
 

Regular Meeting Agenda 

Planning Commission 

Liam Downey - Chairman 

Joseph Mueller - Planning Commissioner 

Mohammad Habib - Planning Commissioner 

Juan Miguel Munoz Morris - Planning Commissioner 

Wayne Tanda - Planning Commissioner 

 -  

 -  

 

Tuesday, February 12, 2019 7:00 pm 
 

Council Chamber 
17555 Peak Avenue, Morgan Hill, CA 95037 

 
 

CALL TO ORDER 
 

ROLL CALL ATTENDANCE 
 

DECLARATION OF POSTING AGENDA 

Pursuant to Government Code Section 54954.2 
 

PLEDGE OF ALLEGIANCE 
 

OPEN PUBLIC COMMENT PERIOD 

Members of the public are entitled to address the Planning Commission concerning any item within the 

Morgan Hill Planning Commission's subject matter jurisdiction. Public comments are limited to no more 

than three minutes. Except for certain specific exceptions, the Planning Commission is prohibited from 

discussing or taking action on any item not appearing on the posted agenda. (See additional noticing at 

the end of this agenda) 

 

ORDERS OF THE DAY 
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PUBLIC HEARINGS 

There are no Public Hearing items scheduled. 
 

OTHER BUSINESS 
 

1. REGIONAL HOUSING NEEDS ASSESSMENT (RHNA) UPDATE AND PENDING 
HOUSING TRENDS 

Recommendation: 

Receive Report 

 

2. VACANT LAND INVENTORY UPDATE 

Recommendation: 

Accept presentation on City’s Vacant Land Inventory 

 

3. PROPOSED MASTER STREET TREE PLAN FOR THE CITY OF MORGAN HILL 

Recommendation: 

Planning Commission to receive information and provide input on the proposed Master Street Tree 
Plan. 

 

DIRECTOR'S REPORT/ANNOUNCEMENTS 
 

ADJOURNMENT 
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NOTICE 

All public records relating to an open session item on this agenda, which are not exempt from disclosure 
pursuant to the California Public Records Act that are distributed to a majority of the legislative body less than 
72 hours prior to an open session, will be made available for public inspection at the Office of the City Clerk at 
Morgan Hill City Hall located at 17575 Peak Avenue, Morgan Hill, CA, 95037 at the same time that the public 
records are distributed or made available to the legislative body. (Pursuant to Government Code 54957.5) 

 

PUBLIC COMMENT 

Members of the Public are entitled to directly address the Commission concerning any item that is described in 
the notice of this meeting, before or during consideration of that item. If you wish to address the Commission on 
any issue that is on this agenda, please complete a speaker request card located in the foyer of the 
Commission Chambers, and deliver it to the Minutes Clerk prior to discussion of the item. You are not required 
to give your name on the speaker card in order to speak to the Commission, but it is very helpful. When you are 
called, proceed to the podium and the Mayor will recognize you. If you wish to address the Commission on any 
other item of interest to the public, you may do so during the public comment portion of the meeting following 
the same procedure described above. Please limit your comments to three (3) minutes or less.  
  
Please submit written correspondence to the Minutes Clerk, who will distribute correspondence to the 
Commission.  
  
Persons interested in proposing an item for the Commission agenda should contact a member of the 
Commission who may plan an item on the agenda for a future Commission meeting. Should your comments 
require Commission action, your request may be placed on the next appropriate agenda. Commission 
discussion or action may not be taken until your item appears on an agenda. This procedure is in compliance 
with the California Public Meeting Law (Brown Act) Government Code §54950.  
  
City Council Policies and Procedures (CP 03-01) outlines the procedure for the conduct of public hearings. 
Notice is given, pursuant to Government Code Section 65009, that any challenge of Public Hearing Agenda 
items in court, may be limited to raising only those issues raised by you or on your behalf at the Public Hearing 
described in this notice, or in written correspondence delivered to the Commission at, or prior to the Public 
Hearing on these matters.  
  
The time within which judicial review must be sought of the action by the Commission, which acted upon any 
matter appearing on this agenda is governed by the provisions of Section 1094.6 of the California Code of Civil 
Procedure.  
  
For a copy of Commission Policies and Procedures CP 97-01, please contact the City Clerk’s office (408) 
779-7259, (408) 779-3117 (fax) or by email michelle.wilson@morganhill.ca.gov. 

 

 

AMERICANS WITH DISABILITIES ACT (ADA) 

In compliance with the Americans with Disabilities Act, if you are a disabled person and you need a 
disability-related modification or accommodation to participate in this meeting, please contact the City Clerk's 
Office at (408)779-7259, (408)779-3117 (fax) or by email michelle.wilson@morganhill.ca.gov.  Requests must 
be made as early as possible and at least two-full business days before the start of the meeting. 

