AGENDA
REGULAR MEETING
SAN BENITO COUNTY AIRPORT LAND USE COMMISSION

DATE:

Thursday, January 20, 2022
4:00 P.M.

LOCATION:

Via- Zoom
Attendance at the ALUC meeting is closed to the public per Executive Order N-29-30
and Assembly Bill 361 (AB 361). The public may join meeting by Zoom:
https://zoom.us/join per the instructions provided at the end of the agenda:

Meeting ID: 834-0589-4856
COMMISSIONERS:

Chair Ignacio Velazquez, Vice Chair Kollin Kosmicki
Mary Vazquez Edge, Rolan Resendiz, and Peter Hernandez
Alternates: San Benito County: Betsy Dirks;
City of San Juan Bautista: Scott Freels; City of Hollister: Rick Perez

Persons who wish to address the Board of Directors must complete a Speaker Card and give it to the Clerk prior to addressing
the Board. Those who wish to address the Board on an agenda item will be heard when the Chairperson calls for comments
from the audience. Following recognition, persons desiring to speak are requested to advance to the podium and state their
name and address. After hearing audience comments, the Public Comment portion of the agenda item will be closed. The
opportunity to address the Board of Director’s on items of interest not appearing on the agenda will be provided during Section
C. Public Comment.

4:00 P.M.

CALL TO ORDER:

A. ACKNOWLEDGE Certificate of Posting
B. NOTICE OF TEMPORARY PROCEDURES FOR AIRPORT LAND USE COMMISSION MEETINGS
(Please see Zoom instructions at the end of the agenda)
Pursuant to California Governor Gavin Newsom’s Executive Order N-29-20 issued on March 17, 2020, and Assembly Bill
361 (AB 361), relating to the convening of public meetings in response to the COVID-19 pandemic, attendance at the
ALUC meeting is closed to the public. Additionally, members of the Airport Land Use Commission can attend the meeting
via teleconference and to participate in the meeting to the same extent as if they were present.

C. PUBLIC COMMENT: (Opportunity to address the Board on items of interest not appearing on the agenda. No
action may be taken unless provided by Govt. Code Sec. 54954.2. Speakers are limited to 3 minutes.)
CONSENT AGENDA:
(These matters shall be considered as a whole and without discussion unless a particular item is removed from the Consent
Agenda. Members of the public who wish to speak on a Consent Agenda item must submit a Speaker Card to the Clerk and wait
for recognition from the Chairperson. Approval of a consent item means approval as recommended on the Staff Report.)

1. ADOPT Resolution 22-02 Authorizing Teleconferencing Options for the Airport Land Use Commission
Meetings for the Period of January 23, 2022, through February 21, 2022 – Rivera
2. FIND Project Associated with Assessor Parcel No. APN 014-140-016 located at 2100 Rosa Drive in the
City of Hollister, CONSISTENT with the Hollister Municipal Airport Land Use Compatibility Plan with
One Condition - Lezama
Adjourn to ALUC Meeting on Thursday, February 17, 2022. Agenda Deadline is Tuesday, February 1, 2022 at 12:00 P.M

In compliance with the Americans with Disabilities Act (ADA), if requested, the Agenda can be made available in appropriate
alternative formats to persons with a disability. If an individual wishes to request an alternative agenda format, please contact
the Clerk of the Council four (4) days prior to the meeting at (831) 637-7665. The Council of Governments Board of Directors
meeting facility is accessible to persons with disabilities. If you need special assistance to participate in this meeting, please
contact the Clerk of the Council’s office at (831) 637-7665 at least 48 ours before the meeting to enable the Council of
Governments to make reasonable arrangements to ensure accessibility.
ZOOM INSTRUCTIONS:
Members of the public are encouraged to participate in Board meetings in the following ways:
1. Remote Viewing
Members of the public who wish to watch the meeting can view the meeting online through Zoom. Instructions for
participating via Zoom are included below.
2.

Written Comments & Email Public Comment
Members of the public may submit comments via email by 5:00 PM. on the Wednesday prior to the Board meeting to the
Clerk of the Board at monica@sanbenitocog.org. Regardless of whether the matter is on the agenda. Every effort will be
made to provide Board Members with your comments before the agenda item is heard.

