
   

 

  
AGENDA 

REGULAR MEETING 
SAN BENITO COUNTY AIRPORT LAND USE COMMISSION 

 

DATE:      Thursday, June 15, 2023 
      4:00 P.M.   

LOCATION:    County Board of Supervisors Chambers 
      481 Fourth Street 

Hollister, CA 95023 
(The meeting is open to the public) 

   

COMMISSIONERS:  Bea Gonzales, Chair  (County of San Benito)  
          Scott Freels, Vice Chair (City of San Juan Bautista) 
          Mia Casey (City of Hollister) 
          Dolores Morales (City of Hollister) 
          Mindy Sotelo (County of San Benito) 
                 
ALTERNATES:     San Benito County: Kollin Kosmicki  

    City of San Juan Bautista: Jacki Morris‐Lopez   
    City of Hollister: Rick Perez 
 

NOTICE OF PROCEDURES FOR AIRPORT LAND USE COMMITTEE MEETINGS   

The meeting will be available through Zoom, for those who wish to join or require 
accommodations.   

Members of the public may participate remotely via Zoom at the following link: 
https://zoom.us/join with the following Webinar ID: 854‐0074‐4563 and Passcode: 292064 

Those participating by phone who would like to make a comment can use the “raise hand” feature by 
dialing “*9”  (star‐nine)  .  In order to receive full Zoom experience, please make sure your application 
is up to date.   
Remote Zoom participation for members of the public is provided for convenience only.  In the event 
that the Zoom connection malfunctions for any reason, the COG Board of Directors reserves the right 
to conduct the meeting without remote access. 

 
       

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 Directors on items of interest not appearing on 
the agenda will be provided during Section 3. Public Comment. 
 

1. CALL TO ORDER  

2. Verification of Certificate of Posting  



3. 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.) 

ACTION ITEMS: 

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.) 

4. APPROVE ALUC Draft Action Regular Meeting Minutes Dated May 18, 2023 – Gomez 

5. FIND Project Associated with Assessor Parcel Numbers 0511610010, located in the City of 
Hollister, Consistent with the 2012 Hollister Municipal Airport Land Use Compatibility Plan 
with One Condition – Lezama  

6. FIND Project Associated with Assessor Parcel Numbers 053‐420‐032 and 053‐420‐033, 
located in the City of Hollister, Consistent with the 2012 Hollister Municipal Airport Land 
Use Compatibility Plan – Lezama  

7. FIND Project Associated with Assessor Parcel Numbers 053‐420‐0430 and 053‐420‐0420, 
located in the City of Hollister, Consistent with the 2012 Hollister Municipal Airport Land 
Use Compatibility Plan with One Condition – Lezama  

Adjourn to ALUC Meeting on August 17, 2023.  Agenda deadline is August 1, 2023, 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 Airport Land Use Commission 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 Board's office at (831) 637‐7665 at least 48 hours before the meeting to enable the Council of 
Governments to make reasonable arrangements to ensure accessibility.  

 

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 Secretary 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.  
 
Public Comment Guidelines 
1. If participating on Zoom: once you are selected, you will hear that you have been unmuted. At this 

time, state your first name, last name, and county you reside in for the record.   
2. The Council of Governments Board welcomes your comments. 
3. Each individual speaker will be limited to a presentation total of three (3) minutes. 
4. 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. 
 
If you have questions, contact the Council of Governments, and leave a message at (831) 637‐7665 x. 
201, or email monica@sanbenitocog.org. 
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Agenda Item :_4__ 

San Benito County                                                                                                   
AIRPORT LAND USE COMMISSION 

REGULAR MEETING 
Board of Supervisors Chambers 

481 Fourth Street, Hollister, CA 95023 & Zoom Platform 

May 18, 2023    4:00 P.M. 
 

ACTION MINUTES 
 

MEMBERS PRESENT: 
Chair Bea Gonzales, Vice‐Chair Scott Freels, Director Mia Casey, Director Mindy Sotelo 
 
MEMBERS ABSENT: 
Director Dolores Morales 
 
STAFF PRESENT: 
Executive Director; Binu Abraham, Administrative Services Specialist; Norma Rivera, Transportation 
Planning Manager; Veronica Lezama, Transportation Planner; Regina Valentine, Office Assistant; 
Griselda Arevalo,  Secretary II; Monica Gomez, Deputy County Counsel; Shirley Murphy 
 
1. CALL TO ORDER: 

Chair Gonzales called the meeting to order at 6:19 p.m. 
 

2. CERTIFICATE OF POSTING 
 
Motion made to acknowledge Certificate of Posting: 
Motion: Director Mindy Sotelo   Second: Director Scott Freels 
Motion carried:  4/0 
Yes:      Gonzales, Casey, Freels, Sotelo 
No:      None 
Recused:    None 
Abstention:   None 
Absent:    Morales 
 
3.  PUBLIC COMMENT: None  
 
ACTION ITEMS: 
 
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.) 
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4. APPROVE ALUC Draft Action Regular Meeting Minutes Dated April 20, 2023 – Gomez  

5. FIND Project Associated with Assessor Parcel Numbers 053‐410‐006‐000, located in the City of 
Hollister, CONSISTENT with the 2012 Hollister Municipal Airport Land Use Compatibility Plan – 
Lezama  

 
Public Comment: 
Victor Gomez – Item 5 
 
Motion made to approve the Consent Agenda Items 4‐5: 
Motion: Director Mindy Sotelo  Second: Chair Bea Gonzales 
Motion carried:  4/0 
Yes:      Gonzales, Casey, Freels, Sotelo 
No:      None 
Recused:    None 
Abstention:   None 
Absent:    Morales 
 
 
ADJOURNMENT: 
There being no further business to discuss, Director Freels motioned to adjourn at 6:22 p.m.   
Motion seconded by Director Sotelo. 
Motion carried:  4/0 
Yes:      Gonzales, Casey, Freels, Sotelo 
No:      None 
Recused:    None 
Abstention:   None 
Absent:    Morales 

ADJOURN TO ALUC MEETING JUNE 15, 2023 AT 4:00 P.M.   



 

 

 

STAFF REPORT 

Consent  Agenda Item No. 5 
Prepared By: Veronica Lezama, 
Transportation Planning Manager  

Approved By: Binu Abraham, Executive Director 

Subject: Consistency Determination  Meeting Date: June 15, 2023 
        

Recommendation: 

FIND Project Associated with Assessor Parcel Number 0511610010, located in the City of Hollister, 
Consistent with the 2012 Hollister Municipal Airport Land Use Compatibility Plan.  

Summary: 

The ALUC application associated with assessor parcel number 0511610010 (Attachment 1) was 

reviewed in accordance with the adopted 2012 Hollister Municipal Airport Land Use Compatibility 

Plan.  

Background/ Discussion:  

ALUC received a referral development application from the City of Hollister for a Consistency 

Determination. Land use actions proposed within the Hollister Municipal Airport Influence Area 

(Attachment 2) 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. 

Project Description: 
 
The proposed cannabis cultivation facility would be located in an existing, 26,400 square foot, one 
story plus mezzanine industrial building on a 1.15‐acre lot on Lana Way. There are no sensitive 
uses within the industrial park. The proposed use is similar to the surrounding uses, and there are 
no sensitive receptors, such as schools or houses of worship, near the proposed location. The 
interior of the building would be remodeled to establish 16 separate growing rooms, a drying 
room as well as common areas. Conference rooms, office space and storage areas would be 
established in the mezzanine. Retail sale of cannabis is not included in the project. Minimal 
improvements are necessary to the exterior of the building and the site (Attachment 3). 
 
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 compatibility factors is discussed below. 

 



Noise Policy 3.2. 

The Noise Policy objective is to avoid the establishment of noise‐sensitive land uses in the portions 

of airport environs that are exposed to significant levels of aircraft noise.  

The project is proposed outside of the noise contours and has no significant noise concerns 

(Attachment 4). The project is consistent with the 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 nonresidential 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 existing building is located within Safety Zone 3 (Attachment 5). Neither the Compatibility Plan 
nor the ALUC have authority over existing land uses except when the project is proposing a 
redevelopment. The project is proposing to redevelop the existing building interior. Minimal 
improvements are necessary to the exterior of the building and the site. 
 

According  to  the  Compatibility’s  Plan  Safety  Table,  Light  Industrial/Low  Intensity  uses  are 

Conditionally Compatible within Safety Zone 3  (Attachment 6). Furthermore, the Maximum Sitewide 

Average Acre  Intensity  and Maximum Single Acre  Intensity  calculations  show  that  the proposed 

project complies with the intensity limits for Safety Zones 6.  The project proposes 78 employees, 

but only 20 employees per shift.  

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 proposed development near 

Hollister Municipal Airport, the following three categories of hazards to airspace shall be 

considered:  

(a) The height of structures and other objects situated near the airport are a primary determinant 

of physical hazards to the airport airspace.  

 
The project is consistent with the height requirements of the Compatibility Plan as the 
applicant is not proposing to change the height of the existing building. 

 



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 (FAA Advisory Circular 

150/5200‐33B, Hazardous Wildlife Attractants on or Near Airports). Not applicable. 

(b) Visual hazards of concern include certain types of lights, sources of glare, and sources of dust, 
steam, or smoke. Not applicable. 

(d) Electronic hazards are ones that may cause interference with aircraft communications or 

navigation. Not applicable. 

Overflight Policy 3.5. 

