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1.0 
Introduction 

1.1 Purpose for Preparing the EIR 
The City of Gilroy (City) acting as the lead agency, has determined that the 2480 & 2740 Hecker 
Pass Subdivision (AS 23-19 & TM 23-03) (hereinafter “proposed project”) could result in significant 
adverse environmental impacts and has required that an environmental impact report (EIR) be 
prepared to evaluate these potentially significant adverse environmental impacts. 

This EIR has been prepared in compliance with the California Environmental Quality Act (CEQA) 
of 1970, as amended, to inform public decision makers and their constituents of the environmental 
impacts of the proposed project. In accordance with CEQA guidelines, this report describes adverse 
environmental impacts generated by the proposed project and suggests measures for mitigating 
significant adverse environmental impacts resulting from the proposed project. 

1.2 Methodology 
General 
This EIR has been prepared by EMC Planning Group in accordance with CEQA and its 
implementing guidelines, using an interdisciplinary approach. The City has the discretionary 
authority to review and approve the proposed project. This EIR is an informational document that 
is intended to inform the decision makers and their constituents, as well as responsible and trustee 
agencies of the environmental impacts of the proposed project and to identify feasible mitigation 
measures that would avoid or reduce the severity of the impacts. The lead agency is required to 
consider the information contained in this EIR prior to taking any discretionary action to approve 
the proposed project. 

This EIR has been prepared using available information from private and public sources noted 
herein, as well as information generated through field investigation by EMC Planning Group and 
other technical experts. 

The purpose of an EIR is to identify a project’s significant environmental effects, to indicate the 
manner in which those significant effects can be mitigated or avoided, and to identify alternatives to 
the proposed project.  
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An EIR is an objective public disclosure document that takes no position on the merits of the 
proposed project. Therefore, the findings of this EIR do not advocate a position “for” or “against” 
the proposed project. Instead, the EIR provides information on which decisions about the proposed 
project can be based. This EIR has been prepared according to professional standards and in 
conformance with legal requirements. 

Emphasis 
This draft EIR focuses on the significant effects on the environment in accordance with CEQA 
Guidelines section 15143. The significant effects are discussed with emphasis in proportion to their 
severity and probability of occurrence. 

Forecasting 
In accordance with CEQA Guidelines section 15144, preparing this draft EIR necessarily involved 
some degree of forecasting. While foreseeing the unforeseeable is not possible, the report preparers 
and technical experts used best available efforts to find out and disclose all that it reasonably can. 

Speculation 
If, after thorough investigation, the report preparers in consultation with the lead agency determined 
that a particular impact is too speculative for evaluation, the conclusion is noted and the issue is not 
discussed further (CEQA Guidelines section 15145). 

Degree of Specificity 
In accordance with CEQA Guidelines section 15146, the degree of specificity in this draft EIR 
corresponds to the degree of specificity involved in the proposed project. 

Technical Detail 
The information contained in this draft EIR includes summarized technical data, maps, plans, 
diagrams, and similar relevant information sufficient to permit full assessment of significant 
environmental impacts by reviewing agencies and members of the public, pursuant to CEQA 
Guidelines section 15147. Placement of highly technical and specialized analysis and data is included 
as appendices to the main body of the draft EIR.  

Citation 
In accordance with CEQA Guidelines section 15148, preparation of this draft EIR was dependent 
upon information from many sources, including engineering reports and scientific documents 
relating to environmental features. If the document was prepared specifically for the proposed 
project, the document is included in the technical appendices discussed above. Documents that were 
not prepared specifically for the proposed project, but contain information relevant to the 
environmental analysis of the proposed project, are cited but not included in this draft EIR. This 
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draft EIR cites all documents used in its preparation including, where appropriate, the page and 
section number of any technical reports that were used as the basis for any statements in the draft 
EIR. 

1.3 EIR Process 
There are several steps required in an EIR process. The major steps are briefly discussed below. 

Notice of Preparation 
CEQA Guidelines section 15082 describes the purpose, content and process for preparing, 
circulating and facilitating early public and public agency input on the scope of an EIR. CEQA 
Guidelines section 15375 defines a notice of preparation as: 

…a brief notice sent by the Lead Agency to notify the Responsible Agencies, 
Trustee Agencies, the Office of Planning and Research, and involved federal 
agencies that the Lead Agency plans to prepare an EIR for the project. The 
purpose of the notice is to solicit guidance from those agencies as to the scope 
and content of the environmental information to be included in the EIR. 

A notice of preparation was prepared for the proposed project and circulated for 30 days from 
January 10, 2025 to February 10, 2025, as required by CEQA. Written responses to the NOP were 
received from the following: 

1. Lorelei Alli, representative of Amah Mutsun Tribal Band of San Juan Bautista, comment letter 
sent via e-mail to City staff, dated January 10, 2025; 

2. Paul Nadeau, Director of Facilities Planning & Management, Gilroy Unified School District, e-
mail to City staff, dated January 10, 2025; 

3. Matthew Lin, Cultural Resources Analyst, Native American Heritage Commission (NAHC), 
comment letter received via State Clearinghouse, dated January 14, 2025; 

4. Monique Wilber, Conservation Program Support Supervisor, California Department of 
Conversation (DOC), Division of Land Resource Protection, comment letter received via e-mail 
to City staff, dated January 16, 2025; 

5. Laraine Spencer, Gilroy resident, e-mail to City staff, dated January 17, 2025; 

6. Ayeh Khajouei, Ph.D., AICP, PTP, County of Santa Clara Roads and Airport Department, 
comment letter received via e-mail to City staff, dated January 23, 2025; 

7. Connie Rogers, President, Gilroy Historical Society/Chair of Gilroy Growing Smarter, e-mail to 
City staff, dated January 26, 2025; 

8. Carolyn Tognetti, Gilroy resident, e-mail to City staff, dated February 3, 2025; 

9. Gilroy Bicycle Pedestrian Advisory Committee (Gilroy BPAC), comment letter sent via e-mail to 
City staff, dated February 6, 2025; 
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10. Laraine Spencer, Gilroy resident, three separate e-mails sent to City staff, dated February 6, 
2025; 

11. Carolyn Tognetti, Gilroy resident, two separate e-mails to City staff, dated February 8, 2025; 

12. Llisel Ayon, Acting Branch Chief, Local Development Review, Office of Regional and 
Community Planner, California Department of Transportation (Caltrans) (District 4), comment 
letter sent via e-mail to City staff and received via State Clearinghouse, dated February 10, 2025; 
and 

13. Raihan Saleh, Assistant Engineer – Civil, Community Projects Review Unit, Santa Clara Valley 
Water District (Valley Water), comment letter sent via e-mail to City staff, dated February 11, 
2025. 

The notice of preparation, as well as comments received from agencies, organizations, and private 
individuals are included in Appendix A. 