3. Airport Land Use Commission meeting - Zoom Instructions for remote Participants:
Each meeting will have a meeting ID, which is a unique number associated with an instant or scheduled meeting. Three
ways to attend zoom meetings:
1.
·

Over the phone (Audio only):
(669) 900-6833 or (408) 638-0968.

·

Open the Web-browser:
https://zoom.us/join

2.
3.

Smart device Application:
· Apple App store: https://apps.apple.com/us/app/id546505307
· Android App store: https://play.google.com/store/apps/detailsZid=u.s.zoom.videomeetings

Zoom Audio Only (phone)
If you are calling in as audio-only, please dial (669) 900-6833 or (408) 638-0968.
1. It will ask you to enter the Meeting ID 834-0589-4856, followed by the “#” key, which can be found at the top page of the
agenda. The meeting agenda can be found at: http://www.sanbenitocog.org/wpcontent/uploads/2022/01/ALUC_Packet_012022.pdf
2. It will then ask for a Participant ID, press the “#” key to continue.
3. Once you enter the zoom meeting, you will automatically be placed on mute.
4. Public Comment: If you are using a phone, please press the “*9” to raise your hand, zoom facilitator will unmute you
when your turn arrives.
Zoom on Web-browser or Zoom app on Tablet or Smartphone
If joining through web-browser launch: https://zoom.us/join or launch the Zoom app on your Tablet or Smartphone
1. Select “JOIN A MEETING”
2. The participant will be prompted to enter Meeting ID, 834-0589-4856 and name to join the meeting, which can be found
at the top page of the agenda. The meeting agenda can be found at: http://www.sanbenitocog.org/wpcontent/uploads/2022/01/ALUC_Packet_012022.pdf
3. You can launch audio through your computer or set it up through the phone. Follow instructions provided by Zoom.
4. Public Comment: Click “Raise hand” icon, the zoom facilitator will unmute you when your turn arrives.
Public Comment Guidelines
• If participating on zoom Once you are selected, you will hear that you have been unmuted: State your first name, last
name, and county you reside in for the record.
• The Local Transportation Authority welcomes your comments.
• Each individual speaker will be limited to a presentation total of three (3) minutes.
• Please keep your comments, brief, to the point, and do not repeat prior testimony, so that as many people as possible
can be heard. Your cooperation is appreciated.
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Staff Report
To:
From:
Date:
Subject:

Airport Land Use Commission
Norma Rivera, Administrative Services Specialist
Telephone: (831) 637-7665
January 20, 2022
Assembly Bill 361 Teleconferencing Options For ALUC

Recommendation:
ADOPT Resolution 22-02 Authorizing Teleconferencing Options for the Airport Land Use
Commission meetings for the Period of January 23, 2022, through February 21, 2022.
Summary:
On September 16, 2021, the Governor signed Assembly Bill (AB) 361, a bill that codifies certain
teleconference procedures that local agencies have adopted in response to the Governor’s
Brown Act-related Executive Orders. Specifically, AB 361 allows a local agency to continue to use
teleconferencing under the same basic rules as provided in the Executive Orders under certain
prescribed circumstances or when certain findings have been made and adopted by the local
agency legislative body.
Financial Considerations:
None.
Discussion:
On June 11, 2021, Governor Newsom issued Executive Order N-08-21, amending his prior
Executive Order N-29-20 and waiving certain provisions of the Brown Act relating to
teleconferences/remote meetings by local agency legislative bodies. The Executive Order
waived, among other things, the provisions of the Brown Act that otherwise required the
physical presence of members of local agency legislative bodies or other personnel in a particular
location as a condition of participation or as a quorum for a public meeting. These modifications
remained in effect through September 30, 2021.
Under Assembly Bill (AB) 361, when the state of emergency lasts longer than 30 days, as is the
case presently, the legislative body must make findings every 30 days to continue using the bill’s
exemption to the Brown Act teleconferencing rules. AB 361 mandates that the legislative body
must find that there is a continuing need for teleconferencing due to dangers posed by the
ongoing state of emergency. This means that local agencies will have to put an item on the
public meeting agenda at least every thirty days to make findings regarding the circumstances of
the emergency and to vote to continue relying upon the law’s teleconference provisions.
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To continue to meet under those modified rules after February 21,2022 the Board will again
need to reconsider the circumstances of the state of emergency and again make one of the
additional findings required by AB 361.
Reducing the circumstances under which people come into close contact remains a vital
component of the San Benito County and ALUC’s COVID-19 response strategy. Local agency
public meetings are an essential government function and the last 18 months have proven that
the teleconferencing format protects public access while minimizing exposure to COVID-19.
The California Department of Public Health (CDPH) and the federal Centers for Disease Control
and Prevention (CDC) caution that the Omicron variant of COVID-19 is spreading quickly
throughout the country, is more transmissible than prior variants of the virus, may cause more
severe illness, and that even fully vaccinated individuals can spread the virus to others resulting
in rapid and alarming rates of COVID-19 cases and hospitalizations
(https://www.cdc.gov/coronavirus/2019-ncov/variants/omicron-variant.html).
According to the numbers posted on the San Benito County website, as of January 3, 2022, there
have been almost 800 new cases since the December 16, 2021, meeting.
Staff Analysis:
Staff recommends that the Board adopt findings that conducting in-person meetings at the
present time would present an imminent risk to the health and safety of attendees. A resolution
to that effect and directing staff to return each 30 days to afford the Board the opportunity to
reconsider such findings, is included herewith. If the Board adopts the proposed resolution, then
it may continue to meet under the modified Brown Act teleconference rules of AB 361 through
February 21, 2022.

