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1 OVERVIEW

1.1 INTRODUCTION

The following Market Analysis Report (Report) provides a summary of demographic and socio-
economic conditions in the City of Morgan Hill as they relate to economic performance, as well as a
high-level analysis of the commercial market, and a Commercial Capacity Assessment for the
Monterey Road Corridor Study Area.

This Report relies on data from national, regional, and local sources such as the U.S. Census, Bureau
of Labor Statistics, Association of Bay Area Governments, Santa Clara County Assessor, the City of
Morgan Hill, and commercial real estate analytics providers (e.g., CoStar, REIS, Colliers International,
etc.). Appendix A, B, and C include detailed and comprehensive data, maps, and calculations that
support the findings in the Report.

1.1.1  PURPOSE

This Report identifies and provides a high-level assessment of economic and market conditions that
will be used to inform the development of options for.zoning along the Monterey Corridor. Options
for zoning will focus on the Mixed Use Flex General Plan Land.Use Designation and integrate
General Plan direction with the market conditions and capacity assessment findings from this
Report. A complete package that includes this Report and the zoning implementation options will be
compiled and presented to the Morgan Hill Planning Commission and City Council for discussion.

1.1.2  TERMS
In this Report, the following terms are used according to the definitions below:

Retail - A building or space that is primarily used to promote, distribute, or sell products and
services to the general public (e.g., clothing store, restaurant, salon, tailor, etc.).
Commercial uses that are not considered as “office” (defined below) are classified as
retail for the purposes of this Report.

Office = A building or space that is principally used to house employees of companies that
produce a product or service primarily for support services such as administration,
accounting, marketing, information, consulting, financial and insurance services,
educational and medical services, and other professional services.

Commercial - Refers to both retail and office as defined above.
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1.1.3  NEXT STEPS

After Planning Commission and City Council provide direction on this Report and zoning
implementation options, the commercial capacity assessment should be refined through a criteria-
driven analysis based on characteristics demanded by retail or office tenants currently and
considering future trends. Those characteristics may include access/circulation (freeway proximity,
left turn only access, etc.), visibility, foot traffic, clustering of like businesses, retail leakage/market
saturation, lot dimensions, utility and infrastructure capacity and condition, existing uses and
utilization, and other physical or operational constraints. The results will guide amendments to the
Zoning Map and Zoning Code to ensure development standards enable and facilitate targeted
commercial uses and desired urban form outcomes within market realities and consistent with the
General Plan's vision to transform Monterey Road into a revitalized mixed-use corridor.

1.2 BACKGROUND

Located in the southern portion of Santa Clara County, Morgan Hill is approximately 30 miles south
of downtown San Jose and 10 miles north of Gilroy. Highway 101 bisects the city, and the community
is served by the Morgan Hill Transit Center, which includes Caltrain services, limited regional bus
service provided by the Valley Transit Authority, and houses many private corporate busses. Morgan
Hill encompasses 13 square miles and has approximately 44,000 residents.

Monterey Road parallels Highway 101, typically at a distance of one mile apart. The Monterey Road
Corridor Study Area is roughly 187 acres (0.3 square miles) and stretches along approximately 4.4
miles of Monterey Road. While the Downtown is located on Monterey Road, it is not included in the
Study Area as it is subject to the Downtown Specific Plan. An inventory of the Study Area, identifying
existing land uses and underutilized parcels is included as Appendix B.
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2 KEY FINDINGS

The following key findings summarize the most important takeaways from this Report:

e Morgan Hill's population is forecast to grow 1.9% per year until 2035 as a reflection of the
City's voter-approved Residential Development Control System (RDCS), which established a
maximum population ceiling of 58,200 residents by 2035. The number of jobs is projected
with a slightly higher grow rate of 2%, suggesting that a larger proportion of Morgan Hill
residents may work in Morgan Hill in the future.

e The retail market appears relatively stable, reflecting existing retail space and
environments, regional competition, changing retail preferences, and e-commerce growth
that has challenged the overall viability of traditional brick-and-mortar stores.

e Morgan Hill experiences sales tax leakage in all economic categories except
Transportation (vehicle sales, service stations, and auto parts and repair). Grocery stores
are also capturing an above-average proportion of sales. The economic segments with the
highest leakage are restaurants and apparel stores.

e Office conditions demonstrate a low activity Morgan Hill office market. Substantial office
construction is occurring in Silicon Valley, which may sustain near term demand; although
some secondary markets with transit hubs'may see interest because of limited land and
cost associated with urban office development.

e Residential is expected to be the most highly favored market sector in Morgan Hill, where
it continues to be an option for Bay Area homebuyers seeking more affordable prices,
primarily for single-family homes.

e _Based on the assumptions and methodology in this Report, even with a stable or modest
floor area ratio (FAR) buildout assumption for the Monterey Corridor, there is more
capacity available than theoretical commercial market demand (215,000 square feet),
leaving at minimum 385,000 square feet for non-commercial uses (e.g., residential, etc.).
This could accommodate roughly 150 to 260 units assuming 1,500 to 2,500 gross square
feet per unit; however, buildout at this modest FAR is unlikely to result in the revitalized
corridor environment envisioned in the General Plan.

e Under a high FAR buildout scenario for the Monterey Corridor, more than one million
square feet could be available for non-commercial uses. This could accommodate roughly
530 to 890 units assuming 1,500 to 2,500 gross square feet per unit.
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3 DEMOGRAPHIC & SOCIO-ECONOMIC DATA

This Section assesses Morgan Hill's demographic and socio-economic characteristics relative to
larger regions (i.e., Santa Clara County and California). The comparative context allows an
understanding of Morgan Hill's unique attributes and potential opportunities or competitive
advantages that may affect the City’'s economic performance over time. It may also provide insight
as to whether existing trends in Morgan Hill may continue or adjust to larger geographic trends.

3.1 POPULATIONS & HOUSEHOLDS

Trends in population and household growth can convey important information about demand for
various land use types, potential consumer spending, and the need for services. Morgan Hill has,
and is expected to continue to, experience stable population and household growth. On average,
Morgan Hill's population grew 1.7% per year between 2000 and 2015 (26.2%) and is forecast to grow
1.9% on average per year from 2015 to 2035 (37.5%).

TABLE 3-1 POPULATION

Population (2000-2035)

Growth Rate Growth Rate

Al 2 A 2000-2015 2015-2035

Morgan Hill | 33,556 37,882 0,331 26.2% 58,200 37.5%

SantaClara | 4 cor coc | q7g1640 | 1,903,209 13.1% 2,337,470 22.8%
County

Calfornia | 33871648 | 3725395 | 38915880 14.9% 15,521,334 17.0%

Source: U.S. Decennial Census, Summary File 1, Table DP-1; California Department of Finance, February 2017; City of
Morgan Hill, Residential Development Control System

The total number of households forecast for Morgan Hill in 2035 is 18,082, which is an average 1.8%
increase per year from 2015 or 238 additional households each year. This represents a slight
increase from past household growth of 1.5% annually between 2000 and 2015, and is higher than
the County's projected growth rate from 2015 to 2035. These growth projections reflect the
constraints of the City's Residential Development Control System (RDCS), which limits the number of
residential allotments available in each year's RDCS competition to 215.
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TABLE 3-2 HOUSEHOLDS

Households (2000-2035)

Morgan Hill 2000 2010 2015 G;:‘(')‘:;hz::;e 2035 62'8‘1";"2::5“
Number of Households 10,855 12,323 13,324 22.8% 18,082 35.7%
Persons Per Household 3.05 3.04 3.15 3.3% 3.09 -1.9%
Santa Clara County Growth Rate Growth Rate
2000-2010 2015-2035
Number of Households 565,363 604,145 | 623,120 10.1% 776,461 24.6%
Persons Per Household 2.92 2.90 3.00 2.7% 2.89 -3.7%
Source: ABAG Projections, 2013; California Department of Finance
Notes:

(1) 2035 number of households calculated by dividing population (Table 3-1) by persons per household (ABAG Projections) and
reducing by a 4% vacancy rate.

The Quantified Housing Objectives outlined in the City’s General Plan Housing Element, identifies
that 13.5% of new housing units available between 2015
and 2023 should be affordable to households with The Theory of Household Production
moderate-income levels or below (i.e., households that views families as both consumers and

earn less than 120% of the County’'s median household prOduce.rTQ’ of gqqu The theory. states
that families efficiently allocate time,

income). Median household income for a 4-person income, and the collection of goods
household in Santa Clara-County is $113,300". Figure F-1 and service to maximize utility (Becker,
in the Housing Element identifies vacant available 1965). Subsequent researchers have
idential i h h he citv th Iq found that as a local economy grows,
residential sites throughout the city that cou oroduction shifts out of households
accommodate these housing needs, including some and into the market (Locay, 1990).

properties along the Monterey Road Corridor.

3.2 <HOUSEHOLD INCOME GROWTH

Household income provides insight into the level of demand for and feasibility of the type of retail,
services, and other businesses within the community as well as an indicator to the community’s
standard of living. Household income is often used by underwriters to assess lending risk in a
community. Median household income in Morgan Hill has increased at a slower rate than was seen
in both Santa Clara County and the State from 2000 to 2015, with an average annual increase of
1.1%. However, Morgan Hill and Santa Clara County’'s median income levels were still more than
$30,000 above the State's median household income in 2015.

" Department of Housing and Community Development, Memorandum - State Income Limits for 2017, June 9,
2017.

CITY OF MORGAN HILL DRAFT MARKET ANALYSIS | DECEMBER 2017 | 5



TABLE 3-3 MEDIAN HOUSEHOLD INCOME

Median Household Income (2000-2015)

2000 2010 2015 % Change 2000-2015
Morgan Hill $81,958 $92,771 $96,051 17.2%
Santa Clara County $74,335 $86,850 $96,310 29.6%
(alifornia $47,493 $60,883 $61,818 30.2%

Source: U.S. Decennial Census, Summary File 3, Table DP-3; American Community Survey 5-year Estimate, Table DP03

Over 48% of Morgan Hill households earn $100,000 or more, and 18% earn $200,000 or more.
Average household income is $126,9862.

3.3 AGE, RACE, & EDUCATION

33.1 AGE

The age composition of a community informs expected spending behavior of residents, provides
insight into demand for service types, and a profile of the labor pool. Morgan Hill is aging. The single
largest gain in population between 2000 and 2015 was among 60 to 64 year olds. In absolute terms,
this group experienced an increase of 1,705 people, growing from just over 3% of the total
population in 2000 to just under 7% in 2015. Between 2000 and- 2015, 25 to 44 year olds lost share
of population while every age group over 45 years gained. In 2015, just over 30% of the population
was between 35 and 54 years old.

FIGURE 3-A AGE COMPOSITION OF MORGAN HILL, 2015

Under 5 years (7%)
5 to 9 years (7%)
10 to 14 years (8%)
m 15 to 19 years (8%)
m 20 to 24 years (6%)
W 25 to 34 years (11%)
35 to 44 years (15%)
45 to 54 years (16%)
H 55 to 59 years (6%
(7%
(
(

)

m 60 to 64 years )
M 65 to 74 years (7%)
)

(

75 to 84 years (3%

m 85 years and over (2%)

2U.S. Census, 2011-2015 American Community Survey 5-year Estimate.
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In 2015, Morgan Hill's median age was roughly one year higher than that of Santa Clara County and
two years higher than that of the State.

TABLE 3-4 REGIONAL AND STATE COMPARISON OF MEDIAN AGE

Regional and State Comparison of Median Age (2015)

Morgan Hill Santa Clara County California
Median Age 37.9 36.8 358

Source: U.S. Census American Community Survey 5-year Estimate, Table S0101

3.3.2  RACE

While the nuances of race and their impacts on the market can be difficult to measure, research has
found that place attachment - an important contributing factor to urban revitalization - is higher in
non-white ethnic populations and homeowners (Brown et al., 2003). Understanding demographic
forces, including race distribution, can help communities better prepare for future opportunities and
challenges. Morgan Hill is less diverse than the County and State: The population is predominantly
White at 67.8%, almost 6% higher than the State and almost 20% higher than the County. The share
of Morgan Hill's population reported as Asian.(9.5%) was also lower than the State (13.7%) and the
County (33.8%).

3.3.3  EDUCATIONAL ATTAINMENT

Education levels are used torassess business investment attractiveness and provide insight on
consumer behavior. Retailers and employers consider education levels in conjunction with incomes
as principal factors in'location decisions.

In Morgan Hill, the number of high school graduates or those with some college, associates degrees,
bachelor's degrees; and graduate or professional degrees all grew in absolute terms between 2010
and 2015. In 2015, almost 39% of the population had a bachelor's degree or higher, roughly the
same as 2010 levels, which is approximately 10% lower than the County.

3.4 EMPLOYMENT

Employment data provides insight into workforce preparedness, as well as trends and opportunities
in business and industry clusters. Morgan Hill's key industries and trends in employment reflects its
proximity to and relationship with Silicon Valley. In 2016, Silicon Valley's employment grew by 45,621
new jobs (3% from the previous year), most of which were concentrated in the fastest growing tech
sectors of biotech, internet, and computer design3. Morgan Hill's existing commute patterns of
employee inflow and outflow, and large number of residents employed in the management,
business, science, and arts occupation category, indicates employment growth largely
commensurate with Silicon Valley.

3 Joint Venture Silicon Valley, Institute for Regional Studies. 2017 Silicon Valley Index (2017).
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3.41  EMPLOYMENT PROJECTION

Employment in Morgan Hill is projected to grow at an average rate of 2% annually, with the number
of jobs rising to 21,549 in 2035. This 64% increase between 2010 and 2035 represents 8,404 jobs,
suggesting that a larger proportion of Morgan Hill residents may work in Morgan Hill in the future.

TABLE 3-5 EMPLOYMENT PROJECTIONS

Employment Projection (2010-2035)

Annualized Growth Rate
2010 LS Growth Rate 2010-2035
Morgan Hill 13,135 21,549 2% 64.0%
Santa Clara County 852,855 1,115,594 1% 31.8%

Source: U.S. Census American Community Survey 5-year Estimate, Table $2301; 2010 Census OnTheMap Area Profile
Analysis for all Jobs, City of Morgan Hill & Santa Clara County

Notes:

(1) Morgan Hill projections calculated using historic annualized job growth rate of 2%, as 2040 ABAG/MTC projection
shows employment gains unrealistically low at 300 jobs from 2010-to 2040.

(2) Santa Clara County projections calculated using annualized growth rate.of 1%, which represents the County’s historic
job growth from 2003 to 2014.

3.4.2 EMPLOYMENT INFLOW/OUTFLOW
Employment inflow and outflow data tracks commute patterns of area residents as they travel from
their home to their place of employment and identifies change in daytime/nighttime populations.

The majority of Morgan Hill's residents, approximately 72%, works outside of the City limits, which is
the same percentage as data collected between 2006 and 20084 °. Morgan Hill residents have an
average commute time of nearly 32 minutes and are overwhelmingly commuting to jobs within
Santa Clara County. Of the jobs reported in Morgan Hill in 2014, almost 82% were filled by people
not living in Morgan Hill. This inflow/outflow pattern results in a lower daytime population than
nighttime population.

The jobs housing ratio measures the relationship between where people work and where they live.
A balanced jobs housing ratio can yield numerous benefits that lead to increased economic and
social vibrancy, including reduced traffic, improved workplace efficiency, lower air pollution
emissions, and a higher quality of life®. Morgan Hill has a jobs to housing ratio of 1.427, showing that

4 City of Morgan Hill, Morgan Hill 2035, Existing Conditions White Paper, Economics (May 16, 2013), pp. I-12.

> However, 2014 Census On The Map data shows approximately 87% of Morgan Hill's residents working outside
of City limits.

6 SCAG, The New Economy and Jobs-Housing Balance in Southern California (April 2001), pp. 19-20. Dr. John
Sullivan, TLNT.

7 Plan Bay Area Jobs Housing Connection Strategy, May 2012, Appendix A. Number of jobs in 2010 = 17,520;
number of households in 2010 = 12,330 (17,520/12,330 = 1.42)
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there is a disconnect between the match of job types and housing available in the community
demonstrated by employment inflow and outflow.

3.43  UNEMPLOYMENT

Despite a reduction in unemployment levels in Santa Clara County between 2010 and 2015,
unemployment in Morgan Hill increased from 7.2% to 8.6% during the same five-year period.
Unemployment at the state level also increased, but by less than 1%. In 2016, Morgan Hill's
unemployment rates dropped to around 4%, which was higher than the County's unemployment
level, but lower than the State?® °.

3.44  EMPLOYMENT BY INDUSTRY AND OCCUPATION

Employment data reflects Morgan Hill's distribution of population into key industry and occupation
categories. The largest industry for Morgan Hill residents is education and health care (17.6%),
followed by manufacturing (15.1%) and professional, scientific, and business services (14%). The
industries that comprise a higher percent share relative to the County are other services, public
administration, and construction. Other services include automobile and equipment repair, dry
cleaners, beauty salons, religious organizations, and.other similar types of services. Almost 12% of
Morgan Hill residents are employed in retail trade, whichisa slightly concentrated cluster compared
to the County.

8 Joint Venture Silicon Valley, Institute for Regional Studies. 2017 Silicon Valley Index (2017); Bureau of Labor
Statistics, Unemployment rate - Not Seasonally Adjusted (2016).

° Retirees, students, and those unable to work (e.g., disabled) are not considered part of the labor force or
factored into unemployment rate calculations.
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FIGURE 3-B MORGAN HILL TOP EMPLOYMENT BY INDUSTRY, 2015

Educational & health care (17.6%)

m Manufacturing (15.1%)

m Professional, scientific management,
administrative & waste management

(14.0%)
m Retail trade (11.9%)

Construction (7.4%)

= Arts, entertainment, recreation,
accommodation, & food services (7.1%)

H Other services, except public
administration (7.0%)

m Finance, insurance, & real estate (6.3%)

Jobs within Morgan Hill, when compared to the County, are more focused towards manufacturing,
retail, and arts, entertainment, and recreation with relatively fewer jobs in education and healthcare,
and professional and scientific services'®. Manufacturing represents the fastest growing industry
sectors in Morgan Hill.