As part of the early consultation process and pursuant to CEQA Guidelines section 15082(c)(1) 
regarding projects of statewide importance and section 15083 regarding early public consultation, a 
scoping meeting was held at the Gilroy City Hall Council Chambers on Thursday, January 23, 2025 
at 6:00 P.M. At least 14 members of the public, including two current or former planning 
commissioners, attended the scoping meeting. Topics discussed during the meeting include visual 
impacts, agricultural preservation, noise, traffic/circulation, emergency ingress/egress, SB 
330/Builder’s Remedy, land use/zoning compatibility, flooding, impacts to schools, wildfire, historic 
resources, biological resources, and special-status species. Verbal responses and concerns during the 
scoping meeting include following: 

1. Joan Lewis, Planning Commissioner: Hecker Pass Specific Plan, elimination of agricultural land, 
visual impacts, rural character. 

2. Laraine Spencer, Gilroy resident: Builder’s Remedy, land use, traffic/circulation. 

3. Gilroy resident 1: Traffic/circulation, noise. 

4. Gilroy resident 2: Traffic/circulation, wildfire, emergency ingress/egress, zoning. 

5. Gilroy resident 3: Scale of development, rural character. 

6. Gilroy resident 4: Visual impacts, wildfire. 

7. Gilroy resident 5: Traffic/circulation, safety, habitat preserve, heritage trees. 

8. Bette Thomas, Gilroy resident: Rural character/jewel of Gilroy, heritage trees, 
traffic/circulation, safety. 

9. Barbara Bohligan, Gilroy resident: Public services and retail, agricultural land, historic character, 
SB 330/Builder’s Remedy, parking, wildfire, traffic/circulation. 

10. Gilroy resident 6: Open space, historic resources. 

11. Loreen Dow, Gilroy resident: Development density, clustering, traffic/circulation. 
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12. Gilroy resident 7: Traffic/circulation, safety. 

13. Gilroy resident 8: Visual impacts, school impacts, lighting, traffic/circulation, safety. 

14. Annedore Kushner, Planning Commissioner: Unavoidable impacts. 

15. Gilroy resident 9: Flooding. 

16. Gilroy resident 10: California red-legged frog and California tiger salamander. 

This EIR will address comments pertaining to environmental impacts of the project. Comments not 
concerning environmental impacts will not be addressed in this document. 

Draft EIR 
Contents 

This EIR is an informational document which will inform public agency decision makers and the 
public generally of the significant environmental effect of a project, identify possible ways to 
minimize the significant effects, and describe reasonable alternatives to the project. The public 
agency is required to consider the information in the EIR along with other information which may 
be presented to the agency. CEQA Guidelines Article 9 requires a draft EIR contain the following 
information: 

�ƒ Table of Contents; 

�ƒ Summary; 

�ƒ Project Description; 

�ƒ Environmental Setting; 

�ƒ Consideration and Discussion of Environmental Impacts; 

�ƒ Consideration and Discussion of Mitigation Measures Proposed to Minimize Significant Effects; 

�ƒ Consideration and Discussion of Alternatives to the Proposed Project; 

�ƒ Effects not found to be Significant; 

�ƒ Organization and Persons Consulted; and 

�ƒ Discussion of Cumulative Impacts. 

The detailed contents of this draft EIR are outlined in the table of contents. 

Public Review 

This draft EIR will be circulated for a 45-day public review period. All comments addressing 

environmental issues received on the draft EIR will be addressed in the final EIR. CEQA Guidelines 

section 15204(a) states that in reviewing a draft EIR, persons and public agencies should focus on 

the sufficiency of the document in identifying and analyzing the possible impacts on the 

environment and ways in which the significant effects of the project might be avoided or mitigated. 
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Comments are most helpful when they suggest additional specific alternatives or mitigation 

measures that would provide better ways to avoid or mitigate the significant environmental effects. 

At the same time, reviewers should be aware that the adequacy of an EIR is determined in terms of 

what is reasonably feasible, in light of factors such as the magnitude of the project at issue, the 

severity of its likely environmental impacts, and the geographic scope of the project. CEQA does 

not require a lead agency to conduct every test or perform all research, study, and experimentation 

recommended or demanded by commenters.  

CEQA Guidelines section 15204(c) states that reviewers should explain the basis for their 

comments, and should submit data or references offering facts, reasonable assumptions based on 

facts, or expert opinion supported by facts in support of the comments. Pursuant to section 15064, 

an effect shall not be considered significant in the absence of substantial evidence. 

Final EIR 
Contents 

In accordance with CEQA Guidelines section 15132, the final EIR will provide the following:  

�ƒ List of persons, organizations, and public agencies commenting on the draft EIR; 

�ƒ Comments received on the draft EIR; 

�ƒ Responses to significant environmental points raised in comments; and 

�ƒ Revisions that may be necessary to the draft EIR based upon the comments and responses. 

According to CEQA Guidelines section 15204(a), when responding to comments, lead agencies 

need only respond to significant environmental issues and do not need to provide all information 

requested by reviewers, as long as a good faith effort at full disclosure is made in the EIR. The final 

EIR and the draft EIR will constitute the entire EIR. 

Certification 

CEQA Guidelines section 15088 requires the lead agency to provide a written proposed response to 

a public agency on comments made by that public agency at least 10 days prior to certifying an EIR. 

CEQA Guidelines section 15090 requires lead agencies to certify the final EIR prior to approving a 

project. The lead agency shall certify that the final EIR has been completed in compliance with 

CEQA, the final EIR was presented to the decision-making body of the lead agency and that the 

decision-making body reviewed and considered the information contained in the final EIR prior to 

approving the project, and that the final EIR reflects the lead agency’s independent judgment and 

analysis. 
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1.4 Terminology 
Characterization of Impacts 
This EIR uses the following terminology to denote the significance of environmental impacts. 

No Impact 

“No impact” means that no change from existing conditions is expected to occur. 

Adverse Impacts 

A “less-than-significant impact” is an adverse impact, but would not cause a substantial adverse 
change in the physical environment, and no mitigation is required. 

A “significant impact” or “potentially significant impact” would, or would potentially, cause a 
substantial adverse change in the physical environment, and mitigation is required. 

A “less-than-significant impact with implementation of mitigation measures” means that the impact 
would cause no substantial adverse change in the physical environment if identified mitigation 
measures are implemented. 

A “significant and unavoidable impact” would cause a substantial change in the physical 
environment and cannot be avoided if the project is implemented; mitigation may be recommended, 
but will not reduce the impact to less-than-significant levels. 