 



 

PLANNING COMMISSION STAFF REPORT 
MEETING DATE: February 12, 2019 

 
PREPARED BY: Leslie Little, Assistant City Manager for Community Development 
APPROVED BY: Jennifer Carman, Community Development Director 
 

REGIONAL HOUSING NEEDS ASSESSMENT (RHNA) UPDATE AND 
PENDING HOUSING TRENDS 
 
RECOMMENDATION(S) 
Receive Report 
 
 
SUMMARY: 
 
The purpose of this report is to provide a Regional Housing Needs Assessment (RHNA)  
update, to highlight new State Housing and Community Development Department 
(HCD) reporting requirements due to recent changes in State Law and to briefly inform 
the Planning Commission of new legislation and initiatives proposed which may impact 
the City’s future housing activities and provide the schedule for the review and filing of 
the annual report to HCD on the City’s Housing Element. 
 
BACKGROUND:  
 
The City’s housing portfolio consists of 14,415 housing units, of which 1,682 or nearly 
12% (1 of every 8) are affordable and deed restricted. In addition, the City has over 800 
mobile home units, which are affordable by design, and protected with limited rental 
increases by the City’s 1988 Mobile Home Ordinance. 
 
Although the City of Morgan Hill has proudly produced a significant amount of 
affordability per capita, over the past year the City has been tasked with responding to 
changing legislation which requires deeper levels of affordability be produced in 
accordance with RHNA goals. This translated to the state setting goals for the number 
of units which represent the City’s fair share of production, and a requirement to 
produce those housing units with affordability to specific extremely low, very low, low, 
and moderate-income families within a set time-frame. 

State law requires each local government in California to adopt a Housing Element as 
part of its General Plan demonstrating how the community plans to meet the existing 
and projected housing needs of people at all income levels. The current Housing 
Element cycle established by the State Housing and Community Development (HCD) is 
2015-2022. HCD in collaboration with the Bay Area’s Council of Government, and the 
Association of Bay Area Governments (ABAG), determines each community’s housing 
fair share and which numbers are distributed to individual cities based on State 
population projections and local conditions. These designations establish the Regional 
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Housing Needs Allocation (RHNA) goal numbers. Cities are required to report annually 
to HCD on the progress made towards those goals. These reports are due April 1 of 
each year. 

The City of Morgan Hill has historically met its “overall” housing production numbers but, 
like most other cities in the State, has been unable to meet production as a function of 
affordability level. With the dissolution of redevelopment in 2011, these affordable 
housing efforts became out of reach for Morgan Hill and many other communities who 
lacked local funds to invest in affordable housing projects. For the current eight-year 
cycle (2015-2022), Morgan Hill’s RHNA allocation is a total of 928 units, of which 612 or 
66% of those units are required to be at Moderate Income levels or below. The City has 
to-date permitted 1,965 units and has an additional 575 units pledged in the pipeline. 
Including units pledged but not built, the City has exceeded every income level target, 
except the very low-income level. In this current cycle, if all the units currently pledged 
are constructed, the remaining housing goal need is 115 very low-income units, with 
building permits required to be issued by December 31 of 2022. The City has produced 
more than double the number of market rate units required.  

Measure “S” allows a maximum of 215 units annually or 1,720 total to be permitted 
citywide during the 8-year cycle. Morgan Hill is unique because of these RDCS   
guidelines that require builders to compete two years prior to building and then “pace” 
the timing of construction so that no more than the permitted number of units begin 
construction during a given year. As such, the City is aware of the housing units that are 
in the pipeline, including affordable units. The following summarizes the City’s RHNA 
production to date and includes pledged units that have been awarded housing 
allocations through RDCS but have not yet started construction. This is both deed 
restricted and non-restricted units.  
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Where are we today?  
 
Historically low State housing supplies, as well as recent changes to State housing 
laws, now require the City to strengthen its affordable housing efforts. The latest 
economic boom has created what many have called a “housing crisis” statewide. On 
May 2, 2018, the City Council was presented with an informational packet providing an 
overview of new Housing Accountability Act requirements, and Morgan Hill’s Regional 
Housing Needs Allocation (RHNA) housing goals. Additionally, the Council received a 
Keyser Marston and Associates (KMA) report, “Strategy for Increasing the Supply of 
Affordable Housing” and discussed a menu of options and policy considerations to 
increase affordable housing production at specific income levels, and the implications of 
modifications to the RDCS Program. The Council directed staff to take steps to prepare 
policy documents related to affordable housing accountability and production as well as 
an Inclusionary Housing Policy. Subsequently, the City Council adopted an inclusionary 
housing policy of 15% for all market rate rental and ownership housing outside of the 
Downtown and 10% within the Downtown. Beyond the Inclusionary Housing Ordinance, 
the City Council has asked the staff and the Planning Commission to seek out ways to 
use the RDCS and planning incentives to focus efforts on increasing local housing 
supply to meet the regional fair share goals established.  
 
