrastructure to serve the proposed 
project. Existing roads, electrical service, telecommunication facilities, private sewage disposal systems, 
and private wells are in place to serve the existing single-family dwellings on site and are readily 
available to serve the project site. The project site will be accessed via a common driveway off North 
Airport Road, which will utilize the existing driveway. The project site is located adjacent to other rural 
residential properties and is surrounded by parcels ranging in size from 3 acres to 20 acres. The 
construction of 10 additional residential units, with 4 of those units being ADUs, would not be considered 
substantial population growth to an area with existing services. Therefore, there is a less than significant 
impact. 

 
b) The project site is currently developed with two single-family dwellings. The single-family dwellings will 

not be impacted by the proposed project. The project would not require the demolition, removal, or 
conversion of the existing residences. Therefore, the proposed project would not displace people or 
housing and the construction of replacement housing elsewhere would not be required as a result of the 
project. Therefore, there would be no impact. 

 
Mitigation Measures:  None required. 
 
Mitigation Monitoring:  Not applicable. 
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PUBLIC SERVICES:   
 
 

 

Issues and Supporting Information Sources 

 
 

Potentially 
Significant 

Impact 

Less-than-
Significant 

With 
Mitigation 

Incorporation 

 
 

Less-than-
Significant 

Impact 

 
 
 

No 
Impact 

 
 

 
 

 

Would the Proposed Project/Action:     
 

 
 

 
 

 

a) Result in substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities, need for new or 
physically altered governmental facilities, the construction of which could 
cause significant environmental impacts, in order to maintain acceptable 
service ratios, response times, or other performance objectives for any of 
these public services:  

 

   
 

 
 

 
 

Fire Protection?     
 

 

 

 
 

Police Protection? 
 

 

 

 
 

 
 

 

 

 

 
Schools? 

 
 

 
 

 

 
 

 
 

 
 

 

 
 

 
 

 

 

 

Parks? 
    

 
 

 

 
 

 
 

 
 

Other Public Facilities? 
 

 
 

 

 
 

 
 

 

 

 
 

 

 

 

 

 

 
Environmental Setting: 
 
Fire Protection 
 
Fire protection services are provided to unincorporated Tuolumne County by Tuolumne County Fire Department 
(TCFD), California Department of Forestry and Fire Protection (CAL FIRE), seven fire protection districts, and 
the United States Department of Agriculture in the Stanislaus National Forest (Tuolumne Fire Safe 2008). The 
majority of unincorporated Tuolumne County falls outside a fire district boundary and is protected by TCFD 
(administered by CAL FIRE under a contractual agreement with the County since 1975). TCFD has 13 fire 
stations, eight of which are in the unincorporated area of Tuolumne County. (Source: GPU EIR) 
 
The nearest fire station to the project site is Station 79 Columbia College, located approximately 4.8± miles from 
the project site. This station is operated under a cooperative agreement with CalFire and Tuolumne County Fire. 
In 2006, Tuolumne County Fire Department and other local and State fire protection agencies entered in the 
Automatic Aid/Mutual Aid Agreement. This is a mutual cooperation agreement to increase fire and other 
emergency protection by allowing for the closest fire department to be dispatched for emergency calls, even if 
the emergency is outside of their jurisdictional boundary. 
 
Police Protection 
 
Law enforcement services in the in the unincorporated portion of Tuolumne County is provided by the Tuolumne 
County Sherriff’s office. The nearest station to the project site is located at 28 Lower Sunset Drive in Sonora, 
which is approximately 6.1± road miles away from the project site. Response times for the entire county 
averages between 5 minutes to 35 minutes depending on day of the week, time, and the location of the incident. 
An average of six deputies patrols the county at any given time.  
 
The California Highway Patrol (CHP) provides additional enforcement along State Highways and County 
roadways. The CHP offers other services as needed to support the safety for residents of the County. The 
nearest CHP office to the project site is located at 18437 Fifth Avenue in Jamestown, approximately 7.4± road 
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miles away from the project site. 
 
Schools 
 
The project site is within the Columbia Elementary School District and the Sonora Union High School District.  
 
Columbia Elementary is located approximately 0.85± aerial miles and 2.4± road miles east of the project site. 
Sonora High School is approximately 5.4± miles away from the project site. Columbia Elementary serves 
students in grades Kindergarten through 8th grade. Enrollment at Columbia Elementary in the 2019/2020 school 
year was 467 students. Sonora High School serves students in grades 9th through 12th. Enrollment at Sonora 
High in the 2019/2020 school year was 961 students. 
 
Parks 
 
Tuolumne County has a variety of recreational opportunities for the public, including Yosemite National Park, 
Stanislaus National Forest, State parks, and other Federal, State and Local government agencies such as the 
U.S. Bureau of Reclamation and the Bureau of Land Management. Community based recreation and park 
districts include the Tuolumne County Recreation Department and the City of Sonora Recreation Department. 
Tuolumne County operates and maintains approximately 341± acres of parks.  
 
The nearest recreational facilities to the project site include Columbia State Park, the Heaven for Children 
playground and skatepark in Sonora, and Tuttletown Recreation Area. Columbia State Park offers hiking trails, 
picnic tables, museums and exhibits, and guided tours. The Heaven for Children playground offers a children’s 
playground, skateboard park, and picnic and barbeque facilities. Tuttletown Recreation Area offers access to 
New Melones Reservoir, and includes camping facilities, a boat launch, day use area, and hiking trails.  
 
Analysis:  
 
Fire Protection 
 
Fire protection services would be provided via Tuolumne County Fire. The project has been reviewed by the 
Tuolumne County Fire Prevention Division (FPD) for consistency with the National Fire Code, California Fire 
Code, California Building Code, the Tuolumne County General Plan and Ordinance Code. Any future 
development on the project site will be subject to the rules and regulations contained in these documents.  
 
The recommendations and conditions provided by the FPD include road construction standards and turn around 
areas to support fire apparatus, driveway construction requirements, defensible space requirements, the 
requirement of a fuel medication program approved by FPD, fire flow requirements, and gateway access 
requirements found in Titles 11, 12 and 15 of the Tuolumne County Ordinance Code and the California Fire 
Code.  
 
Additionally, neither the Tuolumne County Fire Prevention Division nor CalFire indicated the need for the 
development of a new facility based on development of the proposed project.  
 

Application and enforcement of the above-mentioned code requirements would reduce impacts related to fire 
hazard and fire protection, which would not require the provision of new or physically altered fire protection 
facilities. Therefore, there would be a less than significant impact. 
 
See the Wildfire Section below for additional analysis. 
 
Police Protection 
 
The Tuolumne County Sheriff’s Division was notified of the proposed project via mail on March 13, 2020. The 
Sheriff’s Division did not provide a response on the project. 
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While the project itself will not create a significant impact for the Tuolumne County Sheriff to provide services, 
the cumulative impact of this project and others like it throughout the County have the potential to create an 
impact. The Tuolumne County Board of Supervisors has determined that projects of this type add incrementally 
to the cumulative impact on County-provided services.  New construction for the first single-family dwelling on 
each parcel is required to pay a County Service Fee. This fee is due prior to the issuance of a Certificate of 
Occupancy by the Building and Safety Division of the CDD. No new law enforcement facilities would need to be 
constructed as a result of the project and there are no plans for construction of new police facilities within the 
County. Therefore, there would be a less than significant impact.  
 