10 City of Morgan Hill, Economic Blueprint (April 7, 2017).
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TABLE 3-6 EMPLOYMENT BY LAND USE AND INDUSTRY CLUSTER

Employment by Land Use & Industry Cluster (2010-2015)

% Change
o0 s o 20g15)
Office/R&D/Industrial
Miscellaneous Manufacturing 671 1,271 89%
Building/Construction/Real Estate 662 961 45%
Semiconductors 597 915 53%
Transportation/Distribution 1174 878 -25%
Business Services 924 836 -10%
Innovation Services 663 693 5%
Industrial Supplies and Services 429 596 39%
Bioscience 458 555 21%
Corporate Offices 545 542 -1%
Electronic Component Manufacturing 421 482 14%
Financial Services 374 340 9%
Software 143 106 -26%
Computer and Communications Hardware Manufacturing 10 64 540%
Retail
Retail/Consumer Services ‘ 3,705 ‘ 4,578 ‘ 24%
Visitor
Visitor (Tourism) | wm | s | o
Other
Civic (Government and Education) 2,212 1,977 -11%
Healthcare 589 649 10%
Other 479 117 -76%
Total Jobs 14,260 15723 10%

Source: City of Morgan Hill Economic Blueprint, Figure 6 (CAA EDD, Quarterly Census of Employment Wages; City of
Morgan Hill; Joint Venture Silicon Valley Industry Cluster Definitions)

The largest occupation category for Morgan Hill residents is management, business, science, and
arts'" (43%), followed by sales and office’? (24.9%). Sales and office occupations also comprise a
higher percent share in Morgan Hill relative to the County. More than 75% of retail trade
occupations are in the sales and office category.

" Examples of management, business, science, and arts occupations include chief executives, computer and
information system managers, accountants, software developers, biomedical engineers, civil engineers,
lawyers, teachers, physicians, and artists.

2 Examples of sales and office occupations include cashiers, sales representatives, administrative assistants,
and postal service clerks,
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TABLE 3-7 EMPLOYMENT BY OCCUPATION

Employment by Occupation (2015)

Morgan Hill Santa Clara County
Occupation Total % of Total % of Shate of >
County | (County)
Jobs Total Jobs Total
Civilian employed population 16 years and over 19,512 N/A 915,619 N/A 2.1% N/A
Management, business, science, and arts 8,380 43.0% 462,714 50.5% 1.8% 0.85
Sales and office 4,854 24.9% 179,238 19.6% 2.7% 1.27
Service 3,099 15.9% 139,416 15.2% 2.2% 1.04
Natural resources, construction, and maintenance 1,636 8.4% 59,477 6.5% 2.8% 1.29
Production, transportation, and material moving 1,543 7.9% 14,774 8.2% 2.1% 0.97

Source: U.S. Census American Community Survey 5-year Estimate, Table DP-03

Note: Location Quotient (LQ) is a metric used to quantify how concentrated a particular industry, cluster, or occupation is in an area
as compared to a larger region. The industries listed with LQ values above 1.0 present a greater concentration of jobs relative to
Santa Clara County.

3.45 WAGES

More than two-thirds of Morgan Hill's residents are in management, business, science, and arts or
sales and office occupations. The median income for management, business, science, and arts
occupations (43% of residents) is $80,180, which is 11.5% lower than the same occupation category
in the County. Sales and office occupations (24.9% of residents) have a median income of $37,267,
which is 6.4% higher than the County.

Median employee salary:in Morgan Hill is $51,444, which is $6,229 below the Santa Clara County’s
median employee salary $57,6733,

3.5 INDUSTRY & OCCUPATIONAL TRENDS

Industry trends illustrate a city or a region’s ability to address where opportunities for expansion
and change in the business'or employment “mix” exist, considering other demographic and socio-
economic data such as household growth, median income, and education levels.

On a percentage basis, the fastest growing industry for Morgan Hill residents was transportation,
warehousing, and utilities, at 87.5% between 2010 and 2015, although this industry represented only
3.6% of Morgan Hill's employed population. Retail trade grew at the second highest rate of 84.6%,
and in absolute terms, no industry added more jobs than the 1,061 retail trade jobs between 2010
and 2015. Unlike Morgan Hill, retail trade grew only 7.5% in the County during the same five-year

13 EconSolutions by HdL, Employment Profile for the City of Morgan Hill, February 28, 2017.
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period. The County experienced the highest growth in the leisure and hospitality industry', at 22%
between 2010 and 2015, while Morgan Hill saw only 6.2% growth.

TABLE 3-8 INDUSTRY TRENDS

Industry Trends (2010-2015)
Industry City of Morgan Hill Santa Clara County

0, 0,
% Change 2010 2015 % Change

00 0B ap10-2015 2010-2015

Civilian employed population 16 years

17,506 19,512 11.5% 813854 | 915619 8.5%
and over
R el 375 703 87.5% 2914 | 25364 10.7%
and utilities
Retail trade 1,254 2315 84.6% 80847 | 86926 75%
Cilnar samiess, Greggipul 1,061 1372 29.3% 35,725 38,809 8.6%

administration

Professional, scientific, and
management, and administrative 2,231 2,724 22.1% 149,441 173,964 16.4%
and waste management services

Finance and insurance, and real

. , 1,058 1,232 16.5% 45,318 43,837 -3.3%
estate and retail and leasing
Information 450 524 16.4% 34,058 39,872 17.1%
Construction 1,286 1,442 12.1% 48,391 47,117 -2.7%
Arts, entertainment, and recreation,
and accommodations, and food 1,313 1,394 6.2% 59,604 72,686 22.0%
services
Wholesale trade 587 592 0.9% 21,396 20,172 -5.7%
Manufacturing 3,071 2,952 -3.9% 166,851 169,787 1.8%
Educationalservies, and health 3,592 3,439 43% 152679 | 169,496 11.0%
care and social assistance
Public administration 902 689 -23.6% 22,150 22,220 0.3%
Agriculture, forestry, fishing and 16 134 58,95 4480 5375 20.0%

hunting, and mining

Source: U.S. Census American Community Survey 5-year Estimate, Table S2403
Note: Census data for industry trends unavailable for the year 2000. Earliest information available is for 2007.

4 The “leisure and hospitality” industry describes arts, entertainment, and recreation, and accommodations,
and food services. Examples include performing arts, spectator sports, museums, art galleries, amusement
centers, restaurants, and bars.
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Service occupations grew the fastest for Morgan Hill residents, at a rate of 72.3% from 2000 to 2015,
and comprise approximately 9% of total employed population. These service occupations are
concentrated primarily in the leisure and hospitality industry (approximately 908 people).

3.6 MAJOR EMPLOYERS

An assessment of major employers illustrates the type of businesses that have chosen to locate in
Morgan Hill and where opportunities for expansion or diversification might exist. While the largest
employer in Morgan Hill is the Morgan Hill Unified School District (730 jobs), the manufacturing
industry employs the most workers through companies such as Anritsu Company, Specialized
Bicycles Components, and Paramit Corporation. The largest retail employers are Safeway Inc. and
Wal-Mart Supercenter.

3.7 CONSUMER EXPENDITURES

Consumer expenditures illustrate changing preferences and spending habits. These trends are

critical when assessing future market potential for businesses or industries. The Bureau of Labor
Statistics tracks consumer expenditure data nationally, and at the metropolitan area level as the
smallest or most focused geography. For.the San Francisco

Metropolitan Statistical Area, the change in household “Consumers are spending more on

spending between 1999 to 2015 for few key categories are eating out, holidays and, to their
chagrin, health care. They are
spending less on clothes, typically the
main offering of department stores
and malls. When shoppers do buy a

listed below:

e Healthcare - 130.8%

e Education - 86.8% dress or jacket, they want a bargain,
e Food away from home - 45.8% an attitude spawned in the recession
e Entertainment — 44.9% and ingrained in the years since. (The

. Economist, 2017).
e Appareland services - (24.6%)

A discussion of consumer spending in.Morgan Hill relative to the region is included in Subsection
4.1:3 (Retail Leakage). Businesses and industries, as always, must adapt to changing consumer
preferences and spending patterns.
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4 COMMERCIAL MARKET ANALYSIS

Data for Morgan Hill's retail, office, and residential markets is identified and analyzed in the context
of regional conditions and larger market trends. Existing market conditions and trends are useful to
forecast potential outlooks for these various market segments, which can inform land use policy and
economic development strategies.

4.1 RETAIL

Outside of Downtown, the retail environment in Morgan Hill is primarily auto-oriented and located
along Highway 101 and other major thoroughfares (e.g., Cochrane Road, Dunne Avenue, Tennant
Avenue, and Monterey Road); however, retail destinations are somewhat scattered throughout the
western portion of Morgan Hill. Eight shopping centers within Morgan Hill comprise approximately
1.3 million square feet of retail space, and major retailers include Target, Home Depot, Wal-Mart, TJ-
Maxx, Ross Dress-for-Less, and others™. Numerous smaller strip centers are situated throughout
the city and comprise much of the retail space along the Monterey Road Corridor. Regional
shopping is available outside of Morgan Hill'in.Gilroy (Premium Outlets) and South San Jose
(Westfield Oakridge Mall), where there are greater densities to support regional retail opportunities.

411 RETAIL DATA

The amount of vacant retail square footage in Morgan Hill has been on the decline since 2013 and is
now below the vacant square footage levels of 2008. Despite decreasing vacancies, retail rents
citywide have only increased moderately since 2008, from $1.70 per square foot per month ($20.40
per square foot per year)in 2008 to $1.90'square foot per month ($22.80 square foot per year) in
2017. An August 27, 2017 LoopNet search (www.LoopNet.com) for retail space in Morgan Hill
returned five retail properties with space available ranging from $1.50 to $2.75 per square foot per
month; median asking price was $2.03 per square foot per month. Recent projects and construction

in Downtown are furnishing new retail'spaces, as reflected in the rents of approximately $3.00 per
square foot'® for new buildings. Downtown is experiencing growth in commercial, hotel, residential,
and mixed-use projects. The current retail vacancy rate is 4.9%, which has been generally declining
since 2013.

15 City of Morgan Hill, Economic Blueprint (April 7, 2017).
16 |bid.
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FIGURE 4-A RETAIL VACANCY AND NNN RENT PER SQUARE FOOT

Retail Vacancy vs. Average NNN Rent

(2006-2017)
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Source: The Concord Group (CoStar, REIS)
Note: NNN (triple net) rent includes property taxes, property insurance, and-common area maintenance in addition to base rent.

Morgan Hill has almost 2.3 million square feet of retail space, and this total square footage has
slightly decreased since 2008; 2017 square footage is approximately 40,000 square feet lower than
2013, representing a 1.7% reduction. However, Downtown Morgan Hill will soon have a net increase
of 20,000 square feet of retail space with developments recently completed or underway. Also,
approved entitlements for new retail space at two lifestyle shopping centers, Cochrane Commons
and the Madrone Village Shopping Center, could increase overall retail square footage, although
construction has not been initiated.

Theonly modest increase in rents with decreasing vacancies are indicative of a relatively stable retail
market, which likely reflects several factors (e.g., existing retail space and environments, regional
competition, changing retail preferences, and e-commerce growth). Increasing median income of
Morgan Hill'residents may/improve opportunities for retail resulting from higher discretionary
income locally; however, this may be abated by the Bay Area’s high cost of living, the City's
Residential Development Control System, and current retail trends (see Subsection 4.1.4 (Retail
Trends), below).
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41.2  SALES TAX
Sales tax is the largest revenue source for the City's General Fund at 25% of revenues'’. Between
2012 and 2016, sales tax revenues rose 16.3% and sales tax per capita increased 5.4%.

TABLE 4-1 SALES TAX PER CAPITA

Sales Tax per Capita (2012 - 2016)

2012 ‘ 2013 2014 2015 2016 % Change 2012-2016
Sales Tax Revenue $6,617,777 | $7,055468 | $7,102,245 | $7,359,251 | $7,694,571 16.3%
Population 39,426 40,463 41,517 42,331 43,484 10.3%
Sales Tax per Capita $167.85 $174.37 $171.07 $173.85 $176.95 5.4%

Source: MuniServices and Claritas, California Department of Finance

Between 2012 and 2016, with a net retail square footage decline of 1.3% and annualized sales tax
revenue increases of more than 3%, sales tax per retail square foot increased 17.8%.

TABLE 4-2 SALES TAX PER RETAIL SQUARE FOOT

Sales Tax per Retail Square Foot (2012 - 2016)

2012 2013 2014 2015 2016 ‘ % Change 2012-2016
Sales Tax Revenue $6,617,777 | $7,055,468 | $7,102,245 | $7,359,251 | $7,694,571 16.3%
Retail Sq. Ft. 2,340,907 | 2332657 | 2329907 | 2319717 | 2,310,268 -1.3%
Sales Tax per Retail Sg. Ft. $2.83 $3.02 $3.05 $3.17 $3.33 17.8%

Source: MuniServices and Claritas, The-Concord Group (CoStar, REIS)

Approximately 9% of Morgan Hill's sales tax is realized from businesses in the Study Area. Over the
last five years, the Study Area has experienced slightly higher growth in sales tax revenue than
Morgan Hill overall.

TABLE 4-3 SALESTAX.CITYWIDE AND STUDY AREA

Sales Tax Citywide and Study Area (2012 - 2016)

Sales Tax Revenue 2012 2013 2014 2015 2016 % Change 2012-2016
Morgan Hill $6,617,777 $7,055,468 $7,102,245 | $7,359,251 | $7,694,571 16.3%

Study Area $592,926 $627,312 $739,104 | $744,858 $693,837 17.0%

Study Area % of 0 . 0 . . .

Citywide Tax Revenue 8.96% 8.89% 10.41% 10.12% 9.02% 0.6%

Source: MuniServices and Claritas, The Concord Group (CoStar, REIS)

7 Ibid.
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4.1.3  RETAIL LEAKAGE

Retail leakage quantitatively examines a community's retail opportunities. It is a guide to indicate
how well local retail establishments are meeting the needs of residents and to understand potential

unmet demand and opportunities. Retail leakage means that residents
are spending more for products than local businesses are providing or
capturing.

Morgan Hill experiences sales tax leakage in all economic categories
except Transportation (vehicle sales, service stations, and auto parts
and repair). Net capture has been achieved in recent years, except 2014,
because of such significant capture in the Transportation category. Since
2012, leakage has increased in all categories where leakage is
experienced except for Construction (wholesale and retail of building
materials).

TABLE 4-4 SALES TAX LEAKAGE

Sales Tax Leakage (2012 - 2016)

Retail leakage data
demonstrates "how
well Morgan Hill is
capturing potential
sales tax based on its
residents’ effective
buying income
(disposable income)
compared to regional
purchasing habits.”
(MuniServices, 2017).

Economic % Change
Category 2013 2014 2015 2012-20ﬁ6
General Retail ($550,043) ($511,177) ($622,992) ($617,792) ($596,346) 8.4%
Food Produdts ($172,100) ($153,959) ($240,294) ($243,326) ($212,488) 235
Transportation §1.234,060 §1.416,912 §1.381,968 $1.469,408 §1.419,536 150
Construction ($65.472) (§39.858) ($84.133) (§73.020) ($25973) (60.3%)
Business to (§44752) ($178.203) ($400.933) ($456,249) ($301,318) 573.3%
Business

Miscellaneous ($42,401) ($44303) (§55.256) ($53.073) ($54.413) 28.2%
TOTAL $359,252 $489,412 (§21,640) $25,048 $228,998 (36.3%)

Source: MuniServices and Claritas
Notes: Red numbers represent sales leakage; black numbers represent sales capture or surplus.

Each economic category is comprised of numerous economic segments, some of which perform

better or worse than the category overall. Figure 4-B identifies the 2016 sales tax capture or leakage

experienced.in the economic segments of consumer-driven economic categories: General Retail,

Food Products, Transportation, and Construction.
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FIGURE 4-B SALES TAX LEAKAGE OR CAPTURE FOR ECONOMIC SEGEMENTS OF CONSUMER-DRIVEN ECONOMIC
CATEGORIES (2016)

2016 Sales Tax Capture or Leakage for Economic Segments of Consumer-Driven Economic Categories
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All economic segments in General Retail experience leakage; however, ‘food markets' in Food
Productsand ‘building materials = retail' in Construction capture sales tax. ‘Auto sales - used’ is the
only economic segment in Transportation with leakage. Morgan Hill's largest sales tax leakage is
found. in restaurants, followed by apparel stores, indicating potential opportunities for upper end
restaurants and boutiques.

4.1.4  RETAILTRENDS
Retail continues to be dynamic, adjusting to competition with online channels, often through new
store formats (e.g., smaller, urban footprints within a

“The change in appetite for grocery product walkable mixed-use environment), the provision of more
is evident by the increased vacancy within experience-based retail environments (in-store

centers..with major online retailers making | - yamonstrations and classes, performances, and other
large investments in their online grocery

platforms, the fear is now real, and as a attractions), or convenience retail (including “click and

result, investors are shying away from collect” programs where customers purchase online and
grocery-anchored assets.” (JLL, 2017).
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pick up in store)'®. Experience-based retail environments reflect the notion of placemaking -
creating quality places where people want to live, work, play, shop, learn, and visit'®. High-end stores
and “lifestyle towns" that focus on the customer experience continue to dowell, and the trend of
converting Class B malls to open-air centers with a mix of retail uses and amenities is expected?°.

Furthermore, the aging of baby boomers has shifted millions of people out of prime consumption
ages, and over the next 20 years, millennials will drive consumption. Current retail trends reflect the
industry’s attempts to adapt to this market driver. Morgan Hill has seen the largest population gains
for baby boomers (those 55 years old and older) and a 2.1% decline for millennials (those 20 to 34
years old) (see Section 3.3.1 and Appendix A).

Higher densities and walkable design can create foot traffic needed to support retail, and temporary
uses, such as food trucks and pop-up shops, can generate foot traffic in the interim period until new
construction or investment is viable. Mixing residential with retail can help to support retail (e.g.,
horizontal or vertical mixed-use); however, the current high cost of vertical mixed-use construction
combined with the rents commanded in Morgan Hill is a significant obstacle?'. A more viable option
for most communities is to focus retail activity at the corners of intersections of major
thoroughfares and place residential mid-block within easy walking or bicycling distance to the retail
corners. Off-street parking requirements also limit the financial feasibility of new development?2.
Adaptable construction, which can more efficiently accommodate a variety of uses or be repurposed
is another way to respond to the dynamic and.evolving nature of retail.

4.2 OFFICE

Office space in Morgan Hill is mainly available within industrial and research and development
areas?3.

4.2.1  OFFICE DATA

The amount of vacant office space in Morgan Hill has declined over 80% since 2013; and accordingly,
office rents have increased during the same time. Asking office rents rose from $1.66 per square
foot in 2013 to a peak of $2.13 per square foot in late 2015/early 2016, then down to $2.05 per
square foot in 2017. An August 27, 2017 LoopNet search (www.LoopNet.com) for office space in

8 Buxton, 2017 Real Estate Outlook Report (2017).
1% Land Policy Institute, Michigan State University, Placemaking as an Economic Development Tool (2015).

20 Cohn Reznick, LLP. Momentum 2017, Commercial Real Estate Outlook: Agility and Discipline in a Time of
Uncertainty (2017).