In the meantime, because Morgan Hill utilizes the RDCS, and annual reporting will not 
“count” units in the pipeline, only units with construction permits through 2018 will 
appear in the Morgan Hill annual report (APR) in 2019; thus, it will indicate production 
deficiencies of 201 very low-income units. Fortunately, because of the upcoming 
commitments that the City is aware of (MWest’s 78 very low allocations and 
Evergreen’s 8 very low allocations,), the city may be able to count 86 additional very 
low-income units if construction permits are obtained before the end of this cycle, or by 
Dec. 2022. If all pledged units are built, the total still needed in the very low-income 
category is 115. Although the city has already met its total housing production numbers 
of 928 units for the entire RHNA cycle, to date it has not met its very low-income 
production obligation. 
 
To date, the RHNA reporting process has captured only construction permits issued by 
affordability category. Due to increasing performance scrutiny, HCD now requires cities 
to report: 
 

1. Data on housing units and development for which an application was filed and 
deemed complete  

2. Identification of sites required by no net loss  
3. Annual Building Activity 
4. Progress in meeting Housing Element programs and policies (BMR, Down 

payment Assistance, Homebuyer Education) 
5. Total Number of Units requested, number of units approved, affordability 

category of units approved and denied 
6. Number of units entitled, permitted and certificate of occupancy 
7. Units rehabilitated; units lost to demolition for another purpose 
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The schedule for review and submittal of the annual report will be: 
 
Planning Commission Review – February 26, 2019 
City Council Review and Authority to submit – March 20, 2019 
Report filed electronically, no later than March 31, 2019 
 
Additional Discussion: 
 
Included in the Planning Commission packet for this meeting are numerous articles 
related to the affordable housing crisis, new legislation, the Governor’s Housing Budget 
proposal for 2019, the Committee to House the Bay Area (CASA) compact, and a 
summary of State legislation impacting housing and housing practices that have been 
introduced in the 2019 session to date. The introduction period will end February 22. 
 
Finally, for your information the City Council has scheduled a Housing Workshop before 
the City Council Regular meeting of March 6, 2019. 
 
PUBLIC ENGAGEMENT: 
 
This report is intended to inform the Planning Commission and community. 
 
LINKS/ATTACHMENTS: 
1. CASA Legislative Update 
2. CASA Compact Update 
3. 500M Bay Area Housing Fund 
4. Bay Area Housing Crisis Forum 
5. Details of Newsom's Housing Plan 
6. What is Gavin Newsom's Plan 
7. SB 50 (Weiner) More Homes Act 
8. Scott Wiener and state land use authority 
9. Stop deepening the Bay Area Trans, housing crisis 
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TO: 
 

Joint MTC Legislation Committee and 
ABAG Legislation Committee 

DATE: February 1, 2019 

FR: Executive Director   

RE: CASA Local Outreach & Legislative Engagement / Update  

Local Government Outreach  

Following direction from the MTC and the ABAG Executive Committee, staff has been very 
busy over the last month and a half presenting the CASA Compact to local elected officials and 
staff in various forums, including sub-regional division meetings of the League of California 
Cities, joint meetings of city councils, county conferences of cities, and county transportation 
agencies, economic development organizations, and others (see Attachment A). Key messages 
that have been heard to date include:  
 

 Concern about the potential redirection of local funds (e.g. sales tax, local parcel tax) and 
associated impacts to local services 

 Concern over loss of local control over zoning decisions  

 Concern about a “one-size-fits-all” approach to upzoning (CASA Compact Item 5)  

 Concern that creating a new regional agency to help address the housing crisis is 
duplicative and a waste of resources (CASA Compact Item 10) 

 Concern about loss of local control over fee rates due to the various local infrastructure 
and services that are paid for by fees (schools, parks, etc.) and potential legal implications 
associated with nexus studies (CASA Compact Item 7) 

 Concern the CASA Compact only addresses the “supply side” of the jobs/housing 
balance equation; we need to also think about limiting the “demand side,” i.e. job growth.  

 With respect to the 75 percent of funds that the CASA Compact states will be returned to 
the county where funds are generated, how will funds be distributed within the county?  

 Need to do a better job bringing transportation to where the affordable housing is already 
located, (Central Valley), not just building housing where the jobs are.   