Schools 
 
Prior to the construction of any new single-family dwelling, the developer is required to pay school fees to their 
district. This fee is based on the square footage of the dwelling and is due prior to the issuance of a Certificate of 
Occupancy by the Building and Safety Division of the CDD. The current residential rate is $2.12 a square foot 
for Columbia Elementary and $1.36 a square foot for Sonora High. These fees are used to offset new 
construction of school facilities that may be required for increased student population. Payment of this required 
fee would result in a less than significant impact. 
 
Parks 
 
The addition of 4 parcels with the potential of a total of 8 single-family dwelling and 4 ADUS would not 
substantially degrade existing recreational facilities or require additional facilities to be developed. There are a 
number of varying recreational opportunities located within the vicinity of the project site. The large parcel sizes 
would allow for adequate space for future property owners to utilize the property for personal recreational uses 
as accessory recreational uses are a permitted use within the AE-37 zoning district. Tentative Parcel Map T20-
006 proposes to create four parcels. Therefore, the project is not subject to Section 16.26.120 of the TCOC 
which requires subdivisions that create 5 parcels or more to either dedicate land to be uses as public 
recreational facilities or pay an in-lieu fee. There would be a less than significant impact.  
 
Other Public Facilities 
 
Other public facilities would include churches or other places of worship, hospitals, and government buildings. 
The project would allow the creation of 4 parcels and would potentially allow development of six additional 
primary single-family dwellings and four ADUs. The project will not significantly increase the demand to require 
development of new public facilities. Therefore, there is a less than significant impact.   
 
Mitigation Measures: None Required 
 
Mitigation Monitoring: Not Applicable 
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RECREATION: 
 
 
 

 

Issues and Supporting Information Sources 

 
 

Potentially 
Significant 

Impact 

Less-than-
Significant 

With 
Mitigation 

Incorporation 

 
 

Less-than-
Significant 

Impact 

 
 
 

No 
Impact 

 
 

 

 

Would the Proposed Project/Action:     
 
 

 
 

 

 

a) Increase the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the facility 
would occur or be accelerated? 

 

 
 

 

 

 

 

 

 
 

 

 
 

 

b) Include recreational facilities or require the construction or expansion of 
recreational facilities which might have an adverse physical effect on the 
environment? 

 

 
 

 

 
 

 

 

 

 

 

 

Environmental Setting: 
 
Tuolumne County has a variety of recreational opportunities for the public, including Yosemite National Park, 
Stanislaus National Forest, State parks, and other Federal and State government agencies such as the U.S. 
Bureau of Reclamation and the Bureau of Land Management. Community based recreation and park districts 
include the Tuolumne County Recreation Department and the City of Sonora Recreation Department. Tuolumne 
County operates and maintains approximately 341± acres of parks.  
 
The nearest recreational facilities to the project site include Columbia State Park, the Heaven for Children 
playground and skatepark in Sonora, and Tuttletown Recreation Area. Columbia State Park offers hiking trails, 
picnic tables, museums and exhibits, and guided tours. The Heaven for Children playground offers a children’s 
playground, skateboard park, and picnic and barbeque facilities. Tuttletown Recreation Area offers access to 
New Melones Reservoir, and includes camping facilities, a boat launch, day use area, and hiking trails.  
  
Analysis:   
 
a,b) Implementation Program 8.D.b. of the Tuolumne County General Plan requires certain new residential 

development of five units or more to participate in the provision of recreational facilities for their residents. 
For residential subdivisions, the subdivider may propose to provide recreational facilities on site, pay an in-
lieu recreation fee or dedicate land for public recreational facilities, or a combination of any or all of the three 
options for consideration by the Board of Supervisors, as indicated in Section 16.26.120 of the TCOC. 
Because the project includes the creation of 4 residential lots, the project is not subject to Implementation 
Program 8.D.b of the General Plan or Section 16.26.120. Therefore, the project applicant is not required to 
dedicate or pay fees for the purpose of providing park and recreational facilities.  

 
The project is not expected to overburden existing recreational facilities and will not require the construction 
of new recreational facilities or the expansion of existing facilities. Therefore, there would be a less than 
significant impact. 

 

Mitigation Measures: None Required.  
 
Mitigation Monitoring: Not Applicable. 
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TRANSPORTATION:    
 

 
 

Issues and Supporting Information Sources 

 
 

Potentially 
Significant 

Impact 

Less-than-
Significant 

With 
Mitigation 

Incorporation 

 
 

Less-than-
Significant 

Impact 

 
 
 

No 
Impact 

 
 

 

 
 

Would the Proposed Project/:     
 
 

 
 

 
 

 

 
 

 
 

a) Conflict with a program plan, ordinance or policy addressing the circulation 
system, including transit, roadway, bicycle, and pedestrian facilities? 

 

 

 
 

 

 
 

 

 

 

 

 

b) Conflict or be inconsistent with CEQA Guidelines section 15064.3, 
subdivision (b)? 

 

 
 

 

 

 
 

 

 

 

 

 

c) Substantially increase hazards due to a geometric design feature (e.g., sharp 
curves or dangerous intersections) or incompatible uses (e.g., farm 
equipment)? 

    

 

 
 

 

 
 

d) Result in inadequate emergency access? 
 

 
 

 

 

 

 

 

 
Environmental Setting: 
 
Each of the parcels will be accessed via a common driveway off North Airport Road. The driveway will be 
developed to standards for use as a common driveway. The plans will be reviewed by the Engineering Division 
of the Department of Public Works. An Encroachment Permit would be required prior to work within the County 
road right-of-way 
 
Public transit is provided by Tuolumne County Transit. Services are available in the mornings, afternoons, and 
evenings and are available five days a week. The nearest bus stop to the project site is located at Columbia 
State Park. Tuolumne County also has a “dial-a-ride” program available on demand for the route serving the 
area. There are no sidewalks or bike lanes in the project vicinity. 
 
Goals, policies, and implementation programs regarding Tuolumne County’s circulation system, including transit, 
roadway, bicycle, and pedestrian facilities, are contained within the Transportation Element in Chapter 4 of the 
2018 General Plan. The Regional Transportation Plan (RTP), adopted by the Tuolumne county Transportation 
Council (TCTC), acts as the planning document to guide transit investments within Tuolumne County for the 
next 5 years. In addition, the project has been reviewed for consistency with applicable road standards found in 
Titles 11 and 15 of the Tuolumne County Ordinance Code and the California Fire Code.  
 
