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are determined to be less than significant with mitigation incorporated or for those 
resources that are rare or in poor or declining health and will be impacted by the 
Project, even if those impacts are relatively small (i.e. less than significant). CDFW 
recommends cumulative impacts be analyzed using an acceptable methodology to 
evaluate the impacts of past, present, and reasonably foreseeable future projects on 
resources and be focused specifically on the resource, not the Project. An appropriate 
resource study area identified and utilized for this analysis is advised. CDFW staff is 
available for consultation in support of cumulative impacts analyses as a trustee and 
responsible agency under CEQA and we recommend that the City reach out to CDFW 
to discuss various methodologies and strategies for an analysis of this type for CDFW 
trustee agency resources. 

CNDDB: Please note that the CNDDB is populated by and records voluntary 
submissions of species detections. As a result, species may be present in locations not 
depicted in the CNDDB but where there is suitable habitat and features capable of 
supporting species. A lack of an occurrence record in the CNDDB does not mean a 
species is not present. In order to adequately assess any potential Project-related 
impacts to biological resources, surveys conducted by a qualified biologist during the 
appropriate survey period(s) and using the appropriate protocol survey methodology are 
warranted in order to determine whether or not any special status species are present at 
or near the Project area. 

Lake and Stream Alteration: The Projects that tier from the EIR may be subject to 
CDFWs regulatory authority pursuant to Fish and Game Code section 1600 et seq. 
Fish and Game Code section 1602 requires the project proponent to notify CDFW prior 
to commencing any activity that may (a) substantially divert or obstruct the natural flow 
of any river, stream, or lake; (b) substantially change or use any material from the bed, 
bank, or channel of any river, stream, or lake; or (c) deposit debris, waste or other 
materials that could pass into any river, stream, or lake. "Any river, stream, or lake" 
includes those that are ephemeral or intermittent as well as those that are perennial in 
nature. For additional information on notification requirements, please contact our staff 
in the LSA Program at (559) 243-4593, or R4LSA@wildlife.ca.gov. 

Federally Listed Species: CDFW recommends consulting with the United States Fish 
and Wildlife Service (USFWS) on potential impacts to federally listed species including, 
but not limited to, the San Joaquin kit fox, the vernal pool fairy shrimp, the California 
tiger salamander, the California red-legged frog, and the south/central California coast 
steelhead. Take under the Federal Endangered Species Act (FESA) is more broadly 
defined than CESA; take under FESA also includes significant habitat modification or 
degradation that could result in death or injury to a listed species by interfering with 
essential behavioral patterns such as breeding, foraging, or nesting. Consultation with 
the USFWS in order to comply with FESA is advised well in advance of any 
ground-disturbing activities. 
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CDFW is available to meet with you ahead of Final EIR preparation to discuss potential 
impacts and possible mitigation measures for some or all of the resources that were or 
should be analyzed in the EIR. If you have any questions, please contact Kelley Nelson, 
Environmental Scientist, at the address provided on this letterhead, by telephone at 
(559) 580-3194, or by electronic mail at Kelley.Nelson@wildlife.ca.gov. 

Sincerely, 
!tDocuSigned by: 

L~ F::: 
Julie A. Vance 
Regional Manager 

ec: United States Fish and Wildlife Service 
Patricia Cole; patricia cole@fws.gov 

State Clearinghouse, Governor's Office of Planning and Research 
State.Clearinghouse@opr.ca.gov 

California Department of Fish and Wildlife 
CDFW LSA/1600; R4LSA@wildlife.ca.gov 
Kelley Nelson; Kelley.Nelson@wildlife.ca.gov 
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City of Hollister 
975 Fifth St. 
Hollister, CA 95023 
TRANSMITTED VIA EMAIL 

Re: Comments to Draft 2040 General Plan Update 

Dear Sir/Madam, 

The Building Industry Association of the Bay Area (BIA) respectfully submits the following 
comments to the City of Hollister's Draft 2040 General Plan Update. BIA offers these comments 
in the spirit of collaboration and support for the City adopting a comprehensive and productive 
General Plan that paves the way for achieving its challenging housing goals. These comments to 
the Draft 2040 General Plan may also pertain to the Draft EIR as many BIA comments and 
recommendations would touch on the Environmental Impact Report. 

BIA is concerned that political opposition to housing production in the City and San Benito 
County has been ingrained in the Draft 2040 General Plan. The City has worked hard to bring 
forward a Draft General Plan that preserves and enhances many wonderful features of the region: 
a productive farming industry, scenic parks and open spaces, and picturesque towns. 

Integrating responsible future growth into the Draft General Plan is the key. The Draft 2040 
General Plan is an excellent opportunity to balance and blend the rural, agricultural character of 
Hollister with future well planned residential communities that support families, business and a 
thriving economy. 

Still, BIA remains concerned that the Draft 2040 General Plan Update has incorporated several 
concerning new policy proposals, actions and fees that may create major obstacles to housing 
production by choking off land supply, prescribing intractable new rules and burdening each 
home with tens of thousands of dollars in new fees. 