The Overflight Compatibility Policy is intended to help notify people (i.e., 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 compatibility is 

particularly important with regard to residential land uses. The Routine Overflight Zone policy 

establishes the form and requirements for notification about airport proximity and aircraft 

overflights to be given in conjunction with local agency approval of new development and with 

certain real estate transactions involving existing development.  

The Project is proposed within the High Noise/Risk Zone. The High Noise/Risk Zone policy 
establishes the form and requirements for notification about airport proximity and aircraft 
overflights to be given in conjunction with local agency approval of new development and with 
certain real estate transactions involving existing development. Overflight policies do not apply to 
nonresidential development. The project does not propose residential uses, and is therefore 
consistent with the Safety Policy. 

In summary, the project was found to be consistent and in compliance with the 2012 Hollister 
Municipal Airport Land Use Compatibility Plan. As such, ALUC staff recommends that the San 
Benito Airport Land Use Commission find the project consistent with the Compatibility Plan.  

Financial Impact:  

There are no financial impact.  

Attachments:      

1. Project Location Map 
2. Compatibility Policy Map: Airport Influence Area 
3. Project Site Map 
4. Noise Contour Map  
5. Safety Zones Map 
6. Safety Table 
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Cannabis Permit Application 5 Good Crops LLC 
City of Hollister  Nursery, Cultivation, Distribution 

 

1.3 Site Photographs 

 

 
 
 

 
 

GENERAL VIEW OF THE SITE AND BUILDING  

Attachment 3



 

Cannabis Permit Application 6 Good Crops LLC 
City of Hollister  Nursery, Cultivation, Distribution 
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Cannabis Permit Application 7 Good Crops LLC 
City of Hollister  Nursery, Cultivation, Distribution 
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 PROCEDURAL AND COMPATIBILITY POLICIES    CHAPTER 2 
 

Table 2 

Safety Compatibility Criteria 
Hollister Municipal Airport 

Hollister Municipal Airport Land Use Compatibility Plan 2–45 

Usage Intensity Criteria 1 Safety Zone Additional Criteria 
 1 2 3 4 5 6  

Max. Sitewide Average Intensity 
(people/acre) 

Max. Single-Acre Intensity (people/acre) 

10 
20 

60 
120 

100 
300 

150 
450 

100 
300 

300 
1,200 Numbers below indicate zone in which 

condition applies 

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

Outdoor Uses (limited or no activities in buildings) 
Natural Land Areas: woods, brush lands, 

desert        1: Objects above runway elevation not 
allowed in Object Free Area (OFA) 3 

Water: flood plains, wetlands, lakes, 
reservoirs 3 

      1: Objects above runway elevation not 
allowed in Object Free Area (OFA) 3 

Agriculture (except residences and livestock): 
crops, orchards, vineyards, pasture, range 
land 

      
1: Not allowed in Object Free Area (OFA) 3 
All: Exercise caution with uses that attract 
birds and other wildlife 

Livestock Uses: feed lots, stockyards, 
breeding, fish hatcheries, horse stables 3       All: Exercise caution with uses that attract 

birds and other wildlife 
Outdoor Major Assembly Facilities (capacity 
≥1,000 people): spectator-oriented outdoor 
stadiums, amphitheaters, fairgrounds, zoos 4 

      
6: Allowed only if alternative site outside 
zone would not serve intended function 

Group Recreation (limited spectator stands): 
athletic fields, water recreation facilities, 
picnic areas  

      
3: Allowed only if alternative site outside 
zone would not serve intended function 

Small/Non-Group Recreation: golf courses, 
tennis courts, shooting ranges 3       

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       3,4: Allowed only if intensity criteria met 

 
Cemeteries (except chapels)        

Residential and Lodging Uses 
Single-Family Residential (<8 du/ac)5: 

individual dwellings, townhouses, mobile 
homes, bed & breakfast inns, dormitories        

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 

Multi-Family Residential (≥8 du/ac)5: 
condominiums, apartments, agricultural-
related housing  

      
 

Long-Term Lodging  (>30 nights): extended-
stay hotels, dormitories 

  [approx. 200 s.f./person] 6 
      

4,5: Allowed only if intensity criteria met 

Short-Term Lodging(≤30 nights): hotels, 
motels, other transient lodging (except 
conference/assembly facilities) 

  [approx. 200 s.f./person] 6 

      

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

Congregate Care: retirement homes, assisted 
living, nursing homes, intermediate care 
facilities 
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CHAPTER 2    POLICIES 
 

Table 2, continued 

2–46 Hollister Municipal Airport Land Use Compatibility Plan  

Usage Intensity Criteria 1 Safety Zone Additional Criteria 
 1 2 3 4 5 6  

Max. Sitewide Average Intensity 
(people/acre) 

Max. Single-Acre Intensity (people/acre) 

10 
20 

60 
120 

100 
300 

150 
450 

100 
300 

300 
1,200 Numbers below indicate zone in which 

condition applies 

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

Educational and Institutional Uses 
Family day care homes (≤14 children) 

      

3, 4, 6: Allowed only in existing dwellings 
or where new single-family residential is 
allowed  
  See Policy 3.3.5(h) 

Children’s Schools: K-12, day care centers 
(>14 children); school libraries 

      

3, 4: No new sites or land acquisition 
6: No new sites or land acquisition within 
½ mile of runway 
3, 4, 6:  Bldg replacement/expansion 
allowed for existing school sites; expansion 
limited to ≤50 students (not school staff) 

Adult Education classroom space: adult 
schools, colleges, universities  

[approx. 40 s.f./person] 6       

3, 4: Intensity limits as indicated; also see 
individual components of campus facilities 
(e.g., assembly facilities, offices, 
gymnasiums) 

Community Libraries  
[approx. 100 s.f./person] 6       3, 4: Intensity limits as indicated 

Indoor Major Assembly Facilities (capacity 
≥1,000 people): auditoriums, conference 
centers, concert halls, indoor arenas 4 

      

6: Allowed only if beyond ½ mile from 
runway and alternative site outside zone 
would not serve intended function; not 
allowed within ½ mile of runway 

Indoor Large Assembly Facilities (capacity 
300 to 999 people): movie theaters, places of 
worship, cemetery chapels, mortuaries 4 

  [approx. 15 s.f./person] 6 

      

3, 4: Intensity limits as indicated 

Indoor Recreation: gymnasiums, club houses, 
athletic clubs, dance studios 

  [approx. 60 s.f./person] 6 
      

3, 4: Intensity limits as indicated 

In-Patient Medical: hospitals, mental hospitals 
      

3, 4: No new sites or land acquisition; 
replacement/expansion of existing facilities 
limited to existing size 

Out-Patient Medical: health care centers, 
clinics [approx. 240 s.f./person] 6       3, 4: Intensity limits as indicated 

Penal Institutions: prisons, reformatories        
Public Safety Facilities: police, fire stations 

      

3, 4: Allowed only if alternative site outside 
zone would not serve intended public 
function 
5: Allowed only if airport serving 

Commercial, Office, and Service Uses 
Major Retail: regional shopping centers, ‘big 

box’ retail  
[approx. 110 s.f./person] 6       

3, 4: Intensity limits as indicated; capacity 
<1,000 people per bldg; evaluate eating/ 
drinking areas separately if >10% of total 
floor area 

Local Retail: community/neighborhood 
shopping centers, grocery stores 

  [approx. 170 s.f./person] 6 
      

3, 4: Intensity limits as indicated; evaluate 
eating/ drinking areas separately if >10% of 
total floor area 



POLICIES    CHAPTER 2 
 

Table 2, continued 

Hollister Municipal Airport Land Use Compatibility Plan  2–47 

Usage Intensity Criteria 1 Safety Zone Additional Criteria 
 1 2 3 4 5 6  

Max. Sitewide Average Intensity 
(people/acre) 

Max. Single-Acre Intensity (people/acre) 

10 
20 

60 
120 

100 
300 

150 
450 

100 
300 

300 
1,200 Numbers below indicate zone in which 

condition applies 

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

Eating/Drinking Establishments: restaurants, 
fast-food dining, bars  

[approx. 60 s.f./person] 6 
      

2-5: Intensity limits as indicated 

Limited Retail/Wholesale: furniture, 
automobiles, heavy equipment, lumber 
yards, nurseries 

  [approx. 250 s.f./person] 6 

      

2, 5: Intensity limits as indicated; design 
site to place parking inside and bldgs 
outside of zone if possible 

Offices: professional services, doctors, 
finance, civic; radio, television & recording 
studios, office space associated with other 
listed uses [approx. 215 s.f./person] 6 

      

2-5: Intensity limits as indicated 

Personal & Miscellaneous Services: barbers, 
car washes, print shops [approx. 200 
s.f./person] 6 

      
2-5: Intensity limits as indicated 

Vehicle Fueling: gas stations and fueling 
facilities at trucking & transportation 
terminals 

      
5: Allowed only if airport serving 

Industrial, Manufacturing, and Storage Uses 
Hazardous Materials Production: oil 

refineries, chemical plants 

      

3-6: Allowed only if alternative site outside 
zone would not serve intended function; 
Fire Marshal to determine if special design 
features should be incorporated into 
structure to withstand damage from aircraft 
collision; exercise caution with uses 
creating plumes and other airspace hazards 
3 

Heavy Industrial 

      