Vehicle Miles Traveled 
 
On August 4, 2020, the Board of Supervisors adopted CEQA thresholds regarding vehicle miles traveled (VMT) 
as required by Senate Bill (SB) 743. As stated in the legislation, upon adoption of the new guidelines, 
“automobile delay, as described solely by level of service or similar measures of vehicular capacity or traffic 
congestion shall not be considered a significant impact on the environment pursuant to this division, except in 
locations specifically identified in the guidelines, if any.”  
 
While this project was deemed complete prior to adoption of the VMT thresholds, this subject is still discussed in 
this report. The Board of Supervisors adopted screening criteria for projects- if a project meets any of the 
screening criteria, the project’s impacts on VMT would be less than significant. Included in this screening criteria 
is residential projects located within a low VMT area defined by Tuolumne County Transportation Council VMT 
maps.  
 
In addition to analyzing a project’s VMT generation, the County also analyzes projects based on vehicle trips per 
day or Level of Service, as required in the Tuolumne County General Plan. A site-specific traffic study is 
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required when traffic generation for a project exceeds 500 vehicle trips per day or 50 trips during peak hours as 
indicated in the Tuolumne County General Plan and Regional Transportation Plan Evaluation and Analysis.  
 
Analysis:  
 

a) Goals, policies, and implementation programs regarding Tuolumne County’s circulation system, 
including transit, roadway, bicycle, and pedestrian facilities, and contained within the Transportation 
Element in Chapter 4 of the 2018 General Plan. Specific road design standards are found it Titles 11 and 
15 of the Tuolumne County Ordinance Code. The following goals, policies, and implementation 
programs of the General Plan apply to the project: 
 
Policy 4.A.2: Dedicate, widen, and construct roads according to design and access standards generally 
defined in Chapter 4 of the General Plan Technical Background Report and, more specifically, the 
County Ordinance Code and the Countywide Traffic Circulation Improvement Program. Exceptions to 
these standards may be necessary and shall be approved by the Community Resources Agency 
Director, who shall ensure that safe and adequate public access and circulation are preserved by such 
exceptions. 
 
Implementation Programs 4.A.e - Require that roadway rights-of-way be wide enough to 
accommodate the lanes needed to carry long-range forecasted traffic volumes, as well as planned 
bikeways, pedestrian and transit facilities and required drainage, utilities, landscaping, cuts and fills, and 
suitable separations. Minimum right-of-way criteria for each class of roadway are specified in Chapter 4 
of the General Plan Technical Background Report and the County Ordinance Code. 
 
Implementation Program 4.A.i - Maximize intersection spacing on arterial and collector roadways and 
thoroughfares and minimize driveway encroachments. Except where specific site conditions warrant, no 
new intersection of a local road or new driveway with an arterial or collector road shall be closer to an 
existing local road or driveway than 500 feet in rural areas or 200 feet within urban areas. 
 
The proposed common driveway construction and design will be reviewed for conformance with 
applicable road standards, including widths and shoulders, found in Titles 11 and 15 of the Tuolumne 
County Ordinance Code, Tuolumne County General Plan, and California Fire Code upon submittal of a 
grading plan and road improvement plan to the Engineering Division of the Public Works. The 
encroachment plan will be reviewed by the Engineering Division to ensure appropriate distances and 
standards are applied. The parcels will be accessed via a common driveway off North Airport Road, 
which will utilize the location of the existing driveway encroachment, supporting Implementation Program 
4.A.i. The review by the Engineering Division will ensure that the project will be consistent with 
applicable program plan, ordinance or policy addressing the circulation system, including transit, 
roadway, bicycle, and pedestrian facilities. Therefore, there is a less than significant impact. 
 
Implementation Program 4.A.p - Evaluate and analyze the traffic impacts of proposed land uses in 
relation to stated goals and objectives of the General Plan since growth policies regarding land use 
decisions directly affect the existing and future transportation system.   
 
Implementation Program 4.A.q - Evaluate the impacts of new development on the County's 
transportation system and require such development to provide mitigation for its fair share of the impact. 
 
The County’s threshold for requiring a Traffic Study is 500 vehicle trips per day or 50 trips at peak hours. 
The estimated traffic generation is 10 daily trips for each single-family dwelling and 7.4 trips for each 
ADU. A total of 8 primary single-family dwellings and 4 ADUs may be constructed on the parcel at 
maximum build out. Therefore, the project is estimated at generating 109.6 vehicle trips per day at full 
build out. The estimated traffic generation of the project is below the threshold and is therefore 
considered a less than significant impact.  
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b) The site is located in an area where VMT per Capita is below the County Average. Because the project 
is in an area that is below the County average, it is classified as a “Low VMT” area on the TCTC VMT 
maps, and the project’s impacts on VMT are less than significant.  

 
c) The project will utilize the existing driveway layout and location to provide access to each of the 

proposed parcels. The driveway will be improved to common driveway standards and indicated in Title 
11 of the TCOC. Turnouts and turnaround bulbs or hammerheads will be required to allow for 
emergency vehicle access. Conditions have been provided by the Tuolumne County Fire Prevention 
Division which will be made conditions of approval of the map. These conditions include requirement of 
turnouts at the midpoint of driveways between 150 feet and 800 feet in length or at 400 foot intervals for 
driveways over 800 feet in length (TCOC, Section 11.12.060), a turnaround bulb or circular driveway for 
any driveway over 300 feet in length (TCOC, Section 11.12.060 (C)), and limits on the maximum slope of 
driveways (TCOC Section 11.12.060.) The common driveway plans will be reviewed by the Engineering 
Division of the Department of Public Works and the Tuolumne County Fire Prevention Division to ensure 
compliance with these standards and to ensure that the roads will not introduce hazardous or 
incompatible design. 

 
The project does not involve a change in use that would generate incompatible uses on the roadways. 
The use of the roadways would consist of mainly residential uses, with farming and ranching possible. 
Both residential and agricultural uses are permitted under the existing zoning and would not increase 
hazards or incompatible uses. Therefore, the impact would be less than significant. 

 
d) The proposed internal common driveway will be designed and constructed in accordance with all 

applicable regulations contained in Titles 11 and 15 of the Tuolumne County Ordinance Code and the 
California Fire Code to allow for sufficient emergency vehicle access, including width and clearance of 
the roadways, the surfacing of the roadways, and turnaround bulbs and hammerheads for emergency 
vehicles to be able to turn around. The Tuolumne County Fire Prevention Division reviewed the 
proposed project and provided conditions to ensure compliance with these requirements. These 
conditions have been incorporated into the projects’ conditions of approval. Therefore, there will be a 
less than significant impact. 

 
Mitigation Measures: None required.  
 

Mitigation Monitoring: Not applicable. 
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TRIBAL CULTURAL RESOURCES: 

Issues and Supporting Information Sources 

Potentially 
Significant 

Impact 

Less-than-
Significant with 

Mitigation 
Incorporation 

Less-than-
Significant 

Impact 

No 
Impact 

 
Would the Proposed Project/Action: 
 

Cause a substantial adverse change in the significance of a tribal 
cultural resource as defined in Public Resources Code Section 21074 as 
either a site, feature, place, cultural landscape that is geographically 
defined in terms of the size and scope of the landscape, sacred place, 
or object with cultural value to a California Native American tribe, and 
that is: 
 

 

 

 

 

 

 

 

 

a) Listed or eligible for listing in the California Register of Historical 
Resources, or in a local register of historical resources as defined in 
Public Resources Code section 5020.1(k), or pursuant to Section 
15064.5? 