Housing Element Law requires that the City identify adequate sites to accommodate its regional 
housing needs allocation (RHNA) at all income levels. BIA encourages the City Council and 
Staff to take steps to revise policies and actions that may potentially constrain the production of 
housing during the lifespans of the 2040 General Plan and 6th Cycle Housing Element. 

Policies that may require the City to analyze these rules as severe constraints to housing and 
mitigate accordingly include: 
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• Constrained Land Supply - Plan for sufficient land to accommodate housing production 
necessitated by the City's 6th Cycle RHNA and additional land requirements; 

• Inflexible Transportation Policies - Compliance with Vehicle Miles Travelled (VMT) 
policies in the Plan will present an obstacle to housing under current and future 
transportation systems and development patterns unless mitigated with policies to offset 
this significant hindrance; 

• Onerous Ag Land Mitigation Policies - Agriculture mitigation at a 2: 1 ratio plus 
Agricultural Buffer Zone requirements would stymie many projects and land deals; 

• Impracticable Inclusionary Zoning Policy - A requirement of 20% inclusionary 
affordable housing on market rate for sale and rental housing would render projects 
infeasible or require implementation of a massive density bonus program. 

Land Use and Community Design Element 

The Draft 2040 General Plan Update severely constrains production of housing through limited 
Development Capacity, and tight Sphere ofln:fluence (SOI). Figure LU-2, the Draft 2040 
General Plan Update Land Use Map, when compared to the current General Plan shows that the 
SOI and Urban Service Area are nearly unchanged. 

In order to accommodate more housing growth, BIA urges the City to expand the limited 
proposed Sphere of Influence in the Draft Plan to coincide with the Urban Service Line 
especially in the East and South quadrants of the City, incorporating more land for potential 
development where Prime Farmland is less prevalent. 

LU-1.3. Development Capacity. Housing element site inventory requirements state that the 
purpose of the housing element's site inventory is to identify and analyze specific land (sites) 
that is available and suitable for residential development in order to determine the jurisdiction's 
capacity to accommodate residential development and reconcile that capacity with the 
jurisdiction's Regional Housing Need Allocation (RHNA). 

In the 6th Cycle Housing Element that spans the 8 year time period from 2024 to 2032, the City 
of Hollister must plan the capacity for an unprecedented Regional Housing Needs Assessment 
(RHNA) of 4,163 housing units. In addition, to comply with the "No Net Loss Requirements 
Law" (Government Code§ 65863), the State Department of Housing and Community 
Development (HCD) recommend that to reduce the likelihood of having to rezone should an 
identified housing site develop with less units than assigned, it is a best practice to have 30% 
more units listed in the inventory than are required to meet a jurisdiction's RHNA. 

Accommodating a 30%+ buffer capacity of Housing Element Site Inventories would add about 
1248 units for a total housing need of 5,411 units. The Draft General Plan states capacity for 
6,455 units, leaving only 1,292 units in excess capacity through 2040. 

Finally, the goal of the Draft 2040 General Plan Update is to create a vision for the City's next 
20 years of growth. BIA strongly encourages the City to assume now that the 7th Cycle Housing 
Element, spanning the years 2032 to 2040, may require at least another 4,000 units plus a 
capacity buffer of 1500 units. In other words, the Plan is grossly under capacity by more than 
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4,000 residential units just for the City of Hollister's future RHNA and other units that the City 1 ORG1-4 
may need to absorb from the County. CONT. 

LUD - Land Use Designations. Table LU-2 General Plan Land Use Designations shows several I 
hundred acres identified for Medium Density and High Density Residential. Yet no market study ORG1-5 
or analysis is provided to substantiate that development of these residential densities can be 
feasible in Hollister. 

LUD 3.3.3. Medium & High Density Residential. This paragraph is confusing as it lumps High 
Density Residential (30-65 DU/AC) in with Medium Density Residential (12-29 DU/AC). 
Medium Density may support a viable product in the Hollister market in the future, but any 
densities above approximately 20 DU/AC (townhouses) will be very difficult to develop. High 
construction costs and low market demand make the Hollister market a tough sell to 
nonsubsidized multifamily builders. ORG1-6 

Additionally, there is no need for High Density Residential land use and zoning in the Plan. In 
the Housing Element, HCD allows jurisdictions to use zoned density as a proxy for lower 
income, as long as certain statutory requirements are met. These include counting sites zoned at 
20 units per acre as affordable because Hollister is a "suburban jurisdiction" as opposed to an 
"urban jurisdiction". This is called the default density. BIA strongly recommends that reliance on 
Medium and especially High Density Land Use Designation to achieve housing production 
numbers be reduced. 

Policy LU-2.1. Land Supply. This policy claims to ensure that there is adequate land designated 
to meet the projected future housing needs of the City. However, as noted earlier in this letter, 
the Draft 2040 General Plan Update fails to plan for enough housing to support this policy. The 
Draft Plan land supply available for residential capacity must be revised to increase the 
residential capacity through 2040. 