2-5: Avoid bulk production/storage of 
hazardous (flammable, explosive, 
corrosive, or toxic) materials; permitting 
agencies to evaluate possible need for 
special measures to minimize hazards if 
struck by aircraft 

Light Industrial, High Intensity: food products 
preparation, electronic equipment 

  [approx. 200 s.f./person] 6       

2-5: Intensity limits as indicated; avoid 
bulk production/storage of hazardous 
(flammable, explosive, corrosive, or toxic) 
materials; permitting agencies to evaluate 
possible need for special measures to 
minimize hazards if struck by aircraft 

Light Industrial, Low Intensity:  machine 
shops, wood products, auto repair 

  [approx. 350 s.f./person] 6 

      

2 - 4: Intensity limits as indicated 
5: Single story only; max. 10% in 
mezzanine 
2-5: Avoid bulk production/storage of 
hazardous (flammable, explosive, 
corrosive, or toxic) materials; permitting 
agencies to evaluate possible need for 
special measures to minimize hazards if 
struck by aircraft 

Indoor Storage: wholesale sales, warehouses, 
mini/other indoor storage, barns, 
greenhouses [approx. 1,000 s.f./person] 6 

     
2: Single story only; max. 10% in 
mezzanine 
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CHAPTER 2    POLICIES 
 

Table 2, continued 

2–48 Hollister Municipal Airport Land Use Compatibility Plan  

Usage Intensity Criteria 1 Safety Zone Additional Criteria 
 1 2 3 4 5 6  

Max. Sitewide Average Intensity 
(people/acre) 

Max. Single-Acre Intensity (people/acre) 

10 
20 

60 
120 

100 
300 

150 
450 

100 
300 

300 
1,200 Numbers below indicate zone in which 

condition applies 

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

Research & Development 
  [approx. 300 s.f./person] 6 

      

3, 5: Intensity limits as indicated; avoid 
bulk storage of hazardous (flammable, 
explosive, corrosive, or toxic) materials; 
permitting agencies to evaluate possible 
need for special measures to minimize 
hazards if struck by aircraft 

Outdoor Storage: public works yards, 
automobile dismantling 

      

2: Avoid bulk storage of hazardous 
materials (flammable, explosive, corrosive, 
or toxic) or materials that would create 
airspace hazards (reflective materials, 
wildlife attractants) 3   
 
 

Mining & Extraction 3 
      

2: Allowed only if intensity criteria met; 
exercise caution with activities that would 
create airspace hazards 3 

Transportation, Communication, and Utilities 
Airport Terminals: airline, general aviation        
Rail & Bus Stations 

      

2: Allowed only if alternative site outside 
zone would not serve intended public 
function 
5: Allowed only if airport serving 

Transportation Routes: road & rail rights-of-
way, bus stops       1: Not allowed in Object Free Area (OFA) 3 

Auto Parking: surface lots, structures       1: Not allowed in Object Free Area (OFA) 3 
Communications Facilities: emergency 

communications, broadcast & cell towers 3       

3-5: Allowed only if alternative site outside 
zone would not serve intended public 
function; not allowed within ½ of runway 
6:  Not allowed within ½ mile of runway 

Power Plants 3       3, 4: Primary plants not allowed; peaker 
plants only 

Electrical Substations 3 
      

2, 5: Allowed only if alternative site outside 
zone would not serve intended public 
function 

Wastewater Facilities: treatment, disposal 
      

2, 5: Allowed only if alternative site outside 
zone would not serve intended public 
function 

Solid Waste Disposal Facilities: landfill, 
incineration 3       

2: Allowed only if alternative site outside 
zone would not serve intended public 
function 

Solid Waste Transfer Facilities, Recycle  
  Centers 3        

  



POLICIES    CHAPTER 2 
 

Table 2, continued 

Hollister Municipal Airport Land Use Compatibility Plan  2–49 

 

Land Use  Acceptability 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 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)).  

2 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. 

3 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. 

4 Capacity of people for Large and Major Assembly Facilities obtained from International Building Code. 
5 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). 

6 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. 

 
 



 

 

 

STAFF REPORT 

Consent  Agenda Item No. 6 
Prepared By: Veronica Lezama, 
Transportation Planning Manager  

Approved By: Binu Abraham, Executive Director 

Subject: Consistency Determination  Meeting Date: June 15, 2023 
        

Recommendation: 

FIND Project Associated with Assessor Parcel Numbers 053‐420‐032 and 053‐420‐033, located in 
the City of Hollister, Consistent with the 2012 Hollister Municipal Airport Land Use Compatibility 
Plan.  

Summary: 

The ALUC application associated with assessor parcel number 053‐420‐032 and 053‐420‐033 

(Attachment 1) was reviewed in accordance with the adopted 2012 Hollister Municipal Airport 

Land Use Compatibility Plan.  

Background/ Discussion:  

ALUC received a referral development application from the City of Hollister for a Consistency 

Determination. Land use actions proposed within the Hollister Municipal Airport Influence Area 

(Attachment 2) 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. 

Project Description: 

The project proposes developing currently vacant ground as a storage facility with office, 34 
enclosed storage units (6‐10'x10', 14‐10'x25',  and 14‐10'x30'), 142 open large RV storage stalls, 19 
open small RV storage stalls, and parking at 1960 and 1970 Airway Drive (Attachment 3).  
 
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 compatibility factors is discussed below. 

Noise Policy 3.2. 

The Noise Policy objective is to avoid the establishment of noise‐sensitive land uses in the portions 

of airport environs that are exposed to significant levels of aircraft noise.  



The project is proposed within the ≤55 CNEL noise contour (Attachment 4). According to the 
Compatibility’s Plan Noise Table, Outdoor Storage and Office Space uses are Normally Compatible 
within the ≤55 CNEL noise contour and therefore consistent with the Noise Policy (Attachment 5).  
 

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 nonresidential 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 project is proposed within Safety Zone 6 (Attachment 5). According to the Compatibility Plan’s 

Safety Table, Outdoor Storage and Office Space uses are Normally Compatible within Safety Zone 6  

(Attachment 5).  

In  addition,  the Maximum  Sitewide  Average  Acre  Intensity  and Maximum  Single  Acre  Intensity 

calculations show that the proposed project complies with the intensity limits for Safety Zones 6.  

The project proposes two employees (typically only one on‐site at a time) and nine parking stalls for 

customers. 

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 proposed development near 

Hollister Municipal Airport, the following three categories of hazards to airspace shall be 

considered:  

(a) The height of structures and other objects situated near the airport are a primary determinant 

of physical hazards to the airport airspace.  

Objects or structures proposed outside of the Critical Airspace Protection Zone are allowed to 

have a height of up to 35 feet. The project proposes a building at 14 feet, which is well below 

the 35‐foot height limit.  

(b) 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 (FAA Advisory Circular 

150/5200‐33B, Hazardous Wildlife Attractants on or Near Airports). Not applicable. 

(c) Visual hazards of concern include certain types of lights, sources of glare, and sources of dust, 

steam, or smoke. Not applicable.  

(d) Electronic hazards are ones that may cause interference with aircraft communications or 

navigation. Not applicable. 



Overflight Policy 3.5. 

The Overflight Compatibility Policy is intended to help notify people (i.e., 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 compatibility is 

particularly important with regard to residential land uses. The Routine Overflight Zone policy 

establishes the form and requirements for notification about airport proximity and aircraft 

overflights to be given in conjunction with local agency approval of new development and with 

certain real estate transactions involving existing development.  

Overflight policies do not apply to nonresidential development. The project does not propose 
residential uses, and is therefore consistent with the Overflight Policy.  

In summary, the project was found to be consistent and in compliance with the 2012 Hollister 
Municipal Airport Land Use Compatibility Plan. As such, ALUC staff recommends that the San 
Benito Airport Land Use Commission find the project consistent with the Compatibility Plan.  

Financial Impact:  

There are no financial impact.  

Attachments:      

1. Project Location Map 
2. Compatibility Policy Map: Airport Influence Area 
3. Project Site Map 
4. Noise Contour Map  
5. Noise Safety Table 
6. Safety Zones Map 
7. Safety Zone Table 
8. Routine Overflight Zone 
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POLICIES    CHAPTER 2 
 

Table 1 

Noise Compatibility Criteria 
Hollister Municipal Airport 

Hollister Municipal Airport Land Use Compatibility Plan 2–41 

Noise Attenuation Criteria 
 

Exterior Noise Exposure 1 
(CNEL dB) 

Additional Criteria 
 

Noise attenuation for new development to comply 
with interior noise level standards (see Policy 
3.2.6) 

 
55 

55- 
60 

60- 
65 

65- 
70 

 
70 

Conditions below apply to Normally Compatible 
(green cells) as well as Conditional land uses 
(yellow cells) 

Land Use Category 2 Land Use Acceptability 
(see page 2-44 for legend) 

Outdoor Uses (limited or no activities in 
buildings) 

     

Natural Land Areas: woods, brush lands, desert       Compatible at levels indicated, but noise 
disruption of natural quiet will occur 

Water: flood plains, wetlands, lakes, reservoirs       
Agriculture (except residences and livestock): 

crops, orchards, vineyards, pasture, range land 
      

Livestock Uses: feed lots, stockyards, breeding, 
fish hatcheries, horse stables      Exercise caution with uses involving noise-

sensitive animals 3 
Outdoor Major Assembly Facilities (capacity  

1,000 people): spectator-oriented outdoor 
stadiums, amphitheaters, fairgrounds, zoos 