    

b) A resource determined by the lead agency, in its discretion and 
supported by substantial evidence, to be significant pursuant to 
criteria set forth in subdivision (c) of Public Resources Code 
Section 5024.1. In applying the criteria set forth in subdivision (c) of 
Public Resources Code Section 5024.1, the lead agency shall 
consider the significance of the resource to a California Native 
American tribe. 

    

 
Environmental Setting: 
 
A cultural resource study was prepared by Sierra Valley Cultural Planning in February 2017. The project site is 
located within the community of Columbia. Columbia was established during the California Gold Rush. The 
Solari family can be traced back to Pietro Solari, who immigrated from Italy in the 1850s or 1960s (Cultural 
Resource Assessment). By 1883, the Solari family moved to the town of Columbia, where they settled and 
opened a store (Cultural Resource Assessment). 
 
The project site consists of modifications made in the Twentieth Century consisted of access roads, residential 
structures, and outbuildings. The Central Sierra Miwok settled in much of Tuolumne County are known to have 
lived in the area including the project site. 
 
Regulatory Setting:  
 
CEQA requires lead agencies to consider whether projects will affect tribal cultural resources. PRC 21074 states 
the following: 
   a)  “Tribal cultural resources” are either of the following:  

1)  Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to 
a California Native American tribe that are either of the following:  

    A) Included or determined to be eligible for inclusion in the CRHR.  
B) Included in a local register of historical resources as defined in subdivision (k) of 
Section 5020.1.  

2)  A resource determined by the lead agency, in its discretion and supported by substantial 
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Section 5024.1. In 
applying the criteria set forth in subdivision (c) of Section 5024.1 for the purposes of this 
paragraph, the lead agency shall consider the significance of the resource to a California 
Native American tribe.  

 b)  A cultural landscape that meets the criteria of subdivision (a) is a tribal cultural resource to the 
extent that the landscape is geographically defined in terms of the size and scope of the 
landscape.  

c)  A historical resource described in Section 21084.1, a unique archaeological resource as defined 
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in subdivision (g) of Section 21083.2, or a “nonunique archaeological resource” as defined in 
subdivision (h) of Section 21083.2 may also be a tribal cultural resource if it conforms with the 
criteria of subdivision (a).   

 
AB 52, signed by the California Governor in September of 2014, establishes a new class of resources under 
CEQA: “tribal cultural resources.” It requires that lead agencies undertaking CEQA review must, upon written 
request of a California Native American tribe, begin consultation once the lead agency determines that the 
application for the project is complete, prior to the issuance of a notice of preparation of an EIR or notice of 
intent to adopt a negative declaration or mitigated negative declaration. 
 
To date, two tribal entities have contacted the Tuolumne County Community Development Department to 
request formal consultation under the AB 52 process. The Chicken Ranch Rancheria of Me-Wuk Indians and 
Tuolumne Band of Me-Wuk Indians have requested formal consultation under the AB 52 process for projects 
subject to CEQA. 
  
In accordance with Assembly Bill 52, formal consultation letters were sent to the contacts for the Chicken Ranch 
Rancheria of Me-Wuk Indians and Tuolumne Band of Me-Wuk Indians Tribes. AB 52 consultation letters we 
sent via certified mail on September 23, 2020. Informal project notification letters were sent to both Tribes on 
March 13, 2020 during the initial project notification period.  
 
Analysis:  
 
a,b) In accordance with Assembly Bill 52, formal consultation letters were sent to the contacts for the 

Chicken Ranch Rancheria of Me-Wuk Indians and Tuolumne Band of Me-Wuk Indians Tribes. AB 52 
consultation letters we sent via certified mail on September 23, 2020. Informal project notification letters 
were sent to both Tribes on January 30, 2020 during the initial project notification period. To date, 
neither Tribe has responded to the proposed project or requested consultation.  

 
As indicated in the “Cultural Resources” Section above, the project site contains cultural resources 
consisting of Native American resources. These resources were determined to be potentially eligible for 
listing and are therefore considered potentially significant. Mitigation Measure CUL-1 will ensure that 
these resources are protected with Open Space-1 zoning. Mitigation Measures CUL-2 and CUL-3 
would ensure protection of resources that are potentially unearthed or discovered during constructions 
activities. 

 
Incorporation of Mitigation Measures CUL-1 through CUL-3 will result in a less than significant impact 
on Tribal Cultural Resources. 

 
Mitigation Measures: See Cultural Resources section of this report.   
 

Mitigation Monitoring: See Cultural Resources section of this report.   
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UTILITIES AND SERVICE SYSTEMS:   
 
 

 

Issues and Supporting Information Sources 

 
 

Potentially 
Significant 

Impact 

Less-than-
Significant 

With 
Mitigation 

Incorporation 

 
 

Less-than-
Significant 

Impact 

 
 
 

No 
Impact 

 
 

 

 
 

Would the Proposed Project/Action:     
 

 

 
 

a) Require or result in the relocation or construction of new or expanded water 
wastewater treatment or storm water drainage, electric power, natural gas, or 
telecommunications facilities, the construction or relocation of which could 
cause significant environmental effects? 

 
 

 

 

 
 

 

 

 

 

 

 

 

 

b) Have sufficient water supplies available to serve the project and reasonably 
foreseeable future development during normal, dry and multiple dry years? 

 
 

 

 

 
 

 

 

  

 

 

 

c) Result in a determination by the wastewater treatment provider which serves 
or may serve the project that it has adequate capacity to serve the project’s 
projected demand in addition to the provider’s existing commitments? 

 

 
 

 

 

 

 

 
 
 

 

 
 

d) Generate solid waste in excess of State or local standards, or in excess of 
the capacity of local infrastructure, or otherwise impair the attainment of solid 
waste reduction goals? 

 
 

 
 

 

 
 

 

 

 

 

 

 
 

 

e) Comply with federal, state, and local management and reduction statues and 
regulations related to solid waste? 

 

 
 

 

 
 

 

 

 

 

 

 
 
Environmental Setting: 
 
Water will be provided via private, on-site wells. Wastewater treatment will be provided via on-site septic 
systems.  
 
Pacific Gas and Electric (PG&E) provides electric service to the project site. There is no natural gas 
consumption in Tuolumne County. There are existing telecommunications facilities that serve the area. Potential 
wireless internet providers include Xfinity, AT&T, Conifer Communications, Hughes Net and Cal.net. Cellular 
providers include Verizon and AT&T.  
 