Abbreviations and Acronyms 
AFY  Acre Feet per Year 

AB  Assembly Bill 

APN  Assessor’s Parcel Number 

CBC  California Building Code 

CalRecycle California Department of Resources Recycling and Recovery 

CalEEMod California Emissions Estimator Model 

CEQA  California Environmental Quality Act 

CO�•  Carbon Dioxide 

CO�•e  Carbon Dioxide Equivalent  

DTSC  Department of Toxic Substances Control 

DPM  Diesel Particulate Matter 
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EIR  Environmental Impact Report 

FHSZ  Fire Hazard Severity Zone 

FMMP  Farmland Mapping and Monitoring Program 

FCC  Federal Communications Commission 

GPM  Gallons per Minute 

HPSP  Hecker Pass Specific Plan 

LESA  Land Evaluation and Site Assessment 

LRA  Local Responsibility Area 

MTCO�•e Metric Tons Carbon Dioxide Equivalent 

NRHP  National Register of Historic Places 

NPDES National Pollutant Discharge Elimination System 

NOP  Notice of Preparation 

NOX  Nitrogen Oxides 

PM 2.5/PM 10 Particulate Matter 

PSI  Pounds per Square Inch 

ROG  Reactive Organic Gases 

RCRA  Resource Conservation and Recovery Act 

SB  Senate Bill 

SCRWA South County Regional Wastewater Authority 

SRA  State Responsibility Area 

TMDL  Total Maximum Daily Load 

TAC  Toxic Air Contaminant 

UWMP  Urban Water Management Plan 

VMT  Vehicle Miles Traveled 

VTA  Valley Transportation Authority 
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2.0 
Summary 

2.1 CEQA Requirements 
CEQA Guidelines Section 15123 requires an EIR to contain a brief summary of the proposed 
project and its consequences. This section includes a brief summary of the project description. 
Detailed project description information, including figures illustrating the project location and 
components, is included in Section 4.0, Project Description. 

This summary also identifies each significant effect and the proposed mitigation measures and 
alternatives to reduce or avoid that effect; areas of controversy known to the lead agency; and issues 
to be resolved, including the choice among alternatives and whether or how to mitigate the 
significant effects. 

2.2 Summary of the Proposed Project 
The 2480 & 2740 Hecker Pass Subdivision (AS 23-19 & TM-23-03) (“proposed project” or 
“project”) is located at 2480 & 2740 Hecker Pass Highway (“project site”) in the City of Gilroy. The 
proposed project consists of development of 116 single-family homes, including a total of nine 
extremely low-income units in Gilroy. 

The purpose of the project is to develop low-density, affordable and market-rate single-family 
homes; provide a new circulation system within the subdivision; provide adequate private and public 
open space; and create enhanced tree landscaping along Hecker Pass Highway. The proposed 
project would include a vesting tentative map to subdivide the project site to accommodate 
116 residential lots for construction of 107 market-rate single-family residential units and nine 
extremely low-income single-family residential units. 

The proposed project has been submitted to the City of Gilroy as a “Builder’s Remedy 2.0” project 
under the Housing Accountability Act (Government Code Section 65589.5). As noted in Section 
3.3, Plan Inconsistencies, the project does not align with the land use designations, zoning, or several 
goals and policies of the Hecker Pass Specific Plan, nor with related provisions of the Gilroy 2040 
General Plan. Typically, such a project would need to comply with the specific plan and zoning or 
obtain legislative amendments before review and approval. However, the applicant has invoked the 
Builder's Remedy provisions of state housing law to proceed despite these inconsistencies. 
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2.3 Summary of Significant Impacts and Mitigation Measures 
The proposed project would result in significant or potentially significant impacts. Each significant 
impact is identified in Table 2-1, Summary of Significant Impacts and Mitigation Measures, 
beginning on the following page. The table lists each significant impact by topic area, mitigation 
measures to avoid or substantially minimize each impact, and the level of significance of each impact 
after implementation of the mitigation measures. Less-than-significant impacts are not included in 
the summary table. 

2.4 Summary of Alternatives 
This EIR evaluates the environmental impacts of the four project alternatives: a “No Project/No 
Development” alternative, a “Project Consistent with Hecker Pass Specific Plan” alternative, a 
“Reduced Size/Increased Density” alternative and a “Higher Density” alternative. The impacts of 
each of the alternatives are compared to those of the proposed project in Section 27.0, Alternatives. 

The impacts of each of the four alternatives are compared to those of the proposed project in 
Section 27.0, Alternatives. Section 27.0, Alternatives also includes a discussion of two alternatives 
considered but rejected from further discussion. 

Alternative 1 No Project  
The “no project/no development alternative” assumes no development would occur on the project 
site. The project site would continue to consist of non-native grassland, a 2,595 square foot single-
family home, a 3,870 square foot barn (known as “The Barn at Hoey Ranch” or the “South Hoey 
Barn”), various accessory structures (storage sheds) and vacant/fallow agricultural fields. There 
would be no adverse environmental impacts associated with the no project alternative. 

Alternative 2 Project Consistent with Hecker Pass Specific Plan 
Alternative 
This alternative would be consistent with the Hecker Pass Specific Plan land use designations, 
zoning, and policies. This alternative would include 48,138 square feet of Agri-Tourist Commercial 
and 33 live/work units on 13.75 acres, and no development of the 8.34 acres designated Hecker 
Pass Agriculture. The alternative would result in somewhat lesser adverse environmental impacts 
compared to the proposed project. 
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Table 2-1 Summary of Significant Impacts and Mitigation Measures 

Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

Aesthetics 

Impact 5-1. Block 
Existing Scenic Vistas 
from Hecker Pass 
Highway, Degrade 
Existing Visual 
Character and Quality of 
Public Views of the 
Project Site, and Conflict 
with Applicable Zoning 
and Other Regulations 
Governing Scenic 
Quality 

Significant 
(Project Level and 

Cumulative) 

No mitigations are available for this impact. Significant 

Agricultural Resources 

Impact 6-1. Convert 
5.42 Acres of Prime 
Farmland to Non-
Agricultural Use 

Significant 
(Project Level and 

Cumulative) 

Mitigation Measure 6-1. The applicant shall mitigate the impacts of converting 
5.42 acres of Prime Farmland to non-urban uses by implementing one or a combination 
of the mitigation options included in the City’s Agricultural Mitigation Policy, Section 1.02. 
The applicant shall specify in writing to the City the mitigation option(s) to be 
implemented. The proposed mitigation option(s) are subject to review and approval by 
the City Community Development Department prior to its decision to approve the project. 
At the time of any initial land use application approval, the applicant shall enter into a 
deferred payment or dedication agreement establishing the specific criteria and timing 
for implementing any required mitigation. This deferred agreement shall be recorded 
with the County Recorder’s Office against the proposed project property. All required 
mitigation must be completed prior to final map approval, or if no map is required, no 
later than issuance of the first building permit.  

Significant 

Impact 6-2. Conflict with 
Existing Zoning for 
Agricultural Use by 
Converting 24.3 Acres 
to Non-Agricultural Use 

Significant No mitigations are available for this impact. 

 

 

  

Significant 
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Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

Impact 6-3. Could 
Result in Conversion of 
Other Farmland to Non-
Agricultural Use 

Significant Recommended Mitigation Measure 6-3. The applicant shall mitigate the impacts of 
conflicts between agricultural and non-agricultural land uses by implementing the 
agricultural buffer mitigation included in the Hecker Pass Specific Plan, Policies 3-12 and 
5-12; and the City’s Agricultural Mitigation Policy, Section 1.04. The agricultural 
buffer/transition area shall be constructed by the developer of any land adjacent to 
agricultural uses, subject to approved plans by the City’s Community Development 
Department. This area shall be maintained by the developer according to standards 
approved by the City until the area is dedicated to and accepted by the City or other City 
approved agency at which time they shall be responsible for maintenance. 