Policy LU-2.6. Medium and High Density Residential. Medium Density and especially High 
Density housing development in Hollister is generally financially challenged. For sale medium 
density product above 20 units an acre, such as townhouses, would likely be viable, however 30-
60 DU/AC high density will present a very difficult challenge to develop. 

While market rate high density housing is unlikely to develop in Hollister, subsidized 100% 
affordable housing may be feasible. 100% affordable projects require funding from a wide 
variety of sources including local sources. The City should keep the option open for market rate 
projects to pay inclusionary fees so as to amass local funding for affordable housing projects. 

Action LU-2.1 Inclusionary Housing. No residential density or housing type is financially 
viable with a 20% inclusionary affordable housing requirement, according to the City's 
Consultant. To justify the inclusionary percentage, the City would be forced to authorize a 
massive increase in density in every residential zoning district, along with concessions and 
waivers of development standards, impact fees and other development requirements. 

Open Space and Agricultural Element 
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In most cases, agricultural buffer reductions can be approved if features are proposed or 
present that mitigate potential negative impacts to adjacent or surrounding commercial 
agricultural land. Existing mitigations can include changes in topography, permanent 
substantial vegetation, or other physical barriers between the agriculture and non-agricultural 
uses. Proposed mitigations include the establishment of a physical barrier, typically a 6 foot tall 
solid wood fence with a vegetative buffer and the recordation of a Statement of 
Acknowledgement on the property title which acknowledges the potential for conflicts between 
the agricultural and non-agricultural uses.

Policy OS-2.1. Offsets for Loss of Agricultural Land. Requiring 2: 1 offset of any agricultural 
land used for development is may represent a loss of developable land that could result in a 
severe constraint to housing, especially if that land is located within the City's Urban Service 
Area. Monterey County is now forming their new Agricultural Land Offset policy with a 1 : 1 
mitigation requirement. 

Ranking offsets on a sliding scale could be keyed to the soil quality of the mitigation land. For 
instance, the conversion of Prime Farmland might provide a 1.5: 1 offset, but other classifications 
including Land of Local Importance, Grazing land, etc. to provide a 1: 1 offset. 

Policy OS-2.2. Agricultural Buffers. 200 foot buffer zones close to the City's identified growth 
areas would rule out many developable parcels from proceeding because so much project land 
would be needed for the buffer zone. This policy could be revised to apply only to annexations 
outside the Sphere of Influence and allow the developer to provide a buffer zone proposal for 
projects larger than 40 acres adjacent to productive farmland. Coordinated Ag policies with the 
County of San Benito is key, especially as the City and County are updating their general plans 
at the same time. 

The policy should incorporate exemptions and variances to allow building in the buffer area. 
Consider establishing an "Agricultural Policy Advisory Commission" to hear proposals to build 
within a buffer area. 

While the County of Santa Cruz applies a 2:1 agricultural buffer, it has established policies that 
ease the burden on projects by addressing buffer zone encroachment with some :flexible 
approaches: 

Circulation Element 

4.1.5 Vehicle Miles Traveled. Mitigating VMT on a project by project basis would help pave 
the way to failure for housing production under the Draft 2040 General Plan Update. BIA 

ORG1-10 
CONT. 

ORG1-11 

encourages the City to complete an overarching EIR evaluating VMT for the entire City and ORG1-12 
devise cohesive City-wide policies and solutions supported by residential development 
mitigation fees. Impact fees, restrictive land use regulations, infrastructure costs, and rising labor 
costs create serious impediments to addressing the housing affordability crisis the region is 
facing. 
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It is critical that the City of Hollister continue to produce housing for all incomes. The City high 
housing costs is a testament to the under production of housing to meet the demands of our 
robust economy. Unless significantly revised, the Draft 2040 General Plan Update represents a 
grave threat to the City's obligation under RHNA and will almost certainly result in a 
constrained housing supply. The Draft 2040 General Plan Update in effect creates a housing 
moratorium by making it too expensive to build. 

Again, BIA offers these comments in the spirit of collaboration and support for the City 
achieving its housing goals. BIA is committed to working with the City of Hollister to find 
creative and community based solutions that benefit current and future residents and support a 
healthy economy and lifestyle. 

Please feel free to contact me with any questions or comments. 

Very truly yours, 

Dennis Martin 
BIA Government Affairs 

cc: Mayor Mia Casey 
Kevin Henderson, Chair, Planning Commission 
David Mirrione, City Manager 
Christy Hopper, Community Development Director 
Eva Kelly, Interim Planning Manager 
Jennifer Woodworth, City Clerk 
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10 Harris Court, Suite B 1, Monterey, CA 93940
(831) 649 0220

June 28, 2023 

City of Hollister Development Services Manager � Planning Division 
Attn:  Eva Kelly, Interim Planning Manager 
339 Fifth Street, Hollister, CA  95023 
Tel: (831) 636-4360 
Email: eva.kelly@hollister.ca.gov 

generalplan@hollister.ca.gov

Re: Comments on City of Hollister Draft 2040 General Plan and Draft Environmental Impact 
Report  (SCH No. 2021040277) 

Dear Ms. Kelly, 

On behalf of Wright Thirteen LLC and Felipe Nine LLC, the Orosco Group appreciates the 
opportunity to comment on the City of Hollister Draft 2040 General Plan and Draft 
Environmental Impact Report (SCH No. 2021040277) dated May 2023.  The Orosco Group 
applauds the City of Hollister for taking a pro-active look at how changing land use, emerging 
industries, technology, retail demand, housing needs, transportation improvements, 
demographic trends, and responsible and managed city growth will be addressed in the coming 
years.   