Counsel Review: __Yes___
Supporting Attachment(s):

1. Resolution 22-02
2. Letter from San Benito County Health Officer
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EXHIBIT A
GEORGE GELLERT MD, MP, MPA
HEALTH OFFICER

SAN BENITO COUNTY
HEALTH & HUMAN SERVICES AGENCY

TRACEY BELTON
AGENCY DIRECTOR

PUBLIC HEALTH SERVICES
Healthy People in Healthy Communities

January 5, 2022
CAO Ray Espinosa
San Benito County Administration
Re: Recommendation on Social Distancing and Hybrid Meetings
Given the considerable impact on our community from the COVID-19 virus and the Delta
and more recently the Omicron variant, I strongly urge all legislative bodies, including
but not limited to the County, cities, and special districts, local commissions and
committees, and subsidiary bodies, continue social distancing measures for public
meetings, including offering, at the legislative body's discretion, a remote or hybrid
format for public meetings. Social distancing and masking remain crucial strategies in
our fight to prevent contagion. The conduct of public meetings in a remote or hybrid
manner enables members of the community to participate from the comfort of their
homes without having to risk contracting these viruses by attending in-person meetings.
In addition, these measures help contain the spread of the disease and protect the
community. All events public gatherings, including public meetings, create
environments where these virus variants can potentially spread among attendees and
participants. However, when combined with social distancing and effective masking
practices, along with continued efforts to increase vaccination uptake within San Benito
County, a remote or hybrid format for meetings maximizes avenues for public access
and input and minimizes the risk of infection for the public, agency staff, meeting
presenters, and legislative body members as well.
If you have any questions regarding this recommendation, please do not hesitate to
contact me.

George Gellert MD, MPH, MPA
Health Officer
PUBLIC HEALTH SERVICES

ENVIRONMENTAL HEALTH

MEDICAL THERAPY UNIT

351 Tres Pinos Road, Suite A-202
Hollister CA 95023
831-637-5367

351 Tres Pinos Road, Suite C-1
Hollister CA 95023
831-636-4035

761 South Street
Hollister CA 95023
831-637-1989
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Staff Report
To:
From:
Date:
Subject:

Airport Land Use Commission
Veronica Lezama, Transportation Planner
January 20, 2022
Land Use Consistency Determination