21 Christine Firstenberg, Senior Vice President, JLL - Retail Brokerage, telephone correspondence (August 29,
2017).

22 Strategic Economics, Morgan Hill PDA Plan: Feasibility Study Initial Findings (October 4, 2016 - updated
11/16).

2 |bid.
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Morgan Hill returned 12 office properties with space available ranging from $1.15 to $3.67 per
square foot per month; median asking price was $1.55 per square foot per month. The current
office vacancy rate is 4.4%.

FIGURE 4-C OFFICE VACANCY AND ASKING RENT

Office Vacancy and Asking Rent
Square Footage (2013-2017)
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Source: Colliers International

Office square footage in Morgan Hill. has remained around 700,000 square feet since 2013, but is
currently at a high of 757,379 square feet. The slight decline in asking rents over the last year and
stable inventory indicate a low activity office market. Regionally, however, substantial construction
of new office space is occurring in Silicon Valley with 5.48 million new square feet completed in 2016,
reflecting higher office rents?4. Office vacancy in Silicon Valley has been declining for the past six
years, and the current vacancy rate is 12%2°.

24 Joint Venture Silicon Valley, Institute for Regional Studies, 2077 Silicon Valley Index (2017).
25 |bid.
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4.2.2  OFFICE TRENDS

General office trends include smaller square footage requirements per employee. This trend is
being driven by the demand for more standardized, collaborative, and shared work spaces, as well
as the increased prevalence for telecommuting?®. As this type of office environment is financially
efficient, the trend for less space on average for each employee is expected to continue.

Furthermore, suburban office parks have been somewhat trending out of favor, indicated by the
number of offices relocating to more urban areas to attract younger talent. However, some
secondary markets, particularly those with access to transithubs, may see interest or growth in
suburban office spaces because of limited land and costassociated with urban office
development?’. Bay Area companies with sizable hiring plans are preferring office sites near housing
as well as Caltrain and BART stations?.

4.3 RESIDENTIAL

4.3.1  RESIDENTIAL DATA

Home values are an indicator of a community's economic health. Between 2011 and 2017, the
median sales price for a home. in Morgan Hill increased by 57.4%, which is lower than the increase
experienced in the County, but slightly above the State. Morgan Hill's median home price continues
to increase but remains around 15.5% lower than the San Jose Metro area®.

TABLE 4-5 MEDIAN SINGLE-FAMILY HOME SALES:PRICE CHANGE

Median Single-Family Home Sales Price Change (2011-2017)

2017 Difference % Change

2011 2012 ‘ 03 01 W15 006 T ooy ot 201)
City of Morgan Hill

$53308 | 9546005 | 646767 | 705700 | $759208 | 812050 | 840875 | 306567 | 574
Santa Clara County

$575358 | 9605242 | §715917 | 794217 | 5898775 | $972958 | $1,004000 |  s428642 | 745%
State of California

§314,650 | 315450 | 369,108 | 412975 | 439367 | s470575 | 9493200 | 178550 | 56.8%

Source: Zillow; Median Home Value - Zillow Home Value Index; ZHVI Single-Family Homes Time Series and ZHVI Condo/Co-op Time
Series ($). Median home sale prices are estimated by Zillow per Zillow Home Value Index Methodology, which involves modelling that
results in minimal statistical error between estimated sales prices and actual sales prices.

26 Heschmeyer, Mark, CoStar News (2013).

27 Cohn Reznick, LLP. Momentum 2017, Commercial Real Estate Outlook: Agility and Discipline in a Time of
Uncertainty (2017); Williams, Champaign (April 3, 2017). This is Where Office Occupiers are Focusing their Efforts in
2017.

28 Littman, Julie, Silicon Valley Office Rents Increase While Sublease Space Doubles, Bisnow Bay Area (August 30,
2017).

29 Zillow, Zillow Home Value Index, data through July 31, 2017.
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Median home rental prices also increased during the same period, but at a slower rate (37.3%),
which is again more sluggish than the County (42.7%), but faster than the State (26%).

The home ownership rate in Morgan Hill is over 70%, which is higher than both the County (57%)
and the State (54%). The vacancy rate for Morgan Hill's housing stock is extremely low, at 2.5%,
which is 1.3% lower than the County and 5.7% lower than the State. However, new multi-family
residential completions in the Bay Area, along with a slight slowdown in employment growth, is
expected to raise vacancy rates and depress rents.

FIGURE 4-D RESIDENTIAL VACANCY RATE BY JURISDICTION (2015)

Residential Vacancy Rate by Jurisdiction
(2015)

8.2%

3.8%

2.5%

State of California Santa Clara County City of Morgan Hill

Source: U.S. Census American Community Survey 5-Year Estimate, Table DP04

Increasing sales and rent prices coupled with very low vacancies indicate a tight housing market.
Compared to higher demand housing markets in the Bay Area, Morgan Hill remains an option for
homebuyers seeking more affordable prices. As the number of residential units in Silicon Valley is
not keeping pace with the region’s rapidly growing population, housing is expected to be the most
highly favored market sector in Morgan Hill3".

30 |ittman, Julie, Bay Area Multifamily Markets may have Peaked. Time to Sell, Ten-X says, Bisnow Bay Area
(August 8, 2017).

31 Joint Venture Silicon Valley, Institute for Regional Studies, 2017 Silicon Valley Index (2017).
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4.3.2  RESIDENTIAL TRENDS

Baby boomers and millennials are the key demographic cohorts moving the residential market,
which is being affected by their financial constraints, needs, and preferences. Trends show
increasing demand for smaller units that are in walkable settings, but also an increase in
multigenerational living. These cohorts often have preferences for environments that provide
convenience, quality of life, physical activity, and social engagement. Renting has also rebounded
and is at the highest levels since the 1960s, at over 36% nationally. Nonetheless, Morgan Hill
demonstrates high home ownership rates since it has served as a more affordable Bay Area housing
option. If walkable mixed-use environments do not mature and relatively affordable single-family
homes remain available, Morgan Hill is less likely to attract some of these potential buyers.

The significant growth in the 65 and over population over the.next 20 years will have a dramatic
impact on housing needs as well as necessary services. Generally, these services.include providing
health care and assistance for those who have disabilities, from a mobility disability.(e.g., difficulty
walking, getting in and out of bed, climbing a flight of stairs) and cognitive impairment (e.g.,
dementia) to long-term care (e.g., home health aide, assisted living care, nursing, etc.). Existing or
new residential units will need to reasonably accommodate the aging population, which may be
through modifications to existing building.and development standards.
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5 COMMERCIAL CAPACITY ASSESSMENT

A Commercial Capacity Assessment (Assessment) of the Study Area was conducted to evaluate a
range of optimal amounts of commercial space in the Study Area to support future market demand.
This Assessment does not include a criteria-driven analysis to forecast retail and office space
separately based on the characteristics typically demanded by retail or office tenants (e.g.,
access/circulation, visibility, foot traffic, clustering of like businesses, etc.). The capacity methods
employed for this Assessment were drawn from a range of options reviewed and authorized by the
City. Five capacity methods were used:

Commercial Capacity Based on Existing Land Use Inventory
Commercial Square Footage per Capita

Commercial Square Footage per Job

Projected Residential Growth in Study Area

Retail Leakage

A

The following is a discussion of each capacity method's results and a summary evaluating the results
in aggregate. Calculation sheets for each method are contained in Appendix C.

5.1 COMMERCIAL CAPACITY BASED ON EXISTING LAND USE INVENTORY

Using the Study Area’s existing land use inventory, this method calculates how much commercial
space could be built on'vacant or underutilized parcels in the Study Area based on development

intensity or floor area ratio (FAR32). This method represents the net square footage increase. Two
scenarios were evaluated:

e < Maximum FAR Capacity (High).- Net development if future projects are built at 0.5 FAR for
commercial parcels and 0.6 FAR for industrial parcels. This determines the maximum
developable area within the Study Area.

Method 1 - Commercial Capacity
e Stable FAR Capacity (Low) - Net development if future Based on Existing Land Use

projects are built at the current median FAR for Inventory
developed parcels in the Study Area (0.19 FAR). This
may be considered a “floor” or baseline of anticipated
development within the Study Area.

High: 1,551,150 s.f.
Low: 597,058 s.f.

The outcome was a very wide range of commercial capacity: 597,058 - 1,551,150 square feet33. The
high end of this range is the largest square footage result from all methods; however, this method

32 FARis the ratio of building floor area on a lot divided by the total lot area.

33 For reference, existing buildings in the Study Area comprise approximately 1,195,257 square feet.
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does not reflect market conditions. The high scenario is strictly a calculation of remaining
developable building volume in the Study Area.

5.2 COMMERCIAL SQUARE FOOTAGE PER CAPITA

This method uses the ratio of commercial square foot per capita to forecast long-term commercial
space needs of a growing community. Using the 2035 Residential Development Control System

(RDCS) population cap of 58,200 people (Table 3-1, (Population)), 848,210

square feet of additional future commercial space would be appropriate Method 2 - Commercial
citywide. Assuming the proportion of commercial space in the Study Area Square Footage per Capita
compared to citywide remains stable (around 25%), 215,755 net new 215,755 s f.
square feet of future commercial space would be appropriate in the Study

Area.

5.3 COMMERCIAL SQUARE FOOTAGE PER JOB

Similar to the previous method, commercial capacity can be calculated based on the relationship of
jobs to commercial space. This approach'addresses the different daytime (worker) and nighttime
(resident) populations in Morgan Hill. The calculations.use the current ratio of commercial square
foot per job to forecast future commercial square footage based on job projections (i.e., jobs located
in Morgan Hill). Using employment projections (Table 3-5), 1,785,130

Method 3 - Commercial of additional future commercial space would be appropriate citywide.
Square Footage per Job Assuming the proportion of commercial space in the Study Area
434106 sf. compared to citywide remains stable, 434,106 net new square feet of

future commercial space would be appropriate in the Study Area.

5.4 PROJECTED RESIDENTIAL.GROWTH IN STUDY AREA

Focusing on residential instead of commercial, this method determines how much square footage is
needed for future residential space if the vacant and underutilized parcels in the Study Area develop
within the allowable General Plan density (7 to 24 units/acre). At 14 units per acre, 780 residential
units are projected to be located the Study Area3*. Considering a range of 800 to 2,500 gross square
feet per unit, total residential square footage was then subtracted from the high and low FAR

capacities calculated in the first method (Section 5.1).

Method 4 - Projected Residential
If development continues at a similar intensity as currently exists, Growth in Study Area

(Net Stable FAR), there would not be adequate building space to

accommodate residential densities at 14 units per acre. A density Net Maximurm FAR (High)

, , , o (399,050 s.f.) - 927,086 s f.
of 7 units per acre (398 units) could be achieved at existing

development intensity assuming 1,500 gross square feet per unit Net Stable FAR (Low:

(1,353,142 s.f.) - (27,006 s.f.)

34 This calculation does not reflect any particular dwelling unit size and could reflect strictly residential projects
or mixed-use projects.
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and only new residential development in the Study Area (no new mixed-use or commercial).
However, a mix of residential at 14 units per acre and commercial space could be accommodated
under the high FAR scenario (Net Maximum FAR) if average gross square foot per unit remains
below 2,000 square feet.

5.5 RETAIL LEAKAGE

This method employs citywide sales capture and gap (leakage) data to determine retail square
footage needed to eliminate sales leakage. Square footage associated with capture or leakage is
calculated using the current citywide average for dollar of revenue per
retail square foot ($333.06). The percent of citywide taxable sales
occurring in the Study Area is applied to calculate the square footages in
the Study Area.

Method 5 - Retail
Leakage

(15,895 s.1)

As previously discussed in Subsection 4.1.3 (Retail Leakage), Morgan Hill
experiences leakage in all economic categories except for
Transportation, and the capture in Transportation is significant enough to result in net sales capture.
While this results in a finding of excess retail square footage (over retailed by 15,895 square feet), it

is appropriate to look at individual economic categories for potential opportunities. For example, in
the Study Area, there are sales gaps in General Retail.of 17,931 square feet and Food Products (e.g.,
restaurants) of 5,406 square feet.

5.6 SUMMARY OF RESULTS

Table 5-1 shows the compiled Commercial Capacity Assessment results.

TABLE 5-1 COMMERCIAL CAPACITY ASSESSMENT RESULTS

Commercial Capacity Assessment Results (Sq. Ft.)

Method Low High Average
1| Capacity Based on Inventory 597,058 1,551,150 1,074,104

2 | Commercial Sg. Ft. per Capita 215,755 215,755 215,755

3 | Commercial Sg. Ft. per Job 434,106 434,106 434,106

4 | Projected Residential Growth (1,353,142) 927,086 (213,028)

5 | Retail Leakage (15,895) (15,895) (15,895)
Median 215,755 434,106 215,755

Average (24.423) 622,440 299,008

Source: LWC

Note: Where a method produced a single result (i.e., not low and high), that single result is identified in the low, high, and average
columns.
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Based on these results, a reasonable range for future commercial space3® in the Study Area appears
to be 215,000 to 440,000 square feet, with the lower end considered most realistic because of the
data inputs used in Method 2 (Commercial Sq. Ft. per Capita), such as the RDCS population cap, and
market conditions. However, considering demographic and market trends discussed in Sections 3
and 4, even the low end of potential commercial market demand should be considered theoretical
and may shift (e.g., lower retail demand from increasing volumes of online transactions, changing
medical office demand from aging population, etc.).

Based on the capacity within the Study Area (Method 1) and the theoretical commercial market
demand of 215,000 square feet, approximately 385,000 to 1,300,000 square feet could be available
for non-commercial uses, such as residential. Assuming between 1,500 to 2,500 gross square feet
per dwelling unit, this space could accommodate between 150 to 890 residential units. If Net
Maximum FAR is realized in the Study Area, 14 dwelling units per acre (780 units at 1,600 gross
square feet each) could be built and accommodate up to 300,000 square feet of commercial or
other uses.

Many factors should be considered when forecasting what types of commercial uses may build or
occupy this future space, and such an analysis would facilitate a refinement of the estimated square
foot range. Market conditions and trends suggest that economic segments experiencing leakage and
that are least susceptible to.online retailers are good candidates (e.g., restaurants,
furniture/appliance stores, health services, etc.). Analyzing criteria demanded by these types of
tenants in relation to.the Study Area would be informative. While smaller main spaces may be
appropriate to house certain new retail tenants, supplemental space will likely be needed for
distribution activities associated with e-commerce=®. Subsequently, compatibility of mixing uses
(retail, distribution, residential) should be examined during the development of zoning and land use
standards for the Study Area. Land use policy directs Monterey Road to be revitalized into a mixed-
use.corridor that encourages walking and biking, and particular commercial uses may be less
compatible with this vision (e.g., automobile or large equipment sales). Lastly, obstacles to new
development such as inadequate utility infrastructure, costly off-site improvements (e.g.,
undergrounding overheadutilities), flood zone requirements, high construction costs, and lengthy
permit processes affect the types of new commercial uses and businesses that establish.

35 Commercial space includes both retail and office uses, such as medical and professional offices (see
definitions in Section 1.1.2.

36 Christine Firstenberg, Senior Vice President, JLL - Retail Brokerage, telephone correspondence (August 3,
2017).
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6 CONCLUSION

This Report will serve as a foundation for market-based zoning recommendations to effectively
implement the General Plan’s vision for a revitalized mixed-use Monterey Road Corridor. Some
preliminary zoning recommendations are offered below:

e To effectively respond to fluctuating market conditions, consider a zoning approach that
provides some flexibility and regulates uses less rigidly.

e Focus commercial space in strategically located nodes-or corridor segments to capture
theoretical demand (Section 5) and on sites that can accommodate anticipated and desired
tenants space requirements (e.g., certain retailers or office types). Additional analysis will be
necessary to evaluate the short and long-term retail viability of specific sites or block
segments along the Corridor as discussed in Section 1.1.3.

e Develop zoning standards that facilitate the development of mixed-use corridors (e.g., build-
to lines, parking located behind buildings, parking alternatives or reduction options, building
frontage standards, pedestrian connectivity requirements, public realm standards,
floodplain design requirements, etc.). Plan for-high quality public spaces, including flexibility
to allow temporary public spaces, that are vital to connecting the corridor with surrounding
neighborhoods.

e Allow “Missing Middle” housing types3’ that may serve as workforce housing and continue to
diversify the residential product mix.in Morgan Hill.

e Encourage well-designed projects that provide additional density to support revitalization of
the Study Area by reducing permit review requirements and calibrating development
standards (e.g., parking rates, site area requirements per unit requirements, etc.).

e  Allow temporary uses and events with streamlined permitting to animate the Study Area.

The outcome from this Report and any subsequent analysis will be the successful update of the
City's Zoning Map and Zoning Code to effectuate the Mixed Use Flex General Plan Land Use
Designation and preserve adequate and appropriate spaces for future commercial uses.