 Need to address concentration of new jobs in S.F./West Bay and more affordable housing 
in East Bay by creating new policies and incentives to encourage job growth in East Bay 
to decrease commuting and greenhouse gas emissions.  

Engagement with Local Elected Officials on CASA Legislation  

The ABAG motion authorizing President Rabbitt to sign the CASA Compact requested that staff 
develop a task force of elected officials throughout the Bay Area to provide feedback on specific 
legislation related to CASA. Staff recommends we convene an ad hoc committee of local elected 

Agenda Item 7d
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Attachment A 

                            Agenda Item 7d 

 

J:\COMMITTE\Legislation\Meeting Packets\Legis2019\02_LEGIS_Feb 2019\7dii_CASA_Attachment A.docx 

CASA Local Government Outreach Schedule – Last Updated: 1/28/19 

Meeting Date Organization  

December 12, 2018 Alameda County Mayors’ Conference 

January 9, 5 pm League of Cities/North Bay Division (includes 4 North Bay Counties) 
meeting Homeward Bound 

January 10, 7 pm Contra Costa Conference of Mayors 

January 10, 7 pm Santa Clara County Cities Association Meeting, Sunnyvale City Hall, 
456 W Olive Ave. 

January 17, 8 am  
 

Home for All Steering Committee (San Mateo) 

January 24, 7 pm East Bay League of Cities Meeting, Walnut Creek   
 

January 29,  10 am East Contra Costa (EC2, a collaborative of cities, the county, 
chambers and special districts), Oakley City Hall 
 

January 30, 11:30 am  
 

Peninsula League of Cities Division  

January 30, 5:30-7:30 pm Cities of Fremont/Hayward City/Newark/San Leandro/Union City 

January 31, 2 pm Alameda County Transportation Commission 

February 20, 1:30 pm Napa Valley Transportation Authority 
 

February 21, 12-1:30 pm  City Managers Group of Contra Costa, City of Walnut Creek, 
City Hall on the 3rd floor 

February 22, 6 pm 
(tentative timing) 

San Mateo County Council of Cities 

February 25, 5:30 pm Solano City & County Coordinating Council 
 

February 26 –12:30 pm East Bay Leadership Council, Housing Committee, Walnut Creek 

February 27, 7:00 pm 
(tentative timing) 

Marin County, Council of Mayors and Councilmembers, Sausalito 

March 1, 11:30 am – 1:00 pm East Bay Economic Development Alliance,  

March 7 Contra Costa Mayors’ Conference Meeting in San Ramon 
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PLANNING COMMISSION STAFF REPORT 
MEETING DATE: February 12, 2019 

 
PREPARED BY: John Baty, Principal Planner/Development Services 
APPROVED BY: Jennifer Carman, Community Development Director 
 

VACANT LAND INVENTORY UPDATE 
 
RECOMMENDATION(S) 
Accept presentation on City’s Vacant Land Inventory 
 
 
BACKGROUND:  
The purpose of this item is to provide the Planning Commission with an update on the 
City’s Vacant Land Inventory. Attached are summaries, tables, and maps that describe 
the residential and commercial/industrial vacant lands within the existing Morgan Hill 
City Limits. 
 
California Environmental Quality Act (CEQA): 
The presentation of the vacant land inventory is not a Project as an administrative 
activity that will not result in direct or indirect physical changes in the environment. 
 
LINKS/ATTACHMENTS: 
1. Residential VLI Summary and Tables 
2. Residential VLI Map 
3. Commercial / Industrial VLI Summary and Tables 
4. Commercial / Industrial VLI Map 
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City of Morgan Hill

Vacant and Underutilized Residential Land Inventory w/in (e) City Limits

Single Family Acres Units Single Family Acres Units

Available 134 266      

Constrained 133 86         

New Project 29 19         

Entitled 60 67         

SF Total 355 438      

Multi-Family Acres Units Multi-family Acres Units

Available 33 439      

Constrained 29 330      

New Project 29 231      

Entitled 24 450      

MF Total 116 1,450   

Grand Total 471 1,888   Total Available + Constrained 330 1,121   

Vacancy Categories

NP = Vacant w/ New Project on-file (not yet entitled)

VC = Vacant, but Constrained by natural feature(s) and/or other limitations

VA = Vacant and Available (no apparent constraints on at least a portion of site, no entitlements)

VE = Vacant w/ one or more Planning processes completed, but not under construction

Sinlge Family = OS - Open Space, RE - Residential Estate, RDL & M - Residential Detached Low and Medium

Multi-Family = MUF - Mixed Use Flex, RAL & M - Residential Attached Low & Medium, MU - Mixed Use

Available + Constrained 267 352      

Available + Constrained 63 769      

9/28/2018
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ID APN ACRES ADDRESS