     
Exercise caution if clear audibility by users is 
essential 4 

Group Recreation (limited spectator stands): 
athletic fields, water recreation facilities, 
picnic areas  

 
    

Exercise caution if clear audibility by users is 
essential 4 

Small/Non-Group Recreation: golf courses, 
tennis courts, shooting ranges 

     Exercise caution if clear audibility by users is 
essential 4 

Local Parks: children-oriented neighborhood 
parks, playgrounds 

     Exercise caution if clear audibility by users is 
essential 4 

Camping: campgrounds, recreational 
vehicle/motor home parks 

      

Cemeteries (excluding chapels)      Compatible at levels indicated, but noise 
disruption of outdoor activities will occur 

Residential and Lodging Uses       
Single-Family Residential (<8 d.u./ac) 5: 

individual dwellings, townhouses, mobile 
homes, bed & breakfast inns 

 

    

55-60: See Policy 3.2.5(b)  
 
Noise attenuation applies within the Routine 
Overflight Zone shown in Map 5 
See Polices 3.2.5(b) and 3.5 

Multi-Family Residential ( 8 d.u./ac) 5: 
condominiums, apartments, agricultural-related 
housing 

 

    

60 - 70: requires an acoustical analysis and 
sound attenuation to achieve an interior noise 
level of 45 dB or less in all habitable rooms, per 
the California Code of Regulations, Title 24. 
Noise attenuation applies within the Routine 
Overflight Zone shown in Map 5 
See Policy 3.5 

Long-Term Lodging  (> 30 nights): extended-
stay hotels, dormitories 

 

    

60 – 70: requires an acoustical analysis and 
sound attenuation to achieve an interior noise 
level of 45 dB or less in all habitable rooms, per 
the California Code of Regulations, Title 24. 

Short-Term Lodging ( 30 nights): hotels, 
motels, other transient lodging (except confer-
ence/assembly facilities) 

 

    

60 – 70: requires an acoustical analysis and 
sound attenuation to achieve an interior noise 
level of 45 dB or less in all habitable rooms, per 
the California Code of Regulations, Title 24. 
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Table 1, continued 

2–42 Hollister Municipal Airport Land Use Compatibility Plan  

Noise Attenuation Criteria 
 

Exterior Noise Exposure 1 
(CNEL dB) 

Additional Criteria 
 

Noise attenuation for new development to comply 
with interior noise level standards (see Policy 
3.2.6) 

 
55 

55- 
60 

60- 
65 

65- 
70 

 
70 

Conditions below apply to Normally Compatible 
(green cells) as well as Conditional land uses 
(yellow cells) 

Land Use Category 2 Land Use Acceptability 
(see page 2-44 for legend) 

Congregate Care: retirement homes, assisted 
living, nursing homes, intermediate care 
facilities 

 

    

60 – 70: requires an acoustical analysis and 
sound attenuation to achieve an interior noise 
level of 45 dB or less in all habitable rooms, per 
the California Code of Regulations, Title 24. 

Educational and Institutional Uses       
Family day care homes (  14 children) 

     

Allowed only in existing dwellings within the 
CNEL 55 dB contour (see Policy 3.3.5(h)). 
Allowed with noise attenuation where new 
residential is allowed within the Routine 
Overflight Zone shown in Map 5 (see Policy 
3.5.5) 

Children’s Schools: K-12, day care centers (> 14 
children); school libraries      

Noise attenuation required within the Routine 
Overflight Zone boundary shown in Map 5  
 

Adult Education classroom space: adult schools, 
colleges, universities (excluding aviation-
related schools) 

 

    

Applies only to classrooms (acoustical study 
may be warranted); offices, laboratory facilities, 
gymnasiums, outdoor athletic facilities, and 
other uses to be evaluated as indicated for those 
land use categories 

Community Libraries      Noise attenuation required within the Routine 
Overflight Zone boundary shown in Map 5  

Indoor Major Assembly Facilities (capacity  
1,000 people): auditoriums, conference 
centers, concert halls, indoor arenas 

 
    

 

Indoor Large Assembly Facilities (capacity 300 
to 999 people): movie theaters, places of 
worship, cemetery chapels, mortuaries 

 
    

Acoustical study may be warranted for noise-
sensitive uses (e.g., places of worship) 

Indoor Recreation: gymnasiums, club houses, 
athletic clubs, dance studios 

      

In-Patient Medical: hospitals, mental hospitals      Acoustical study may be warranted 
Out-Patient Medical: health care centers, clinics       
Penal Institutions: prisons, reformatories       
Public Safety Facilities: police, fire stations       

Commercial, Office, and Service Uses      
Major Retail: regional shopping centers, ‘big 

box’ retail 
     Outdoor dining or gathering places incompatible 

above CNEL 65 dB 
Local Retail: community/neighborhood 

shopping centers, grocery stores 
     Outdoor dining or gathering places incompatible 

above CNEL 65 dB 
Eating/Drinking Establishments: restaurants, 

fast-food dining, bars 
     Outdoor dining or gathering places incompatible 

above CNEL 65 dB 
Limited Retail/Wholesale: furniture, 

automobiles, heavy equipment, lumber yards, 
nurseries 

 
    

 

Offices: professional services, doctors, finance, 
civic; radio, television & recording studios, 
office space associated with other listed uses 

 
    

 
x
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 Table 1, continued 

Hollister Municipal Airport Land Use Compatibility Plan 2–43

Noise Attenuation Criteria 
 

Exterior Noise Exposure 1 
(CNEL dB) 

Additional Criteria 
 

Noise attenuation for new development to comply 
with interior noise level standards (see Policy 
3.2.6) 

 
55 

55- 
60 

60- 
65 

65- 
70 

 
70 

Conditions below apply to Normally Compatible 
(green cells) as well as Conditional land uses 
(yellow cells) 

Land Use Category 2 Land Use Acceptability 
(see page 2-44 for legend) 

Personal & Miscellaneous Services: barbers, car 
washes, print shops 

      

Vehicle Fueling: gas stations, trucking & 
transportation terminals 

      

Industrial, Manufacturing, and Storage Uses      
Hazardous Materials Production: oil refineries, 

chemical plants 
 

    
Noise attenuation required for office areas of 
industrial facilities 
  See Policy 3.2.6 

Heavy Industrial  
    

Noise attenuation required for office areas of 
industrial facilities 
  See Policy 3.2.6 

Light Industrial, High Intensity: food products 
preparation, electronic equipment 

 
    

Noise attenuation required for office areas of 
industrial facilities 
  See Policy 3.2.6 

Light Industrial, Low Intensity:  machine shops, 
wood products, auto repair 

 
    

Noise attenuation required for office areas of 
industrial facilities 
  See Policy 3.2.6 

Research & Development       
Indoor Storage: wholesale sales, warehouses, 

mini/other indoor storage, barns, greenhouses 
      

Outdoor Storage: public works yards, 
automobile dismantling 

      

Mining & Extraction       
Transportation, Communication, and Utilities      

Rail & Bus Stations       
Transportation Routes: road & rail rights-of-

way, bus stops 
      

Auto Parking: surface lots, structures       
Communications Facilities: emergency 

communications, broadcast & cell towers 
      

Power Plants       
Electrical Substations       
Wastewater Facilities: treatment, disposal       
Solid Waste Disposal Facilities: landfill, 

incineration 
      

Solid Waste Transfer Facilities, Recycle Centers       

x
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Table 1, continued 

2–44 Hollister Municipal Airport Land Use Compatibility Plan  

 1 

Land Use  
Acceptability Interpretation/Comments 

  Normally
Compatible 

Indoor Uses:  Either the activities associated with the land use are inherently noisy or standard 
construction methods will sufficiently attenuate exterior noise to an acceptable indoor community 
noise equivalent level (CNEL); for land use types that are compatible because of inherent noise levels, 
sound attenuation must be provided for associated office, retail, and other noise-sensitive indoor 
spaces in accordance with Policy 3.2.6. 

Outdoor Uses:  Except as noted in the table, activities associated with the land use may be carried out 
with minimal interference from aircraft noise

  Conditional  

Indoor Uses:  Building structure must be capable of attenuating exterior noise from all noise sources in 
accordance with Policy 3.2.6. 