37 Missing Middle is a range of multi-unit or clustered housing types compatible in scale with single-family
homes that help to meet the growing demand for walkable urban living (e.g., bungalow courts, fourplexes,
courtyard apartments, etc.) (missingmiddlehousing.com).
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APPENDIX A

DEMOGRAPHIC AND SOCIO-ECONOMIC DATA

TABLE 1 POPULATION

Population (2000-2035)

Growth Rate Growth Rate
2000 2010 2015 2000-2015 2035 2015-2035
Morgan Hill 33,556 37,882 42,331 26.2% 58,200 37.5%
Santa Clara County | 1,682,585 1,781,642 1,903,209 13.1% 2,337,470 22.8%
California 33,871,648 37,253,956 38,915,880 14.9% 45,521,334 17.0%

Source: U.S. Decennial Census, Summary File 1, Table DP-1; California Department of Finance, february 2017; City of Morgan Hill, Residential
Development Control System

TABLE 2 HOUSEHOLDS

Households (2000-2035)

. Growth Rate Growth Rate
Morgan Hill 2000 2010 2015 2000-2015 2015-2035
Number of Households 10,855 12,323 13,324 22.8% 18,082 35.7%
Average Household Size 3.05 3.04 3.15 3.3% 3.09 -1.9%
Growth Rate Growth Rate
Santa Clara County 2000 2010 2015 2000-2010 2035 2015-2035
Number of Households 565,863 604,145 | 623,120 10.1% 776,467 24.6%
Average Household Size 2.92 2.90 3.00 2.7% 2.89 -3.7%

Source: U.S. Decennial Census, Summary File 1, Table QT-P11; American Community Survey 5-year Estimate, Table S1101,; ABAG Projections,
2013; California Department of finance
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TABLE 3 QUANTIFIED HOUSING OBJECTIVES

Morgan Hill Quantified Housing Objectives (2015-2023)

Income Category Number % of Total
Extremely Low Income 75 2.59%
Very Low Income 75 2.59%
Low [ncome 70 2.41%
Moderate Income 170 5.86%
Moderate Income and Below 390 13.45%
Above Moderate Income 2,510 86.55%
Total 2,900 100.00%

Source: City of Morgan Hill General Plan 2015-2023 Housing Element, Table 1-12

TABLE 4 MEDIAN HOUSEHOLD INCOME

Median Household Income (2000-2015)

% Change

2000 2010 zooo-zoﬁs
Morgan Hill $81,958 $92,771 $96,051 17.2%
Santa Clara County $74,335 $86,850 $96,310 29.6%
(alifornia $47,493 $60,383 $61,818 30.2%

Source: U.S. Decennial Census, Summary File 3, Table DP-3; American Community Survey 5-year Estimate, Table DP0O3

TABLE 5 INCOME DISTRIBUTION BY HOSEHOLD

Income Distribution by Household (2015)

Units \ %
Total Households 13,460 100.0%
Less than $10,000 403 3.0%
$10,000 to $14,999 435 3.2%
$15,000 to $24,999 1,066 7.9%
$25,000 to $34,999 789 5.9%
$35,000 to $49,999 999 7.4%
$50,000 to $74,999 1,653 12.3%
$75,000 to $99,999 1,741 12.9%
$100,000 to $149,999 2,509 19.6%
$150,000 to $199,999 1,447 10.8%
$200,000 or more 2,418 18.0%

Source: U.S. Census American Community Survey 5-year Estimate, Table DP03
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TABLE 6 POVERTY LEVEL

Poverty Level (2015)
Age Morgan Hill Santa Clara County
Overall Estimate 9.80% 9.5%
Under 18 years 11.90% 10.9%
18 to 34 years 12.80% 12.1%
3510 64 years 7.50% 7.6%
65 years and over 8.50% 8.8%

Source: U.S. Census American Community Survey 5-year Estimate: Table S1701

TABLE 7 MORGAN HILL AGE DISTRIBUTION

Morgan Hill Age Distribution (2000-2015) |

2000 2010 2015 Percent Change in Age
Group (2000-2015)
Age Group f
Population Population Population Population | % of Total

Under 5 years 2,729 8.1% 2,794 7.4% 2,752 6.7% 0.8% -17.2%

5t0 9 years 2,984 8.9% 3,049 8.1% 2,909 7.1% -2.5% -20.0%

10to 14 years 2,751 8.2% 3,043 8.0% 3,131 7.7% 13.8% -6.6%

15to 19 years 2,643 7.9% 2,926 7.7% 3,158 7.7% 19.5% -1.9%

20 to 24 years 1,677 5.0% 1,935 5.1% 2,426 5.9% 44.6% 18.8%

2510 34 years 4,530 13.5% 4,331 11.4% 4,366 10.7% -3.6% -20.9%

35t0 44 years 6,121 18.2% 5,669 15.0% 5,999 14.7% -2.0% -19.5%

45 to 54 years 4,958 14.8% 6,258 16.5% 6,405 15.7% 29.2% 6.1%

55 to 59 years 1,625 4.8% 2,370 6.3% 2,460 6.0% 51.4% 24.3%

60 to 64 years 1,030 3.1% 1,909 5.0% 2,735 6.7% 165.5% 118.0%

65 to 74 years 1,302 3.9% 2,146 5.7% 2,735 6.7% 110.1% 72.5%

75 to 84 years 927 2.8% 959 2.5% 1,153 2.8% 24.4% 2.1%

85 years and over 279 0.8% 493 1.3% 643 1.6% 130.5% 89.2%

Total 33,556 33,556 37,882 37,882 40,872 40,872 21.8% 21.8%

Source: U.S. Decennial Census Summary File 1, Table QT-P1; U.S. Census American Community Survey 5-year Estimate, Table QT-P1

TABLE 8 REGIONAL AND STATE COMPARISON OF AGE DISTRIBUTION

Regional and State Comparison of Age Distribution (2010)

Age Group Morgan Hill Santa Clara County California
Under 5 years 7.4% 7.2% 6.8%
5to9years 8.0% 6.6% 6.7%
10to 14 years 8.0% 6.5% 7.0%
15t0 19 years 7.7% 6.5% 7.6%
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20to 24 years 5.1% 6.5% 7.4%
250 29 years 5.5% 7.6% 7.4%
30to 34 years 6.0% 7.8% 6.9%
35t0 39 years 7.1% 8.3% 6.9%
40 to 44 years 7.8% 7.8% 7.0%
4510 49 years 8.7% 7.8% 7.2%
50 to 54 years 7.8% 6.8% 6.9%
55t0 59 years 6.3% 5.6% 5.9%
60 to 64 years 5.0% 4.4% 4.9%
65 to 69 years 3.4% 3.2% 3.5%
70to 74 years 2.2% 2.5% 2.6%
75t0 79 years 1.4% 2.0% 2.1%
80 to 84 years 1.1% 1.6% 1.6%

85and over 1.3% 1.4% 1.6%

Source: U.S. Decennial Census Summary File 1, Table QT-P1

TABLE 9 REGIONAL AND STATE COMPARISON OF MEDIAN AGE

Regional and State Comparison of Median Age (2015)

Morgan Hill Santa Clara County California
Median Age 37.9 36.8 35.8

Source: U.S. Census American Community Survey 5-year Estimate, Table SO101

TABLE 10 REGIONAL AND STATE COMPARISON OF RACE DISTRIBUTION

Regional and State Comparison of Race Distribution (2015)

Santa Clara

Ethnicity Morgan Hill County California
White 67.8% 48.3% 61.8%
Black or African American 3.0% 2.6% 5.9%
American Indian or Alaska Native 0.6% 0.5% 0.8%
Asian 9.5% 33.8% 13.7%
Native Hawaiian and Other Pacific Islander 0.5% 0.4% 0.4%
Other 12.1% 9.8% 13.0%
Two or More Races 6.6% 4.7% 4.5%
Total 100.0% 100.0% 100.0%
Hispanic or Latino (of any race) 33.7% 26.6% 38.4%

Source: U.S. Census American Community Survey 5-year Estimate, Table B02001
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TABLE 11 EDUCATIONAL ATTAINMENT

Educational Attainment (2010-2015)

Morgan Hill Santa Clara County
Attainment Level % Fhange or % Fhange or
2010 2015 Difference 2010 2015 Difference
2010-2015 2010-2015
Population 25 years and over 23,010 26,496 15.2% 1,161,850 | 1,268,629 9.2%
Less than 9th grade 1,703 1,400 -17.8% 85,977 89,994 4.7%

% of Total Population 25 years and over 7.4% 5.3% -2.1% 7.4% 7.1% -0.3%
9th to 12th grade, no diploma 1,680 1,550 1.7% 73,197 75,235 2.8%

% of Total Population 25 years and over 7.3% 5.8% -1.5% 6.3% 5.9% -0.4%
High schoolgraduate (incudes 3659 | 4537 24.0% 191705 | 192414 0.40%
equivalency)

% of Total Population 25 years and over | 15.9% 17.1% 1.2% 16.50% 15.2% -1.3%
Some college, no degree 5,039 6,219 23.4% 199,838 | 212,282 6.3%

% of Total Population 25 years and over | 21.9% 23.5% 1.6% 17.20% 16.7% -0.5%
Associates degree 2,140 2,558 19.5% 85,977 90,475 5.2%

% of Total Population 25 years and over 9.3% 9.7% 0.4% 7.40% 7.1% -0.3%
Bachelor’s degree 5,614 6,199 10.4% 298,595 | 330,869 10.8%

% of Total Population 25 years and over | 24.4% 23.4% -1.0% 25.70% 26.1% 0.4%
Graduate or professional degree 3,175 4,033 27.0% 227,723 | 277360 21.8%

% of Total Population 25 years and over | 13.8% 15.2% 1.4% 19.60% 21.9% 2.3%

Source: U.S. Census American Community Survey 5-year Estimate, Table S1501

TABLE 12 EMPLOYMENT PROJECTION

Employment Projection (2010-2035)

Annualized Growth Growth Rate

2010 2085 Rate 2010-2035
Morgan Hill 13,135 21,549 2% 64.0%
Santa Clara County 852,855 1,115,594 1% 31.8%

Source: U.S. Census American Community Survey 5-year Estimate, Table S2301; 2010 Census OnTheMap Area Profile
Analysis for all Jobs, City of Morgan Hill & Santa Clara County

Notes:

(1) Morgan Hill projections calculated using historic annualized job growth rate of 2%, as 2040 ABAG/MTC projection
shows employment gains unrealistically low at 300 jobs from 2010 to 2040.

(2) Santa Clara County projections calculated using annualized growth rate of 1.08%, which represents the County’s
historic job growth from 2003 to 2014.
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TABLE 13 EMPLOYMENT INFLOW/OUTFLOW

Employment Inflow/Outflow (2014)

Live and employed in Live in Morgan Hill, employed  Live elsewhere, employed  Mean travel time
Morgan Hill elsewhere (Outflow) in Morgan Hill (Inflow) to work (mins)

2,473 people 12.9%' 16,734 people 87.1%' 11,173 people 81.9%? 317

U.S. Census American Community Survey 5-year Estimate, Table S0801; 2014 Census OnTheMap Area Profile Analysis for all
Jobs: City of Morgan Hill

Notes:

1. Calculated with the total employed city population as a base.

2. Calculated with the total number of jobs in Morgan Hill serving as base.

3. Travel time to work only applies to those living in Morgan Hill (i.e., residents).

FIGURE 1 UNEMPLOYMENT TRENDS

Unemployment Rate
(2010-2015)

12.00% .
10.00% 9.0% -
8.00% 7.2% 7.8% 7.7%
6.00%
4.00%
2.00%
0.00%

2010 2015

= Morgan Hill Santa Clara County M California

Source: U.S. Census American Community Survey 5- year Estimate, 2011-2015 and 2006-2010, Table DP-03

TABLE 14 UNEMPLOYMENT TRENDS

Unemployment Trends (2010-2015)

Unemployment Rate
Place, County, State

2010 2015

Morgan Hill 7.2% 8.6%
Santa Clara County 7.8% 7.7%
California 9.0% 9.9%

Source: U.S. Census American Community Survey 5-year Estimate, Table DP-03
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TABLE 15 MORGAN HILL INDUSTRY BY OCCUPATION

Morgan Hill Industry by Occupation (2015)
Occupation
Mgmt., Natural Production,

Industry Business, . Sales & Resources, Trans., &
. Service " . .
Science, Office Construction, Material

& Arts & Maint. Moving

;:;?L?,’:gaor:,:spl(WEd s (s 19512 0% | 159% | 24.9% 8.4% 7.9%
Educational sevices, and health care 3,439 678% | 200% | 7.9% 0.1% 33%
and social assistance
Manufacturing 2,952 54.6% 2.3% 13.1% 6.0% 23.5%
Professional, scientific, and
management, and administrative 2,724 68.9% 17.7% 13.0% 0.3% 0.0%
and waste management services
Retail trade 2,315 12.5% 2.2% 75.2% 3.7% 6.4%
Construction 1,442 19.8% 0.0% 7.4% 69.9% 2.9%
Arts, entertainment, and recreation,
and accommodation and food 1,394 11.8% 65.1% 22.1% 0.4% 0.5%
services
g;?nelrnftg';zsn except public 1372 B0% | 33% | 92% 8.1% 2.4%
AT VRt i) 1232 35.0% S0% | 57.0% 2.5% 0.5%
estate and rental and leasing
;;a d”ifi(l)iﬁzi'on and warehousing 703 4% | 00% | 2164 13.4% 3.6%
Public administration 689 22.8% 38.2% 34.8% 0.0% 4.2%
Wholesale trade 592 23.8% 2.0% 40.4% 2.0% 31.8%
Information 524 50.6% 1.9% 38.0% 9.5% 0.0%
ﬁi:;‘;';”;engonﬁtl;yg fhing and 134 B4 |00 | 194% 37.3% 17.9%

Source: U.S. Census American Community Survey 5-year Estimate, Table S2403
Note: Percentages rounded by Census in table C24050 -Industry by Occupation for The Civilian Employed Population 16 Years and
Over.
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TABLE 16 EMPLOYMENT BY INDUSTRY

Employment by Industry (2015)

Morgan Hill Santa Clara County
Indust : : Share of LQ'
ry Total % of Total Y% of County = (County)
Jobs Total Jobs Total
Civilian employed population 16 years and 19512 N/A 915,619 N/A 2 10 N/A
over
Edgcaﬂoqal services, and health care and 3439 17 6% 169,49 1350 5 0% 005
social assistance
Manufacturing 2,952 15.1% 169,787 18.5% 1.7% 0.82
Professional, scientific, and management,
and administrative and waste management 2,724 14.0% 173,964 19.0% 1.6% 0.73
services
Retail trade 2,315 11.9% 86,926 9.5% 2.7% 1.25
Construction 1,442 7.4% 47,11 5.2% 3.1% 1.44
Arts, entertainment, and recreation, and 1,39 710 72,686 7 90 o~ 0.90

accommodation and food services
Other services, except public administration 1372 7.0% 38,809 4.2% 3.5% 1.66
Finance and insurance, and real estate and

. 1,232 6.3% 43,837 4.8% 2.8% 132
rental and leasing
Transportation and warehousing, and
e 703 3.6% 25,364 2.8% 2.8% 1.30
utilities
Public administration 689 3.5% 22,220 2.4% 3.1% 1.46
Wholesale trade 592 3.0% 20,172 2.2% 2.9% 138
Information 524 2.7% 39,872 4.4% 1.3% 0.62
Agncul.tulre, forestry, fishing and hunting, 134 0.7% 5375 0.6% 5 50 117
and mining
Source: U.S. Census American Community Survey 5-year Estimate, Table DP-03
Note:

1. LQ = 1.0 identifies average industry concentration; LQ > 2.0 identifies a strong industry cluster; LQ < 0.5 identifies a
weak industry cluster.
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TABLE 17 EMPLOYMENT BY LAND USE AND INDUSTRY CLUSTER

Employment by Land Use & Industry Cluster (2010-2015)

% Change
o0 s 0! 20315)
Office/R&D/Industrial
Miscellaneous Manufacturing 671 1,271 89%
Building/Construction/Real Estate 662 961 45%
Semiconductors 597 915 53%
Transportation/Distribution 1174 878 -25%
Business Services 924 836 -10%
Innovation Services 663 693 5%
Industrial Supplies and Services 429 596 39%
Bioscience 458 555 21%
Corporate Offices 545 542 -1%
Electronic Component Manufacturing a1 482 14%
Financial Services 374 340 -9%
Software 143 106 -26%
Computer and Communications Hardware Manufacturing 10 64 540%
Retail
Retail/Consumer Services ‘ 3,705 ‘ 4578 | 24%
Visitor
Visitor (Tourism) | w3 | e |
Other
Civic (Government and Education) 2,212 1,977 -11%
Healthcare 589 649 10%
Other 479 117 -76%
Total Jobs 14,260 15,723 10%

Sources: City of Morgan Hill Economic Blueprint, Figure 6 (CAA EDD, Quarterly Census of Employment Wages; City of
Morgan Hill; Joint Venture Silicon Valley Industry Cluster Definitions)
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TABLE 18 EMPLOYMENT BY OCCUPATION

Employment by Occupation (2015)

Morgan Hill Santa Clara County

. Share of LQ

Occupation Total % of Total % of

County  (County)

Jobs Total Jobs Total
Civilian employed population 16 years and over 19,512 N/A 915,619 N/A 2.1% N/A
Management, business, science, and arts 8,380 43.0% 462,714 50.5% 1.8% 0.85
Sales and office 4,854 24.9% 179,238 19.6% 2.7% 1.27
Service 3,099 15.9% 139,416 15.2% 2.2% 1.04
Natural resources, construction, and maintenance 1,636 8.4% 59,477 6.5% 2.8% 1.29
Production, transportation, and material moving 1,543 7.9% 74,774 8.2% 2.1% 0.97

Source: U.S. Census American Community Survey 5-year Estimate, Table DP-03

TABLE 19 INCOME BY OCCUPATION

Median Income by Occupation (2015)

Occupation Morgan Hill Santa Clara County  California
Management, business, science, and arts $80,180 $90,616 $62,541
Management, business, and financial $91,769 $95,667 $67,480
Computer, engineering, and science $107,232 $106,685 $82,288
Health diagnosing and treating practitioners and other technical occupations $86,875 $96,563 $67,327
Education, legal, community service, arts, and media $50,886 $48,979 $45,041
Senvice $21,092 $20,418 $18,708
Healthcare support $25,771 $30,874 $24,740
Protective service $80,493 $35,951 $51,429
Food preparation and serving $15,660 $16,815 $15,724
Building and grounds cleaning and maintenance $27,346 $21,928 $19,061
Personal care and service $13,581 $15,674 $15,070
Sales and office $37,267 $35,037 $30,125
Sales $36,837 $33,068 $26,947
Office and administrative support $40,09 $35,691 $31,110
Natural resources, construction, and maintenance $56,123 $35,954 $30,259
Farming, fishing, and forestry $22,049 $20,844 $16,730
Construction and extraction $51,382 $32,488 $31,645
Installation, maintenance, and repair $67,143 $45,142 $39,652
Production, transportation, and material moving $31,175 $31,376 $26,832
Production $36,768 $33,794 $27,501
Transportation $31,832 $34,082 $33,111
Material moving $13,158 $21,682 $20,357
Calculated Mean $45,167 $42,680 $35,693

Source: U.S. Census American Community Survey 5-year Estimate, Table S2411
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TABLE 20 INDUSTRY TRENDS

Industry Trends (2010-2015)
Industry City of Morgan Hill Santa Clara County

[) [)
% Change 2010 2015 % Change

00 A5 10201 2010-2015

Civilian employed population 16 years

17,506 19512 11.5% 83854 | 915619 8.5%
and over
PATEOTENDN At HATBIEUSIE ANel | oo 703 87.5% 2,914 25,364 10.7%
utilities
Retail trade 1,254 2315 84.6% 80,847 86,926 7.5%
Qi Seices, eyt puplic 1,061 1372 29.3% 35,725 38,309 8.6%

administration

Professional, scientific, and
management, and administrative and 2,231 2,724 22.1% 149,441 173,964 16.4%
waste management services

Finance and insurance, and real

T e e e 1,058 1,232 16.5% 45318 43,837 -3.3%
Information 450 524 16.4% 34,058 39,872 17.1%
Construction 1,286 1,442 12.1% 48,391 47,11 -2.7%
Arts, entertainment, and recreation,

and accommodations, and food 1,313 1,394 6.2% 59,604 72,686 22.0%
services

Wholesale trade 587 592 0.9% 21,396 20,172 -5.7%
Manufacturing 3,071 2,952 -3.9% 166,851 169,787 1.8%
Educational services, and health care 350) 3439 430 152679 169,496 1.0%

and social assistance
Public administration 902 689 -23.6% 22,150 22,220 0.3%
Agriculture, forestry, fishing and
hunting, and mining

Source: U.S. Census American Community Survey 5-year Estimate, Table $2403
Note: Census data for industry trends unavailable for the year 2000. Earliest information available is for 2007.