GENERAL 

PLAN ZONING

VACANCY 

CATEGORY

UNITS                                         

(entitled, proposed, 

or estimated)

1 72801002 39.52 17101 KRUSE RANCH LN OS OS VE 3

39.52 3
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ID APN ACRES ADDRESS

GENERAL 

PLAN ZONING

VACANCY 

CATEGORY

UNITS                                         

(entitled, proposed, 

or estimated)

2 77307021 0.74 16870 PRICE CT RE RDL 20,000 VA 1

3 76403024 0.90 2105 ROCKY RIDGE RD RE RE 1 VA 1

4 76430006 1.03 CASTLE LAKE CL RE RE 1 VA 1

5 76403017 1.08 BLACK OAK CT RE RE 1 VA 1

6 76403003 1.08 2200 ROLLING HILLS DR RE RE 1 VA 1

7 76431037 1.16 640 SPARHAWK DR RE RE 1 VA 1

8 76445021 1.27 18580 CASTLE HILL DR RE RE 1 VA 1

9 76403023 1.29 2055 ROCKY RIDGE RD RE RE 1 VA 1

10 76403030 1.69 18025 WOODLAND AV RE RE 1 VA 1

11 76445031 1.95 CASTLE HILL DR RE RE 1 VA 1

12 76445007 2.27 18470 CASTLE HILL DR RE RE 1 VA 1

13 76445030 2.34 CASTLE HILL DR RE RE 1 VA 1

14 77332011 2.85 18200 SABINI CT RE RE 1 VA 1

15 76429038 2.96 975 LLAGAS RD RE RE 1 VA 1

17 77332012 3.55 1092 LLAGAS RD RE RE 1 VA 2

18 72802004 3.79 E DUNNE AV RE RE 1 VA 3

19 77332010 3.80 1100 LLAGAS RD RE RE 1 VA 2

21 76429037 4.81 1005 LLAGAS RD RE RE 1 VA 1

22 72802006 8.27 2275 E DUNNE AV RE RE 1 VA 5

46.82 27

24 76703001 10.02 155 W DUNNE AV RE RE 2.5 VC 2

26 76429035 2.50 18414 LLAGAS CREEK DR RE RE 1 VC 2

29 77328014 4.10 1045 APPIAN WY RE RE 1 VC 1

31 76427027 9.40 18580 MURPHY SPRINGS CT RE RE 2.5 VC 1

32 76430001 8.00 965 LLAGAS RD RE RE 1 VC 1

33 76427024 22.71 18450 SHADOW BROOK WY RE RE 2.5 VC 1

34 76428007 48.94 LLAGAS VISTA DR RE RE 1 VC 1

105.67 9

16 76703036 3.10 W DUNNE AV RE RE 1 NP 1

23 72802003 8.33 2275B E DUNNE AV RE RE 1 NP 6

25 77902023 17.27 14905 SANTA TERESA BL RE RE 1 NP 12

28.70 19

20 77332013 4.60 1110 LLAGAS RD RE RE 1 VE 4

4.60 4
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ID APN ACRES ADDRESS

GENERAL 

PLAN ZONING

VACANCY 

CATEGORY

UNITS                                         

(entitled, proposed, 

or estimated)

35 72807045 0.28 1970 DIANA AV RDL RDL 12,000 VA 1

36 72618039 0.29 17500 WALNUT GROVE DR RDL RDL 12,000 VA 1

37 72807007 0.31 1860 DIANA AV RDL RDL 12,000 VA 1

38 72924018 0.33 15860 JACKSON OAKS DR RDL RPD VA 1

39 72807033 0.36 17422 MICHELLE CT RDL RDL 12,000 VA 1

40 72921018 0.37 16050 JACKSON OAKS DR RDL RPD VA 1

41 72918015 0.37 16335 JACKSON OAKS DR RDL RPD VA 1

42 72807058 0.43 17450 CRISTINA CT RDL RDL 12,000 VA 1

43 72935005 0.49 17245 QUAIL CT RDL RDL 20,000 VA 1

44 72911003 0.53 16595 OAK VIEW CL RDL RPD VA 1

45 72930001 0.54 COPPER HILL DR RDL RDL 20,000 VA 1

46 72939041 0.57 17550 HOLIDAY DR RDL RDL 20,000 VA 1

47 72942006 0.62 17585 BLUE JAY DR RDL RDL 20,000 VA 1

48 72916025 0.63 OAKWOOD CT RDL RPD VA 1

49 72943022 0.63 17606 RACOON CT RDL RDL 20,000 VA 1

50 72905017 0.65 17055 OAK LEAF DR RDL RDL 12,000 VA 1

56 77308016 0.70 16775 DE WITT AV RDL RDL 12,000 VA 1

51 76409004 0.72 280 TILTON AV RDL RDL 12,000 VA 2

52 77308081 0.73 PRICE DR RDL RDL 12,000 VA 1

53 72929017 0.75 17064 SHADY LANE DR RDL RDL 20,000 VA 1

54 76431035 1.03 660 SPARHAWK DR RDL RE 1 VA 1

55 72918016 1.04 16325 JACKSON OAKS DR RDL RPD VA 1

12.36 23
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ID APN ACRES ADDRESS