With ownership stake in over 25 acres in the northern part of the City, approximately one-
quarter of the total area within the City Limits designated North Gateway Commercial (NG), we 
provide the following comments: 

Comment #1: As depicted on Figure LU-2 Land Use Map, the northern partition of the North 
Gateway land use area starts at Briggs Road and extends approximately 0.65 
miles from the east side of Highway 25 to the west side of San Felipe Road 
resulting in multiple parcels without direct frontage on the two intended City 
�entry boulevards�, or parcels that have frontage but excessive depth not 
conducive to the allowable zoning uses, or parcels mid-block between the two 
�entry boulevards�.  To avoid creating these �dead zones�, we recommend 
amending the North Gateway zoning district allowable uses to include the 
following complementary uses that will foster an attractive entry to the City, 
create technically skilled and high paying jobs, attract new and emerging 
businesses, and benefit from access to major transportation corridors:  

Creative / Flex Office
Maker Space
Research & Development (R&D)
E-Commerce
Robotics
Fulfillment & Logistic Centers

• 
• 
• 
• 
• 
• 
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Warehouse
Life Sciences

The proposed additional allowable uses would also benefit other North Gateway 
zoned properties on the east side of San Felipe Road that also do not have 
frontage along the major transportation corridor or have excessive lot depth.  
These parcels occur between McCloskey Road to the north and North Chappell 
Road to the south.  

Since �job creation� is a highly prioritized element of the North Gateway district, 
the City should allow for these job creators uses.  In addition to creating jobs, it 
will reduce traffic (commuting), improve air quality (reduced length of trips), and 
make the City a further desirable place to live. 

Comment #2: Per Section 3.4.1 North Gateway, the North Gateway includes a triangular area 
northeast of Highway 25 and San Felipe Road north of Downtown that could be 
developed for automobile dealerships. The site has access from Highway 25, 
and the dealerships would be visible to all motorists entering the City. In addition 
to allowing for automobile dealerships and to reflect the transition from 
combustible to clean air vehicles, we recommend amending the North Gateway 
zoning district allowable uses to include the following uses: 

Electrical Vehicles Services
Collision Centers
Research & Development (R&D)
Manufacturing
Battery and Other Energy Related Power Systems and their Manufacturing,
Servicing, and Sales

Comment #3: Figure LU-2 Land Use Map depicts multiple parcels to the east of the Highway 25 
and San Felipe Road intersection as High Density Residential that bisects the 
North Gateway zoning to the north, south and partial east.  Given the State�s 
housing crisis and the need for residents to activate commercial uses, reduce 
vehicle trips / traffic congestion, and reduce the impact to air quality, we 
recommend amending the North Gateway zoning district allowable uses to 
feather in adjacent bisects zoning uses to include: 

High Density Residential
Medium Density Residential

Comment #4: Figure LU-2 Land Use Map identifies Industrial land use zoning to the north of 
McCloskey Rd then immediately jumping to North Gateway zoning to the south.  
There are a number of existing, successful, and deeply entrenched industrial 
users along the south side of McCloskey Road that have no frontage along San 
Felipe Road that are zoned North Gateway creating a legal conforming situation.  
Further the North Gateway zoning allowable uses are extremely limiting and not 
viable for parcels with no frontage along a major transportation corridor and/or 
excessively deep depths.  As such, we recommend the City rezone these parcels 

• 
• 

• 
• 
• 
• 
• 

• 
• 
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between McCloskey to North Chappell that have no frontage along San Felipe to 
Industrial zoning.   

Comment #5: Per Section 3.4.1 North Gateway, the area is intended to create an entry 
boulevard for large retail uses that cater to the commuters and other motorists 
arriving in Hollister from the north along Highway 25 without duplicating services 
found Downtown.  Creating competitive commercial in the NGC designated land 
use areas will impact the downtown and other commercial centers in the City of 
Hollister.  In addition, with Highway 25 being a commuter�s corridor where the 
highest volume of trip hours occur well before sunrise as residents head to the 
bay area for work and return home after sunset, the majority of the targeted retail 
tenants the City envisions will not even be open so commuters will not stop. 

Comment #6: Per Section 3.4.1 North Gateway, the area is intended to create an entry 
boulevard for large retail uses that cater to the commuters and other motorists 
arriving in Hollister from the north along Highway 25 without duplicating services 
found Downtown. With the North Gateway district beginning at Briggs Road on 
the east side of Highway 25 and extending south, the district area is on the 
opposite side of the flow of traffic it is intended to capture creating the 
dependance for left-in and left-out traffic circulation patterns that will further 
impact the poor level of service of Highway 25.  Further, Highway 25 has 
restricted access points by Caltrans, therefore it will necessitate increased 
turning movements at existing intersections which will also slow and impact traffic 
flow. 