326 134 -58.9% 4,480 5375 20.0%

TABLE 21 MORGAN HILL OCCUPATIONAL TRENDS

City of Morgan Hill Occupational Trends (2000-2015)

Occupation 2000 2010 2015 % Change 2000-2015
Service 1,799 2,975 3,09 72.3%
Production, transportation, and material moving 1,290 1,192 1,543 19.1%
Sales and office 4,129 4,279 4,854 17.6%
Management, business, science, and arts 7,245 7,560 8,380 15.7%
Natural resources, construction, and maintenance 1,601 1,500 1,636 2.2%

Source: U.S. Decennial Census, Summary File 3, Table QT-P27; American Community Survey 5-year Estimate, Table 52411
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TABLE 22 MORGAN HILL MAJOR EMPLOYERS

Morgan Hill Major Employers (Feb. 2017)

Major Employers

Morgan Hill Unified School District 730
Anritsu Company 477
Specialized Bicycle Components 400
Paramit Corporation 320
Lusamerica Foods 270
NxEdge 265
Safeway Inc. 257
Mission Bell Mfg,, Inc. 226
Del Monaco Specialty Foods, Inc. 165
Wal-Mart Supercenter 158
Young's Market Company 146
TenCate Advanced Composites USA 142
The Home Depot 138
Covenant Care MH: Pacific Hills Manor 135
Velodyne 133
The Ford Store 130
Target Store 123
Shoe Palace Corporation 122
Gryphon Financial Group 114
Andpak 114
Sakata Seed America 105
Infineon Technologies 84
Lin Engineering 83

Exelis Inc. 82

Nob Hill Foods 75

Johnson Lumber Co. 73

Airtronics Metal Products 71

In-N-Out Burger 68
Pinnacle Manufacturing Corp 66

Hillview Convalescent 65

Source: City of Morgan Hill, https://www.morgan-hill.ca.gov/1317/Largest-Employers

CITY OF MORGAN HILL
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TABLE 23 CONSUMER EXPENDITURES

Consumer Expenditures - San Francisco MSA

Percent
1999-2000 2009-2010 2014-2015 Change
1990-2015
People 2.5 2.5 2.6 4.0%
Children under 18 0.6 0.6 0.6 N/A
Adults 65 and older 03 0.2 03 N/A
Earners 1.4 1.4 1.4 N/A
Vehicles 1.8 1.8 1.8 N/A
Income before taxes $64,818 N/A $90,270 N/A $101,998 N/A 57.3%
Food $7,442 11.5% $7,920 8.8% $8,612 8.4% 15.7%
Food at home $4,355 6.7% $4,214 4.7% $4,114 4.0% -5.5%
Food away from home $3,086 4.8% $3,706 4.1% $4,498 4.4% 45.8%
Alcoholic beverages $781 1.2% $676 0.8% $1,005 1.0% 28.7%
Housing $19,682 30.4% $26,268 29.1% $26,483 26.0% 34.6%
Shelter $12,963 20.0% $19,190 21.3% $18,724 18.4% 44.4%
Owned dwellings $8,266 12.8% $11,194 12.4% $8,947 8.8% 8.2%
Rented dwellings $3,963 6.1% $6,573 7.3% $8,743 8.6% 120.6%
Other lodging $734 1.1% $1,423 1.6% $1,034 1.0% 40.9%
S:rlv'f'f; els,andpublic |06 | 3w | 207 | 36% | $3493 | 34% 56.9%
Household operations $1,477 2.3% $1,498 1.7% $2,171 2.1% 47.0%
Housekeeping supplies $595 0.9% $611 0.7% $581 0.6% -2.4%
Household furmishings $2421 37% | §1762 | 20% | 1514 | 15% 37.5%
and equipment
Apparel and services $3137 4.8% $2,230 2.5% $2,366 2.3% -24.6%
Transportation $9,726 15.0% $8,509 9.4% $9,911 9.7% 1.9%
vehidepurehases 06t gm0 | esw | s | 2m | nEm | 264 399
outlay)
Gasoline and motor il $1,424 2.2% $1,931 2.1% $2,219 2.2% 55.8%
Other vehicle expenses $2,992 4.6% $3,058 3.4% $3,411 3.3% 14.0%
publicand other 900 | S0 | 2% | $1603 | 16 78.1%
transportation
Healthcare $2,030 3.1% $3,461 3.8% $4,685 4.6% 130.8%
Entertainment $2,290 3.5% $3,116 3.5% $3,318 3.3% 44.9%
personal areprodusand | g, 1.1% 78 0% | 5 | 0k 2.1%
services
Reading $230 0.4% $158 0.2% $147 0.1% -36.1%
Education $967 1.5% $1,754 1.9% $1,806 1.7% 86.8%

CITY OF MORGAN HILL DRAFT MARKET ANALYSIS, APPENDIX A | DECEMBER 2017 | 13



VAR GIEATES §222 0.3% $153 0.1% §133 0.1% 40.1%
smoking supplies

Miscellaneous $1,023 1.6% $1,077 1.2% $780 0.8% -23.8%
Cash contributions $904 1.4% $2,020 2.2% $2,262 2.2% 150.2%
I $5,915 9.1% $9,237 102% | $9,079 8.9% 53.5%
pen5|0n5

Source: Bureau of Labor Statistics, Expenditures by Western Metropolitan Statistical Areas

CITY OF MORGAN HILL
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MARKET DATA

RETAIL
TABLE 24 MORGAN HILL RETAIL VACANCY (2008-2017)

Morgan Hill Retail Vacancy (2008-2017)

2008 2012 2017 % Change

Vacant Square

120,977 235,279 111,155 -8.1%
Footage

Source: Concord Group (CoStar, REIS)

TABLE 25 MORGAN HILL RETAIL INVENTORY (2008-2017)

Morgan Hill Retail Inventory (2008-2017)

Year Number of Buildings  Total Square Footage
2008 232 2,296,752
2009 233 2,325,114
2010 233 2,329,188
2011 233 2,334,333
2012 233 2,340,907
2013 232 2,332,657
2014 232 2,329,907
2015 230 2,319,717
2016 228 2,310,268
2017 226 2,292,597
% Change -2.7% -0.2%

Source: The Concord Group (CoStar, REIS)

TABLE 26 MORGAN HILL NNN RETAIL RENT (2008-2017)

Morgan Hill NNN Retail Rent (2008-2017)

2008 2012 2017 % Change
Rent/SF/year $20.40 $22.24 $22.80 11.8%
.07
Rent/SF/month $1.70 $1.85 $1.90

Source: The Concord Group (CoStar, REIS)
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FIGURE 2 RETAIL VACANCY AND NNN RENT PER SQUARE FOOT

Retail Vacancy vs. Average NNN Rent
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FIGURE 3 RETAIL VACANCY PERCENT OF TOTAL SF

Retail Vacancy Rate
Square Footage (2006-2017)
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TABLE 27 SALES TAX PER CAPITA

Sales Tax per Capita (2012 - 2016)

2012 2013 | 2014 2015 | 2016 | % Change 2012-2016
SalesTaxRevenue | $6,617,777 | $7,055468 | $§7,102,045 | $7,359,251 | $7,694571 16.3%
Population 39,426 40,463 1,517 1,331 13,484 10.3%
Sales Tax per Capita $167.85 $174.37 $171.07 $173.85 $176.95 5.4%

Source: MuniServices and Claritas, California Department of Finance

TABLE 28 SALES TAX PER RETAIL SQUARE FOOT

Sales Tax per Retail Square Foot (2012 - 2016)

2012 2013 2014 ‘ 2015 2016 % Change 2012-2016
Sales Tax Revenue $6,617,777 | $7,055,468 $7,102,245 $7,359,251 $7,694,571 16.3%
Retail Sq. Ft. 2,340,907 2,332,657 2,329,907 2,319,717 2,310,268 -1.3%
Sales Tax per Retail 5q. Ft. $2.83 $3.02 $3.05 $3.17 $3.33 17.8%

Source: MuniServices and Claritas, The Concord Group (CoStar, REIS)

TABLE 29 SALES TAX CITYWIDE AND STUDY AREA

Sales Tax Citywide and Study Area (2012 - 2016)

Sales Tax Revenue 2012 2013 2014 2015 2016 % Change 2012-2016
Citywide 96,017,777 | $7,055,468 | $7,102,245 | $7,359,251 $7,694,571 16.3%
Study Area $592,926 | $627,312 | $739,104 | $744,858 $693,837 17.0%
Study Area % of Citywide Tax Revenue 8.96% 8.89% 10.41% 10.12% 9.02% 0.6%

Source: MuniServices and Claritas, The Concord Group (CoStar, REIS)

TABLE 30 SALES TAX LEAKAGE

2012

2013

Sales Tax Leakage (2012 - 2016)

2014

2015

2016

Economic Category

% Change 2012-2016

General Retail ($550,043) | ($511,177) | ($622,992) ($617,792) ($596,346) 8.4%

Food Products ($172,100) | ($153,959) | ($240,294) ($243,326) ($212,488) 23.5%
Transportation $1,234,000 | $1,416,912 | $1,381,968 $1,469,408 $1,419,536 15.0%
Construction ($65,472) | ($39,858) ($84,133) ($73,020) ($25,973) (60.3%)
Business to Business ($44,752) | ($178,203) | ($400,933) ($456,249) ($301,318) 573.3%
Miscellaneous ($42,441) | ($44,303) ($55,256) ($53,073) ($54,413) 28.2%
TOTAL $359,252 $489,412 ($21,640) $25,948 $228,998 (36.3%)

Source: MuniServices and Claritas

CITY OF MORGAN HILL
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OFFICE

TABLE 31 MORGAN HILL OFFICE VACANCY (2013-2017)

Gross Office Vacancy (2013-2017)

2014 | 2015 2016
Vacant Square Footage 185,842 163,047 86,369 48,725 33,537 -82.0%

Source: Colliers International

TABLE 32 MORGAN HILL OFFICE ASKING RENTS (2013-2017)

Morgan Hill Office Asking Rent (2013-2017)

2013 2014 2015 2016 % Change

Rent/SF/month $1.66 $1.75 $1.97 $2.09 $2.05 23.5%

Source: Colliers International

TABLE 33 MORGAN HILL OFFICE INVENTORY (2013-2017)

Gross Office Inventory (2013-2017)
2014 2015 2016 % Change

Total Square Footage 686,249 752,452 683,136 636,545 757,379 10.4%

Source: Colliers International
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FIGURE 4 OFFICE VACANCIES AND ASKING RENT

Office Vacancy and Asking Rent
Square Footage (2013-2017)
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FIGURE 5 OFFICE VACANCY PERCENT OF TOTAL SF

Office % Vacant of Total Available
. (2013-2017)
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Source: Colliers International
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RESIDENTIAL
TABLE 35 MEDIAN HOME SALES PRICE CHANGE

Median Single-Family Home Sales Price Change (2011-2017)

2017 Difference % Change

2123 WM 5 W6 T T ot 201)
City of Morgan Hill
$534,308 | 546025 | 9646767 | $705700 | $759.208 | 9812050 | 840875 | 9306567 | 574%
Santa Clara County
§575358 | $605242 | §715917 | $794217 | 9898775 | s972.958 | 1004000 |  saase2 | 745%
State of California
$314,650 | $315450 | 9369108 | 9412975 | 439367 | 470575 | 9493200 | 4178550 | s6.8%

Source: Zillow; Median Home Value - Zillow Home Value Index; ZHVI Single-Family Homes Time Series and ZHVI Condo/Co-op Time
Series ($). Median home sale prices are estimated by Zillow per Zillow Home Value Index Methodology, which involves modelling that
results in minimal statistical error between estimated sales prices and actual sales prices.

TABLE 36 MEDIAN HOME RENTAL PRICE CHANGE

Median Home Rental Price Change (2011-2017)

2017 Difference % Change

20m 212 21 21 2015 216 TR T @on- 201)
City of Morgan Hill
0400 | 240 | 9257 | om0 | 818 | 8361 | 839 | w7 | 373%
County of Santa Clara
a0 | 051 | 26 | 297 | 830 | 852 | gt | s | o
State of California
9191 | s192 | 51951 | 00 | 92 | 934 | w48 | w8 | 260%

Source: Zillow; Median Home Value - Zillow Home Value Index; ZHVI Single-Family Homes Time Series and ZHVI Condo/Co-op Time
Series ($). Median home sale prices are estimated by Zillow per Zillow Home Value Index Methodology, which involves modelling that
results in minimal statistical error between estimated sales prices and actual sales prices.

TABLE 37 OCCUPIED HOUSING UNITS BY TENURE

Occupied Housing Units By Tenure (2015)

City of Morgan Hill Santa Clara County State of California
Estimate % Estimate % Estimate
Total 13,460 N/A N/A 12,717,801 N/A N/A
Owner Occupied 9,544 70.9% 56.8% 6,909,176 54.3% 56.8%
Renter Occupied 3916 29.1% 43.2% 5,808,625 45.7% 43.2%

Source: U.S. Census American Community Survey 5-Year Estimate, Table DP04
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TABLE 38 RESIDENTIAL VACANCY RATE BY JURISDICTION (2015)

Residential Vacancy Rate (2015)

City of Morgan Hill = Santa Clara County  State of California

Occupied 13,460 621,463 12,717,801

Vacant 339 24,727 1,127,989

Total 13,799 646,190 13,845,790
Percent Vacant 2.5% 3.8% 8.2%

Source: U.S. Census American Community Survey 5-Year Estimate, Table DP04

FIGURE 6 RESIDENTIAL VACANCY RATE BY JURISDICTION (2015)

Residential Vacancy Rate by Jurisdiction

(2015)
8.1%
3.8%
2.5%
State of California Santa Clara County City of Morgan Hill

Source: U.S. Census American Community Survey 5-Year Estimate, Table DP04

TABLE 39 VACANT HOUSING UNITS

Vacant Housing Units (2015)

City of Morgan Hill Santa Clara County State of California

Estimate % Estimate % Estimate %

Total: 339 N/A 24,727 N/A 1,127,989 N/A
Forrent 43 12.7% 7,549 30.5% 248,662 22.0%
Rented, not occupied 0 0.0% 2,460 10.0% 56,694 5.0%
For sale only 143 42.2% 2,382 9.6% 100,608 8.9%
Sold, not occupied 0 0.0% 1,49 6.1% 51,716 4.6%
Forseasonal, feqreationl or | g 8% | 3460 | 140% | 36788 | 326%
occasional use

For migrant workers 0 0.0% 0 0.0% 2,934 0.3%
Other vacant 69 20.4% 7,380 29.9% 299,493 26.6%

Source: U.S. Census American Community Survey 5-Year Estimate, Table B25004
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TABLE 40 MORGAN HILL HOUSING STOCK BY TYPE OF UNIT

Morgan Hill Housing Stock by Unit Type (2000-2015)

Type of Unit 2010 | % 2013 %

1 unit, detached 7874 61.5% 8,067 61.4% 8,684 62.9%
1 unit, attached 1,866 14.6% 1,873 14.3% 1,797 13.0%
2to 4 units 794 6.2% 1,148 8.7% 1,167 8.5%

5+ units 1,039 8.1% 1,104 8.4% 1,272 9.2%

Mobile homes, RV, Van, Etc. 1,222 9.6% 941 7.2% 879 6.4%

Total 12,795 100.0% 13,133 100.0% 13,799 100.0%

Source: U.S. Census American Community Survey 5-Year Estimate, Table DP04

TABLE 41 MORGAN HILL HOUSING STOCK BY AGE

City of Morgan Hill Age of Housing Stock by Year Built (2015)

Year Structure Built \ Number of Units Percent
Built 2014 or later 92 0.7%
Built 2010 to 2013 324 2.4%
Built 2000 to 2009 2,042 14.8%
Built 1990 to 1999 3,031 22.0%
Built 1980 to 1989 3,014 21.8%
Built 1970 to 1979 3,625 26.3%
Built 1960 to 1969 713 5.2%
Built 1950 to 1959 391 2.8%
Built 1940 to 1949 291 2.1%

Built 1939 or earlier 276 2.0%
Total 13,799 100.0%

Source: U.S. Census American Community Survey 5-Year Estimate, Table B25126
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BUILDING PERMITS
FIGURE 7 MORGAN HILL BUILDING PERMITS ISSUED

Building Permits Issued
(2012-2016)
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Source: City of Morgan Hill Permit Summary by Type; LWC

FIGURE 8 MORGAN HILL BUILDING PERMITS ISSUED - VALUATION

Building Permit Issued Valuation
(2012-2016)
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Source: City of Morgan Hill Permit Summary by Type; LWC
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TABLE 42 MORGAN HILL BUILDING PERMITS ISSUED AND VALUATIONS

Building Permits Issued & Valuation (2012-2016)

Percent Change

2012 2013 2014 2015 2012.2016)
Residential Permits 1,005 1,684 1,697 1,921 1,687 67.9%
Residential Permit Valuation | $101.711797 | $102,202,155 | $115089,989 | $146292.407 | $110.731,679 8.9%
Non-Residential Permits 235 304 316 388 380 61.7%
y;g::ﬁ;']de"t'al Permit $13,830273 | $10314167 | $127.788457 | $38348932 | $29851433 115.8%

Source: City of Morgan Hill Permit Summary by Type; LWC
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APPENDIX B - STUDY AREA INVENTORY
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Data Source: City of Morgan Hill, 2017; LWC, 2017
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Monterey Corridor Market and Land Use Capacity Study
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APPENDIX C - COMMERCIAL CAPACITY ASSESSMENT CALCULATION
SHEETS



0T 40 T a8ed

‘suwinjod ageJdane pue ‘yYsiy ‘Mo ay3 Ul paiIuapl st 3nsad 3|3uIs 1yl (YSIy pue moj Jou “a°1) 3nsas d(8uls e padnpotd poyiaw e SU3UM ‘|

S910N

800667 0r'729 (€T'v0) a8elany

§6L'SLT 90L¥Ep §6LS1T UBIp3N

(S68'L) (568°G1) (568'L) adeyeat ey
(820°€12) 980'£26 (zyl'ese’l) LmolD) [epuapisay panaloid| ¥
90L'vEy 90LvEr 90L'vEy gofJad 4 *bs [epsRWWO)| €
S6LS1T G6L'SLT §6L'SLT eyide) sad 4 *bs jepsswwo)| 7
Y0L'L0°L 05L165°L 850265 fiojuanuj uo paseg Aipede)| |

agesany ySiy moq poyR

("} "bs) synsay Juawssassy fpede) jensswwo)