GENERAL 

PLAN ZONING

VACANCY 

CATEGORY

UNITS                                         

(entitled, proposed, 

or estimated)

57 76423002 0.16 DEL MONTE AV RDM RDL 7,000 VA 1

58 72636007 0.55 ROSE AV RDM RDL 7,000 VA 2

59 76427003 0.69 VIA LOMA RDM RE 2.5 VA 1

60 72636078 0.74 PEEBLES AV RDM RDL 7,000 VA 3

61 72642008 0.84 BURNETT AV RDM PUD VA 3

62 72609024 1.20 761 DAKOTA DR RDM RDL 7,000 VA 5

63 72609004 1.21 765 DAKOTA DR RDM RDL 7,000 VA 4

64 76721015 2.37 220 W EDMUNDSON AV RDM RDL 9,000 VA 9

67 81760019 2.43 16675 NINA LN RDM RDL 12,000 VA 4

65 72607021 2.76 17364 WALNUT GROVE DR RDM RDL 9,000 VA 12

66 81720031 61.99 HILL RD RDM RDL 7,000 (RPD) VA 172

74.94 216

69 76702027 0.21 EVERGREEN DR RDM RDL 7,000 VC 1

70 76702028 0.21 EVERGREEN DR RDM RDL 7,000 VC 1

71 76702026 0.23 EVERGREEN DR RDM RDL 7,000 VC 1

72 76702012 0.81 EVERGREEN DR RDM RDL 7,000 VC 3

77 76424013 1.10 18680 HALE AV RDM RDL 7,000 VC 4

73 76731033 1.26 15560 SUNNYSIDE AV RDM RDL 7,000 VC 3

74 76432025 1.57 18200 CHRISTEPH DR OS/RDM RDL 9,000 VC 2

75 76702013 1.96 EVERGREEN DR RDM RDL 7,000 VC 5

76 72836012 19.91 1485 COCHRANE RD RDM RDL 9,000 VC 57

27.26 77

79 81760057 1.71 SAN PEDRO AV RDM RDL 7,000 VE 6

78 72607089 2.04 17374 WALNUT GROVE DR RDM RDL 9,000 VE 9

66 81720031 7.42 HILL RD RDM RDL 7,000 (RPD) VE 22

68 72609002 4.31 DIANA AV RDM RDL 7,000 VE 23

15.48 60
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ID APN ACRES ADDRESS

GENERAL 

PLAN ZONING

VACANCY 

CATEGORY

UNITS                                         

(entitled, proposed, 

or estimated)

81 81702025 0.99 SAN PEDRO AV MUF MU-F VA 6

80 76717046 2.92 16595 MONTEREY RD MUF MU-F VA 30

3.91 36

83 76718046 1.10 MONTEREY RD MUF MU-F VC 5

1.10 5

82 76717047 2.03 COSMO AV MUF MU-F NP 0

2.03 0
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ID APN ACRES ADDRESS

GENERAL 

PLAN ZONING

VACANCY 

CATEGORY

UNITS                                         

(entitled, proposed, 

or estimated)

85 81703028 0.23 16165 CHURCH ST RAL RAL 3,500 VA 1

86 76708037 0.34 55 W DUNNE AV RAL D-R3 VA 2

87 81702001 0.90 16685 CHURCH ST RAL RAL 3,500 VA 7

90 72636057 0.99 GINGER WY RAL RDL 7,000 VA 5

88 81704059 1.00 215 TENNANT AV RAL RAL 3,500 VA 6

84 76711030 2.69 335 SPRING AV RAL RAL 3,500 VA 21

89 76703005 3.08 DEL MONTE AV RAL RAL 3,500 VA 20

9.23 62

92 76703042 4.00 W DUNNE AV RAL RDL 20,000 VC 6

94 76723016 8.02 15335 MONTEREY RD RAL RAL 3,500 VC 64

12.02 70

91 72830004 2.36 1105 HALF RD RAL RAL 3,500 NP 19

93 72830001 4.34 MISSION VIEW DR RAL RAL 3,500 NP 35

95 72830002 8.34 HALF RD RAL RAL 3,500 NP 67

96 72830003 13.72 1105 HALF RD RAL RAL 3,500 NP 110

28.76 231
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ID APN ACRES ADDRESS