Cal Sierra Disposal Inc, which is owned by Waste Management, is responsible for garbage and recycling 
collection in the Sonora area and would provide weekly trash service to the site. Chapter 8.05 of the Tuolumne 
County Ordinance Code contains the County’s regulations for refuse, rubbish, and recycling handling and 
storage. All of the solid waste generated within the County is processed at one of the transfer stations where 
solid waste is sorted to remove recyclables and hazardous materials from the waste stream. Residual waste is 
transported to the Highway 59 Landfill located in Merced. The maximum capacity of the Highway 59 Landfill is 
30,012,352 cubic yards. 
 
Cal Sierra Disposal operates a buy-back center at 14959 Camage Avenue, in East Sonora. Untreated wood and 
yard waste are presently accepted by Cal Sierra Disposal at its Earth Resources Facility located at 14909 
Camage Avenue. Such material is accepted for a fee and is ground up or chipped and sold as compost or any 
other uses deemed appropriate for such material.  
 
Analysis:  
 

a) The project site is already developed with electrical service provided by PG&E and telecommunication 
services present at the site. Electrical lines are present on site and would not require substantial 
expansion to provide electricity to each of the parcels. PG&E was notified in writing of the project but 
offered no written comments. Wireless internet and cellular service providers service the area, and no 
substantial expansions of service would be required to service the site. Wastewater treatment will be 
provided via private, on-site sewage disposal system. Storm water drainage is provided via natural 
drainages and channels. The project will not require the construction of new or expanded water 
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wastewater treatment or storm water drainage, electric power, natural gas, or telecommunications 
facilities. Therefore, there will be a less than significant impact. 
 

b) The AE-37 zoning does not require connection to public water. The parcels are proposed to be served 
via private, on-site wells wells. Wells constructed on the site are required to be constructed and 
maintained in accordance with Chapter 13.16 of the TCOC. A well permit is required to be issued by the 
Environmental Health Division to verify conformance to applicable code sections and regulations. Two of 
the proposed parcels would be served by existing wells, so only two additional wells would need to be 
constructed to serve the project site. Conformance with Ordinance Code and applicable State and 
Federal regulations would result in a less than significant impact.  
 

c) The AE-37 zoning district does not require connection to public sewer. The project site will be served by 
private sewage disposal systems. Wastewater would be treated on-site through the use of a septic tank 
and leach field. The construction of any on-site sewage disposal system shall comply with Chapters 
13.04 and 13.08 of the TCOC.  Because the project will not connect to public sewer service, there will be 
no impact. See the Geology and Soils Section above for additional information on the septic system 
analysis. 
 

d,e) Cal Sierra Disposal Inc provides weekly trash service to the area and would dispose of waste at the 
Highway 59 Landfill. The Highway 59 Landfill is below its maximum capacity; therefore, there is capacity 
to serve the project. Any future construction on the project site or land use would be required to comply 
with all applicable Federal, State, and Local statutes and regulations related to solid waste. Conditions 
have been added to the project to ensure compliance with the provisions of Chapter 8.05 of the TCOC, 
which contains the County’s regulations for the storage and handling of solid waste. Therefore, there 
would be a less than significant impact.  

 

Mitigation Measures: None required.  
 

Mitigation Monitoring: Not applicable. 
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WILDFIRE:   
 
 

 

Issues and Supporting Information Sources 

 
 

Potentially 
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Less-than-
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Impact 

 
 
 

No 
Impact 

 
 

 

 
 

If located in or near state responsibility areas or lands classified as 
very high fire hazard severity zones, would the Proposed Project: 

    
 

 

 

 

a) Substantially impair an adopted emergency response plan or emergency 
evacuation plan? 

 
 

 

 

 
 

 

 

 

 

 
 

 
 

b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, 
and thereby expose project occupants to, pollutant concentrations from a 
wildfire or the uncontrolled spread of a wildfire? 

 
 

 

 

 
 

 

 

  

 

 

 

c) Require the installation or maintenance of associated infrastructure (such as 
roads, fuel breaks, emergency water sources, power lines, or other utilities) 
that may exacerbate fire risk or that may result in temporary or ongoing 
impacts to the environment? 

 

 
 

 

 

 

 

 

 

 
 

 

 

d) Expose people or structures to significant risks, including downslope or 
downstream flooding or landslides, as a result of runoff, post-fire slope 
instability, or drainage changes? 

 
 

 

 
 

 

 

 

 

 

 
Environmental Setting: 
 
In 2018, a Multi-Jurisdictional Hazard Mitigation Plan (Plan) for Tuolumne County was prepared to provide 
mitigation solutions to minimize each jurisdiction’s vulnerability to the identified hazards and ultimately reduce 
both human and financial losses subsequent to a disaster. The Plan includes existing information on typical 
hazards, such as earthquakes, flooding, and fire, and provides risk assessments of each hazard and the 
potential for occurrence within the County. Specific wildland fire objectives provided in the Plan include 
vegetation management, code enforcement, GIS mapping, and compliance with the planning process.  
 
Mitigation actions provided in the Plan range from improving water supply systems and conveyance systems for 
potential fire needs, initiating fuel thinning and chipping projects in high-priority areas, to updating existing and 
preparing new fire protection and evacuation plans. The Plan states that Tuolumne County Fire Protection 
District/CAL FIRE along with seven fire districts and one city fire department provide life and property 
emergency response. In addition to services traditionally provided by most fire protection agencies nationwide, 
these agencies work cooperatively with the U.S. Forest Service and the National Park Service in providing 
wildfire response in Tuolumne County. Although there are existing plans, programs, ordinances, and regulations 
in place within the County, wildland fire risks and the potential for future fire hazards occurring within the County 
is considered high (Tuolumne County 2018). 
 
Tuolumne County does not have a static emergency plan or evacuation plan due to the dynamic nature of 
emergencies. In the event of an emergency, the Tuolumne County Sheriff Office is the responsible entity for 
declaring and directing evacuations in the case of emergencies. The Sherriff’s Department will inform members 
of the public via the Emergency Notification System, local media, and door-to-door when feasible. 
 
The project site is located within a State Responsibility Area (SRA) and is rated as high and very high fire 
hazard severity zone. This rating is based on factors of slope, vegetation, and annual summer weather patterns. 
These zones, referred to as Fire Hazard Severity Zones (FHSZ), provide the basis for application of various 
mitigation strategies to reduce risks to buildings associated with wildland fires. The zones also relate to the 
requirements for building codes designed to reduce the ignition potential to buildings in the wildland-urban 
interface zone. 
 
Analysis: 
 

a) Tuolumne County does not have a static emergency plan or evacuation plan due to the dynamic nature 
of emergencies. Tuolumne County does not have any designated evacuation routes because fires can 
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happen anywhere and may block specific roads and certain areas may not be safe for travel. The 
Tuolumne County Sheriff Office is the responsible entity for declaring and directing evacuations in the 
case of emergencies. The Sherriff’s Department will inform members of the public via the Emergency 
Notification System, local media, and door-to-door when feasible of where the wildfire is located, which 
routes are safe to use, and which locations are safe to seek refuge from the fire. Generalized emergency 
information is also contained within the adopted Multi-Jurisdictional Hazard Mitigation Plan.  
 
