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PREFACE

This document contains both the Master Plan and Environmental Impact Report
for the Morgan Hi1l Business Park which is located between the Monterey
Highway and South Valley Freeway, directly south of Cochrane Road. The
project has been proposed by Wiltron Company of Mountain View, California,
who are planning to expand their manufacturing facilities in Morgan Hill.
Their stated intent is to produce a Business Park oriented toward high tech-
nology companies.

The Master Plan for Land Use and Circulation prepared for Wiltron Company is
included to provide the reader with a thorough understanding of the planning
and development objectives.

The objective of this Draft Environmental Impact Report is to consider the
impacts of the Master Plan in conjunction with an application for rezoning the
property to a PUD District and the proposed construction of improvements.

This Master Environmental Impact Report (EIR) has been prepared to conform to
the California Environmental Quality Act (CEQA) of 1970, and the latest
amendments thereto, and Section 23 of the Environmental Resolution No. 1439 of
the City of Morgan Hill, and as set forth in 14 Cal. Admin. Code 15080.
Included in the amendments is the policy that the purpose of an Environmental
Impact Report is to discuss only the significant effects of a project on the
environment, where effects are defined as significant or substantial. This
Environmental Impact Report, therefore, discusses in detail primarily those
impacts determined to have a potentially significant or substantial adverse
effect. .

The Resources Agency of California has adopted amendments to the Guidelines
for Environmental Impact Reports, which incorporate the recent changes in
CEQA. Included in the amended guidelines (Section 15143(c)) is the provision
that "The discussion of mitigation measures shall distinguish between the
measures which are proposed by project proponents to be included in the
project, and other measures which are not included but could be reasonably
expected to reduce adverse impacts." Accordingly, the mitigation measures
advanced within this Environmental Impact Report are not presently included
in the project by proponents unless otherwise specifically noted. Where
appropriate, this EIR incorporates by reference, documents that are readily
available to the general public, 1in accordance with Section 15149 of the
Guidelines.

CONTENTS

. Master Plan Morgan Hill Business Park Land Use and Circulation pre-
pared by George S. Nolte and Associates, San Jose, California.

. Draft Environmental Impact Report for proposed PUD Zoning and Con-
struction of Improvements Morgan Hill Business Park, prepared by
Creegan & D'Angelo, San Jose, California.
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I. INTRODUCTION

A. PURPOSE

The purpose of this Land Use and Circulation Master Plan is to
define and establish land uses for the Morgan Hill Business
Park, and to detail the physical arrangement and relationships
of those uses. This Master Plan represents an overall guideline
establishing the nature and quality of the site's development.

The general elements of this Master Plan consist of a Land
Use and Circulation Plan, a Phasing Plan, and a Lotting Plan.
This broad framework will be translated into the specifics
of plan implementation and development controls. The focus
of this Master Plan report is to describe the site in its
local/regional context, the planning considerations accounted
for in the master planning process, and the Master Plan proposal
itself. The report will serve as an explanatory text supple-
ment ing the two-dimensional Land Use and Circulation, Lotting,

and Pha51ng Plans.

The report also addresses plan implementation particulars,
including the required public approvals and the specifics of
development controls as contained in the proposed deed restrict-
ions.

B. SITE DESCRIPTION

Situated in northern Morgan Hill, the project site is located on
the south side of Cochrane Road between Monterey Highway and the
Southern Pacific Railroad tracks to the west and the South
Valley Freeway (Hwy. 101) to the east. Total 51te area 1is
approximately 387 acres, constituted in five Assessor's parcels.

The site is within the City of Morgan Hill's Urban Service Area,
although three of the five parcels (lands of Fromm), comprising
some 27 acres adjacent to the Freeway, are not yet annexed to
the City. Figures 1 & 2 graphically illustrate the site's
regional and local geographical context.

C. BACKGROUND

The Worgan Hill Business Park site is a key element in Morgan
Hill's industrial future. Several factors contributing to this
include:

1) its location with respect to the regional trans-
portation network (South Valley Freeway, Monterey
Highway, Southern Pacific Railroad);

2) its location within Morgan Hill, in which Cochrane
Road essentially serves as the City's northern edge and
functions as an important 'gateway' to the City;
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3) 1its being the largest contiguous acreage now under one
ownership within the City's proposed industrial "corri-
dor"; and

4) its proximity to major utility services which have
been extended to the site by the City.