GENERAL 

PLAN ZONING

VACANCY 

CATEGORY

UNITS                                         

(entitled, proposed, 

or estimated)

106 76712012 0.21 BARNELL AV RAM RAM VA 3

103 72602016 2.30 Walnut Grove RAM RAL 3,000 VA 23

104 72612004 4.26 DIANA AV RAM RAL 3,500 VA 65

6.78 91

108 72602012 4.69 E DUNNE AV RAM/MUF RPD/PUD VC 84

107 81709036 5.28 JUAN HERNANDEZ DR RAM RAM VC 78

109 81709055 6.31 TENNANT AV RAM RAM VC 93

16.28 255

105 72602007 3.50 DIANA AV RAM RAM VE 46

100 72625061 8.49 JARVIS DR RAM RAM VE

101 72625079 5.65 JARVIS DR RAM RAM VE

102 72625078 5.36 BUTTERFIELD BL RAM RAM VE 389

23.00 435
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ID APN ACRES ADDRESS

GENERAL 

PLAN ZONING

VACANCY 

CATEGORY

UNITS                                         

(entitled, proposed, 

or estimated)

111 72613030 0.18 80 E 4TH ST MU MU-D VA 2

112 81701078 0.19 MYRTLE AV MU MU-N VA 2

113 81701018 0.19 MONTEREY RD MU MU-N VA 2

114 76708016 0.23 MONTEREY RD MU MU-D VA 2

115 72623019 0.86 E MAIN AV MU MU-N VA 15

125 72623020 0.96 MONTEREY RD MU MU-N VA 12

116 72613049 2.16 DEPOT ST MU MU-D VA 48

117 72623018 2.46 95 E MAIN ST MU MU-N VA 44

118 72615071 6.19 17295 BUTTERFIELD BL MU MU-D VA 123

13.43 250

122 72623008 1.00 17620 MONTEREY RD MU MU-N VE 15

1.00 15
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City of Morgan Hill

Vacant Commercial & Industrial Land Inventory w/in (e) City Limits

Category Acres Square Footage Category Acres Square Footage

Available 235  Available 235  

Constrained 55  Constrained 55  

New Project 20  

Entitled 58  

Total 367                Total 290                

Category Avg. Parcel Size (acres)

Available

Constrained

New Project

Entitled

Commercial Acres Industrial Acres

Available 89 Available 146

Constrained 25 Constrained 30

New Project 10 New Project 10

Entitled 54 Entitled 4

177 190

Vacancy Categories

NP = Vacant w/ New Project, not yet entitled

VA = Vacant and Available (no apparent constraints on at least a portion of site, no entitlements)

VC = Vacant, but Constrained by natural feature(s) and/or other limitations

VE = Vacant w/ one or more Planning processes completed, but not under construction

4.4

3.4

2.8

2.6

9/28/2018
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Vacant Commercial and Industrial Lands

Vacancy 

Category Zoning APN ACRES

NP IL 72635020 2.42

NP IL (PUD) 72830006 18.14

NP IL (PUD) 72830008 2.181

NP IL (PUD) 72830009 10.42

NP CG 72831014 16.095

NP CH (PUD)/CO 72831015 0.7982094

NP CG 72831016 12.68
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Vacant Commercial and Industrial Lands

Vacancy 

Category Zoning APN ACRES

VA CBD 72613030 0.18

VA CBD 72614049 0.48

VA IL (PUD) 72625026 7              

VA IL (PUD) 72625046 1.17

VA IL (PUD) 72625047 1.55

VA IL (PUD) 72625059 3.27

VA IL (PUD) 72625066 5.57

VA IL (PUD) 72625068 4.61

VA IL (PUD) 72625069 4.6

VA IL (PUD) 72625070 3.4

VA IL (PUD) 72625071 2.33

VA IL (PUD) 72625072 2

VA IL (PUD) 72625073 2

VA IL (PUD) 72625078 5.36

VA IL (PUD) 72631004 2.442

VA IL (PUD) 72631025 2.4

VA IL (PUD) 72631038 2.65

VA IL (PUD) 72632025 2.32

VA IL 72633025 5.03

VA IL 72633026 3.39

VA CG (PUD) 72633029 4.41

VA IL 72634007 3.08

VA IL 72634013 2.1

VA IL 72634016 1.08

VA IL 72634017 2.26

VA IL 72635015 2.25

VA IL 72635028 4.92

VA CG (PUD) 76410008 1.25

VA CG 76710004 0.2

VA MUF (PD) 77904074 6.11

VA CC-R 81701018 0.2

VA CS 81702047 1.74

VA IL 81705065 1.34

VA IL 81705067 1.44

VA IL 81706006 9.78              

VA IL 81706028 2.56

VA IL 81706060 8.89              

VA CS 81708029 6.84              

2.c

Packet Pg. 87

A
tt

a
c
h

m
e
n

t:
 C

o
m

m
e
rc

ia
l 
/ 

In
d

u
s
tr

ia
l 
V

L
I 

S
u

m
m

a
ry

 a
n

d
 T

a
b

le
s
 [

R
e
v
is

io
n

 2
] 