Comment #7:  The EIR under the utilities section discusses stormwater.  The City has recently 
pushed developers to implement underground stormwater retention / detention 
facilities that are extremely costly and have their own set of engineering issues.  
The EIR references the use of drainage ponds / on-grade detention / treatment 
facilities.  We strongly encourage the City to allow the developer to decide which 
type of stormwater system is appropriate in complying with the stormwater codes 
while also being complementary to the project instead of a one type fits 
prescriptive approach.  On-grade drainage pods and detention systems along 
with bioswales can be seamlessly integrated into landscape solutions and help 
reduce the excessive construction required (air quality impact), off-haul of spoils 
(more construction trip generation and air quality impacts), that underground 
systems generate. 

Comment #8:  The EIR under the utilities section discusses electrical and gas services.  It does 
not appear the EIR authors are aware of the current lack of infrastructure and 
extensive service deficiencies PG&E has in providing electric and gas service to 
the norther part of the City of Hollister.  Developers in northern part of Hollister 
have had to delay projects for over three (3) years due to the lack of available 
electric service.  PG&E appears to be starting to investigate option for new 
substation and transmission lines but the timing and final implementation remain 
undetermined.    

1 ORG2-5 
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We look forward to continuing our engagement with the City of Hollister�s General Plan update 
process and will continue to respond to your request for input. Thank you for being responsive 
to all the input you are receiving from community members including residents, customers, 
business partners, employees, and property owners.

Sincerely, 

Matt Nohr 
Orosco Group & Associates 

Cc: Patrick Orosco porosco@oroscogroup.com
Chris Orosco corosco@oroscogroup.com

 Geary Coats coatsconsulting@gmail.com 
 Christy Hopper Christine.hopper@hollister.ca.gov

I ORG2-10 

Sincerely, 



From: San Benito County Business Council [mailto:kristina@sbcbusinesscouncil.com] 
Sent: Friday, June 30, 2023 4:38 PM 
To: GeneralPlan <generalplan@hollister.ca.gov> 
Subject: Hollister GP 2040, CAP, and ALPP EIR 

Good afternoon, 

I am writing on behalf of the San Benito County Business Council to provide comments on the City of 
Hollister General Plan 2040, Climate Action Plan, Agricultural Plans Preservation Program and Draft 
Environmental Impact Report. 

Established in 2001, the Business Council is a 501(c) 6 non-profit member-based organization 
representing over 45 local and regional municipal agencies, businesses, trade organizations and 
major employers representing more than 6000 employees in the Monterey Bay, Central Coast and 
South Bay Regions. 

Our current member & organizational goals include; 1) Retention, expansion, job creation and 
growth of existing businesses, 2) EDC 2017-2022 Comprehensive Economic Development Strategy 
(CEDS) Implementation, Supporting development of 2023-2028 CEDS - Supporting new 
business attraction, 3) Improving Infrastructure: Measure G Implementation- road and highway 
improvements, broadband, energy, education, housing, water & wastewater, tackling blight & litter, 
and 4) Building relations with elected officials, staff, regional organizations and community. 

There has been a major lack of community outreach and engagement as described in the 
consultants Scope of Work (i.e., two community outreach events referred in scope, presentations, 
staff reports). Many of our residents lack access to internet, lack knowledge on how to operate the 
Zoom application and in many cases were unaware that the virtual meetings were taking place. 

On many occasions, community members that posed questions and concerns at the General Plan 
Public Advisory Committee Meeting were rebuffed, ignored and subjected to condescending 
behavior by officials, committee members and consultants.We respectfully request and would 
support the City’s efforts to host at least one large-scale, in- person community workshop to 
present the Draft General Plan and EIR- including “general plan 101” education and workstations 
with detailed information on each element, the proposed Agricultural Plans Preservation Program 
(ALPP) and Climate Action Plan (CAP). EJ-2 states, “Promote civic engagement in the public decision-
making process.” 

Stakeholder groups, especially in agriculture (i.e, the San Benito County Farm Bureau) were not 
targeted for outreach and engagement. Please conduct this engagement to inform and encourage 
community participation. 

Phone calls and emails to the City regarding the Plan were not returned, responded to. 

We are concerned that the EIR was prepared prior to draft General Plan review by the public, the 
City Planning Commission and City Council. Please extend the review and comment period on the 
Draft General Plan for 60-days and pause work on the EIR until the plan is completed to ensure that 
the impacts of the final Plan are evaluated, the Draft EIR presented to the public followed by time to 
prepare and submit comments. 
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Additional consideration should be made for habitat conservation and mitigation measures already 
in place (i.e, California Tiger Salamander). Additional consideration may also be revisited for joining 
the County’s efforts underway to develop a Habitat Conservation Plan. 