ANVYINANS

SISATVYNY ALIDVdVYD TVIDHININOD

Ju] ‘Bunnsuo) asIp esi Ag pasedald

Apnis Aipede) asn pue *g 39JeA Jopltiod) ASI21Uo
I1H uegJoN o KD

£10T '€l JaquiadaQg
14vdad TvNId4




orjozaBey

850°265 090265 051'155°L 9v0'009'L vioL
EE) 1ePJaLILIOD 2B 0L 8oL €58 €58 52 %0 050 000 0 EZE pueT ueseA 010759]
9 1230 €87, €872 L9161 L9161 524 %0 050 000 0 €6€8E 880 pueT wesen LLovsL9/|
and 50 POXIN 829'S 8295 L8 L8l S9A %0 050 000 0 \z967 890 puetiuesen €€09€L18)
¥R, 2e/np vz-£) X314/ 086 0867 €91L 8L S3A %6 050 v0'0 8L9 28951 9E'0 483 [eyuay astidiaiuz SIS OINY - [1213Y QY AFYILNOW 06191 S00€0£ 18|
95N PAXIN /(02/1P 91-0) MOT PRYIENY [ENUPISY
1478 9D (2e/np vz-£) X314 8EZ'T9 8ET'T9 98L'E9L 98L°E9L S3A %0 050 000 0 1LSLzE L a8enes 13 Mo eruioyjed, Buunpejnue/|eLsnpul QY AFYILNOW OLLL 6509£9Z¢|
35N PAXIN/8/NP 91-0) MO PaLDENY [ENU3PIS3Y
¥ (2B/NP y2-£) X314 35N PIXIN LOB'E LO8'E 610001 61001 S3A %0 050 000 0 8E00T 9’0 @3ueunsu| auung (5, 3O [e43UID - S3SM YO QY AFYILNOW 59191 SE081L9¢|
2183 S101U3S 1N0GY IV (1)
fpog 1 upis aund (¢
SuiSew jereuasd ewioyied (¢
Aasnavonin (1
124 wioss
¥ (02/np y7-£) X213 35N PAXIN|ZSE'E 2566 wvee 9T 594 %6 050 00 iz €ezer €Ll dous 19 8 Usem Je [iH UeSioN savwnas oy QY ABILNOW 52291 0208149
¥ (5®/0p vz-£) X9 35N POXIN 655 655 918 995 oA %21 050 900 o e8L v €103 €1 23135 poojAueInelsay QY AJHILNOW 06291 010018
¥ (9B/NP y2-£) X314 35N PIXIN 7667 L V661 S6E0E S6L'VE S3A%LL 050 900 008€ 68£89 5L uojes nAefop (€ 3IIIIS [eUOSIA] QY AFYILNOW 56791 §5081£9¢|
powa e aus (z
winiseuuep (1
¥ (2B/NP y2-£) X314 35N PAXIA | LLE'E LIEE z€0'8 s S3A %8 050 v0'0 089 vTvLL 0 35IMINOS| 1133y [esaus @Y AFYILNOW OVE9L: 91020£ 18|
¥ (50/NP p2-£) X214 35N PAXINI SL svL 096'L 0961 A %0 050 000 Q oz6€ 600 puetiuesen QY AJYILNOW 08E9L 8102018
B [epIaLILI0 996 9967 8971 8901 A %ovL 050 100 008l 919z 90 BuLnpejNURW/IRLISPU| 1S HOUNHD S8v9L 80020L 18]
¥ (58/1P p2-£) X914 35N POXIN 05272 st EEE) ) S04 %0 050 000 0 Leoszl g6z puet iuesen QY AJHILNOW 56591 9119
2] (90/np y7-) XaI3 35N PAXIN 6L 6vvL o9TsL 209561 S9A %21 050 900 wee vOz6E 60 uniind 3 229 mas 1212y 213029 - 1219y S HO¥NHD 58991 10020218
¥ (50/np pz-L) XoI3 35N POXIN €L6'E €6 €69 Ssv0L oA %8 050 v00 228 6060 80 uoneIs adInias 20 Q4 AJYILNOW 0ZL91 zo00t0z1g)
99 50 PAXIN 1001 100Z1 1z9'6c 185'1E S04 %9 050 €00 0961 wigs syl saphorg auys uns Q4 AJHILNOW 57891 €0001£9/]
9 a5 PaxIA 008 008y 660'LL G S2A %21 050 900 vest sozsz 850 QY ABYILNOW SEB9L 20001£9/|
¥ 250 PIXIN EL6E €6 £v56 ssvoL S9A %6 050 w00 26 60602 8v0 Usem e Knuno g umoL QY ATHILNOW 0v69L 150L0£ 18]
and 350 PAXIN Z90'E 290 869 650'8 S2A %EL 050 200 2oL L1191 LE0 se9 3(8e3 uap|o uopeis i3S se9 QY AJUILNOW 56691 60060£9|
) 350 POXIN 65E'S 6568 86617 866'L7 S9A %0 050 000 0 96Er L0l puet iuesen QY ATHILNOW 0Z9LL 800£292|
¥ 250 PXIN 829°S 8295 ss9L LgL A %51 050 100 951z L1296 890 Sdueinsul siauied D0 [£13U3D - 535N MO QY ATYILNOW 089LL 2108292
2] (G8/np y7-£) X313 35N PAXIN | 16T’ W'l 1978 197 530 %0 050 000 0 5] s10 pueT uesen 1D NIHONYT JW SSLLL 6007292
feliono (58/p p-L) Xa13 350 PAXIN|656'S 656 vEOEL 28951 oA %L1 050 800 89z €96l 20 asea) Joj dn - 1ee (€ IO 813639 - 5351 IO QY ATSILNOW 0LLLL 6v0v292L|
ad UMD ueIUNoY ‘42631 v Aafapeig (2
uawaBeue K11adoid s10193ds04d (1
¥ (/P y7-£) X313 35N PAXIN 245’ ws't SELY SELY 530 %0 050 000 0 978 610 207 Buntieq Q¥ AZYILNOW SV8LL Z20e v/
9 lepIawILo) o1€’s LIEE Lov'L (49 oA %L 050 100 svzL vevl vo uoneIs i3S seD QY ATYILNOW S06LL 0202159,
¥ (58/np vz-£) XoH 35N PAXIN 88T 28Tl €670E 6sL'EE A %01 050 500 9LsE 8159 ssl steday oy ool 331025 01Ny - 1213y, QU ATHILNOW 07641 20052921
2 (50/p y2-£) X313 35N PAXIN|9pL TL LTy S8y'zE LSEE S %E 050 200 9501 28009 vSL auwieu on saanias oy - 132y QY ABYILNOW 5961 9002199
W, (5/p p2-£) X214 35N POXIN 69E'SS 69£'s5 80L/5v1 80L5v1 S9A %0 050 000 0 9lvi6z 699 puet iuesen QY AJYALNOW 01181 9005292|
and 1EPIBWILIO (7ZE'BL vLEBL Tsesy S3A %0 050 000 0 €096 e pueT 10E%EA QY AFYILNOW SvS8L, £100179/|
and [epIaILIO) Zh'EL Tl 8v8YE 30 %0 050 000 0 96969 9L puet iuesen Q¥ AJYILNOW 59581 51001v9/]
ang 1eDJ3LILI03 9,901 9oL %6v'vT S9A %BEL 050 900 009€ w6195 6zl uoners xids se9 QY ABYILNOW 50981 0100179/|
2 lepJauILI0) opE0L ovE0L sizLz 530 %0 050 000 0 ostvs szl puetiuesen QY AJYILNOW 52981 8000159/
o (0/np pz-£) X213 35N PAXIN 9252 9zs'ze 965'6L 965'58 oA %L 050 v00 0009 [IVINE A Ainwe SIS 0NV - 1013y Q4 ATYILNOW 08E6L 1002592|
) (e/np vz-L) X014 95N POXIN[¥Z 19 vzi'y Isi'sL e SO %T 050 100 09€ vecze w0 A Aiiwe SIS 0NV - 1213y QY AFHILNOW 0861 2002924
) (50/np pz-£) Xa13 350 PAXIN 9957 9957 zv9 sl A %6 050 500 29 vOSEL LD paekdens - yN SIS OINY - (10134 Q4 AJHILNOW 00v6 L €002v92L)
S| (28/NP Y-£) X314 35N PIXIN Z20'LZ z20'lT LrS'6Y 1TSS S3A %01 050 500 085 Zr90LL 5T POOYIOGUSIBN J21U3) [eRJawWwo)) @Y AFYILNOW 00561 2€0105ZL|
) (©®/np v2-L) Xo1d 35N POXIN 6L vL 20961 20961 S9A %0 050 000 0 vozee 60 puetiuesen AV S31833d ST 5901592
[ (GB/p y7-£) X214 35N PAXIN|986'L 986'L zT's z7's 30 %0 050 000 0 vsvoL_vZ0 pueT uesen AV ST1833d 0F 0109692
¥2D) 25 PaxIN 95807 95807 9885 9885 A %5 050 €00 000€ Lo 5T sieuay uawdinb3 paus 0oL ¥ 331035 Gy - [1E13Y AV NIVW3 56 8106292
¥ (G8/np y7-) X313 35N PAXIA| 1089 10891 iz vy 530 %0 050 000 0 [oves €0 pueT wuesen Y OWS0 Lv0c1294)
¥ (©e/np v2-£) X0l 35N PAXI 016 [9%3 8566 8566 A %0 050 000 0 sley Ll puet iuesen Q¥ ATHILNOW 9081£9/]
¥2D) 35N PaXIN 559'L S59'L 95 9sE 30 %0 050 000 0 218 ) pueT wuesen QY ABSLNOW 8101018
¥ (G®/np v2-L) X9l 25N PAXIN|L09' L098 15922 15922 S9A %0 050 000 0 wesy w0l 107 8unpieg Q¥ ATHILNOW, 610v292|
2 1ePJ3LILIOY 6907 6907 Svv's Svv's 524 %0 050 000 0 06801 2O pueT wesen QY ABSLNOW 9000159,
Rl (58/nP yZ-£) X314 35N PAXIN €8 €8 81z 81z SOA %0 050 000 ) 9V 100 301 8upyied QY ATSILNOW 0Z0ELY9L
and (&/np y7-£) X313 35N PAXIN| 1ST'8Y 1578y 8L6'97L 8L6'97L 524 %0 050 000 0 SS6EST €8S pueT wesen QY ABINOW 8101057¢|
1489 (oe/np £ 01 dn) wnipan zss'y 55 6L6'L1 6611 A %0 050 000 0 856EC 550 pueTiuesen Av 350U £009€92|
PaYDEIR [EUSPISY/(R/NP vZ-L) X214 35N PAXI
¥ (50/P p2-L) X214 35N POXIN 5L LL s 8260¢ 82608 A %0 050 000 0 ssslg vl pueTiuesen AV O¥a3d VS 52020L18)
W, letsnpul 08€'LL 08ELL 9885 988'vS S9A %0 090 000 0 svle 1t puetiuesen D INVEHD0) 02€ €L0vE92|
" IeLISNPUI 6£6' 6668 Lz T8 524 %0 090 000 0 svoy 80l puet e T INVEHOOD OvY. 9L0vE9zL|
", IeLISNPUI S0L'8L oL 89065 89065 524 %0 090 000 0 ovvss 9z puet ey T INVHHOO 08 £10vE9ZL|
AT [eLISPUI 9916 9.6 Lv80E L80E A %0 090 000 0 woris sl 107 Bunpeq 0 3INVEHD0) 025 8Lovegz|
(uoneusisaq uvd
(33 bs 2sed/3d
(4 (34 bs) G4 49 43d yy4 pamojje wnwixew| ¥v4 H sany.
ez PR bs) uv4 21qeIs 19N | Aapdeded uyd a1qe3s | bs) uv4 wWnwIXeW 39N 10 %02 > Buisn :N/A) 1098022094 bsodieq | 224 IR sy Nav

fapede sapun

U4

“Buppied pasealdul 03 anp ARSowW ‘Sz'0 PUNOIE Yy JAMO| e aAey

*papN|pul Jou 2.8 pue dojaAIPaJ J0U [|IM SRUNIINIIS JLI0ISIY pue ‘s3]

£107 ‘g1 Jaqwidaq

14vHa YN

“(4v4 61°0) JUBIBA JOU 2. Jey s|a2.ed ealy APNIS 10y Y4 UBIPaL U3 SI ¥4 3|qeIS

1e21dA) pinom 133(04d (jeRiaWiWod 3140-uou) [1B131 i *Spiepuels Juawdo@Aap JU1INI $193|Ja1 ¥y “S|a2ed [eLasnpul Jo) ¥y 9°0 PUe S[324ed aSN-paxiwy/[e1nawwod Joj ¥y §°0 s Aneded yy4 wnwixepy

“papnua se dojanap fim spafoid papnu3

|gnd 01 pajedipap sjaased ‘sayaunyd ‘adeds uado ajeaud ‘sasn [enuapisal ‘(S131uad AUNWWOI ‘sjooyds “§'3) sasn [euonnnsul J1gnd
-dojanapai [IIm (4v4) Oney ealy J0ol4 a|qedojaAap WNWIXeW 3y} Jo %07 UeY) ssa| SutAdnado Apuaiina suip|ing yum sjaaied

suondwnssy

DM liiH ueSio jo Ay is83unos

*MOI34 3]qE3 U SIE103 14 JIGEIS 19N PUE Hy< WNWIXE 13N 335 °L

saj1o0N

850265
0SL'LSS"L

| (34 "bs) Awdeded yv a|qeis 1N
, (2 °bs) Kede) yy4 wnwixew 13N|

snsay

AYOLN3ANI 3SN ANV ONILSIX3 NO @3SV ALIDVdYD TVIDYIWNOD - L AOHLIW

SISATYNY ALIDVdVYD TVID¥IWNOD
*3u] ‘BuninNsuo) asim esi Aq pasedald

Apms fiede) asn pue g 13Ie Jopliiod Aai1uo

ueSio Jo KD




0T 4o € 384

0 9T6LY puetjuesep QY AJYILNOW 9¥08TLIL|
o 718 pueT JuEdeA QY AJ4ILNOWN 8T070LT8
0 COESY 107 ubled QY AJYILNOW 6T0¥Z97L|
o 06801 puET JuEdeA QY AJ4ILNOW 9000Tv9L]
0 9EV 107 ubped QY AJYILNOW 0TOETYIL
0 [ssees [ [ pueT Juedep Q¥ AJYILNOW] 8T0T0SZ|
0 B8S6ET pueTtjuesep AV 3504 L009€E9TL|
o 55819 pueT JuEdRA AV 0¥Q3d NS ST070LT8
o 9LvT6 puET JuEdeA T INVHHIOD 0ZE E€TOVESZL
0 SYOLY puetjuesep 10 INVYHOO0D Ob 9T0VE9TL
o 9v¥86 puET JuEdeA 1D INVYHIOD 08 LTOVESZL
0 TOPTS 107 ubled 10 INVYHO0D 0ZS B8TOVEITL|
o 0 pueT JuEdRA QY AJ¥ILNOWN SEEST 9TO0ETL9L]
0 TLTESE puetjuesep QY AJYILNOW SEEST 0E0ETLIL
0012 0v96€ QW e epuied AKieutia1a//e3uaq/|evlpan - 535N 210 Y AJYILNOW S8SST 600€2L9L
34 bg 22184 (s)awen ssauisng s puet Sunsixa ssa1ppy NdV

'002'8S J0 ded wia)sAs j043u0) JuawdolaAaq [eruapisay ay3 yoead |jim uoneindod 50z

*3|ges urewad [[im eyded Jad adeds |epiawwo)

*3]qeIS UleWa [[IM 98B1004 a1enbs [eruawwod apImAYd 03 ealy Apnis ay) ul a8e1004 aienbs [epiawwod Sunsixe jo uondodoud ay

“(S3sN [erUSPISJ ‘SayRINYP ‘sapifiIN d1jgnd ‘S|ooyds-3|ppiuw pue sjooydsald ‘skem-jo-3ySii 19a.43s ‘aoeds uado ‘Sulinidejnuew/|jersnpul a1 uolje[naled 3004 a1enbs Suip|ing [e1243WWO0D (2303 3Y3 Ul PR3PISU0D J0U a4 S|j3dJed [e12Iawwod-uoN

suondwnssy

JMT T '@dueul4 Jo Juswiiedaq elulo|ed {euoiieulaiul sia1jjod ‘|jiH ueSio Jo A1) !(s19y 1e150D) dnodn paoduo) sy $334n0s
‘eyded uad "3 *bs g5 03 oy usamiaq Suiney seale uenjodoisw 3sow yum ‘eyded sad adeds |1e3a4 JO ") bs ot Ajorewixoidde s| a8elane [euoneu ayj g
"moJ3q 3|qe) Ul 14 “bs Suipjing |e101 385 7

*(£ 107 42qiadaq) sisA|euy 3axe|A J0pLiI0D) A343IUOIN 33 Ul paulyap aJe 140, pue

002'8S de) uonejndod Ge0z WaisAS [043u0) JuawdolaAaq [eIUdpISSY
/SE'90S'C (9107) 28e4ane |RUOIEU UO Paseq 14 “bS |ePuaWWO) apMAL) BIO L
718'698'L (9102) @8e1aAe [PUONEU UO Paseq ||IH ueSJolA ul 14 "bs |ie1ay
vev'sy (9107) uonejndod |iH uegiop
IS4 . eyded Jad 14 *bs [1e324 a8eiane [euoneN
%bi'ST eaJy Apnis ay) ul pa1edo 14 *bs [epiawiwo) apimAN) Jo JUdIad
G956 , 834y Apmis a3 ul 14 'bs esswwo) [e3o ]
€18'976'C (9102) ' *bs [ensawWo) dpmAi) [ejoL
S5'9€9 (9102) apIMAND 1 “bs @310 (B30 28etaAY
897'0LE'C (9107) apimAND 34 “bs |33y B30 L 38RIaAY
SSL'SLT oLz'srs 89 |eloL
96L'vS e'sie ILLYL Sl PO
656'091 88/'7€9 €& |1e1sy
(34 *bs) ey Apmis ay3 ui (14 *bs) apimAad (5€0Z 039102) (9102) ended uad adA | a2eds jepiawiwo)
UIMoJ9 adeds |eplawwo) paalold UIMoJ9 adeds |eiawwo) paalold aseatou| uone|ndod pajaloid (14 "bs) @>eds |eIaWIWOD b
synsay