Note: The applicant is requesting that the City waive its agricultural buffer requirements 
as part of its State Density Bonus Law waiver allowance. If the waiver is approved, this 
potential impact would be significant and unavoidable 

Significant if Mitigation is 
not Implemented  

Air Quality 

Impact 7-3. Exposure 
Off-Site Sensitive 
Receptors to Toxic Air 
Contaminants During 
Construction 

Significant Mitigation Measure 7-3. The project developer shall ensure that contractor construction 
documents include a requirement that:  

All construction equipment larger than 25 horsepower used at the site for more than two 
continuous days or 20 hours total during the early earth moving phases (e.g., demolition, 
site preparation, grading, and trenching) shall meet U.S. EPA Tier 4 final emission 
standards for PM (PM10 and PM2.5), if feasible. 

If not feasible, alternatively, the applicant shall develop a construction operations plan 
which demonstrates that the construction equipment used on-site would reduce 
construction diesel particulate matter emissions by 15 percent or greater. Elements of 
the plan could include a one or more of the following measures: 

a. Installing electric power lines during early construction phases to avoid use of 
diesel portable equipment;  

b. Using of electrically-powered equipment; 

c. Using electric or propane/natural gas powered forklifts and aerial lifts for exterior 
and interior building construction; 

d. Changing construction build-out plans to lengthen phases; and/or 

e. Implementing building techniques that result in less diesel equipment use. 

Less than Significant with 
Mitigation 

Biological Resources 

Impact 8-2. Potential 
Effects on Special-
Status Wildlife Species 
(Swainson’s Hawk) 

Significant Mitigation Measure 8-2a. Swainson’s Hawk. If work is planned to occur between March 
1 and September 1, a qualified biologist shall survey for nesting Swainson’s hawks 
within a half-mile radius around the project site. Preconstruction surveys for Swainson’s 
hawk should be conducted according to the Swainson’s Hawk Technical Advisory 

Less than Significant with 
Mitigation 
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Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

Committee’s Recommended Timing and Methodology for Swainson’s Hawk Nesting 
Survey in California’s Central Valley. If an active nest is identified within the half-mile 
radius and work cannot be delayed until the nest has fledged or is no longer active, 
California Department of Fish and Wildlife will be consulted for appropriate avoidance 
measures. If an active nest is found, the project proponent must adhere to the following 
mitigation measures:  
a. Swainson’s Hawk Avoidance Buffer. A minimum of ½-mile no-disturbance buffer 

shall be delineated and maintained around each nest during nesting season, 
regardless of whether it was detected by surveys or observed incidentally. These 
buffers would remain in place until the breeding season has ended or until a 
qualified biologist has determined that the birds have fledged and are no longer 
reliant upon the nest or parental care for survival, to prevent nest abandonment and 
other take of Swainson’s hawk as a result of project activities. 

b. Swainson’s Hawk Take Authorization. In the event an active Swainson’s hawk nest 
is detected, and a ½-mile no-disturbance buffer is not feasible, consultation with 
California Department of Fish and Wildlife is warranted to discuss how to implement 
the 9roject and avoid take. If take cannot be avoided, take authorization through the 
acquisition of an Incidental Take Permit, pursuant to Fish and Game Code section 
2081 subdivision (b) is necessary to comply with the California Endangered 
Species Acts. 

c. Swainson’s Hawk Foraging Habitat Mitigation. Compensation for the loss of 
Swainson’s hawk foraging habitat as described in with California Department of 
Fish and Wildlife’s “Staff Report Regarding Mitigation for Impacts to Swainson's 
Hawks” (CDFG 1994) to reduce impacts to foraging habitat to less than significant 
is required as follows: 

1. For projects within one mile of an active nest tree, a minimum of one acre of 
habitat management land for each acre of development is advised. 

2. For projects within five miles of an active nest but greater than one mile, a 
minimum of ¾-acre of habitat management land for each acre of development 
is advised. 

3. For projects within 10 miles of an active nest tree but greater than five miles 
from an active nest tree, a minimum of ½-acre of habitat management land for 
each acre of development is advised. 

 

Mitigation Measure 8-2b. Worker Environmental Training. The project applicant shall 
ensure that a workers’ environmental training shall be performed with the entire 
construction team prior to the start of the project. The training shall address species 
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Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

identification, natural history, local occurrence, and the protection measures 
implemented during the project, including actions to take if a special-status species is 
encountered. All workers who receive the training must sign a certification sheet. Each 
new crew member must receive the environmental training prior to starting work. The 
project applicant(s) shall provide a copy of the certification sheet to the City of Gilroy 
Planning Division to verify that the Worker Environmental Training was implemented 
prior to construction activities. 

Impact 8-3. Potential 
Effects on Special-
Status Wildlife Species 
(Crotch’s Bumble Bee) 

Significant Mitigation Measure 8-3. Crotch’s Bumble Bee. Suitable foraging and nesting habitat for 
Crotch’s bumble bee is present within the project boundary. If Crotch’s bumble bee is 
listed by CDFW prior to project implementation (issuance of a tree removal permit and a 
building permit), one of the following options shall be implemented prior to vegetation 
removal.  

 

Option 1: Seasonal Avoidance 

Clear vegetation and conduct ground-disturbing activities outside of the colony active 
period (April through August) to avoid peak flight season and discourage bumble bees 
from nesting in the project area. 

 

Option 2: Assume presence of Crotch’s bumble bee 

Assume presence and obtain Incidental Take Authorization from the California 
Department of Fish and Game (Section 2081 of the Fish and Game Code). Avoidance 
measures identified in the permit will be implemented. Compensatory mitigation, such as 
land acquisition and habitat restoration or enhancement would be required. 

 

Option 3: Conduct focused surveys for Crotch’s bumble bee 

If seasonal avoidance is not possible, consultation with the California Department of Fish 
and Wildlife should occur at least one year prior to ground disturbance to evaluate 
potential impacts and other feasible avoidance measures, including habitat assessments 
and/or surveys.  

Surveys should occur during the colony active period for the Crotch’s bumble bee (April 
through August) prior to tree removal, vegetation clearance, grading, or the initiation of 
any construction activity in any undeveloped area of the project site, the City shall hire a 
qualified biologist to conduct a pre-construction survey of small mammal burrows and 
thatched/bunch grasses. If the survey results are negative (i.e., no bumble bee activity 
observed), a letter report confirming absence should be prepared and submitted to the 

Less than Significant with 
Mitigation 
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Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

City of Gilroy Planning Division, where it will be kept on file, and no further mitigation is 
required.  

If bumble bee nests are detected and the area can be avoided, a qualified biologist 
should supervise the installation of protective fencing/flagging a minimum of 50 feet 
around the nest area prior to construction and phase vegetation removal, to retain 
patches of floral resources during construction. The fencing/flagging will be checked at 
least once per week by a biological monitor until construction is complete to ensure that 
the protective fencing/flagging remains intact. The qualified biologist can conduct the 
weekly checks or train a biological monitor selected from the construction crew by the 
construction contractor (typically the project foreman) to check the fencing/flagging and 
provide weekly updates. Documentation of the fencing/flagging installation should be 
provided to the City of Gilroy Planning Division prior to the start of ground disturbance 
activities. Documentation of the weekly checks and timely maintenance of 
fencing/flagging (if needed) shall be provided to the City of Gilroy Planning Division 
quarterly during construction. 