Consider extending the Sphere of Influence further outward to the Urban Service Area or even the 
Planning Area to help support longer term, comprehensive planning, public utilities and services. 
This is especially important apply City codes and standards for curbs, gutters, sidewalks, roads and 
parks. 

Regarding the 2:1 proposed ALPP, please consider matching San Benito County’s 1:1 policy as that 
ratio best adheres to 1.3.7 “maintain productive and VIABLE ag land.” 

Additionally, any lands within the Plan that have low density or zoning other than agriculture cannot 
be re-zoned/downzoned to agriculture as investments and planning have been in place for other 
uses. 

Lands are only productive and viable for agricultural production if the commodities are marketable, 
when food safety programs can be implemented, where adequate, high-quality water is readily 
available and ag/urban interfaces (dust, noise, ag inputs, employees, heavy equipment traffic) can be 
avoided. 

Furthermore, the proposed ALPP, in addition to the 200-foot buffer requirement and the VMT 
presents major obstacles to job growth and meeting our housing needs. These policies do not 
confirm to 1.3.2 “attracting employment generating uses” and “range of housing choices.” 

Local job creation reduces commuting and reduces/eliminates traffic. 
Consider adding educational attraction to 3.4.1 North Gateway Special Planning Area. 

Evaluate the opportunities and implications of the California Opportunity Zone and high-wage job 
creation in 3.4.2 West Gateway Special Planning Area. 

Extend the Buena Vista Road Special Planning Area west to SR156 to help ensure continuity with 
planning future growth in an area with existing infrastructure and access to current and planned 
regional transportation networks. 

Thank you for the opportunity to provide comments and for your consideration of our questions, 
concerns and ideas. 

Please don’t hesitate to reply with any questions, concerns or needs. 

Sincere regards, 
Kristina 
Kristina Chavez Wyatt
Executive Director, San Benito County Business Council 
341 First Street Hollister, CA 95023 
831.524.0408 / 831.637.6637 fax 
Kristina@SBCBusinessCouncil.com 
SBCBusinessCouncil.com 
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Please consider the environment before printing this email.



10 Harris Court, Suite B 1, Monterey, CA 93940
(831) 649 0220

June 30, 2023 

City of Hollister Development Services Manager � Planning Division 
Attn:  Eva Kelly, Interim Planning Manager 
339 Fifth Street, Hollister, CA  95023 
Tel: (831) 636-4360 
Email: eva.kelly@hollister.ca.gov 

generalplan@hollister.ca.gov

Re: Comments on City of Hollister Draft 2040 General Plan and Draft Environmental Impact 
Report  (SCH No. 2021040277) 

Dear Ms. Kelly, 

On behalf of Wright Thirteen LLC and Felipe Nine LLC, The Orosco Group appreciates the 
opportunity to comment on the City of Hollister Draft 2040 General Plan and Draft 
Environmental Impact Report (SCH No. 2021040277) dated May 2023.  The Orosco Group 
applauds the City of Hollister for taking a proactive look at how changing land use, emerging 
industries, technology, retail demand, housing needs, transportation improvements, 
demographic trends, and responsible and managed city growth will be addressed in the coming 
years.   

Wright Thirteen LLC and Felipe Nine LLC have owned a combined 25 acres in the North 
Gateway district of City since 2017 and 2018 respectively, approximately one-quarter of the total 
area within the City Limits designated North Gateway Commercial (NG) as depicted on Exhibit 
A-1.  During that time we have pursued development strategies that are intended to realize the
vision of the City�s General Plan and Zoning Code.  During the same period of time we have
observed a changing opportunity set that reduced demand for certain approved uses and
increased demand for uses that are either very similar to the existing approved uses in the
North Gateway Zone or consistent with certain rezoning that is proposed by the current draft
2040 GP update.

Comment #1: 

Towards the goal of advancing immediate economic development opportunities for the City and 
our 25 acres, as well as the 16 acres owned by our neighbor and affiliate Hollister-Forever 16 
LLC (which property is presently within the County but proposed for annexation) as depicted in 
Exhibit A-2: we would encourage you to please consider amending allowable uses within the 
North Gateway zoning to include the following complementary uses: 

1) Research & Development

2) Creative / Flex Office / Maker Space

3) Life Sciences related facilities (including but not limited to, Sales, Manufacturing,

COMMENT LETTER ORG4 

OROSCO 
GROUP 

ORG4-1 

ORG4-2 



2 

Fulfillment, Service, Logistics, Warehouse, Wholesaling and Distribution) 

4) E-Commerce related facilities (including but not limited to, Sales, Manufacturing,

Fulfillment, Service, Logistics, Warehouse, Wholesaling and Distribution)

5) Robotics related facilities (including but not limited to, Sales, Manufacturing, Fulfillment,

Service, Logistics, Warehouse, Wholesaling and Distribution)

6) Computer, Artificial Intelligence, and Technology related facilities (including but not

limited to, Sales, Manufacturing, Fulfillment, Service, Logistics, Warehouse, Wholesaling

and Distribution)

7) Data Centers and the technological evolution thereof.