V1IdVYD ¥3d 39V1004 34VNDS TVIDYININOD - Z AOHLIN

SISATYNV ALIDVdYD TVIDYININOD
Ul ‘Bunynsuo) asip esi Aq paJedaid

Apmis Apede) asn pue g 18xJeN Jopliio) Asisuoy
H uegio jo LD

£10T €L J2quizd3q
14v4a NI




0T J0 v 384

2L0T LTIT9T seo a|3e3 uap|o uoiels IAI3s seg QY AJ¥3ILNOW S669T 60060£9¢|
0248 9500€ doys Jaqleg 392435 ute (0T |eUOI83Y 133US) [BI2ISWILIOD ¥ AJ¥ILNOW 66691 6T060L9L|

“H @2uapsijer so%e (6

anbinog 13 uojes JieH s,auuezns (g

ade|d syeyd (£

$10ss12S "IN (9

sejueju0g B Weal) 9] sepijad se (§

s1dasu0) aulue) (¢

usisa@ ¥ spul|g (€

Aneag 13 JieH Aeysiog (z

5$9|q1393]|0) 78 S0 JueLeA (T
859L TELBT Aenuop Asenpiopy/awoH [elaung Q¥ AJYILNOW 0ZZLT Y10¥29ZL
6V8S 0T8YT ‘U3Na) UeA 1B U3IN3Y LA (€ AleuliaiaA/(e3uaq/|edIpaIN - $35N 10! QY AJ¥3LNOW 009LT £00€T9TL|

$91e1D0SSY ‘aNY ‘031414 "y ydasor (z

2dV ‘AN ‘z3J3d opledly (T
LSTL 8L8LT qndmaig ooy |3 3DIAI3S POO4/IUBINEIS3Y - [1BIRY QY AJYILNOW S09LT 6209T¥9L)
0 Gmmmv 7 pueq juesep QY AF¥3ILNOW owmnl 800€T9TL|
0529 966EY |1!Mpoog 11839y |e43ua9 - Q¥ AJYILNOW O€9LT 600€79ZL,
0078 Gmmmv sied oy <n_<7: SIDIAI3S 01Ny - QY AJ¥3ILNOW ommni 0TOETITL
709L 966EY qe1Apog (z |BIUOZHOH - 3sN PAXIA @Y AJYILNOW 099LT TT0€Z92L|

2Jn3undnady uoya (T
9STT 1296T ddueJnsu] s1auey 9210 [e43UR9 - $3sN YO Q¥ AJYILNOW 089LT ZT0ETITL
0S¥ 890€T 318D JieH Ajiwey (7 PooyIoqysIaN 133ua) [e12JaWW0D)! QY AF¥3ILNOW 869LT ¥T0€T9TL|

s8uiyL N sinuog (1
9SVT 9YTST Ul-aA1g 3)j3q Heg DIAI3S POO4/JUBINEISAY - [1BIDY QY AJ¥3ILNOW SELLT 8YOETYIL|
0 33 pueq juesep 1D NINMHONVT O SSLLT 6007292L,
5979 0T8vT MET 38 ABUIOTY qOdeT T Neag (9 331340 [B12UBD - 5950 90 QY AJ¥ILNOW 09£ZT ST0v292L

asea) Joy dn - Jueden (s

53D eluey asnop (v

$1da3u0) AynjeaH (g

uonepunoy YoIeasay uoyaned Y1 (z

asea) Joy dn - Jueden (T
8Y97 E9ETE 35€3] J0j dn - JUEJEA (€ 331340 [B12UBD - 5950 90 QY AJ9ILNOW 0ZLLT 6v0v292L

JueIUN0IY ‘4oea v Adjapeig (z

Juswageuey Apiadoud 510393ds0id (T
6/€T 1775 5UOIIN|OS 91E353 [EaY 2213J0 [E13UBD - 5350 910 Q¥ AJYILNOW SLLLT SYOETYIL|
0 978 307 Bupjied QY AJYILNOW SV8ZT TZOETYIL
0556 6TLSE euanbe] ezoy) e1(9 POOYIOGUBISN J23U3) [BIJAWIWIOD); QY AJUILNOW S98LT SLOETYOL

Jewoupue] ysijuns (s

doys Jaq.eg s30f (

Asasyeg pepajos e (g

asud||nuo |3 4adns (z

suolyse4 1 sudiS Y B 1 (T

:d|aA pue 33009 woly
SYCT Vvt uonels dIAI3s seg QY AI¥3ILNOW S06LT 020TT9L,
Z6ST 0T8YT pueq juesep @y AJYILNOW OT6LT 100SZ9ZL,
9TSE 81SL9 Jieday 03ny ojuoid SIDIAI3S 01Ny - |1eIdY 0¥ AJ¥3ILNOW 0Z6LT 2005292 |
SLYL L98vY s3uI3u3 ||BWS 18 SIBMOIN U0 BuoiS (7 SIIAIBS 0INY - |1e1Y QY AJYILNOW VSP6LT LOOZTYIL|

eag g BIPNN T-V (T
ZVCTST SL68YT 100425 3NPY Ajunwwo) |j1H uesion 100Y2S 3peJ] ssauisng - DO Q¥ AJYILNOW 096LT £005797L|
9S0T 78049 aweu oN SIDIAI3S 01Ny - |leIdY 04 AJ¥3ILNOW S96LT 900ZT¥9L|
0EES T9VLE Apog oiny s,12204 SIIIAIBS 0INY - |1e1Y QY AJYILNOW S66LT €00ZTHIL)
L6E6Y VELES Hea3el0ls 28e.03S - 13430 dY AJ¥3LNOW SZ08T Y20TTYIL
0 E14134 pueq juesep Q¥ AJYILNOW OTTST 900529ZL|
0 €0£96 pueq juesep QY AJ¥3ILNOW SpS8T ET00TYIL|
0 96969 pueq juesep Q¥ AJYILNOW S9S8T STO0TH9L|
0v29 VLTV spnguess (e DIINISS [eUOsId - 1819y QY AJ¥3LNOW S8S8T YT00THIL,

uojes yue|g (z

uojes Ansiuy (T
[009€ 76195 Uo13e3s 3J1AI3S sey Y AJYILNOW S098T 0T00T¥9L
0 0ShvS pueq juesep QY AJ¥3ILNOW SZ98T 8000T¥9L|
09017 YTEBT weugoud Aeq |etoineyag SNIN 100Y2S 3peJ] ssauisng - DO @y AJ¥ILNOW 0868T Z009€9ZL
8ITS 0659¢ 1930 oyduey 310N 04 AJ¥3LNOW 0TO6T £009€92|
0049 098LT doys 4agueg (T 3DII3S POO4/IUBINEIS3Y - [1B1RY Y AJYILNOW 0806T 8009€9ZL|
880€ 0£69 a8eleg Ajunwiwo) s,juizuod SIDIAI3S 01Ny - |1eI3Y dY AF¥ILNOW 06T6T 6009€92|
L858 08VLY 1910 uu| uwuv:mf 1910 QY AJYILNOW 0¥Z6T 8TOTYIZL
(43743 8S6€T S3IAI3S Jojelpey g dAowoINY JoLadng SIDIAI3S 01Ny - |1eIdY dY AJ¥3LNOW 08Z6T TZ0TY9TL|
(0009 T6TTLT AY Ajwey SIIAIIS 0INY - |1e1Y QY AJYILNOW 08E6T T00TV9TL|
09€ PETTE SIDIAI3S 01Ny - |1eIdY 0¥ AJ¥3LNOW 08E6T 200Zy92L|
S29 POSET paeAdends - ¥N SIIAIIS 0INY - |1B1Y QY AJYILNOW 00¥6T €00Z19ZL)
7008T 98508 0] uoneslunwwo) ysui 3240 1B P4BA UOIINIISUOD - J3Y10 QY AJ¥3ILNOW 06¥6T 0T0TK9TL
08LS Tv90TT POOYJOGYSIaN 123Ua) [B1243LIWOD) Q¥ AJ¥ILNOW 00S6T ZEOTOSTL
0 0Z6€ pueq juesep AV $31833d ST S90TY9TL|
0 SyoT pueq juesep AV $31833d 0€ 0T09€9ZL|
L9VT 0680T EpIpJ3d BUIN B IIAI3S POO/JUBINEISAY - |1BIDY AV NIVIN 3 SE 900€29¢L,
000€ TLL60T s|euay Juawdinb3 pays |0o) v SIIAIIS 0INY - |1e1Y AV NIVIAI 3 S6 8TOETITL
0 LTv88 pueq juesep AV ONSOD LYOLTLIL|
0 0 SIIAIIS 0INY - |1e1Y AV NIVIA 3 6T0ETITL|
06€0T TELBT @dueJnsu| auung (g POOYI0GUSIaN J23U3) [e1JaWWOD); QY AF¥3ILNOW S9T9T 9€08TLIL|

2Je) $I0JUIS INOQY ||V (¥

Apog 8 upis aind (€

BuiBew [eeuald eILIoED (2

Aysiayonin (1

£10T €L J2quizd3q
14v4a NI




0T J0 § 384

8959 £9€ETE 1910H AepijoH 1210 QY AJ¥ILNOW 0TZ9T 900€0LT8|
0517 €226 doys 119 3 YseMm Je) [IH ueBiow S3DIAIB5 0INY - 1213y QY AJ4ILNOW S2Z9T 0208TL9L]
AR} YOSET 391430 [eJ3U3D - 535 39430 AV AJ43LNOW 0€29T 0S0€0/18|
9.8 vTvLT uul I1H uedion 1230 QY AJYILNOW 0SZ9T 800E0LT8
Sis€ SLEVT aunyundnoy ssaullamy (¢ Aieuria3a//|23uaq/|eapaIN - 595N 3150 Y AJ¥ILNOW 0£Z9T 600€0£T8

dnoJo [E21pAIN 13dIN (T
06791 0v96€ 8uipuay dnoio e (T PooyI0qySiaN Ja1ua) [elIaWwo) Y AJYILNOW 5/Z9T 61081/9L
osTT TELST e350) e1] 92135 POO3/IUBINEISY - [1B39Y QY AJ4ILNOW 06Z9T OTOE0LT8
008 68€89 uoes nAefop (g 35IMI3S [eUOSIR - 132y Y AJ4ILNOW S629T SS08TL9L

powai Alted auL (z

wniseuyie|n (T
8z8¢ LL6EE 12301\ 3sipeled 1230 QY AJ4ILNOW DOTE9T YTOZOLTS|
z1sT oT8YT uojes Aineag 9IINI3S [eUOSIRg - 1812y Y AJYILNOW OEEST S1020L18
089 vTrLT 251M331n05 11e13Y [e43U99 - [1E39Y QY AT4ILNOW OVEST 9T0Z0LTS|
SLETT 8v509 an2eidoay) 12A03s1 (€ Aieuria39//|23uaq/[eaPaIN - 5950 3150 QY AJYILNOW 09€9T £1020L18

anoesdoay) ewsat (¢

a8essayy Jnnadesayiyifeat (1
00sTZ £00TL 12302 [1e12q elusoyifed (vT U032y J23U2) [BIPIAWILIO) QY AJYILNOW SLEST TEOBTLOL

$30IA35 UOJES AN (ET

desdoayd Aunwwo (21

esi Aq sjien [eanjeN (1T

uowny (0T

s19qJeg ssajpwil (6

2Je) upyis 13 Apog ssaujjam 13 Aineag leqes (8

Jieday 1 220135 AL [[I1H UBBIOW (£

8153 18 100D Jeays (9

doys Jutd ayL (s

Adesay aBessan 212D Apog (1

J71423u2) AYijeNA APOg B PUIN 2ADY (€

ssaull4 1§ Y18uauis aanaa|od (z

uoles ABojuL (T
o 0z6€ puET JUBdEA Y AJYILNOW 08EST 8T020L18
00se 8260€ 31035 Aunoy 351135 PO01/1UBINEISaY - [I€19Y 15 A343LNOW 06€9T 15020418
EI724 856€C sejaqes| se 92135 POO3/AUBINEISY - [139Y Y AJYILNOW 80TYST 02020.T8
€e6e 6E6€T 110 eliapeued (g QY AJYILNOW STv9T 2008T£9L

asea) 1oy dn - Jueden (z

$2d 0133 (T
9zs8 76005 D10 [€3U3Q OWs0) 219/\/[e3U20/[e2IP3IN - 535N 40 QY AJYILNOW STv9T TE0BTLL
473 08L1¢ 5210135 Buldaaxy00g s0ed (€ 391430 [e13U39 - 535 3930 QY AJ¥3LNOW 0€¥9T 9€070L18|

oIpmIs JIeH MaN (2

*2u| ‘JuawaBeury UOIIINIISUO) (B30 M3YIBS X0 (T
96€S 8007 UO[eS 5U0RY31ad IV Yel0qaq Ag suBisad JieH (9 1O [e12U3D - 5350 2O Q¥ AZ43ILNOW 05+9T LE0ZOLTS

S JieH IN (S

Uojes 11 seH Jnowny (p

201035 ds g SAueyLL Je Buxem (€

S30IA13S Xe 13 SSauIsng [ JON (2

s19ydea Jo uonesapad ||iH uesio (T
86901 [v6005 1eday 73 2135 01y ysn/adoan3/ueder] 1S HOUNHD SS¥IT] 6002018
0 [te9czr [ ¥ AJYILNOW S6S9T | 9v0LTLIL]
Tvee 70Z6€E BUn|IND 31 298 Mas 11239y [eJaU3D - 1S HO¥NHD S899T T00Z0LT8
00vs TS0V eI SN (¢ pooyI0qyBIaN Ja1ua) [eIIaWWo) QY AJYILNOW STZ9T TSOLTL9L

1932l pue Jonbr s ined (T
[43 60607 uoe)s I35 se9 QY AJYILNOW 0Z£9T 20010£18
[vest L6121 €224 3|qe | punoy 92135 POO3/AURINeISY - [1e39Y 1S AJ43LNOW 0VZ9T €00T0LT8
65T 7€921 epanbe] ] 92IAI3S POO3/JUBINe)SY - 1839y Y AJY3LNOW 09291 ¥00TOLTS|
sToT £995 puET JUBdRA Y AJYILNOW 0£L9T S00T0LT8
9€6 [czzs [ pueT uedeA Y AJY3LNOW 0897 ] 900T0L18|
ocTT Ris puET JUBdRA Y AJ4ILNOW 06£9T £00T0LT8
[vzss 9€T9T se3] 104 dn - Juese 11239y [eJ3U3D - 1233y Y AJYILNOW S6£9T Y¥00TL9L]
006 Ti8 puET JUBdRA Y AJ4ILNOW ST89T 7000TL9L]
0961 791€9 532019 durys uns 11239y [eJ3U3D - 1239y Y AJYILNOW 52891 €000T£9L
vest 597ST (ue2en]) umouyun - ey Y AJYILNOW S€89T 2000T49L
8sse YYETZ 51394/ PAdUENPY 11239y [eJaU3D - 1233y Y AJYILNOW S+89T T000TZ9L
oseL [23334 S3DIAIB5 0INY - 1213y QY AJ4ILNOW 0989T 090TOLTS|
os€y 8v16 Jewoipune7 Jeag AppaL (T PooyI0qyBiaN Ja1ua) [elIaWwo) Y AJY3LNOW S069T 21060£9L
o00e 0£69 101 3upiied QY AJYILNOW SE69T TT060£9L
osst 789ST 198 0%e’ 921135 POO3/JUBINe)SY - 1839y Y AFYILNOW 0v69T 0S0T0/T8|
43 60607 yseM JeJ A13uno) i3 umoL Y AJ4ILNOW 0v69T TSOTOLT8
00zez 905+8 5597 104 55310 550y Y AJYILNOW 55691 0T060£9]
SiLs £00LT 123u8) s10ds eluiojied ! Y AJYILNOW 6S69T ST060L9L
0z60T 08YLY u3is3q s, JolfeL (€ U032y J31U3) B IAWWO) QY AJYILNOW 59691 9T060£9L

JueINEIS3Y BUIYD UBPIOD (T

II1H UeBION oy (T
00E8T £E0Y9 2311 18|00 [U0[3ay J23U3) [BIPIAWILIO) QY AJYILNOW SL69T LT060£9L
ozver ¥90LS oul wiyey 3 v (T 1eU0[3ay J31U3) [BIDIAWWO) Y AJYILNOW 58691 81060£9L
9697 €607 ezz1d eIN eIA (€ PoOLI0qUIIaN J23u2) [BIPIaWL0) QY AJYILNOW 0669T 6S0T0LT8

sJauea|) 3unodsiq ||1H uesion (7

1513UaQ BuoH 3aH Sunf (T

£10T €L J2quizd3q
14v4a NI




0T J0 9 384

S95'6vL V101

o 0 pue JuedeA N €00€0LT8
o 0 puET JUBdRA 7S08TL9L]
o ¥90L5 pueT JUBdEA] 0TOYSL9]
o EEESE pueT juEdeA TT0VSL9L
8 [Teg6z [ | pue juedep [ €E09€LT8
0L€°E [z0€'6T [ 1ueJnelsay a5auly) sBUOH JIN| PooyJoqyBIaN Ja3ua) [epIawwo) WN| 6€0LTL9L
ooz [988'9z [ [ 11232y [eJ3UaD - |IeYRY WN] 0v0LTL9¢]
8.9 7895T Je) [eluay astdiaiul S3DIAIB5 0INY - 1213y QY AJYILNOW 0619T SO0E0LT8
o 0 pueT JuEdeA 10010418
o 0 puET JUBdEA 80060L9L]
6052 V8L eIpIAU| UOJeS 9IIAI3S [UOSIAg - AV 040113 ST STOETYIL
0099T LVET6 oN9 (@ POOYIOQUBIAN J33U3) [EIPIaWW0D QY AJ¥3LNOW 0009T 850v0LT8

Py a1y (1
0002 £9€ETE 3u0Z 0Ny S30IAIB5 0INY - Y AJYILNOW SZ09T £20T2L5L
0066 (AT 211U Uojes (¢ PooyI0qyBIaN Ja1ua) [eIIaWWwo) QY AJ¥3LNOW 0909T £S0v0LT8

suied oany A9j110 (1
6059T 6SESL N8Na '8 D88 uealioy (0T [eU0[3ay J31U3) [BIDIAWWIO) QY AJY3LNOW S0T9T 0v08TL9L]

uojes JieH onsalen (6

Addns Aineag (8

siesae) 3 (£

S|leN JaA3-7 (9

12d eud (s

#0018 ¥BH (v|

poo4 asauly) Jueineisay Sunjad (€

JBNIIS 18 PIOD) [I1H UBSIOW (Z

siauea)) (T
ozzz YOSET J3|5NN Auno) yinos 39035 03N - Y AJYILNOW 0Z19T SvOVOLT8
8SvC 7895T Q0 o1 uahn3o1 'saq ueiL 212/\/[e3U20/[e2IP3IN - 535N 340 QY AJYILNOW 0ZT9T YYOYOLTS|
96€ (33 11319/\/[e3U30/[e2IP3N - 5350 310 Y AJYILNOW 0ST9T YSOE0LTS|
0857 9ZETT Aseuria1a)/|e3uaq/|ev1pa - 595N 23440 QY AJ4ILNOW 0919T T00E0LT8
o 8007 35UeINsU| aUUNG (5 31430 [BJ3U3D - 5351 39430 QY AJYILNOW S919T SEOBTLIL