In an emergency, North Airport road would be utilized by residents of the project site. From there, 
residents could travel east towards Parrotts Ferry Road or south on Bennet Road towards State Route 
49, depending on which route was the safest for travel. Parrotts Ferry is a major collector road which 
function as corridors for through traffic within local areas providing service to towns and other major 
traffic generators within the County.  They also serve to link minor collectors and local access roads with 
nearby towns and communities or the arterial system. Highway 49 is a Principal Arterial which serve as 
major centers of metropolitan areas, provide a high degree of mobility and can also provide mobility 
through rural areas There are a number of minor collector and local roads that may be utilized to get 
residents to the major collector and arterial roads in the vicinity. The addition of 4 residential lots with a 
potential for an additional 6 primary single-family dwellings and 4 ADUs would not significantly impact 
the ability for roads in the vicinity of the project site to be used as evacuation routes in the event of an 
emergency. Approval of this project would result in a less than significant impact on Tuolumne County’s 
emergency or evacuation plans. 

 
b,c) The slopes as identified on the USGS Quadrangle maps range from approximately 0% in the east and 

center of the project site to approximately 60% in the western portion. Due to the location of the project 
site to existing roadways and other developed areas, it is unlikely that the project would exacerbate 
wildfire risks.  
 
The project has been reviewed by the Tuolumne County Fire Prevention Division (FPD) for consistency 
with the National Fire Code, California Fire Code, California Building Code, the Tuolumne County 
General Plan and Ordinance Code. Any future development on the project site will be subject to the 
rules and regulations contained in these documents. Prior to the approval of the final map, the following 
conditions will be required to be met: 

 

• The project site is located in an area that is rated as a very high fire hazard by the California 
Department of Forestry and Fire Protection (Cal Fire). The fire hazard shall be reduced through a 
fuel modification program approved by Tuolumne County Planning and Fire Prevention.  The fuel 
modification program shall provide for the reduction of flammable vegetation by the thinning of 
brush, small trees, and the removal of piles of dead brush from the project site. The fuel 
modification plan shall be completed prior to the approval of the final map. (TCOC Section 
15.20.060 & 16.08.030) 

• The following statement shall be recorded on the final map: “Modification to Defensible Space 
Building Setbacks may be made prior to securing a Building Permit subject to approval of 
Tuolumne County Fire Prevention.”  (TCOC Section 15.20.060) 

• All proposed access to the project shall be constructed to meet current road requirements. Fire 
apparatus access roads shall be provided, constructed, and maintained as follows: The roads 
shall be constructed to have an unobstructed width of not less than 20 feet and an unobstructed 
vertical clearance of not less than 15 feet. The roads shall be designed and maintained to 
support the imposed loads of fire apparatus and shall be provided with a surface so as to provide 
all-weather driving capabilities.  All cul-de-sac roads shall terminate in a 40’ radius turn bulb.  
(CFC Sections 503 TCOC Title 11) 

• All  streets  shall  be signed  and  identified  at intersections  to  allow  for  speedy  response  of 
emergency equipment. All cul-de-sac roads shall be posted “Not a Through Road”. (TCOC 
Sections 11.12.040 and 11.12.050) 

• A letter shall be submitted by a licensed surveyor or registered civil engineer to the Engineering 
Development Division containing demonstrated proof that all driveways proposed to serve the 
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project can be constructed from the access road to each building site or parcel to the standards 
specified in Title 11 of the Tuolumne County Ordinance Code.  (TCOC Section 16.24.150(E)) 

• All roads accessing the project site shall be cleared of flammable vegetation over 18 inches in 
height to a distance of 25 feet from the centerline of the road. (TCOC Section 15.20 and CFC 
Section 503) 

 
Additional conditions have been identified by the FPD to address the requirements for construction and 
development of the driveways to serve the site and the residential gate. These conditions have been 
incorporated into the projects’ conditions of approval. Once developed, each homeowner would be 
responsible for compliance with defensible space requirements as enforced by CalFire through annual 
property inspections.  
 
Policy 9.A.1: Actively involve fire protection agencies within Tuolumne County in land use planning 
decisions.   
 
The Tuolumne County Fire Prevention Division has been consulted with during the processing of the 
application. The Tuolumne County Fire Prevention Division provided conditions which have been 
incorporated into the projects’ conditions of approval, as discussed above.  
 
Policy 9.E.3: Require new development to be consistent with State and County regulations and policies 
regarding fire protection.   
 
The development and operation of the site will be consistent with all applicable State and County 
regulations and policies regarding fire protection. Road and driveway improvement plans will be 
reviewed by the Tuolumne County Fire Prevention Division and Engineering Division of the Department 
of Public Works to ensure compliance with the California Fire Code and Titles 11 and 15 of the TCOC. 
All building permits will be reviewed for compliance with the California Building Code and Fire Code. 
 
Policy 17.E.2: Require the maintenance of defensible space setbacks in areas proposed for 
development if wildland fire hazards exist on adjacent properties.  
 
Conditions have been incorporated into the projects conditions of approval to require defensible space 
setbacks from all property boundaries and to require a fuel modification prior to approval of the Final 
Map.  
 
Policy 17.E.3: Require new development to have adequate fire protection and to include, where 
necessary, design and maintenance features that contribute to the protection of the County from the 
losses associated with wildland fire.    
 
Conditions provided by the Tuolumne County Fire Prevention Division have been incorporated into the 
projects’ conditions of approval to minimize fire hazards and to contribute to the protection of the County 
from the losses associated with wildland fire.  
 
The incorporation of these conditions and compliance with the National Fire Code, California Fire Code, 
California Building Code, the Tuolumne County General Plan, and Tuolumne County Ordinance Code 
would reduce the risk of wildfire and would not exacerbate wildfire risks or the risk of uncontrolled spread 
of wildfire. Project development would not require the installation or maintenance of associated 
infrastructure. Therefore, there would be a less than significant impact. 

 
d)  As discussed under “Geology and Soils,” and “Hydrology and Water Quality,” runoff occurs naturally at 

the project site and flooding and landslide events are not common within the project area. Once 
operational, onsite drainage would not affect offsite drainage conditions, including runoff that naturally 
occurs north of the project site. The project site and surrounding areas have not been subject to burns 
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such that downslope areas would be affected by project development. Impacts would be less than 
significant. 

 
Mitigation Measures: None required.  
 

Mitigation Monitoring: Not applicable. 
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MANDATORY FINDINGS OF SIGNIFICANCE: 
 

 
 

Issues and   Supporting Information Sources 

 
 

Potentially 
Significant 

Impact 

Less-than-
Significant 

With 
Mitigation 

Incorporation 

 
 

Less-than-
Significant 

Impact 

 
 
 

No 
Impact 

 
 

 

 
 

Does the     Proposed Project/Action:     
 

 

 
 

 

 
a) a) Does the project have the potential to substantially degrade the quality of 

the environment, substantially reduce the habitat of a fish or wildlife species, 
cause a fish or wildlife population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal community, substantially reduce the 
number or restrict the range of a rare or endangered plant or animal or 
eliminate important examples of the major periods of California history or 
prehistory? 