All of the above uses are unmentioned in the current zoning code but are consistent with the 
existing spirit and intent of the North Gateway Zone.  In many cases, they are the result of 
technology or trends that did not exist at the time of the last General Plan Update.  The 
allowance of these uses within the North Gateway will foster an attractive entry to the City.  As 
consistent with the prioritized �job creation� in the the North Gateway district, this proposal 
create technically skilled and high paying jobs and attract new and emerging businesses. Given 
that the benefits from access to major transportation corridors.  These uses will reduce traffic 
(commuting), improve air quality (reduced length of trips), and make the City a further desirable 
place to live. 

Comment #2: 

Per Section 3.4.1 North Gateway, the North Gateway includes a triangular area northeast of 
Highway 25 and San Felipe Road north of Downtown that could be developed for automobile 
dealerships. The site has access from Highway 25, and the dealerships would be visible to all 
motorists entering the City. In addition to allowing for automobile dealerships and to reflect the 
transition from combustible to clean air vehicles, we recommend amending the North Gateway 
zoning district allowable uses to include the following uses: 

8) Electrical Vehicles related facilities (including but not limited to, Sales, Manufacturing,

Fulfillment, Service, Logistics, Warehouse, Wholesaling and Distribution)

9) Battery, Solar, & Alternative Energy Related facilities (including but not limited to, Sales,

Manufacturing, Fulfillment, Service, Logistics, Warehouse, Wholesaling and Distribution)

All of the above uses are unmentioned in the current zoning code but are consistent with the 
existing spirit and intent of the North Gateway Zone.  In many cases, they are the result of 
technology or trends that did not exist at the time of the last General Plan Update.  The 
allowance of these uses within the North Gateway will foster an attractive entry to the City.  As 
consistent with the prioritized �job creation� in the the North Gateway district, this proposal 
create technically skilled and high paying jobs and attract new and emerging businesses. Given 
that the benefits from access to major transportation corridors.  These uses will reduce traffic 
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(commuting), improve air quality (reduced length of trips), and make the City a further desirable 
place to live.Comment #3: 

Comment #3: 

As depicted on Figure LU-2 Land Use Map (Exhibit A1 and A2), the northern partition of the 
North Gateway land use includes multiple parcels without direct frontage on the two intended 
City �entry boulevards�, as well as parcels that have frontage but excessive depth not conducive 
to the allowable zoning uses, or parcels mid-block between the two �entry boulevards�.  Hard 
corners at the intersection of most roads within in the North Gateway Zone have already been 
developed with uses currently permitted within the zone.  Further, a number of the existing retail 
approved uses within the NG zone are disconnected with current market demand as well as the 
priority of supporting the vibrancy of the City�s downtown and existing commercial centers.  To 
avoid creating �dead zones� additional uses should be added to the list of allowed uses within 
the North Gateway Zone that are prepresently permitted in other zones, but also consistent with 
the spirit, intent and other uses already permitted within the NG zone: 

10) Professional Offices

11) Convenience Store

12) Food Products / Food Processing

13) Pharmaceuticals

14) Repair and Maintenance - Consumer Products

15) Equipment Sales, Services, Rental

16) Food and Beverage Sales

17) Health / Fitness Clubs (Recreation)

18) Storage, Personal Storage Facilities

Comment #4: 

Figure LU-2 Land Use Map (Exhibit A1 and A2) depicts multiple parcels to the east of the 
Highway 25 and San Felipe Road intersection as High Density Residential that bisects the North 
Gateway zoning to the north, south and partial east.  Multiple parcels on the south side of N 
Chappell and the parcel on the northeast corner of San Felipe and N Chappell are also 
identified in Figure LU-2 Land Use Map as High Density Residential.  Given the State�s housing 
crisis and the need for residents to activate commercial uses, reduce vehicle trips / traffic 
congestion, and reduce the impact to air quality, we request High Density Residential zoning 
continue to our Felipe Nine LLC parcel, the existing group of legal non-conforming residential 
parcels, and the CALTRANS yard on the north side of N Chappell which are all immediately 
adjacent to identified High Density Residential zoning areas and lack any frontage on San 
Felipe making them viable for NG uses (See Exhibit A3).  As an alternative to modifying the 
zoning, we request the City implement an overlay district that allows for High Density 
Residential within the NG zone.  
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Comment #5:   

The EIR under the utilities section discusses stormwater.  The City has recently pushed 
developers to implement underground stormwater retention / detention facilities that are 
extremely costly and have their own set of engineering issues.  The EIR references the use of 
drainage ponds / on-grade detention / treatment facilities.  We strongly encourage the City to 
allow the developer to decide which type of stormwater system is appropriate in complying with 
the stormwater codes while also being complementary to the project instead of a one type fits 
prescriptive approach.  On-grade drainage pods and detention systems along with bioswales 
can be seamlessly integrated into landscape solutions and help reduce the excessive 
construction required (air quality impact), off-haul of spoils (more construction trip generation 
and air quality impacts), that underground systems generate. 