Telephone: (831) 637-7665

Recommendation:
FIND Project Associated with Assessor Parcel No. APN 014-140-016 located at 2100 Rosa Drive in
the City of Hollister, CONSISTENT with the Hollister Municipal Airport Land Use Compatibility Plan
with One Condition.
Summary:
The ALUC application associated with assessor parcel number 017-060-041-000 was reviewed in
accordance with the adopted 2012 Hollister Municipal Airport Land Use Compatibility Plan.
Financial Considerations:
The Airport Land Use Commission (ALUC) has an adopted application fee structure. The fee
consists of a minimum $300 non-refundable payment that is submitted at the time the application
is provided to ALUC.
Background:
Land use actions proposed within the Hollister Municipal Airport Influence Area and are subject
to ALUC review to determine consistency with the Hollister Municipal Airport Land Use
Compatibility Plan. The purpose of the Compatibility Plan is 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.
Staff Analysis:
ALUC staff received an application for a Consistency Determination with the adopted 2012
Hollister Municipal Airport Land Use Compatibility Plan.
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Project Description:
The applicant is proposing a guest house residential building at 2100 Santa Rosa Drive in the City
of Hollister (Attachment 1). The guest house measures 575 square feet (Attachment 2).
In the course of a project review, the Airport Land Use Commission considers a number of
Compatibility Plan policies including Noise, Safety, Airspace Protection, and Overflight. An
analysis of each of the four compatibility factors is discussed below.
Noise Policy 3.2.
The Noise Policy objective is to avoid establishment of noise-sensitive land uses in the portions
of airport environs that are exposed to significant levels of aircraft noise. The magnitude noise
impacts are depicted by four contours, which show the greatest annualized noise impacts
anticipated to be generated by the airport over the next 20 years.
The parcel where the project is proposed is located outside of the Noise Contours (Attachment
3). As such, the project is consistent with the Hollister Municipal Airport Land Use Compatibility
Plan’s Noise Policy.
Safety Policy 3.3.
The Safety Policy objective is to minimize the risks associated with an off-airport aircraft accident
or emergency landing. The policy focuses on reducing the potential consequences of such events
by limiting sensitive land uses (i.e., residential) and intensities of non-residential uses (i.e.,
commercial, industrial, etc.). This policy is defined in terms of the geographic distribution of
where accidents are most likely to occur based on the six safety zones.
The parcel where the project is proposed is located within Safety Zone 6 (Attachment 4).
According to the Safety Compatibility Criteria (Attachment 5), the proposed residential use is
Conditionally Compatible. Nothing in these policies prohibits Construction of a secondary unit as
defined by state law. As such, the project is consistent with the Compatibility Plan’s Safety Policy.

Airspace Protection Policy 3.4.
The Airspace Protection Policy seeks to prevent creation of land use features that can be hazards
to the airspace required by aircraft in flight and have the potential for causing an aircraft
accident to occur. In evaluating the airspace protection compatibility of any proposed
development, the following four categories of hazards to airspace shall be considered.
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1. The height of structures and other objects situated near the airport are a primary
determinant of physical hazards to the airport airspace.
2. Land use features that have the potential to attract birds and certain other wildlife to the
airport area are also to be evaluated as a form of physical hazards, per FAA Advisory Circular
150/5200-33B, Hazardous Wildlife Attractants on or Near Airports.
3. Visual hazards of concern include certain types of lights, sources of glare, and sources of
dust, steam, or smoke.
4. Electronic hazards are ones that may cause interference with aircraft communications or
navigation.
The applicant is proposing a structure which is consistent with the Compatibility Plan’s Airspace
Policy.
Overflight Policy 3.5.
The Overflight Compatibility Policy is intended to help notify people, through real estate
disclosures, about the presence of aircraft overflight near airports so that they can make
informed decisions regarding acquisition or lease of property in the affected areas. Overflight
policies do not apply to non-residential development.
The project is proposed within the Airport Influence Area, which requires a Real Estate
Transaction Disclosure (Attachment 6) as a condition of consistency.
Executive Director: _ MG _

Counsel Review: N/A

Supporting Attachment(s):
1.
2.
3.
4.
5.
6.

Project Location Map
Project Site Plan
Noise Contour Map
Safety Zones Map
Safety Table
FAR Part 77 Surfaces
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ATTACHMENT 5
PROCEDURAL AND COMPATIBILITY POLICIES

Usage Intensity Criteria 1
Max. Sitewide Average Intensity
(people/acre)
Max. Single-Acre Intensity (people/acre)
Land Use Category 2

Safety Zone
1
10
20

2
60
120

3
100
300

4
150
450

CHAPTER 2

Additional Criteria
5
6
100 300
Numbers below indicate zone in which
300 1,200
condition applies

Land Use Acceptability
(see page 2-49 for legend)

Outdoor Uses (limited or no activities in buildings)
Natural Land Areas: woods, brush lands,
desert
Water: flood plains, wetlands, lakes,
reservoirs 3
Agriculture (except residences and livestock):
crops, orchards, vineyards, pasture, range
land
Livestock Uses: feed lots, stockyards,
3
breeding, fish hatcheries, horse stables
Outdoor Major Assembly Facilities (capacity
1,000 people): spectator-oriented outdoor
4
stadiums, amphitheaters, fairgrounds, zoos
Group Recreation (limited spectator stands):
athletic fields, water recreation facilities,
picnic areas
Small/Non-Group Recreation: golf courses,
3
tennis courts, shooting ranges