These locational and physical advantages, which make the
site ideal for industrial development, have been long re-
cognized by Morgan Hill officials. Since the City's first
General Plan was adopted in 1968, the property has been de-
signated for a mix of light and heavy industry. According to
Morgan Hill's current Planning Director, perhaps as many as
thirty different development proposals have been made for the
site over the years. However, only one official development
application has ever been considered. That application,
which sought to subdivide a portion of the property, was denied
by the City on the grounds that it would negate the obvious
advantages of having the site develop under one large contiguous
ownership.

Furthermore, being the key industrial site in south Santa Clara
County is especially relevant when considering the current state
of the County's electronics industry. Santa Clara County has
experienced tremendous economic growth over the past twenty
years as a result of a rapidly expanding electronics industry.
In 1960, the County accounted for only 205,000 jobs for its
population of 622,000, and by 1975 the population had grown to
1.1 million with some 502,000 jobs. Most of these jobs were
located in cities of the North County (Palo Alto, Mountain View,
Sunnyvale, Santa Clara) where strong market forces continually
concentrated industrial growth. South County cities became the
"bedroom'" for these North County employees. The result of these
trends has been a severe jobs/housing and fiscal imbalance
between communities of the North and South County.

The growth of the County's electronics industry is expected
to continue. The Santa Clara County Manufacturers Group,
representing manufacturers employing more than 50% of the
County's manufacturing employees, recently surveyed sixty of the
County's largest manufacturers and found that these companies
plan to add 49% more jobs over the next six years. Owing to a
diminishing supply of industrial land in North County, and
the recent articulation of public policies calling for measures
to correct jobs/housing and fiscal imbalances, many of these new
electronic jobs are expected to locate in South County. Also,
considering the relatively_lower South County housing costd and
the presence of a commuting labor force desiring to work closer
to home, it is clear that the Morgan Hill Business Park site is
a logical location for this anticipated growth. The site's
owner/developer, Wiltron Company, recognizes this need and
intends to picneer the shift in electronices jobs tc South County

through development of this site.



D. WILTRON OWNERSHIP

In recognition of these industry location trends, the 387-acre
site was purchased by Wiltron Company, a Mountain View-based
electronics firm. The total site was thus consolidated into a
single ownership. Planning for its own growth needs in advance,
Wiltron intends to occupy the first major building complex in
the new Park. The Company's immediate expansion objective
is to relocate one division to Morgan Hill into some 80,000-
160,000 sq. ft. of floor space.

In addition to electronics industry endeavors, Wiltron has
also been active in business park development; it has developed
quality electronics manufacturing facilities in Palo Alto and in
Mountain View.

One of Wiltron's primary objectives is to retain ownership of as
much of the Morgan Hill Business Park properties as practicable.
This will be accomplished through a build-to-suit and building
lease program. The overriding benefit of such a program is that
Wiltron will retain responsibility for controlling and maintain-
ing the Park's high design standards. The Company does plan to
sell parcels to selected major tenants in order to insure the
Park's development success; however, it is not their intention
to sell to other industrial developers or investors. Since
Wiltron will be the first occupant of the Morgan Hill Business
Park, the City can be assured of the Company's vested interest
in promoting the Park's high caliber design quality.

IT. PLANNING
A. THE PLANNING PROCESS

Upon acquiring control of the site, Wiltron initiated a unique
master planning process. The Company's first step was to
informally solicit ideas from knowledgeable and interested
persons in the area. This was followed by their retaining
consultants to conduct a thorough econoumic analysis, a survey
of engineering and public utility services, and a compre-
hensive traffic study of the site and its environs.

The data obtained from these consultants was translated into a
development concept for the site, detailing land use, circula-
tion, and aesthetic parameters. Wiltron next sponsored a design
competition, inviting four firms to submit a master plan con-
cept. The purpose of the competition was to solicit a wider
range of creative conceptual approaches to the design problem
than could be obtained from a single planning firm. A second
phase of the competition occurred when two of the original four
firms were asked to submit refined planning prcpocsals., As the
competition proceeded, the best ideas of all the entries were
incorporated into Wiltron's design guidelines. After a 4-month
competition process, Wiltron selected one firm to carry out the
final master plan design.































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