Outdoor Uses:  Caution should be exercised with regard to noise-sensitive outdoor uses; these uses are 
likely to be disrupted by aircraft noise events; acceptability is dependent upon characteristics of the 
specific use 2 

  Incompatible 

Indoor Uses:  Unacceptable noise interference if windows are open; at exposures above CNEL 65 dB, 
extensive mitigation techniques required to make the indoor environment acceptable for performance 
of activities associated with the land use 

Outdoor Uses:  Severe noise interference makes the outdoor environment unacceptable for performance 
of activities associated with the land use 

Notes 
1 For the purposes of these criteria, the exterior noise exposure generated by aircraft activity at Hollister Municipal Airport is 

defined by the projected noise contours illustrated on Map 2 of this Compatibility Plan.  
2 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. 
3      This caution is directed at the project proponent and is not intended to preclude approval of the project. 
4      Noise-sensitive land uses are ones for which the associated primary activities, whether indoor or outdoor, are susceptible to 

disruption by loud noise events.  See Policy 1.2.14 for examples of noise-sensitive uses. 
5      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 Policy 1.4.5. 
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PROCEDURAL AND COMPATIBILITY POLICIES    CHAPTER 2 
 

Table 2 

Safety Compatibility Criteria 
Hollister Municipal Airport 

Hollister Municipal Airport Land Use Compatibility Plan 2–45 

Usage Intensity Criteria 1 Safety Zone Additional Criteria 

 1 2 3 4 5 6  
Max. Sitewide Average Intensity 

(people/acre) 
Max. Single-Acre Intensity (people/acre) 

10
20

60
120

100
300

150
450

100
300

300
1,200

Numbers below indicate zone in which 
condition applies 

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

Outdoor Uses (limited or no activities in buildings) 
Natural Land Areas: woods, brush lands, 

desert        1: Objects above runway elevation not 
allowed in Object Free Area (OFA) 3 

Water: flood plains, wetlands, lakes, 
reservoirs 3 

      1: Objects above runway elevation not 
allowed in Object Free Area (OFA) 3 

Agriculture (except residences and livestock): 
crops, orchards, vineyards, pasture, range 
land 

      
1: Not allowed in Object Free Area (OFA) 3 
All: Exercise caution with uses that attract 
birds and other wildlife 

Livestock Uses: feed lots, stockyards, 
breeding, fish hatcheries, horse stables 3       All: Exercise caution with uses that attract 

birds and other wildlife 
Outdoor Major Assembly Facilities (capacity 

1,000 people): spectator-oriented outdoor 
stadiums, amphitheaters, fairgrounds, zoos 4 

      
6: Allowed only if alternative site outside 
zone would not serve intended function 

Group Recreation (limited spectator stands): 
athletic fields, water recreation facilities, 
picnic areas  

      
3: Allowed only if alternative site outside 
zone would not serve intended function 

Small/Non-Group Recreation: golf courses, 
tennis courts, shooting ranges 3       

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       3,4: Allowed only if intensity criteria met 

 
Cemeteries (except chapels)        

Residential and Lodging Uses 
Single-Family Residential (<8 du/ac)5: 

individual dwellings, townhouses, mobile 
homes, bed & breakfast inns, dormitories        

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 

Multi-Family Residential ( 8 du/ac)5: 
condominiums, apartments, agricultural-
related housing  

      
 

Long-Term Lodging  (>30 nights): extended-
stay hotels, dormitories 

  [approx. 200 s.f./person] 6 
      

4,5: Allowed only if intensity criteria met 

Short-Term Lodging( 30 nights): hotels, 
motels, other transient lodging (except 
conference/assembly facilities) 

  [approx. 200 s.f./person] 6 

      

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

Congregate Care: retirement homes, assisted 
living, nursing homes, intermediate care 
facilities 
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Table 2, continued 

2–46 Hollister Municipal Airport Land Use Compatibility Plan  

Usage Intensity Criteria 1 Safety Zone Additional Criteria 

 1 2 3 4 5 6  
Max. Sitewide Average Intensity 

(people/acre) 
Max. Single-Acre Intensity (people/acre) 

10
20

60
120

100
300

150
450

100
300

300
1,200

Numbers below indicate zone in which 
condition applies 

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

Educational and Institutional Uses 
Family day care homes ( 14 children) 

      

3, 4, 6: Allowed only in existing dwellings 
or where new single-family residential is 
allowed  

See Policy 3.3.5(h) 
Children’s Schools: K-12, day care centers 

(>14 children); school libraries 

      

3, 4: No new sites or land acquisition 
6: No new sites or land acquisition within 
½ mile of runway 
3, 4, 6:  Bldg replacement/expansion 
allowed for existing school sites; expansion 
limited to 50 students (not school staff) 

Adult Education classroom space: adult 
schools, colleges, universities  

[approx. 40 s.f./person] 6       

3, 4: Intensity limits as indicated; also see 
individual components of campus facilities 
(e.g., assembly facilities, offices, 
gymnasiums) 

Community Libraries  
[approx. 100 s.f./person] 6       3, 4: Intensity limits as indicated 

Indoor Major Assembly Facilities (capacity 
1,000 people): auditoriums, conference 

centers, concert halls, indoor arenas 4 
      

6: Allowed only if beyond ½ mile from 
runway and alternative site outside zone 
would not serve intended function; not 
allowed within ½ mile of runway 

Indoor Large Assembly Facilities (capacity 
300 to 999 people): movie theaters, places of 
worship, cemetery chapels, mortuaries 4 

  [approx. 15 s.f./person] 6 

      

3, 4: Intensity limits as indicated 

Indoor Recreation: gymnasiums, club houses, 
athletic clubs, dance studios 

  [approx. 60 s.f./person] 6 
      

3, 4: Intensity limits as indicated 

In-Patient Medical: hospitals, mental hospitals 
      

3, 4: No new sites or land acquisition; 
replacement/expansion of existing facilities 
limited to existing size 

Out-Patient Medical: health care centers, 
clinics [approx. 240 s.f./person] 6       3, 4: Intensity limits as indicated 

Penal Institutions: prisons, reformatories        
Public Safety Facilities: police, fire stations 

      

3, 4: Allowed only if alternative site outside 
zone would not serve intended public 
function 
5: Allowed only if airport serving 

Commercial, Office, and Service Uses 
Major Retail: regional shopping centers, ‘big 

box’ retail  
[approx. 110 s.f./person] 6       

3, 4: Intensity limits as indicated; capacity 
<1,000 people per bldg; evaluate eating/ 
drinking areas separately if >10% of total 
floor area 

Local Retail: community/neighborhood 
shopping centers, grocery stores 

  [approx. 170 s.f./person] 6 
      

3, 4: Intensity limits as indicated; evaluate 
eating/ drinking areas separately if >10% of 
total floor area 



POLICIES    CHAPTER 2 
 

Table 2, continued 

Hollister Municipal Airport Land Use Compatibility Plan  2–47

Usage Intensity Criteria 1 Safety Zone Additional Criteria 

 1 2 3 4 5 6  
Max. Sitewide Average Intensity 

(people/acre) 
Max. Single-Acre Intensity (people/acre) 

10
20

60
120

100
300

150
450

100
300

300
1,200

Numbers below indicate zone in which 
condition applies 

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

Eating/Drinking Establishments: restaurants, 
fast-food dining, bars  

[approx. 60 s.f./person] 6 
      

2-5: Intensity limits as indicated 

Limited Retail/Wholesale: furniture, 
automobiles, heavy equipment, lumber 
yards, nurseries 

  [approx. 250 s.f./person] 6 

      

2, 5: Intensity limits as indicated; design 
site to place parking inside and bldgs 
outside of zone if possible 

Offices: professional services, doctors, 
finance, civic; radio, television & recording 
studios, office space associated with other 
listed uses [approx. 215 s.f./person] 6 

      

2-5: Intensity limits as indicated 

Personal & Miscellaneous Services: barbers, 
car washes, print shops [approx. 200 
s.f./person] 6 

      
2-5: Intensity limits as indicated 

Vehicle Fueling: gas stations and fueling 
facilities at trucking & transportation 
terminals 

      
5: Allowed only if airport serving 

Industrial, Manufacturing, and Storage Uses 
Hazardous Materials Production: oil 

refineries, chemical plants 

      

3-6: Allowed only if alternative site outside 
zone would not serve intended function; 
Fire Marshal to determine if special design 
features should be incorporated into 
structure to withstand damage from aircraft 
collision; exercise caution with uses 
creating plumes and other airspace hazards 
3 

Heavy Industrial 

      

2-5: Avoid bulk production/storage of 
hazardous (flammable, explosive, 
corrosive, or toxic) materials; permitting 
agencies to evaluate possible need for 
special measures to minimize hazards if 
struck by aircraft 

Light Industrial, High Intensity: food products 
preparation, electronic equipment 

  [approx. 200 s.f./person] 6       

2-5: Intensity limits as indicated; avoid 
bulk production/storage of hazardous 
(flammable, explosive, corrosive, or toxic) 
materials; permitting agencies to evaluate 
possible need for special measures to 
minimize hazards if struck by aircraft 

Light Industrial, Low Intensity:  machine 
shops, wood products, auto repair 

  [approx. 350 s.f./person] 6 

      

2 - 4: Intensity limits as indicated 
5: Single story only; max. 10% in 
mezzanine 
2-5: Avoid bulk production/storage of 
hazardous (flammable, explosive, 
corrosive, or toxic) materials; permitting 
agencies to evaluate possible need for 
special measures to minimize hazards if 
struck by aircraft 

Indoor Storage: wholesale sales, warehouses, 
mini/other indoor storage, barns, 
greenhouses [approx. 1,000 s.f./person] 6 

     
2: Single story only; max. 10% in 
mezzanine 

x
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Table 2, continued 

2–48 Hollister Municipal Airport Land Use Compatibility Plan  

Usage Intensity Criteria 1 Safety Zone Additional Criteria 

 1 2 3 4 5 6  
Max. Sitewide Average Intensity 

(people/acre) 
Max. Single-Acre Intensity (people/acre) 

10
20

60
120

100
300

150
450

100
300

300
1,200

Numbers below indicate zone in which 
condition applies 

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

Research & Development 
  [approx. 300 s.f./person] 6 

      

3, 5: Intensity limits as indicated; avoid 
bulk storage of hazardous (flammable, 
explosive, corrosive, or toxic) materials; 
permitting agencies to evaluate possible 
need for special measures to minimize 
hazards if struck by aircraft 

Outdoor Storage: public works yards, 
automobile dismantling 

      