2183 5101U3S INOQY 1Y (1

Apog 8 upjs aind (€

SuiSew| [ejeuaid eluloyed (z

AysiuyonIn (T

:djoA wouy
9009 YOSET $1npoid ssaulsng anjeA (g 31430 [eJ3U3D - 535 39430 QY AJYILNOW SL19T 6€08TL9L

“aul ‘saiadoud [aAInbs3 (¢

elyeg odneo (1
o 0 puET JUBdEA Y00EOLTS|
2€66 8ELSY Uo[es 35ew] oA puaix3 (9 PooyIoqyBiaN Ja1ua) [eIIaWwo) Y AJYILNOW S619T £208149L

183119y [eDed (§

eds |ieN 2128y (1

anbnnog INgd (€

M3IAL3FYLS 319009 VIA 318193111 3HOLS (¢

asea) 1oy dn - Jueden (T

£10T €L J2quizd3q
14v4a NI




0T 4o £ a8ed

‘05 4O 91BJ YIMOJS pazi|enuue d110ISIY Y3 Mo||o4 [|Im sqof

H ueSJIo Jo Jaquinu ay |

*3)qe1s urewsad [|im qol sad aceds |ejpiswwo)

*3|ge3s ulewal [|1m 98e1004 aJenbs [epJawwod apimAlId 03 eady Apnis ay3 ul 98e1004 alenbs [euswwod unsixa Jo uontodoud sy

suondwnssy

JMT ‘de 3YL UQ SNSUD ‘[euoieuIdIU| SI31J|0D '[|IH UeSIo Jo A1) (S19y 4e1S0D) dnoJD paoduo) ay] :S92IN0S

‘eyide) Jad 98e1004 alenbs [elpiawwo) - 7 POYIBN Wodj 14 *bs Sulpjing |e103 935 ‘7

'3|qe|ieAe 394 Jou a1e (9107 puUe G10z) S1eak Juadas alow ‘dejy YL UQ SNSUSD WOy pasn sem elep juswko|dwsa 107 *L

sajoN

6751 (5£07) uondafoid wawhojdwy jiH uedio

9r9'cl (7102) sqof 40 JaqWinN [|IH UeSIoN

WZEVT ealy Apnis ay3 ur paledo ‘14 "bs [ersawwo) apimAllD Jo Juadiad

S9S'6v7L . B2y Apnis ay3 ui 34 "bs |erIaWWO) [eI0 L

65€'780'€ (#102) 3 "bs |esawwod apmAi) [ejoL
SY'TSL (7102) apImAND 34 "bs D140 830 33eIanY

L06'67€'C (#102) 2pIMAYD 34 *bs |1e1ay B30 28eIanyY

90L'veEY 0€1'S8L'L €06'L 88'S7T
(4 "bs) easy Apmis auy (4 "bs) spimAidy (SE0Z 03 102) , (7102) qof

Ul yimoJo adeds |enawwo) paafold

Yol adeds einawwo) paafold

asealou| qof payaloid J13d (4 "bs) adeds [enJsawwo)

S} nsay

£T0T ‘€T 49qwaaq

14v¥ad YN

a0(¥3d 39V.L004 3¥YNDS TVIDYININOD - € AOHLIN
SISATVNY ALIDVdYD TVIDYININOD

JU] ‘BuniNsuo) asIM st Aq paledald

Apnis Aipede) asn pueT 1 13BN JOPLII0D) ASJ9IUOIN
|IH uedion jo KD




0T Jo g 98ed

¥ (5e/np pz-£) X214 35N PN 100 107 Suptied QY AZ¥ILNOW 0Z0€ 119/

and (5e/Np yz-£) X314 35N PAXIN|€8'S pueT juedsep Q¥ AZ¥ILNOW 8101052/]

1-4 78 9 (>e/np £ 01 dn) winpa| 55°0 pueT juedep AV 350 £009€92¢]
PaydeIaQ [eNUSPISIY/(IB/NP 1Z-£) X3I4 3N PIXIN

¥1D (5e/Np yz-£) Xal4 3SN PAXIN| 'L pue jueden AV O¥Q3d NVS 52020/18

Suiuoz

uoneusisaq uejd [e42UaD

Sa.2y 92484

(s)awep ssauisng

asn pueq Sunsixa ss2.ppy NdV

‘e3Je UOWIWOD pue sageles Jo aAISNPUL B4. S3ZIS 1UN [eNUSpPISaY

413 ue|d |eJ3uaD 007 Y1 Ul pawinsse se ‘aioe Jad syun 7| 12 dojaAsp [|IM S3sN |enuapisay

‘lenuapisal Yiim dojaAsp 10U ||ImM UoieuSisa SN PUeT Ue|d |BJaUaD) |BLIISNPU| JO [BIDI3WIWOD) B YIIM S|@dJed

suonndwnssy

JMT ‘IIIH uesion Jo A :se24nos

‘Aiojuanu| asn pue Sunsixg uo paseg Aoeded - | poyIsin Ul paiendjed Aipeded) yy4 WNWixe pue 18N ‘s

*a4oe Jad syun 7z 01 £ Jo Alisusp e pamoj|e si uoneudisag xa|4 asn PaxIN Yyl 7

"MO[3q 3|ge} Ul S2UDY [92Jed [BI0] 895 |

S9I0N
850'L65 ¢ (i "bs) Aydeded yv4 31ge1s 19N
051165l ¢ (14 'bs) Adeded ¥v4 wnwixe BN
7l . vy Jad syun
TrL'ESE"L- 050'66€- 007'056'L 005'C
YEL'SLT' L r0'Lze- T61'7L8'L 00%'Z
8LL'6LL L 920591 9/1'9LL'L 002'Z
201'€96- 010'6- 091'095'L 000'Z
980'£08- 900'L¥L rrL'voy'L 008'L
040159 720'€0€ 8Z1L'8YT'L 009'L 08z
290'€LS- 0€0°L8E 0zL'0LL'L 005'L
¥50'S61- 8E0'65Y zL1'260'L oov'L
8E0'6E€E- 750'519 960'9£6 002'L
720'€81L- 0L0°'LLL 080'08L 000'L
900'£2- 980'£26 ¥90'v29 008
RERCN 4 bs nUn [enuapIsay SHUN [eRUSPISY JO
|enuapIsay [e10) ssa7 Audede) ||enuapisay [ejo) ssa7 Audeded "4 'bs [enuapisay |eyoL _
Jad 14 "bs ssoun adesany Jaquiny paiaalold
dvd 9|qels 1N gv4 wnwixe 19N

S)|nsay

£10T '€l Jaquiadaq
14vdd TvNid

VIY¥Y AQNLS NI HLMOYD TVILNIAISI¥ a3103[0¥d - ¥ QOHLIN
SISATVNY ALIDVdVYD TVIDYINNOD

U] ‘8uNsuo) asIM esi] Ag paJdedald

Apnis Aypede) asn pue g 19yJe|A Jopliio) Aaiauo

[I'H uegion yo D




0T 40 6 98ed

TL'SS V101
and SN P3XIN|89°0 pueq juedsep €E09ELLB
4B YD (2/np ¥72-£) X314|9€°0 Je) [eyuay asudiaiug SIDIAISS 0INY - |le1ay a4 AJYILNOW 06191 S00€0/£18]

3N PaXIAl /(28/NP 91-9) MO PaY2eNY [BRUSPISY
148 9D (2e/np t72-£) X3l4|25°L a8enjes 1@ Mo eluIoyI|eD Suunideynuen/[eIsNpuUl QY4 AFHILINOWN OLLL 6509€97L
35N PaXIN/(OB/NP 91-9) MO PaydeRy [eRuapISaY

¥1D (2B/np 72-£) X3|4 95N PIXIN|9¥°0 @dueunsu| auund (§ 910 [BIBUSD - S9SN PO ad AFHILINOI 59191 SE081L9L]

28D SI01UdS IN0qY IV (77

Apog %8 upis aund (€

SuiSew [e3eua.d eluioyled (¢

Rsiuyoin (L

:di9A wouq
1D (o8/Np tZ-£) X3|4 35N PAXIN [EL'L doys 319 8 ysem Jed |IH uesiopn SIIAIIS 0INY - a4 AFYILNOW SZZ9L 0Z081£9L
41 (o8/Np Z-£) X314 35N PIXIN €70 )s0) e 92IAI3S POO4/3URINEIS3Y - QY AFYILNOW 06291 0L0£0/18
1D (2e/Np ¥Z-£) X3|4 @SN PaXIN | LS'L uoles nA efap (€ 9IS [BUOSIR - [IBIRY Q¥ AJYILNOW 56291 55081492

poylan Ajlea ayl (z

wniseuye (1
41D (2B/Np $7Z-£) X3|4 3N PAXIN | #°0 9SIMadINos 11B39Y [e4BURD - [IE)aY QY AFYILNOW 0oveE9L 91020L18
Y10 (2B/np 72-£) X3|4 95N PAXIN|60°0 pueT juedep ad AF4ILNOI 08€9L 81020L18
¥ 1D (2B/Np $72-/) X3|4 95N PAXIN | €6'C pueqjuesep Y AFYILNOI S6591 9Y0LLL9L
- (2e/np $2-£) X3|4 35N PAXIN |6°0 3un|ind 3| 39g Mas 11239y |e43Ud9 - |1B39Y 1S HOY¥NHD $8991 1002018
¥ (2B/Np 72-£) X3|4 SN PAXIN 870 uone)s 9IRS sen Y AFYILNOW 0Z/91 c00l0L18
PJe] SN P3XIN|SP' L s3pAoig aulys uns |1e19y |edauasn - QY AFHILNOI SZ891 €0001£9L
9D SN PIXIN 850 (quedep) umouun - a4 AJYILNOI SE89L 2000129/
¥-2D SN P3XIN 870 ysem Jed A13unod g umo S3IIAIBS OINY - [IB13Y Y AFYILNOW 0691 1S0L0L18
and SN PaXIN | LEO seo a|3e3 uap|oD UoReIS 9dIAIS seD ad AJHILNOIN 56691 6006029/
42D SN PXIN| LO"L pueq juesep Y AFHILNOW 07921 800€797L
¥-22 SN PaXIN 890 |iueunsu| siaulieq 9210 [BI2USD - S9SN PO ad AJHILNOIN 089LL CL0ET9TL]
-y (2/Np $72-/) X3|4 35N PAXIA|SL°0 pueqjuesep 1D NITHONVT DN SSZL1L 60017292,
Aepiano (2e/Np tZ-£) X34 9N PIXIN|ZL'0 asea) Joy dn - juedeA (€ 92140 [B43UID - S3SN 3O QY AJHIINOW 0LLLL 6v70v292/]

ad yum y-1 JueIUNONY ‘Yoea v Asjapeig (7

Juswageuey Auadoud si10padsoid (1
¥ (2B/Np $72-£) X3|4 95N PAXIN|61°0 107 Buptled Y AFYILNOW SP8LL CT0ELY9L
Y1 (5B/np ¥72-£) X3l4 95N POXIA|SS'L Jleday oiny ojuoid SDIAISS 0INY - |1eI3Y ad AJHILNOW 0Z6LL 2005292/
9D (2B/Np $72-£) X3|4 95N PAXIA | 7S’ L dweu oN SIJIAIBS 01Ny - |11y Y AFYILNOW S96£1 900Z1¥9L
N (2B/np 72-£) X3|4 95N PIXIN|69°9 pueTuedsep a4 AJ4IINON 0L 18L 9005292/
SO (2B/Np $72-£) X3|4 95N PIXIN | €6°E A Anweq SIDINIBS 01Ny - |11y Y AFYILNOW 08€61 1002¥92L
SO (3B/np 72-£) X3l4 95N PAXIA | 77L°0 A Ajnweq SIDIAIBS 0INY - |IeI9Yy ad AJ4ILNOI 08¢€6L 200Zv92L]
SO (2B/Np $72-£) X3|4 95N PAXIA| LE'0 paieAdesds - yN SIJIAIBS 01Ny - |11y Y AFYILNOW 00¥61L €002v9ZL
SO (2e/Np tz-£) X34 35N PIXIN 75T PooyIoqysIaN J23ua) [epJawwo) a4 AJ4ILNOI 00561 2e010S2L]
SO (2/Np $72-£) X3|4 35N PAXIN | 6°0 pueq juedsep AV S31933d ST S901LY9ZL
Ly (2B/np 72-£) X3|4 SN PIXIN|#2°0 pueT juedsep AV S31933d 0¢ 0109€92/]
¥-2d SN P3XIN| TS sleyuay Juawdinb3 pays |oo] v SIDIAIBS 01Ny - [1eI9Y AV NIVIA 3 56 810€T9TL
Y10 (2B/np 72-£) X3|4 SN PIXIN | €0'C pueTuedsep AY ONSOD LY0LLL9L
¥ (2/Np $72-/) X3|4 95N PAXIA | L'L pueqjuesep QY AFHILNOW 91081/9L
¥-20 SN PIXIN 20 pueT juedsep ad AJHILNOW 8L0L0/18
¥ 1D (2B/Np $72-/) X3|4 35N PAXIN|¥0°L 107 Buptled QY AFHILNOW 610¥7297L

£10T '€l Jaquiadaq
14vdd TvNid




0T J0 0T 38ed

‘(2319 ‘S19NP0.Ud Poo ‘uoieriodsuel] “8:9) sa110831Ld JIWOU0IS ||B SSOIE JURISUOD S| 1004 aienbs Jad anuaaal jo Jejjog

'sdIARSIUNN AQ papinoad eiep a8eses| (039 ‘AoJ|i9 ‘9sof ues yinos “8'a) uoi8al ay) 03 ajgetedwod ale sajes eyded Jad

M1

suondwnssy

IH uegJo A Jo A1) {(s1ay ‘4e3S0D) dNOJD PJodUO) BY] ‘SBILIR|D) PUR SIIIAISSIUN|A :S3IIN0S

*apimAy) (den)/ainide) a8ejoo4 asenbs |ejo] a3 03 3|qeledwod jou s pue duewloylad 108311 paaIasqo 03 paje|ad s| saliogaied
JIWou023 Ul 93exea| 03 3s0| 93e3004 auenbs jo uopiodoud ay) sawnsse 31 pue ‘sajes a|gexe) pazijeas uo paseq sadejuadiad Suisn paje|nded s| ealy Apnis ul A10831ed d1wou0d3 Aq (den)/ainyde) a8ejoo4 alenbs ‘¢

‘|1e39Yy J0 14 *bs 1ad anuanay jo Jejjog 910z Suisn palendjed 'z

‘110day sisAleuy deo g aunide) sajes a|gexe | ,SaIAIBSIUN|A Ul palyiauapl satio8aie) *|

ul (deo)7aimde) a8e1004 asenbs

3|gexe] apIMAIID JO JUIad

28e1004 alenbs

sa|es a|gexe]

sajoN
90°€€€$ (9102) 1239y 40 ) 'bs uad anuanay Jo Jejjoq
89Z'01E'T (9102) "4 "bs |1e32y apIMAIID (30 L
190'£51'69L$ (9102) 2pMmAID - sajes 3|gexel

S68'SL - 95.'89 778'668'CC$ V101
(rZe's) %SE0C (£g€91) (LT Ly1'S$) snoaue|[3a3sIA
(010'9) %899 (0£¥'06) (518'LEL'0ES) ssaulsng 03 ssauisng
(z6) %8L°L (864'L) (162£65'T%) uondnisuo)
8898y %cyLL L1z'9zy 0/S'€S6'LYL$ uoneyiodsuel ||
(90t's) %LY'8 (66£'€9) (8LL'8v2'LT$) S3PNPo.d pood
(Lg6'LL) %Ll00L (150'6L1) (065'7€9'65%) 1113y [eJauan

ealy Apnis ¢ @31y Apmis ul pazijeay sajes 2P (den)/aumded apImAD (deo)sainmded

, f103a3e) d1wiou0d3

s} nsay

£10Z '€l J3quiad3q

14vya VNI

A9VXVIT1IVLIY - S AOHLIN

SISATYNY ALIDVdYD TVIDYINNOD
U] ‘Bunnsuo) asip esi] Aq patedald

Apnis Aypede) asn pueT g 19Je Jopliio) A3JIUuo

1H uesJon jo AD




	LWC_Morgan Hill_Market Analysis_Final Draft_121417.pdf
	CITY OF MORGAN HILL
	MONTEREY CORRIDOR MARKET ANALYSIS
	1 Overview
	1.1 Introduction
	1.1.1 Purpose
	1.1.2 Terms
	1.1.3 Next Steps

	1.2 Background

	2 Key Findings
	3 Demographic & Socio-Economic Data
	3.1 Populations & Households
	3.2 Household Income Growth
	3.3 Age, Race, & Education
	3.3.1 Age
	3.3.2 Race
	3.3.3 Educational Attainment

	3.4 Employment
	3.4.1 Employment Projection
	3.4.2 Employment Inflow/Outflow
	3.4.3 Unemployment
	3.4.4 Employment by Industry and Occupation
	3.4.5 Wages

	3.5 Industry & Occupational Trends
	3.6 Major Employers
	3.7 Consumer Expenditures

	4 Commercial Market Analysis
	4.1 Retail
	4.1.1 Retail Data
	4.1.2 Sales Tax
	4.1.3 Retail Leakage
	4.1.4 Retail Trends

	4.2 Office
	4.2.1 Office Data
	4.2.2 Office Trends
	Furthermore, suburban office parks have been somewhat trending out of favor, indicated by the number of offices relocating to more urban areas to attract younger talent. However, some secondary markets, particularly those with access to transit hubs, ...


	4.3 Residential
	4.3.1 Residential Data
	4.3.2 Residential Trends


	5 Commercial Capacity Assessment
	5.1 Commercial Capacity Based on Existing Land Use Inventory
	5.2 Commercial Square Footage per Capita
	5.3 Commercial Square Footage per Job
	5.4 Projected Residential Growth in Study Area
	5.5 Retail Leakage
	5.6 Summary of Results

	6 Conclusion
	7 Cited Literature

	LWC_Morgan Hill_Appendix A_121417.pdf
	Appendix A
	Demographic and Socio-Economic Data
	RETAIL
	RESIDENTIAL
	Building Permits