 
  

 
 
 
 

 

 
 
 
 

 

 
 
 
 

 

 
 
 
 

 

b) b) Does the project have impacts that are individually limited, but cumulative 
considerable?  (“Cumulative considerable” means that the incremental 
effects of a project are considerable when viewed in connection with the 
effects of past projects, the effects of other current projects, and the effects 
of probable future projects)? 

 
 

 

 
 

 

 
 

 

 
 

 

 

 
 

 
 

 

c) c) does the project have environmental effects which will cause substantial 
adverse effects on human beings, either directly or indirectly? 

 

 
 

 
 

 

 
 

 

 

 

 

 

 

 
Analysis:  
 

a)  As discussed under “Biological Resources,” the project site provides suitable habitat for nesting birds 
and potentially for special-status plant species. Mitigation has been included that requires 
preconstruction surveys to identify the presence of these species, avoid or remove them from the 
construction area (if they are present), and establish disturbance buffers to ensure they are not disturbed 
during construction. The project site contains ephemeral drainages that conveys water through the; 
these features may be considered waters of the United States. However, project components would 
avoid this aquatic feature, with incorporation of mitigation measures to reduce impacts to a less than 
significant level. In addition, mitigation has been included to ensure the project does not affect riparian 
habitat, sensitive habitat, or special status species.  

 
As discussed in the “Cultural Resources” section, several resources were identified, and mitigation is 
proposed to reduce impacts to those resources to a less than significant level.  It is possible that 
previously unknown historical or archaeological resources could be discovered during grading and 
excavation work associated with project construction. Mitigation has been included that would ensure 
that the project would not result in adverse changes to historical or archaeological resources by requiring 
cessation of work and implementation of proper data recovery and/or preservation procedures upon 
discovery of previously unknown resources. Further, there is the potential for unmarked, previously 
unknown Native American or other graves to be present and be uncovered during construction activities. 
Mitigation has been included that would ensure that proper procedures would be followed in the event of 
the discovery of previously unknown human remains. For the reasons above, this would be a less-than-
significant impact with mitigation incorporated. 

 

b)   As discussed throughout the “Environmental Checklist,” all potentially significant impacts would be 
reduced to a less-than-significant level with mitigation. In addition, aesthetic, biological resources, 
cultural and tribal cultural resources, greenhouse gas emissions, noise, and recreation impacts 
discussed above would result from temporary construction activities and would be limited to the 
immediate project site, and, therefore, would not combine with impacts from other past, present, and 
probable future development. Noise-related impacts are also localized and limited to the immediate 
project vicinity. Operation of the project would be limited a small increase in residential units in the area. 
The project’s potential contribution to significant cumulative impacts would not be considerable and this 
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impact would be less than significant. 
 
c)  As discussed above in the “Hazards and Hazardous Materials,” construction activities would require the 

use of hazardous materials such as fuels, lubricants, and solvents. However, all construction activities 
would be required to comply with existing regulations that would limit exposure of nearby sensitive 
receptors and construction workers to hazardous materials. Operation of the project would not include 
the use or storage of any hazardous material and would not result in adverse effects on people. This 
impact would be less than significant. 

 

Mitigation Measures:  See the Mitigation Monitoring and Reporting Program Table Below. 
 
Mitigation Monitoring:  See the Mitigation Monitoring and Reporting Program Table Below. 
 



 

Table 12: Mitigation Monitoring and Reporting Program 
 

Mitigation Measure When Implemented 
Monitored 

by 
Verified by 

AES-1: A lighting plan shall be submitted and approved 
by the Land Use and Natural Resources Division prior to 
the issuance of a building permit by the Building and 
Safety Division. Any exterior lighting shall incorporate 
the following features: direct the light downward to the 
area to be illuminated, install shields to direct light and 
reduce glare, utilize low rise light standards or fixtures 
attached to the buildings, and utilize low or high 
pressure sodium lamps instead of halogen type lights.  
 

The submittal and approval of a lighting plan 
will be required prior to the issuance of a 
Building Permit issued by the Building and 
Safety Division of the Community Development 
Department. A Notice of Action will be recorded 
to advise future owners of the required 
mitigation measures and the responsibility to 
comply with said measures. 
 

Tuolumne 
County 
Community 
Development 
Department 
(CDD) 

Land Use 
and 
Natural 
Resources 
(LUNR) 
Division  

BIO-1: The property owner shall rezone the riparian and 
aquatic habitats to Open Space zoning as shown on the 
Open Space Exhibit Map in Figure 1 in the IS/MND. The 
Open Space zoning shall be approved by the Tuolumne 
County Board of Supervisors and shall be clearly shown 
on the final map. 

The Open Space zoning shall be approved by 
the Board of Supervisors prior to the approval 
of the Final Map. A Notice of Action will be 
recorded to advise future owners of the 
required mitigation measures and the 
responsibility to comply with said measures. 

CDD and 
Tuolumne 
County 
Department 
of Public 
Works 
(DPW) 

LUNR and 
County 
Surveyor 
Division. 

BIO-2: For construction activities expected to occur 
during the nesting season of raptors (February 1 to 
August 31) and migratory birds, a pre-construction 
survey by a qualified biologist shall be conducted to 
determine if active nests are present on or within 
500 feet of the project site where feasible. Areas that 
are inaccessible due to private property restrictions 
shall be surveyed using binoculars from the nearest 
vantage point. The survey shall be conducted by a 
qualified biologist no more than seven days prior to the 
onset of construction. If no active nests are identified 
during the pre-construction survey, no further mitigation 
is necessary. If construction activities begin prior to 
February 1, it is assumed that no birds will nest in the 
project site during active construction activities and no 
pre-construction surveys are required. If at any time 
during the nesting season construction stops for a 
period of two weeks or longer, pre-construction surveys 
shall be conducted prior to construction resuming.  
 

The nesting bird surveys are required prior to 
ground disturbance or construction activities on 
site and would be verified prior to the issuance 
of a grading permit issued by the Department 
of Public Works or building permit issued by the 
Building and Safety Division. A Notice of Action 
will be recorded to advise future owners of the 
required mitigation measures and the 
responsibility to comply with said measures 

CDD/ DPW LUNR 
Division 



 

If active nests are found on or within 500 feet of the 
project site, the applicant shall notify CDFW and explain 
any additional measures that a qualified biologist plans 
to implement to prevent or minimize disturbance to the 
nest while it is still active. Depending on the conditions 
specific to each nest, and the relative location and rate 
of construction activities, it may be feasible for 
construction to occur as planned within the 500-foot 
buffer without impacting the breeding effort. Appropriate 
measures may include restricting construction activities 
within 500 feet of active raptor nests and having a 
qualified biologist with stop work authority monitor the 
nest for evidence that the behavior of the parents have 
changed during construction. Nests that are 
inaccessible due to private property restrictions shall be 
monitored using binoculars from the nearest vantage 
point. Appropriate measures would be implemented until 
the young have fledged or until a qualified biologist 
determines that the nest is no longer active. 
Construction activities may be halted at any time if, in 
the professional opinion of the biologist, construction 
activities are affecting the breeding effort.  