2: Avoid bulk storage of hazardous 
materials (flammable, explosive, corrosive, 
or toxic) or materials that would create 
airspace hazards (reflective materials, 
wildlife attractants) 3   
 
 

Mining & Extraction 3 
      

2: Allowed only if intensity criteria met; 
exercise caution with activities that would 
create airspace hazards 3 

Transportation, Communication, and Utilities 
Airport Terminals: airline, general aviation        
Rail & Bus Stations 

      

2: Allowed only if alternative site outside 
zone would not serve intended public 
function 
5: Allowed only if airport serving 

Transportation Routes: road & rail rights-of-
way, bus stops       1: Not allowed in Object Free Area (OFA) 3 

Auto Parking: surface lots, structures       1: Not allowed in Object Free Area (OFA) 3 
Communications Facilities: emergency 

communications, broadcast & cell towers 3       

3-5: Allowed only if alternative site outside 
zone would not serve intended public 
function; not allowed within ½ of runway 
6:  Not allowed within ½ mile of runway 

Power Plants 3       3, 4: Primary plants not allowed; peaker 
plants only 

Electrical Substations 3 
      

2, 5: Allowed only if alternative site outside 
zone would not serve intended public 
function 

Wastewater Facilities: treatment, disposal 
      

2, 5: Allowed only if alternative site outside 
zone would not serve intended public 
function 

Solid Waste Disposal Facilities: landfill, 
incineration 3       

2: Allowed only if alternative site outside 
zone would not serve intended public 
function 

Solid Waste Transfer Facilities, Recycle  
  Centers 3        

 

x
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Table 2, continued 

Hollister Municipal Airport Land Use Compatibility Plan  2–49

 

Land Use  Acceptability 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 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)).  

2 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. 

3 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.

4 Capacity of people for Large and Major Assembly Facilities obtained from International Building Code. 
5 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). 

6 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. 

 
 



 

 

 

STAFF REPORT 

Consent  Agenda Item No. 7 
Prepared By: Veronica Lezama, 
Transportation Planning Manager  

Approved By: Binu Abraham, Executive Director 

Subject: Consistency Determination  Meeting Date: June 15, 2023 
        

Recommendation: 

FIND Project Associated with Assessor Parcel Numbers 053‐420‐0430 and 053‐420‐0420, located 
in the City of Hollister, Consistent with the 2012 Hollister Municipal Airport Land Use Compatibility 
Plan with One Condition.  

Summary: 

The ALUC application associated with assessor parcel number 053‐420‐0430 and 053‐420‐0420 

(Attachment 1) was reviewed in accordance with the adopted 2012 Hollister Municipal Airport 

Land Use Compatibility Plan.  

Background/ Discussion:  

ALUC received a referral development application from the City of Hollister for a Consistency 

Determination. Land use actions proposed within the Hollister Municipal Airport Influence Area 

(Attachment 2) 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. 

Project Description: 

The applicant is proposing the construction of three new shell industrial warehouses consisting of 
16,000 SF (Building A), 14,000 SF (Building B), and 12,000 (Building C) at 1850 Airway Drive and 
1791 Aerostar Drive in the City of Hollister (Attachment 3).  
 
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 compatibility factors is discussed below. 

Noise Policy 3.2. 

 

The Noise Policy objective is to avoid the establishment of noise‐sensitive land uses in the portions 

of airport environs that are exposed to significant levels of aircraft noise.  



The project is proposed within the ≤55 CNEL noise contour (Attachment 4). According to the 
Compatibility Plan’s Noise Table, the Light Industrial/Low Intensity use is Normally Compatible 
within the ≤55 CNEL noise contour and therefore consistent with the Noise Policy (Attachment 5).  
 

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 nonresidential 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 project is proposed within Safety Zone 6 (Attachment 5). According to the Compatibility Plan’s 

Safety  Table,  the  Light  Industrial/Low  Intensity use  is Normally  Compatible within  Safety  Zone 6  

(Attachment 6). New nonresidential development within the safety zone shall comply with the two 

forms of intensity limits. As a condition of Consistency, ALUC requires that once the intended use is 

known, the City of Hollister re‐submit the project for ALUC intensity limit compliance.   

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 proposed development near 

Hollister Municipal Airport, the following three categories of hazards to airspace shall be 

considered:  

(a) The height of structures and other objects situated near the airport are a primary determinant 

of physical hazards to the airport airspace.  

Objects or structures proposed outside of the Critical Airspace Protection Zone are allowed to 

have a height of up to 35 feet. The project proposes a building at 26 feet, which is well below 

the 35‐foot height limit.  

(b) 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 (FAA Advisory Circular 

150/5200‐33B, Hazardous Wildlife Attractants on or Near Airports). Not applicable. 

(c) Visual hazards of concern include certain types of lights, sources of glare, and sources of dust, 

steam, or smoke. Not applicable.  

(d) Electronic hazards are ones that may cause interference with aircraft communications or 

navigation. Not applicable. 



Overflight Policy 3.5. 

The Overflight Compatibility Policy is intended to help notify people (i.e., 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 compatibility is 

particularly important with regard to residential land uses. The Routine Overflight Zone policy 

establishes the form and requirements for notification about airport proximity and aircraft 

overflights to be given in conjunction with local agency approval of new development and with 

certain real estate transactions involving existing development.  

Overflight policies do not apply to nonresidential development. The project does not propose 
residential uses, and is therefore consistent with the Overflight Policy.  

In summary, the project was found to be consistent and in compliance with the 2012 Hollister 
Municipal Airport Land Use Compatibility Plan. As such, ALUC staff recommends that the San 
Benito Airport Land Use Commission find the project consistent with the Compatibility Plan with 
one condition. As a condition of Consistency, requires that once the intended use is known, the 
City of Hollister re‐submit the project for ALUC intensity limit compliance.    

Financial Impact:  

There are no financial impact.  

Attachments:      

1. Project Location Map 
2. Compatibility Policy Map: Airport Influence Area 
3. Project Site Map 
4. Noise Contour Map  
5. Noise Safety Table 
6. Safety Zones Map 
7. Safety Zone Table 
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POLICIES    CHAPTER 2 
 

Table 1 

Noise Compatibility Criteria 
Hollister Municipal Airport 

Hollister Municipal Airport Land Use Compatibility Plan 2–41 

Noise Attenuation Criteria 
 

Exterior Noise Exposure 1 
(CNEL dB) 

Additional Criteria 
 

Noise attenuation for new development to comply 
with interior noise level standards (see Policy 
3.2.6) 

 
55 

55- 
60 

60- 
65 

65- 
70 

 
70 

Conditions below apply to Normally Compatible 
(green cells) as well as Conditional land uses 
(yellow cells) 

Land Use Category 2 Land Use Acceptability 
(see page 2-44 for legend) 

Outdoor Uses (limited or no activities in 
buildings) 

     

Natural Land Areas: woods, brush lands, desert       Compatible at levels indicated, but noise 
disruption of natural quiet will occur 

Water: flood plains, wetlands, lakes, reservoirs       
Agriculture (except residences and livestock): 

crops, orchards, vineyards, pasture, range land 
      

Livestock Uses: feed lots, stockyards, breeding, 
fish hatcheries, horse stables      Exercise caution with uses involving noise-

sensitive animals 3 
Outdoor Major Assembly Facilities (capacity  

1,000 people): spectator-oriented outdoor 
stadiums, amphitheaters, fairgrounds, zoos 

     
Exercise caution if clear audibility by users is 
essential 4 

Group Recreation (limited spectator stands): 
athletic fields, water recreation facilities, 
picnic areas  

 
    

Exercise caution if clear audibility by users is 
essential 4 

Small/Non-Group Recreation: golf courses, 
tennis courts, shooting ranges 

     Exercise caution if clear audibility by users is 
essential 4 

Local Parks: children-oriented neighborhood 
parks, playgrounds 

     Exercise caution if clear audibility by users is 
essential 4 

Camping: campgrounds, recreational 
vehicle/motor home parks 

      

Cemeteries (excluding chapels)      Compatible at levels indicated, but noise 
disruption of outdoor activities will occur 

Residential and Lodging Uses       
Single-Family Residential (<8 d.u./ac) 5: 

individual dwellings, townhouses, mobile 
homes, bed & breakfast inns 

 

    

55-60: See Policy 3.2.5(b)  
 
Noise attenuation applies within the Routine 
Overflight Zone shown in Map 5 
See Polices 3.2.5(b) and 3.5 

Multi-Family Residential ( 8 d.u./ac) 5: 
condominiums, apartments, agricultural-related 
housing 

 

    

60 - 70: requires an acoustical analysis and 
sound attenuation to achieve an interior noise 
level of 45 dB or less in all habitable rooms, per 
the California Code of Regulations, Title 24. 
Noise attenuation applies within the Routine 
Overflight Zone shown in Map 5 
See Policy 3.5 

Long-Term Lodging  (> 30 nights): extended-
stay hotels, dormitories 

 

    

60 – 70: requires an acoustical analysis and 
sound attenuation to achieve an interior noise 
level of 45 dB or less in all habitable rooms, per 
the California Code of Regulations, Title 24. 

Short-Term Lodging ( 30 nights): hotels, 
motels, other transient lodging (except confer-
ence/assembly facilities) 

 

    

60 – 70: requires an acoustical analysis and 
sound attenuation to achieve an interior noise 
level of 45 dB or less in all habitable rooms, per 
the California Code of Regulations, Title 24. 