If bumble bee nests are detected and the area cannot be avoided, the qualified biologist 
shall coordinate with the California Department of Fish and Wildlife to obtain Incidental 
Take Authorization. Compensatory mitigation, such as land acquisition and habitat 
restoration or enhancement would be required. 

Impact 8-4. Potential 
Adverse Effect on 
Special-Status Bat 
Species (Hoary Bat, 
Pallid Bat, and 
Townsend's Big-eared 
Bat) 

Significant Mitigation Measure 8-4. Special-Status Bat Species. Within 15 days prior to tree 
removal, vegetation clearance, building demolition, grading, or the initiation of any 
construction activity in any area of the project site, the city shall retain a qualified wildlife 
biologist to conduct a habitat assessment for bats and potential roosting sites in trees to 
be removed, in buildings and trees within 50 feet of the construction footprint, and 
surrounding structures situated within 50 feet of disturbance activities by the project. 
Bats potentially roosting on the exteriors of buildings on the project site may be disturbed 
by construction activities. Bats that roost in buildings are usually in structural voids, the 
spaces between the exterior and interior envelopes of a building. Bats enter voids 
through openings on the exterior of buildings. A colony may remain unnoticed unless 
someone sees, hears, or smells them. 
In the event that construction activities are suspended for 15 consecutive days or longer, 
including the time period between development activities at each respective lot or parcel, 
these surveys shall be repeated. These surveys shall include a visual inspection of 
potential roosting features (bats need not be present) and a search for presence of 
guano within the project site, construction access routes, and 50 feet around these 
areas. Cavities, crevices, exfoliating bark, and bark fissures that could provide suitable 
potential nest or roost habitat for bats shall be surveyed. Assumptions can be made on 
what species is present due to observed visual characteristics along with habitat use, or 

Less than Significant with 
Mitigation 
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Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

the bats can be identified to the species level with the use of a bat echolocation detector 
such as an “Anabat” unit. Potential roosting features found during the survey shall be 
flagged or marked. Locations off the site to which access is not available may be 
surveyed from within the site or from public areas. 

If no roosting sites or bats are found, a letter report confirming absence shall be 
submitted by the biologist to the City of Gilroy Planning Division, where it will be kept on 
file, and no further mitigation is required. 

If bats or roosting sites are found, a letter report and supplemental documents shall be 
provided by the biologist to the City of Gilroy Planning Division prior to ground 
disturbance activities and the following monitoring, exclusion, and habitat replacement 
measures shall be implemented. 

a. If bats are found roosting outside of the nursery season (May 1 through October 1), 
they shall be evicted as described under (b) below. If bats are found roosting during 
the nursery season, they shall be monitored to determine if the roost site is a 
maternal roost. This could occur by either visual inspection of the roost bat pups, if 
possible, or by monitoring the roost after the adults leave for the night to listen for 
bat pups. If the roost is determined to not be a maternal roost, then the bats shall 
be evicted as described under (b) below. Because bat pups cannot leave the roost 
until they are mature enough, eviction of a maternal roost cannot occur during the 
nursery season. Therefore, if a maternal roost is present, a 50-foot buffer zone (or 
different size if determined in consultation with the California Department of Fish 
and Wildlife) shall be established around the roosting site within which no 
construction activities including tree removal or structure disturbance shall occur 
until after the nursery season.  

b. If a non-breeding bat hibernaculum is found in a tree or snag scheduled for removal 
or on any structures within 50 feet of project disturbance activities, the individuals 
shall be safely evicted, under the direction of a qualified bat biologist. If pre-
construction surveys determine that there are bats present in any trees or 
structures to be removed, exclusion structures (e.g., one-way doors or similar 
methods) shall be installed by a qualified biologist. The exclusion structures shall 
not be placed until the time of year in which young are able to fly, outside of the 
nursery season. Information on placement of exclusion structures shall be provided 
to the CDFW prior to construction. If needed, other removal methods could include: 
carefully opening the roosting area in a tree or snag by hand to expose the cavity 
and opening doors/windows on structures, or creating openings in walls to allow 
light into the structures. Removal of any trees or snags and disturbance within 50 
feet of any structures shall be conducted no earlier than the following day (i.e., at 
least one night shall be provided between initial roost eviction disturbance and tree 
removal/disturbance activities). This action will allow bats to leave during dark 
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Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

hours, which increases their chance of finding new roosts with a minimum of 
potential predation. 

Impact 8-5. Potential 
Adverse Effect on 
Nesting Migratory Birds 
and Raptors 

Significant Mitigation Measure 8-5. To avoid impacts to nesting birds during the nesting season 
(February 1 through September 15), construction activities that include any tree removal, 
vegetation clearance, or ground disturbance (such as grading or grubbing), shall be 
conducted between September 16 and January 31, which is outside of the bird nesting 
season. If construction activities must commence during the bird nesting season, then a 
qualified biologist shall conduct a pre-construction survey for nesting birds to ensure that 
no nests would be disturbed during project construction.  

a. Two surveys for active nests of such birds shall occur within 10 days prior to start of 
construction, with the second survey conducted within 48 hours prior to start of 
construction. Appropriate minimum survey radius surrounding the work area is 
typically 250 feet for passerines, 500 feet for smaller raptors, and 1,000 feet for 
larger raptors. Surveys shall be conducted at the appropriate times of day to 
observe nesting activities. The city shall submit evidence of completion of the 
preconstruction survey to the City of Gilroy Planning Division, where it will be kept 
on file, prior to initiation of ground disturbing activities. 

b. If the qualified biologist documents active nests at the project site, an appropriate 
buffer between each nest and active construction shall be established. The buffer 
shall be clearly marked and maintained until the young have fledged and are 
foraging independently. Prior to construction, the qualified biologist shall conduct 
baseline monitoring of each nest to characterize “normal” bird behavior and 
establish a buffer distance, which allows the birds to exhibit normal behavior. The 
qualified biologist shall monitor the nesting birds daily during construction activities 
and increase the buffer if birds show signs of unusual or distressed behavior (e.g., 
defensive flights and vocalizations, standing up from a brooding position, and/or 
flying away from the nest). If buffer establishment is not possible, the qualified 
biologist shall have the authority to cease all construction work in the area until the 
young have fledged and the nest is no longer active. This measure shall be 
implemented by the project developer prior to initiation of ground disturbing 
activities. 

Less than Significant with 
Mitigation 
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Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

Impact 8-8. Adverse 
Effect on Protected 
Trees 

Significant Mitigation Measure 8-8. Prior to tree removal, per the recommendations in the Tree 
Inventory, Assessment, and Protection Report, APN #s 810-20-033, 810-20-036, 810-
20-037, Hecker Pass Road, Gilroy, CA (Monarch Consulting Arborists 2025), a tree 
removal permit shall be obtained. Prior to initiation of ground disturbing activities, the 
applicant shall submit evidence of the locations and extent tree protection measures to 
the City of Gilroy Planning Division, where it will be kept on file. 