BIO-3: In order to protect old growth oak trees on the 
project site (oak trees larger than 24 inches dbh), a tree 
removal plan prepared by a qualified consultant shall be 
submitted indicating any trees that will be removed that 
are larger than 24 inches dbh as a result of construction 
and development of each lot. The tree plan shall be 
required prior to the issuance of a building permit. If no 
old growth oaks are proposed to be removed, that 
information shall be included on the building permit 
submittal. If old growth oaks are to be removed, fees 
shall be submitted to mitigate for the removal of each 
heritage oak based on the following formula:  
 
Payment of in-lieu fees for replanting = OGOs x number 
of trees to be replanted x $200.00 
 
The fees shall be paid into the Oak Woodlands 
Conservation Fund. 

An oak tree removal plan shall be required prior 
to the issuance of a Building Permit issued by 
the Building and Safety Division. A Notice of 
Action will be recorded to advise future owners 
of the required mitigation measures and the 
responsibility to comply with said measures 

CDD LUNR 
Division 

CUL-1: Prior to the approval of the Final Map, Open The Open Space shall be approved by the CDD and LUNR and 



 

Space-1 zoning shall be established by the Tuolumne 
County Board of Supervisors around the Solari 5, 6, 8, 
9, and 10 sites as identified by the study entitled 
“Cultural Resources Assessment 160.33-acre Solari 
Ranch (APN 032-120-40)10085 North Airport Road, 
Tuolumne County, California” prepared by Sierra Valley 
Cultural Planning in February 2017, as identified by the 
map on Page 17 of that report. The Open Space shall 
be clearly delineated on the Final Map. 

Board of Supervisors prior to the approval of 
the final map. A Notice of Action will be 
recorded to advise future owners of the 
required mitigation measures and the 
responsibility to comply with said measures. 
 

DPW Surveyor 
Divisions. 

CUL-2: If a cultural resource is discovered during the 
activities authorized by this Permit, the person in 
possession of the parcel for which the permit was 
issued and all persons conducting any activity 
authorized by this permit shall comply with the following 
provisions: 
A. The person discovering the cultural resource 

shall notify the Community Development Department 
by telephone within 4 hours of the discovery or the 
next working day if the department is closed. 

B. When the cultural resource is located outside 
the area of disturbance, the Community Development 
Department shall be allowed to photo-document and 
record the resource and construction activities may 
continue during this process. On parcels of two or 
more gross acres, the area of disturbance includes 
building pads, septic areas, driveways, or utility lines, 
grading and vegetation removal, plus 300 feet. 

C. When the cultural resource is located within the 
area of disturbance, all activities that may impact the 
resource shall cease immediately upon discovery of 
the resource. All activity that does not affect the 
cultural resource as determined by the Community 
Development Department may continue. A qualified 
professional, as defined in Section 17.04.657 of the 
Tuolumne County Ordinance Code, such as an 
archaeologist or an historian, shall be allowed to 
conduct an evaluative survey to evaluate the 
significance of the cultural resource. 

D. When the cultural resource is determined to not 
be significant, the qualified professional or 
Community Development Department shall be 

Shall be required during all ground disturbing 
activities on site. A Notice of Action will be 
recorded to advise future owners of the 
required mitigation measures and the 
responsibility to comply with said measures. 

 

CDD CDD 



 

allowed to photo-document and record the resource. 
Construction activities may resume after 
authorization from the Community Development 
Department. 

When a resource is determined to be significant, or is 
determined to be eligible for listing, the resource shall 
be avoided with said resource having boundaries 
established around its perimeter by a qualified 
professional archaeologist or historian or a cultural 
resource management plan shall be prepared by a 
qualified professional to establish measures formulated 
and implemented in accordance with Sections 21083.2 
and 21084.1 of the California Environmental Quality Act 
(CEQA) to address the effects of construction on the 
resource. Appropriate measures may include preserving 
the resource in place with Open Space, conservation 
easement, or capping the object. If avoidance is not 
possible, a qualified archaeologist shall prepare and 
implement a detailed treatment plan, which may consist 
of excavation of the site. The qualified professional shall 
be allowed to photo-document and record the resource. 
Construction activities may resume after authorization 
from the Community Development Department. All 
further activity authorized by this permit shall comply 
with the cultural resources management plan. 

CUL-3: In the event of discovery of human remains 
during construction activities, all work shall immediately 
cease within 50 feet of the discovery. The Tuolumne 
County Coroner’s office shall be called within 24 hours 
of the find to investigate the discovery. If the coroner 
determines that the remains are of Native American 
origin, the Native American Heritage Commission and a 
qualified archaeologist shall be notified within 48 hours. 
The NAHC will then identify the person or persons it 
believes to be the most likely descendant from the 
deceased Native who would make recommendations to 
the County for the appropriate means of treating the 
human remains and any associated funerary objects. 

Shall be required during all ground disturbing 
activities on site. A Notice of Action will be 
recorded to advise future owners of the 
required mitigation measures and the 
responsibility to comply with said measures. 
 

CDD CDD 

NOI-1: Hours of exterior construction on the project site 
shall be limited to 7:00 a.m. to 7:00 p.m. Monday 
through Saturday. Exterior construction shall be 

An on-going condition which shall be monitored 
by citizen complaints. Confirmed violations will 
be referred to the Code Compliance Officer for 

CDD CDD 



 

prohibited on Sunday and County holidays. processing consistent with established code 
compliance procedures outlined in Chapter 
1.10 of the Ordinance Code. A Notice of Action 
will be recorded to advise future owners of the 
required mitigation measure and the 
responsibility to comply with said measure. 

NOI-2: The noise levels generated by the project shall 
be restricted to the following exterior noise limits 
as measured at the property line: 

Zoning 
Classification 
of 
Receiving 
Property 

Noise Level (dB) of 
Sound Source 

Daytime 
(7 a.m. to 
10 p.m.) 

Nighttime 
(10 p.m. to 7 
a.m.) 

MU, R-3, R-2, 
R-1, RE-1, RE-
2, RE-3, RE-5, 
RE-10, C-O, C-
1, C-S, BP 

50 Leq. (1 
hour)1 

45 Leq. (1 
hour)1 

                    1Leq. 1 hour refers to the average noise level 
measured over a one-hour period. 

An on-going condition which shall be monitored 
by citizen complaints. Confirmed violations will 
be referred to the Code Compliance Officer for 
processing consistent with established code 
compliance procedures outlined in Chapter 
1.10 of the Ordinance Code. A Notice of Action 
will be recorded to advise future owners of the 
required mitigation measure and the 
responsibility to comply with said measure. 

CDD CDD 
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