ATTACHMENT 5



CHAPTER 2    POLICIES
 

Table 1, continued 

2–42 Hollister Municipal Airport Land Use Compatibility Plan  

Noise Attenuation Criteria 
 

Exterior Noise Exposure 1 
(CNEL dB) 

Additional Criteria 
 

Noise attenuation for new development to comply 
with interior noise level standards (see Policy 
3.2.6) 

 
55 

55- 
60 

60- 
65 

65- 
70 

 
70 

Conditions below apply to Normally Compatible 
(green cells) as well as Conditional land uses 
(yellow cells) 

Land Use Category 2 Land Use Acceptability 
(see page 2-44 for legend) 

Congregate Care: retirement homes, assisted 
living, nursing homes, intermediate care 
facilities 

 

    

60 – 70: requires an acoustical analysis and 
sound attenuation to achieve an interior noise 
level of 45 dB or less in all habitable rooms, per 
the California Code of Regulations, Title 24. 

Educational and Institutional Uses       
Family day care homes (  14 children) 

     

Allowed only in existing dwellings within the 
CNEL 55 dB contour (see Policy 3.3.5(h)). 
Allowed with noise attenuation where new 
residential is allowed within the Routine 
Overflight Zone shown in Map 5 (see Policy 
3.5.5) 

Children’s Schools: K-12, day care centers (> 14 
children); school libraries      

Noise attenuation required within the Routine 
Overflight Zone boundary shown in Map 5  
 

Adult Education classroom space: adult schools, 
colleges, universities (excluding aviation-
related schools) 

 

    

Applies only to classrooms (acoustical study 
may be warranted); offices, laboratory facilities, 
gymnasiums, outdoor athletic facilities, and 
other uses to be evaluated as indicated for those 
land use categories 

Community Libraries      Noise attenuation required within the Routine 
Overflight Zone boundary shown in Map 5  

Indoor Major Assembly Facilities (capacity  
1,000 people): auditoriums, conference 
centers, concert halls, indoor arenas 

 
    

 

Indoor Large Assembly Facilities (capacity 300 
to 999 people): movie theaters, places of 
worship, cemetery chapels, mortuaries 

 
    

Acoustical study may be warranted for noise-
sensitive uses (e.g., places of worship) 

Indoor Recreation: gymnasiums, club houses, 
athletic clubs, dance studios 

      

In-Patient Medical: hospitals, mental hospitals      Acoustical study may be warranted 
Out-Patient Medical: health care centers, clinics       
Penal Institutions: prisons, reformatories       
Public Safety Facilities: police, fire stations       

Commercial, Office, and Service Uses      
Major Retail: regional shopping centers, ‘big 

box’ retail 
     Outdoor dining or gathering places incompatible 

above CNEL 65 dB 
Local Retail: community/neighborhood 

shopping centers, grocery stores 
     Outdoor dining or gathering places incompatible 

above CNEL 65 dB 
Eating/Drinking Establishments: restaurants, 

fast-food dining, bars 
     Outdoor dining or gathering places incompatible 

above CNEL 65 dB 
Limited Retail/Wholesale: furniture, 

automobiles, heavy equipment, lumber yards, 
nurseries 

 
    

 

Offices: professional services, doctors, finance, 
civic; radio, television & recording studios, 
office space associated with other listed uses 

 
    

 



POLICIES    CHAPTER 2 
 

 Table 1, continued 

Hollister Municipal Airport Land Use Compatibility Plan 2–43

Noise Attenuation Criteria 
 

Exterior Noise Exposure 1 
(CNEL dB) 

Additional Criteria 
 

Noise attenuation for new development to comply 
with interior noise level standards (see Policy 
3.2.6) 

 
55 

55- 
60 

60- 
65 

65- 
70 

 
70 

Conditions below apply to Normally Compatible 
(green cells) as well as Conditional land uses 
(yellow cells) 

Land Use Category 2 Land Use Acceptability 
(see page 2-44 for legend) 

Personal & Miscellaneous Services: barbers, car 
washes, print shops 

      

Vehicle Fueling: gas stations, trucking & 
transportation terminals 

      

Industrial, Manufacturing, and Storage Uses      
Hazardous Materials Production: oil refineries, 

chemical plants 
 

    
Noise attenuation required for office areas of 
industrial facilities 
  See Policy 3.2.6 

Heavy Industrial  
    

Noise attenuation required for office areas of 
industrial facilities 
  See Policy 3.2.6 

Light Industrial, High Intensity: food products 
preparation, electronic equipment 

 
    

Noise attenuation required for office areas of 
industrial facilities 
  See Policy 3.2.6 

Light Industrial, Low Intensity:  machine shops, 
wood products, auto repair 

 
    

Noise attenuation required for office areas of 
industrial facilities 
  See Policy 3.2.6 

Research & Development       
Indoor Storage: wholesale sales, warehouses, 

mini/other indoor storage, barns, greenhouses 
      

Outdoor Storage: public works yards, 
automobile dismantling 

      

Mining & Extraction       
Transportation, Communication, and Utilities      

Rail & Bus Stations       
Transportation Routes: road & rail rights-of-

way, bus stops 
      

Auto Parking: surface lots, structures       
Communications Facilities: emergency 

communications, broadcast & cell towers 
      

Power Plants       
Electrical Substations       
Wastewater Facilities: treatment, disposal       
Solid Waste Disposal Facilities: landfill, 

incineration 
      

Solid Waste Transfer Facilities, Recycle Centers       

x



CHAPTER 2    POLICIES
 

Table 1, continued 

2–44 Hollister Municipal Airport Land Use Compatibility Plan  

 1 

Land Use  
Acceptability Interpretation/Comments 

  Normally
Compatible 

Indoor Uses:  Either the activities associated with the land use are inherently noisy or standard 
construction methods will sufficiently attenuate exterior noise to an acceptable indoor community 
noise equivalent level (CNEL); for land use types that are compatible because of inherent noise levels, 
sound attenuation must be provided for associated office, retail, and other noise-sensitive indoor 
spaces in accordance with Policy 3.2.6. 

Outdoor Uses:  Except as noted in the table, activities associated with the land use may be carried out 
with minimal interference from aircraft noise

  Conditional  

Indoor Uses:  Building structure must be capable of attenuating exterior noise from all noise sources in 
accordance with Policy 3.2.6. 

Outdoor Uses:  Caution should be exercised with regard to noise-sensitive outdoor uses; these uses are 
likely to be disrupted by aircraft noise events; acceptability is dependent upon characteristics of the 
specific use 2 

  Incompatible 

Indoor Uses:  Unacceptable noise interference if windows are open; at exposures above CNEL 65 dB, 
extensive mitigation techniques required to make the indoor environment acceptable for performance 
of activities associated with the land use 

Outdoor Uses:  Severe noise interference makes the outdoor environment unacceptable for performance 
of activities associated with the land use 

Notes 
1 For the purposes of these criteria, the exterior noise exposure generated by aircraft activity at Hollister Municipal Airport is 

defined by the projected noise contours illustrated on Map 2 of this Compatibility Plan.  
2 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. 
3      This caution is directed at the project proponent and is not intended to preclude approval of the project. 
4      Noise-sensitive land uses are ones for which the associated primary activities, whether indoor or outdoor, are susceptible to 

disruption by loud noise events.  See Policy 1.2.14 for examples of noise-sensitive uses. 
5      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 Policy 1.4.5. 
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PROCEDURAL AND COMPATIBILITY POLICIES    CHAPTER 2 
 

Table 2 

Safety Compatibility Criteria 
Hollister Municipal Airport 

Hollister Municipal Airport Land Use Compatibility Plan 2–45 

Usage Intensity Criteria 1 Safety Zone Additional Criteria 

 1 2 3 4 5 6  
Max. Sitewide Average Intensity 

(people/acre) 
Max. Single-Acre Intensity (people/acre) 

10
20

60
120

100
300

150
450

100
300

300
1,200

Numbers below indicate zone in which 
condition applies 

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

Outdoor Uses (limited or no activities in buildings) 
Natural Land Areas: woods, brush lands, 

desert        1: Objects above runway elevation not 
allowed in Object Free Area (OFA) 3 

Water: flood plains, wetlands, lakes, 
reservoirs 3 

      1: Objects above runway elevation not 
allowed in Object Free Area (OFA) 3 

Agriculture (except residences and livestock): 
crops, orchards, vineyards, pasture, range 
land 

      
1: Not allowed in Object Free Area (OFA) 3 
All: Exercise caution with uses that attract 
birds and other wildlife 

Livestock Uses: feed lots, stockyards, 
breeding, fish hatcheries, horse stables 3       All: Exercise caution with uses that attract 

birds and other wildlife 
Outdoor Major Assembly Facilities (capacity 

1,000 people): spectator-oriented outdoor 
stadiums, amphitheaters, fairgrounds, zoos 4 

      
6: Allowed only if alternative site outside 
zone would not serve intended function 

Group Recreation (limited spectator stands): 
athletic fields, water recreation facilities, 
picnic areas  

      
3: Allowed only if alternative site outside 
zone would not serve intended function 

Small/Non-Group Recreation: golf courses, 
tennis courts, shooting ranges 3       

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       3,4: Allowed only if intensity criteria met 

 
Cemeteries (except chapels)        