Less than Significant with 
Mitigation 

Cultural Resources 

Impact 9-1. Potential 
Loss of or Damage to 
Historic and/or Unique 
Archaeological 
Resources During 
Construction 

Significant Mitigation Measure 9-1. Prior to any earth-moving or tree removal activities, the 
developer shall contract with a Native American monitor and an archaeological monitor 
to conduct the following: 

a. Provide cultural sensitivity training for all crews participating in tree removal and 
soil-disturbing activities associated with construction of the project. New crew 
members shall receive the training prior to beginning soil-disturbing activities;  

b. Construction monitoring during all tree removal and soil-disturbing activities 
associated with construction of the project, as well as construction of off-site 
infrastructure improvements; and 

c. Prepare monthly reports to the Planning Division documenting cultural sensitivity 
training and construction monitoring activities and findings. 

Prior to issuance of a building permit, the developer shall provide the City of Gilroy 
Planning Division with evidence of the contract(s) with the Native American monitor and 
an archaeological monitor. 

Prior to issuance of an occupancy permit, the developer shall ensure that the Planning 
Division has the archaeological monitor’s and Native American monitor’s monthly 
reports. 

Less than Significant with 
Mitigation 

Impact 9-2. Demolition 
of the Historic South 
Hoey Barn (The Barn at 
Hoey Ranch) 

Significant 
(Project Level and 

Cumulative) 

Mitigation Measure 9-2a. Retain the South Hoey Barn structure in-situ, and integrate it 
into the proposed housing development, either maintaining its current use as a 
commercial business, or utilizing the structure as a community center for the surrounding 
development. OR 

 

Mitigation Measure 9-2b. Relocate the South Hoey Barn structure within the project site 
and integrate it into the proposed housing development as described above either 
maintaining its current use as a commercial business, or utilizing the structure as a 
community center for the surrounding development. Any proposed new location within 
the subject parcels shall retain its visibility from Hecker Pass Highway. OR 

 

Significant if Mitigation is 
not Implemented 
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Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

Mitigation Measure 9-2c. Relocate the South Hoey Barn across Hecker Pass Highway 
onto the primary Ousley Farm property, and integrate it into the existing historic 
complex. Placement within the Ousley property shall not physically or visually impact the 
other extant elements of this historic resource. 

Greenhouse Gases 

Impact 12-1. Generate 
Greenhouse Gas 
Emissions 

Significant 
(Project Level and 

Cumulative) 

Mitigation Measure 12-1. The project applicant shall incorporate the following GHG 
emissions reduction performance measures into the final project designs and plans: 

a. No permanent natural gas infrastructure shall be permitted; no natural gas shall be 
made available through permanent natural gas infrastructure. The project shall be 
all electric; and  

b. Electric vehicle infrastructure (e.g., elective vehicle parking spaces, charging station 
infrastructure, chargers, etc.) consistent with the CALGreen Tier 2 standards in 
effect at the time building permits are issued shall be included in the project.  

Final plans shall be reviewed by the City of Gilroy Community Development Department 
Director or his/her designee prior to approval of building permits to ensure that these two 
design features are incorporated into the project design. Verification of development 
consistent with the performance standards shall be assured prior to approval of 
occupancy permits. 

Significant 

Impact 12-2. Conflict 
with an Applicable Plan, 
Policy, or Regulation for 
Reducing Greenhouse 
Gases 

Significant 
(Project Level and 

Cumulative) 

See Mitigation Measure 12-1 above.  Significant 

Hazards and Hazardous Materials 

Impact 13-1. Potential 
to Impair or Interfere 
with an Adopted 
Emergency Response 
Plan or Emergency 
Evacuation Plan 

Significant Mitigation Measure 13-1. The applicant shall revise their plans to include the following 
modifications, prior to the approval of subdivision improvement plans: 

a. Remove the existing stop sign along Lone Oak Court at Two Oak Lane (in the 
eastbound direction);  

b. Features such as landscaping, signage, and other physical features, shall be 
designed along the project frontage and at the project site driveways so that they 
do not interfere with the sight distance at the proposed site access points;  

c. Design the turnarounds/culs-de-sac in consultation with the Gilroy Fire Department 
to ensure an adequate turning radius is provided that will allow fire engines to 
complete a U-turn; and.  

Less than Significant with 
Mitigation 
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Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

d. On-street parking shall be prohibited in required turnarounds, per City guidelines on 
fire access roadways and turnarounds shall remain unobstructed at all times. 

Noise 

Impact 15-4. Traffic 
Noise at Project 
Residences 

Significant 
(Project Level and 

Cumulative) 

Mitigation Measure 15-4a. The applicant shall redesign the proposed project to 
incorporate an earthen berm along the northern project site property line at a height of 
six feet relative to the closest building pad elevations to the roadway. This would reduce 
traffic noise exposure within individual backyards by approximately 6 dB, resulting in a 
projected future noise exposure of approximately 57 dB Ldn at the closest residential lots 
along Hecker Pass Highway. 

Additionally, although not allowed by Specific Plan Policy 4-5, a six-foot-high sound wall 
constructed at the same location would also achieve the same above-described noise 
reduction provided by a six-foot earthen berm. Suitable construction materials for an 
effective sound wall would include concrete blocks, masonry, or stucco on both sides of 
a wood or steel stud wall. 

 

Mitigation Measure 15-4b. The applicant shall redesign the proposed project to 
incorporate a minimum setback of 145 feet from the centerline of Hecker Pass Highway. 
This setback would comply with the 60 dB Ldn exterior noise standard. 

 

Mitigation Measure 15-4c. The applicant shall redesign the proposed project to reorient 
the first row of residences proposed along Hecker Pass Highway. The City of Gilroy 
exterior noise level standard of 60 dB Ldn applies to the “outdoor activity area”. The 
exterior noise levels could be mitigated if the orientation of these lots were switched with 
the front of the homes facing the roadway and the home providing noise attenuation to 
the backyard. 

Significant if Mitigation is 
not Implemented 

Transportation 

Impact 17-2. Conflict 
with CEQA Guidelines 
Section 15064.3 by 
Exceeding the 
Applicable Threshold for 
VMT 

Significant 
(Project Level and 

Cumulative) 

Mitigation Measure 17-2. The applicant shall implement the following transportation 
demand management measures to reduce VMT per capita to the extent feasible. 

1. Organize and implement a School Pool Program that matches families in carpools 
for school pick-up and drop-off. The program shall be designed to match parents 
who transport students to public and private schools where students cannot walk or 
bike. 

2. Dedicate space for or provide subsidies to a bike sharing system designed to 
substitute bicycle trips for some driving trips. This measure requires that a bike 
share station is built on site. 

Significant 
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Significant Impact Significance Level 
Without Mitigation 

Mitigation Measure(s) Significance Level 
After Mitigation 

3. Provide subsidies and promotions, as well as dedicated parking spaces, for car 
sharing services such as ZipCar, Car2Go, and GetAround for 100 percent of 
residents of the project to allow residents to have on-demand access to a shared 
fleet of vehicles on an as-needed basis. Car sharing helps support walking, biking, 
carpooling, and transit by providing another means for business/day trips or a 
guaranteed ride home option. 