Comment #9: 

The EIR under the utilities section discusses electrical and gas services.  It does not appear the 
EIR authors are aware of the current lack of infrastructure and extensive service deficiencies 
PG&E has in providing electric and gas service to the norther part of the City of Hollister.  
Developers in northern part of Hollister have had to delay projects for over three (3) years due 
to the lack of available electric service.  PG&E appears to be starting to investigate option for 
new substation and transmission lines but the timing and final implementation remain 
undetermined.    

We look forward to continuing our engagement with the City of Hollister�s General Plan update 
process and will continue to respond to your request for input. Thank you for being responsive 
to all the input you are receiving from community members including residents, customers, 
business partners, employees, and property owners.

Sincerely, 

Matt Nohr 
Orosco Group & Associates 

Cc: Patrick Orosco porosco@oroscogroup.com
Chris Orosco corosco@oroscogroup.com

 Geary Coats coatsconsulting@gmail.com 
 Christy Hopper Christine.hopper@hollister.ca.gov
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Exhibit A1 - Figure LU-2 Land Use Map 
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Exhibit A2 - Figure LU-2 Land Use Map 
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Exhibit A3 - Proposed High Density Multi-family Residential Rezone or Overlay District 

REQ,U£Sl'EDTOBE REZOMID 
TO HIGH DENSITY MUllJ.. 

OVfRlAY DISTRIC'fTHAT 
AU.OWS FOR HIGH DENSITY 
RESIDENTIAL WITHIN THE NG 
ZONE 

LOCATION Of THE fEUPE NI.NE 

llC PROPERTY 
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From: Carey Stone 
To: Terri McCracken
Subject: FW: Groundwater Supply-Hollister GP Update Comment 
Date: Tuesday, May 30, 2023 4:45:01 PM 

The 2020 GP claims groundwater overdraft for Hollister has been eliminated by the SBCWD. 
Growth is dependent upon secure and long-lasting water supplies, and 73% of current Hollister 
water supply comes from groundwater. 
Is the 2020 GP claim regarding groundwater supply as managed by SBCWD still accurate? 
Are any wells currently or historically showing signs of overdraft? 
How much groundwater is going to be available to Hollister over the next 20-50 years? 

  Is long-term groundwater use analyzed and included in the climate adaptation section of the GP 
update? 

Is the future status of water from the CVP included in long term hydrologic and climate change 
sections of the GP update? 

Please confirm you’ve received these GP update comments. 

Jim Safranek 
8317137868 

Sent from my iPad 
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From: Christine Hopper
To: Alexander Sywak
Subject: RE: City VMT policy
Date: Friday, June 16, 2023 9:09:33 AM
Attachments: image001.png

Mr. Sywak,

I am forwarding your email to the General Plan team so that they can add it to the list of questions received on the General
Plan. All comments are being documented and will be addressed in a consolidated document.

Thank you for your interest and participation in the process.

Christy Hopper

From: Alexander Sywak [mailto:alex.sywak@gmail.com] 
Sent: Friday, June 16, 2023 8:00 AM
To: Christine Hopper <christine.hopper@hollister.ca.gov>
Cc: Jennifer P. Thompson <jthompson@lozanosmith.com>; Ingrid Sywak <ingrid.sywak@gmail.com>; Planning Dept
<planning@hollister.ca.gov>; David Mirrione <david.mirrione@hollister.ca.gov>; Carol Lenoir <lbnricky@yahoo.com>; David
Huboi <huboi@huboi.com>; Steven Belong <steve.belong@dc16sj.org>; Kevin Henderson <getkevinh@gmail.com>; Luke
Corona <muledeer54@gmail.com>; David Early <dearly@placeworks.com>; Carey Stone <cstone@placeworks.com>
Subject: City VMT policy

Dear Ms. Hopper,  The PC is reviewing the EIR next Thursday.  An important component is the City's
Transportation and VMT policy. 

Figure 4.16-2 references:  Source: Kimley Horn, 2020. PlaceWorks, 2023.   Kindly provide the link,  or .pdf?

Page 18, Section 4.16, footnote 6, references  City of Hollister. 2023. DRAFT SB 743 Implementation
Guidelines, March 14.  Kindly provide the link,  or .pdf?

You may know the City of San Jose next Tuesday will amend their VMT policy adopted February, 2018. 
One of their VMT mitigations is project density.  In essence, if a proposed project density is double the 1/2
mile areage density, the project can be presumed to reduce its designated VMT by 30%.  Have attached
the page reference from CSJ's Transportation Handbook and the cited 2002 study.  Does the City of
Hollister intend to include an equivalent mitigation as CSJ is adopting?

Thank you for providing the above info requests,

Ingrid and Alex Sywak

COMMENT LETTER PUB2 

er., De:1''.Elopment Set"l'ice,s. Director 

at:yo· Hoaister Deve'lopmentService.s Department 
339 Fifth S.t reetr Ho[lister, CA 95023 

P {83 l 636-4360 Ext .. 1221 
E c:hristiae.hopp&@holl ister-.G:1.l§;P'l 

Holl ister _,c;i_gov 

I PUB2-1 

I PUB2-2 

PUB2-3 

!PUB2-4 