1: Objects above runway elevation not
allowed in Object Free Area (OFA) 3
1: Objects above runway elevation not
allowed in Object Free Area (OFA) 3
1: Not allowed in Object Free Area (OFA) 3
All: Exercise caution with uses that attract
birds and other wildlife
All: Exercise caution with uses that attract
birds and other wildlife
6: Allowed only if alternative site outside
zone would not serve intended function
3: Allowed only if alternative site outside
zone would not serve intended function
2: Allowed only if alternative site outside
zone would not serve intended function and
intensity criteria met

Local Parks: children-oriented neighborhood
parks, playgrounds
Camping: campgrounds, recreational vehicle/
motor home parks
Cemeteries (except chapels)
Residential and Lodging Uses
Single-Family Residential (<8 du/ac)5:
individual dwellings, townhouses, mobile
homes, bed & breakfast inns, dormitories
Multi-Family Residential (8 du/ac)5:
condominiums, apartments, agriculturalrelated housing
Long-Term Lodging (>30 nights): extendedstay hotels, dormitories
[approx. 200 s.f./person] 6
Short-Term Lodging(30 nights): hotels,
motels, other transient lodging (except
conference/assembly facilities)
[approx. 200 s.f./person] 6
Congregate Care: retirement homes, assisted
living, nursing homes, intermediate care
facilities

3,4: Allowed only if intensity criteria met

X

2: Max. density is 0.1 du/ac ( 10 acres)
3, 4: Max. density is 0.2 du/ac ( 5 acres)
6: Intensity limits as indicated
See Policy 3.3.5

4,5: Allowed only if intensity criteria met

3, 4,5: Allowed only if intensity criteria met

Table 2

Safety Compatibility Criteria
Hollister Municipal Airport

Hollister Municipal Airport Land Use Compatibility Plan
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POLICIES

Land Use Acceptability

CHAPTER 2

Interpretation/Comments

Normally
Compatible

Normal examples of the use are compatible under the presumption that usage criteria will be met. Atypical
examples may require review to ensure compliance with usage intensity criteria. Noise, airspace
protection, and/or overflight limitations may apply.

Conditional

Use is compatible if indicated usage intensity limit and/or other listed conditions are met.

Incompatible

Use should not be permitted under any circumstances.

Notes
1

2

3

4
5

6

Usage intensity criteria applicable to all nonresidential development (i.e., Normally Compatible as well as Conditional land uses).
Nonresidential development must satisfy both forms of intensity limits (see Policy 3.3.6). See Note 6 below and Policy 3.3.7 for
information on how to calculate nonresidential intensity. Up to 10% of total floor area may be devoted to ancillary use (see Policy
3.3.6(c)).
Multiple land use categories and compatibility criteria may apply to a project. Land uses not specifically listed shall be evaluated
using the criteria for similar uses.
These uses may pose hazards to flight as they may attract birds or other wildlife; generate dust or other visual hazards; or create
physical hazards (e.g., power lines or other tall objects). See Section 3.4 for applicable airspace protection policies.
Capacity of people for Large and Major Assembly Facilities obtained from International Building Code.
Residential density limits provided in terms of dwelling units per acre (du/ac). Construction of a single-family home, including a
second dwelling unit as defined by state law, allowed on a legal lot of record if such use is permitted by local land use regulations.
A family day care home (serving  14 children) may be established in any dwelling. See Policies 1.4.5 and 3.3.5(h).
Common occupancy load factors (approximate number of square feet per person) source: Mead & Hunt, Inc. based upon
information from various sources including building and fire codes, facility management industry sources, and ALUC surveys. The
common occupancy load factors represent the maximum occupancy during a normal peak period occupancy, not on the highest
attainable occupancy used in building and fire codes. Common occupancy load factors provided in the table for specific land uses
may be used as a means of calculating the usage intensity of a proposed development. See Policy 3.3.7 for other methods of
calculating usage intensities.

Table 2, continued

Hollister Municipal Airport Land Use Compatibility Plan
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ATTACHMENT 6

County of San Benito
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