4. Design and institute a Voluntary Travel Behavior Change Program that targets 
individual resident attitudes and behaviors towards travel and providing tools for 
individuals to analyze and alter their travel behavior. The program can include 
communication campaigns and travel feedback programs, such as travel diaries or 
feedback on calories burned from activities and travel. 

The applicant shall provide plans to the City for each of these measures and 
demonstrate how each will be funded and sustained over time. The plans shall be 
subject to review and approval of the Community Development Director prior to issuance 
of building permits. 

Tribal Cultural Resources 

Impact 18-1. Accidental 
Discovery of Unknown 
Tribal Cultural 
Resources During 
Construction 

Significant Mitigation Measure 9-1 (From Section 9.0, Cultural Resources). Prior to any earth-
moving or tree removal activities, the developer shall contract with a Native American 
monitor and an archaeological monitor to conduct the following: 

d. Provide cultural sensitivity training for all crews participating in tree removal and 
soil-disturbing activities associated with construction of the project. New crew 
members shall receive the training prior to beginning soil-disturbing activities;  

e. Construction monitoring during all tree removal and soil-disturbing activities 
associated with construction of the project, as well as construction of off-site 
infrastructure improvements; and 

f. Prepare monthly reports to the Planning Division documenting cultural sensitivity 
training and construction monitoring activities and findings. 

Prior to issuance of a building permit, the developer shall provide the City of Gilroy 
Planning Division with evidence of the contract(s) with the Native American monitor and 
an archaeological monitor. 

Prior to issuance of an occupancy permit, the developer shall ensure that the Planning 
Division has the archaeological monitor’s and Native American monitor’s monthly 
reports. 

Less than Significant with 
Mitigation 

SOURCE: EMC Planning Group 2026 



 

Section 2.0 Summary 2-14 EMC Planning Group 
2480 & 2740 Hecker Pass Subdivision (AS 23-19 & TM 23-03) Draft EIR August 2026 

Alternative 3 Reduced Size/Increased Density Project Alternative 
This alternative consists of limiting the proposed project to the parcels west of Third Street (APNs 
810-20-033 and 810-20-036), but increasing the density to retain 116 proposed single-family houses 
at a density 12.1 dwelling units per acre. The parcel east of Third Street (APN 810-20-037) would be 
maintained in its current conditions. This alterative was developed to eliminate the significant and 
unavoidable impacts associated with Agriculture (Loss of Prime Farmland and Inconsistency with 
Zoning) and Cultural Resources (Historic South Hoey Barn). The alternative would result in 
somewhat lesser adverse environmental impacts compared to the proposed project.  

Alternative 4 Higher Density Project Alternative 
The Higher Density Project Alternative would construct 269 housing units at a net density of 
17.9 dwelling units per acre, consisting of three-story townhomes and 623 parking stalls. APNs 
810-20-033 and 810-20-036 would include a total of 139 housing units and 322 parking stalls, and 
APN 810-20-037 would include 130 housing units and 307 parking stalls. The townhomes would 
include three floorplans: Plan 5 consisting of 1,861 SF, Plan 6 of 1,877 SF, and Plan 7 of 2,038 SF. 
The 269 housing units of the alternative represents an approximately 132 percent increase in 
housing units compared to the 116 housing units of the proposed project. The existing single-family 
home, South Hoey Barn, and various accessory structures in the project site would be demolished. 
The alternative would result in somewhat greater potential adverse environmental impacts compared 
to the proposed project.  

2.5 Areas of Known Controversy 
CEQA Guidelines section 15123, Summary, requires a discussion of areas of controversy known to 
the lead agency including issues raised by agencies and the public. The City is aware of general public 
concern regarding visual impacts, loss of agricultural land, impacts to biological resources, loss of 
historic resources, project inconsistencies with the Hecker Pass Specific Plan, greenhouse gas 
emissions/vehicle miles traveled, and circulation/transportation impacts as a result of the proposed 
project. Comment letters in response to the notice of preparation were received by members of the 
public and public agencies, and are included in Appendix A. 

2.6 Issues to be Resolved 
CEQA Guidelines Section 15123 requires an EIR summary to discuss issues to be resolved, 
including the choice among alternatives and whether or how to mitigate the significant effects. As 
discussed throughout this EIR, several significant impacts are identified that require implementation 
of mitigation measures if the City decides to approve the proposed project or one of the alternatives. 
The City will be required to consider the analysis in this EIR, and make a decision whether to 
approve the proposed project, or one of the two alternatives discussed and evaluated herein. 
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3.0 
Environmental Setting 

3.1 Regional and Vicinity Setting 
Regional Setting 
The approximately 24.3-acre project site is located off Hecker Pass Highway (2740 and 2480 Hecker 
Pass Road/State Route 152) within the Hecker Pass Specific Plan (revised 2018) and the Hecker Pass 
Special Use zoning district in the City of Gilroy, County of Santa Clara. Figure 3-1, Regional 
Location Map, shows the regional setting of the project site. The specific plan area is located near 
the western city limit along Hecker Pass Highway/State Route 152. State Route 152 is a state 
highway that runs approximately 104 miles west/east from the City of Watsonville (western 
terminus) to State Route 99 southeast of Merced in the Central Valley (eastern terminus). 

As noted in the Hecker Pass Specific Plan, Hecker Pass Highway divides the specific plan area into two 
sections. Areas north of Hecker Pass Highway consists of steep hillsides, most of which cannot be 
developed. The highest elevation is 442 feet above sea level. Some flatter portions exist near Santa 
Teresa Boulevard and near the western boundary of the specific plan area adjacent to the Gilroy 
Municipal Golf Course. The southern portion of the specific plan area consists of flat lands, the 
Uvas Creek floodplain, and the Uvas Creek riparian corridor. The lowest elevation is 203 feet above 
sea level and located near the southeastern portion of the site in Uvas Creek. 

Vicinity Setting 
Surrounding uses and features in the immediate vicinity of the project site include the Hecker Pass 
Roundabout and Hecker Pass Highway (State Route 152) along with the Hecker Pass Highway 
Class I Bike Trail to the immediate north. In addition, a “Agri-Tourist Commercial (AT)” designated 
area across the highway is located to the north; the Gilroy Golf Course to the northwest; rural open 
space to the northeast, active flower growing facilities operated by Syngenta Flowers to the east 
(designated “Agricultural Commercial”), fallow agricultural fields (designated “Hecker Pass 
Agriculture”) to the west; and an existing residential neighborhood (“Hecker Pass West Residential 
Cluster”) bordering Uvas Creek to the south. The project property is also situated adjacent to the 
Hecker Pass Tree Row, a National Register of Historic Places-designated resource consisting of a 
row of Deodar Cedar trees planted to commemorate the completion of Hecker Pass Highway in 
1930. Figure 3-2, Project Site and Surrounding Land Uses, presents an aerial photograph of the 
project site shown along with surrounding land uses. 
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Buildout Status of Specific Plan 
The Hecker Pass Specific Plan (HPSP or specific plan) (last amended in 2018) allows a maximum of 
521 dwelling units. As of June 2025, 483 units have been built or entitled (Erin Freitas, email 
message, June 18, 2025). Table 3-1, Hecker Pass Specific Plan Buildout Status (June 2025), presents 
a breakdown of all projects approved and permitted (as of June 2025) within the Hecker Pass 
Specific Plan area. 