Residential and Lodging Uses 
Single-Family Residential (<8 du/ac)5: 

individual dwellings, townhouses, mobile 
homes, bed & breakfast inns, dormitories        

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 

Multi-Family Residential ( 8 du/ac)5: 
condominiums, apartments, agricultural-
related housing  

      
 

Long-Term Lodging  (>30 nights): extended-
stay hotels, dormitories 

  [approx. 200 s.f./person] 6 
      

4,5: Allowed only if intensity criteria met 

Short-Term Lodging( 30 nights): hotels, 
motels, other transient lodging (except 
conference/assembly facilities) 

  [approx. 200 s.f./person] 6 

      

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

Congregate Care: retirement homes, assisted 
living, nursing homes, intermediate care 
facilities 
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CHAPTER 2    POLICIES
 

Table 2, continued 

2–46 Hollister Municipal Airport Land Use Compatibility Plan  

Usage Intensity Criteria 1 Safety Zone Additional Criteria 

 1 2 3 4 5 6  
Max. Sitewide Average Intensity 

(people/acre) 
Max. Single-Acre Intensity (people/acre) 

10
20

60
120

100
300

150
450

100
300

300
1,200

Numbers below indicate zone in which 
condition applies 

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

Educational and Institutional Uses 
Family day care homes ( 14 children) 

      

3, 4, 6: Allowed only in existing dwellings 
or where new single-family residential is 
allowed  

See Policy 3.3.5(h) 
Children’s Schools: K-12, day care centers 

(>14 children); school libraries 

      

3, 4: No new sites or land acquisition 
6: No new sites or land acquisition within 
½ mile of runway 
3, 4, 6:  Bldg replacement/expansion 
allowed for existing school sites; expansion 
limited to 50 students (not school staff) 

Adult Education classroom space: adult 
schools, colleges, universities  

[approx. 40 s.f./person] 6       

3, 4: Intensity limits as indicated; also see 
individual components of campus facilities 
(e.g., assembly facilities, offices, 
gymnasiums) 

Community Libraries  
[approx. 100 s.f./person] 6       3, 4: Intensity limits as indicated 

Indoor Major Assembly Facilities (capacity 
1,000 people): auditoriums, conference 

centers, concert halls, indoor arenas 4 
      

6: Allowed only if beyond ½ mile from 
runway and alternative site outside zone 
would not serve intended function; not 
allowed within ½ mile of runway 

Indoor Large Assembly Facilities (capacity 
300 to 999 people): movie theaters, places of 
worship, cemetery chapels, mortuaries 4 

  [approx. 15 s.f./person] 6 

      

3, 4: Intensity limits as indicated 

Indoor Recreation: gymnasiums, club houses, 
athletic clubs, dance studios 

  [approx. 60 s.f./person] 6 
      

3, 4: Intensity limits as indicated 

In-Patient Medical: hospitals, mental hospitals 
      

3, 4: No new sites or land acquisition; 
replacement/expansion of existing facilities 
limited to existing size 

Out-Patient Medical: health care centers, 
clinics [approx. 240 s.f./person] 6       3, 4: Intensity limits as indicated 

Penal Institutions: prisons, reformatories        
Public Safety Facilities: police, fire stations 

      

3, 4: Allowed only if alternative site outside 
zone would not serve intended public 
function 
5: Allowed only if airport serving 

Commercial, Office, and Service Uses 
Major Retail: regional shopping centers, ‘big 

box’ retail  
[approx. 110 s.f./person] 6       

3, 4: Intensity limits as indicated; capacity 
<1,000 people per bldg; evaluate eating/ 
drinking areas separately if >10% of total 
floor area 

Local Retail: community/neighborhood 
shopping centers, grocery stores 

  [approx. 170 s.f./person] 6 
      

3, 4: Intensity limits as indicated; evaluate 
eating/ drinking areas separately if >10% of 
total floor area 



POLICIES    CHAPTER 2 
 

Table 2, continued 

Hollister Municipal Airport Land Use Compatibility Plan  2–47

Usage Intensity Criteria 1 Safety Zone Additional Criteria 

 1 2 3 4 5 6  
Max. Sitewide Average Intensity 

(people/acre) 
Max. Single-Acre Intensity (people/acre) 

10
20

60
120

100
300

150
450

100
300

300
1,200

Numbers below indicate zone in which 
condition applies 

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

Eating/Drinking Establishments: restaurants, 
fast-food dining, bars  

[approx. 60 s.f./person] 6 
      

2-5: Intensity limits as indicated 

Limited Retail/Wholesale: furniture, 
automobiles, heavy equipment, lumber 
yards, nurseries 

  [approx. 250 s.f./person] 6 

      

2, 5: Intensity limits as indicated; design 
site to place parking inside and bldgs 
outside of zone if possible 

Offices: professional services, doctors, 
finance, civic; radio, television & recording 
studios, office space associated with other 
listed uses [approx. 215 s.f./person] 6 

      

2-5: Intensity limits as indicated 

Personal & Miscellaneous Services: barbers, 
car washes, print shops [approx. 200 
s.f./person] 6 

      
2-5: Intensity limits as indicated 

Vehicle Fueling: gas stations and fueling 
facilities at trucking & transportation 
terminals 

      
5: Allowed only if airport serving 

Industrial, Manufacturing, and Storage Uses 
Hazardous Materials Production: oil 

refineries, chemical plants 

      

3-6: Allowed only if alternative site outside 
zone would not serve intended function; 
Fire Marshal to determine if special design 
features should be incorporated into 
structure to withstand damage from aircraft 
collision; exercise caution with uses 
creating plumes and other airspace hazards 
3 

Heavy Industrial 

      

2-5: Avoid bulk production/storage of 
hazardous (flammable, explosive, 
corrosive, or toxic) materials; permitting 
agencies to evaluate possible need for 
special measures to minimize hazards if 
struck by aircraft 

Light Industrial, High Intensity: food products 
preparation, electronic equipment 

  [approx. 200 s.f./person] 6       

2-5: Intensity limits as indicated; avoid 
bulk production/storage of hazardous 
(flammable, explosive, corrosive, or toxic) 
materials; permitting agencies to evaluate 
possible need for special measures to 
minimize hazards if struck by aircraft 

Light Industrial, Low Intensity:  machine 
shops, wood products, auto repair 

  [approx. 350 s.f./person] 6 

      

2 - 4: Intensity limits as indicated 
5: Single story only; max. 10% in 
mezzanine 
2-5: Avoid bulk production/storage of 
hazardous (flammable, explosive, 
corrosive, or toxic) materials; permitting 
agencies to evaluate possible need for 
special measures to minimize hazards if 
struck by aircraft 

Indoor Storage: wholesale sales, warehouses, 
mini/other indoor storage, barns, 
greenhouses [approx. 1,000 s.f./person] 6 

     
2: Single story only; max. 10% in 
mezzanine 

x



CHAPTER 2    POLICIES
 

Table 2, continued 

2–48 Hollister Municipal Airport Land Use Compatibility Plan  

Usage Intensity Criteria 1 Safety Zone Additional Criteria 

 1 2 3 4 5 6  
Max. Sitewide Average Intensity 

(people/acre) 
Max. Single-Acre Intensity (people/acre) 

10
20

60
120

100
300

150
450

100
300

300
1,200

Numbers below indicate zone in which 
condition applies 

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

Research & Development 
  [approx. 300 s.f./person] 6 

      

3, 5: Intensity limits as indicated; avoid 
bulk storage of hazardous (flammable, 
explosive, corrosive, or toxic) materials; 
permitting agencies to evaluate possible 
need for special measures to minimize 
hazards if struck by aircraft 

Outdoor Storage: public works yards, 
automobile dismantling 

      

2: Avoid bulk storage of hazardous 
materials (flammable, explosive, corrosive, 
or toxic) or materials that would create 
airspace hazards (reflective materials, 
wildlife attractants) 3   
 
 

Mining & Extraction 3 
      

2: Allowed only if intensity criteria met; 
exercise caution with activities that would 
create airspace hazards 3 

Transportation, Communication, and Utilities 
Airport Terminals: airline, general aviation        
Rail & Bus Stations 

      

2: Allowed only if alternative site outside 
zone would not serve intended public 
function 
5: Allowed only if airport serving 

Transportation Routes: road & rail rights-of-
way, bus stops       1: Not allowed in Object Free Area (OFA) 3 

Auto Parking: surface lots, structures       1: Not allowed in Object Free Area (OFA) 3 
Communications Facilities: emergency 

communications, broadcast & cell towers 3       

3-5: Allowed only if alternative site outside 
zone would not serve intended public 
function; not allowed within ½ of runway 
6:  Not allowed within ½ mile of runway 

Power Plants 3       3, 4: Primary plants not allowed; peaker 
plants only 

Electrical Substations 3 
      

2, 5: Allowed only if alternative site outside 
zone would not serve intended public 
function 

Wastewater Facilities: treatment, disposal 
      

2, 5: Allowed only if alternative site outside 
zone would not serve intended public 
function 

Solid Waste Disposal Facilities: landfill, 
incineration 3       

2: Allowed only if alternative site outside 
zone would not serve intended public 
function 

Solid Waste Transfer Facilities, Recycle  
  Centers 3        

 

x
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Land Use  Acceptability 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 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)).  

2 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. 

3 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.

4 Capacity of people for Large and Major Assembly Facilities obtained from International Building Code. 
5 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). 

6 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. 
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