Table 3-1 Hecker Pass Specific Plan Buildout Status (June 2025) 

Tentative Map 
Approval 

Entitlement 
Approval 

Neighborhood 
Name 

Residential 
Cluster (RC) 

Residential 
Units2  

Permits 
Issued 

TM 05-06 7/17/06 Lone Oak Court R-1 Overlay of 
RC West 

6 6 

TM 05-13 1/22/07 Hecker Pass West 
(De Nova)1 

  0 

TM 10-05 5/16/11 Heartland Estates RC East 15 15 

TM 13-02 10/3/13 Hecker Pass East RC East 186 186 

TM 13-09 7/1/14 Hecker Pass West 
(western portion) 
Heartland 
Gardens 

RC West 67 67 

TM 14-04 6/1/15 Heartlands 
(SVCC North) 

RC East 33 33 

TM 15-04 3/21/16 Heartlands West 
(eastern portion) 

RC West 95 95 

TM 17-02 8/6/18 Heartland Triangle RC East 9 9 

TM 18-01 8/6/18 Hecker Pass 
North 

RC North 72 72 

Builders Remedy 
Project  

TM 23-033 

Under Review 
(Proposed 
Project) 

2480 & 2740 
Hecker Pass Rd 

AT and HPA 116 0 

Total    599 
+ 78 Units 

(15% Increase) 

483 

SOURCE: City of Gilroy 2025 
NOTES: 
1. This TM was not built out. This land area was developed as part of TM 15-04 
2. Tentative Map Approved or Under Review 
3. Proposed Project 
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3.2 Project Site Location and Setting 
The project site is located south of Hecker Pass Highway (State Route 152) and consists of three 
parcels, with two vacant parcels (2740 Hecker Pass Highway; APNs 810-20-033, 810-20-036) split 
by Two Oaks Lane. The western two parcels contain mainly non-native grassland, along with 
disturbed, formerly developed, and ornamental areas. Many trees are present on the site most 
notably native coast live oaks (Quercus agrifolia), valley oaks (Quercus lobata), and western sycamores 
(Platanus racemosa).  

The third parcel (2480 Hecker Pass Highway; APN 810-20-037), located east of 3rd Street (also 
known as Autumn Way), contains a 2,595 square foot single-family home, a 3,870 square foot barn 
(known as “The Barn at Hoey Ranch” or the “South Hoey Barn”), various accessory structures 
(storage sheds) and vacant/fallow agricultural fields. An existing unfinished driveway (Hoey Place) 
connects the western portion of the project site with 3rd Street. An existing storm drainage/riparian 
area runs along the southern boundary of the western portion of the project site (along 3rd Street). 
The drainage shifts slightly in a southeast direction, following 3rd Street towards the traffic 
roundabout where 3rd Street meets Grassland Way. According to Archaeological Resource 
Management (ARM), the South Hoey Barn was constructed circa 1900 while the residence and 
cottage were constructed circa 1950. The current subject property makes up a small portion of a 
much larger property originally farmed by the Ousley family starting in the mid-19th century. The 
project site is located south across Hecker Pass Highway from the Ousley House and Farm, a 
historic complex previously evaluated as eligible for the National Register of Historic Resources. 
The Ousley House and Farm were originally recorded as a historic resource in the early 1990s (ARM 
2025). The South Hoey Barn is currently used as a roadside antique store (The Barn at Hoey Ranch) 
which sells assorted vintage furniture, tools, and decorative items for the home and garden (Gilroy 
Dispatch 2016). 

Figure 3-3, 2740 Hecker Pass Highway Site Photographs, includes representative images of project 
site conditions for the westerly half of the project site. Figure 3-4, 2480 Hecker Pass Highway Site 
Photographs, includes representative images of project site conditions for the easterly half of the 
project site. 

General Plan and Zoning Designations 
Hecker Pass Specific Plan (Background) 

The Gilroy City Council adopted the Hecker Pass Specific Plan, Gilroy, California (specific plan or 

HPSP) in January 2005, for which an EIR was prepared and certified. In 2006, the City Council 

adopted the Hecker Pass Special Use District Backbone Infrastructure Master Plan (AS 05-54), for which a 

mitigated negative declaration was prepared and adopted. A development agreement between the 

City of Gilroy and the property owners was executed on February 5, 2007. Since the original specific 

plan was adopted, four amendments to the specific plan have been approved by the City Council. 
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The first amendment eliminated the “east intersection” on Hecker Pass Highway and allowed 

limited transfer of residential units among Residential Cluster (Amendment #1 – 2007). The second 

amendment reduced the Community Facility Designation acreage and increased the acreage and 

number of dwellings in the Residential East Cluster (Amendment #2 – 2008). The third amendment 

changed the remaining land designated Community Facilities to Residential East Cluster 

(Amendment #3 – 2015). A fourth, and most recent, amendment to the specific plan was approved 

by the City Council in August 2018. The amendment included changing the planned standard 

intersection at Hecker Pass Highway and Third Street (Autumn Drive) to a roundabout, the addition 

of a Class I bike path south of the Hecker Pass Highway right-of-way, elimination of two 

transportation-related mitigation measures, and modification of fencing restrictions. 

Project Site Land Use and Zoning 

The project site consists of approximately 13.75 acres designated Agri-Tourist Commercial (AT), 

and approximately 8.34 acres designated Hecker Pass Agriculture (HPA).  

Agri-Tourist Commercial (AT) 

The specific plan (Table 3-1) identifies approximately 17 acres of “Agri-tourist” land uses within the 

423 total acres of the specific plan area (or approximately four percent of the total specific plan 

acreage). The “Agri-tourist” land use designation was not assigned any dwelling units of the 

521 residential total dwelling units allocated within the specific plan area. As defined in Section 3.4.3 

of the specific plan, “Agri-tourist Commercial” land uses are intended for: 

“…only small-scale commercial uses associated with rural tourism, agricultural 
uses and some limited recreational services…Agri-tourist uses may also include 
small-scale commercial uses serving local residents and visitors. Examples of 
such local serving uses include but are not limited to a delicatessen, ‘mom & pop’ 
grocery market, café, bistro, or small coffeehouse. All new commercial uses in 
the Hecker Pass Area are limited to a maximum of 25% gross area building 
coverage, with the exception of lands designated Agritourist Commercial 
Overlay, which are restricted to a maximum of 10% gross area building coverage. 
The remaining area can include agricultural crops, natural landscaping, fuel 
hazard reduction zones, gardens, recreational areas, outdoor event and seating 
areas, tree and plant growing areas, greenhouses, landscaped parking areas and 
driveways, gazebos, patio covers, tents, etc.” (City of Gilroy 2018, page 3-12 to 3-
3-13). 

“Live/work” units, which are defined in the specific plan as units that function as both living 
quarters and work studios for artists or other professionals (Hecker Pass Specific Plan, Table 3-2: 
Agricultural Use Table), are unconditionally permitted for the “Agri-tourist Commercial” land use. 
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