 (
2
1
9
1
 :

 V
a
c
a
n

t 
L

a
n

d
 I

n
v
e
n

to
ry

 U
p

d
a
te

)



Vacant Commercial and Industrial Lands

Vacancy 

Category Zoning APN ACRES

VA CH (PUD) 81709038 1.31

VA CS (PD) 81709039 4.04

VA CS (PD) 81709041 13.94              

VA CH (PUD) 81709046 5.53

VA CI 81711073 5.92

VA CG (PUD)  1488 81712010 0.83

VA CG (PUD)  1488 81712011 7.68

VA CG (PUD)  1488 81712013 5.31

VA CG (PUD) 1865 81713020 1.25

VA CG (PUD) 1865 81713021 1.98

VA CG (PUD) 1865 81713022 1.95

VA CG (PUD) 1865 81713024 1.5

VA IL  81729028 12.34

VA CN 81730080 0.57

VA IG 81758011 3.37
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Vacant Commercial and Industrial Lands

Vacancy 

Category Zoning APN ACRES

VC IL 72634006 8.49

VC CG (PUD) 76410013 2.22

VC CG (PUD) 76410015 1.6

VC IL (PUD) 81702055 0.7

VC IL (PUD) 81702056 0.46

VC IL (PUD) 81702057 0.46

VC IL (PUD) 81702060 0.46

VC IL (PUD) 81702061 0.46

VC IL (PUD) 81702062 0.51

VC IL 81706002 5.345

VC IL 81706064 6.876

VC IL 81707007 5.3095

VC CH (PUD) 81708015 5.97

VC CH (PUD) 81708019 2.34

VC CH (PUD) 81708030 4.5

VC CH (PUD) 81708032 11.26
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Vacant Commercial and Industrial Lands

Vacancy 

Category Zoning APN ACRES

VE CBD 72613049 0.5

VE CG (PUD) 72625035 13.029

VE IL (PUD) 72630013 7.9

VE CG (PUD) 72632021 7.4

VE IL 72635029 2.44

VE IL (PUD) 72644005 2.6

VE CG (PUD) 72817033 10.75

VE CG (PUD) 72837026 1.16

VE CG (PUD) 72837042 0.72

VE CG (PUD) 72837043 0.71

VE CG (PUD) 72837044 0.7

VE CG (PUD) 72837045 0.62

VE CG (PUD) 72837046 0.76

VE CG (PUD) 72837047 0.7

VE CG (PUD) 72837048 1.6

VE CG (PUD) 72837049 0.73

VE CG (PUD) 72837050 0.65

VE CG (PUD) 72837051 0.65

VE CG (PUD) 72837052 0.73

VE CG (PUD) 72837068 1.64

VE CBD 76707047 0.11

VE CN 81729027 1.45
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Attachment: Commercial / Industrial VLI Map  (2191 : Vacant Land Inventory Update)



 

PLANNING COMMISSION STAFF REPORT 
MEETING DATE: February 12, 2019 

 
PREPARED BY: Anthony Eulo, Program Administrator 
APPROVED BY: Jennifer Carman, Community Development Director 
 

PROPOSED MASTER STREET TREE PLAN FOR THE CITY OF 
MORGAN HILL 
 
RECOMMENDATION(S) 
Planning Commission to receive information and provide input on the proposed Master 
Street Tree Plan. 
 
 
BACKGROUND:  
 
A Street Tree Master Plan (Attachment 1) was developed for the City of Morgan Hill in 
1995 but was never officially adopted. City staff currently recommends trees from the 
Street Tree Master Plan when considering the appropriate trees for new developments, 
empty park strips, and replacing old or diseased trees. The existing Street Tree Master 
Plan Neighborhood District Map is divided into more than thirty zones. In each zone, 
several tree species are listed as recommended trees to plant based on the species 
predominantly seen in the area. These recommendations did not consider soil 
conditions, available space, overhead utilities, drought tolerance, or invasiveness.   
 
The City received a grant from the State to develop an Urban Forest Management Plan 
(UFMP) for the City of Morgan Hill. A local Urban Forest Advisory Committee started 
meeting in March of 2018 and continued until July 2018 to guide the development of the 
UFMP. A subcommittee of “tree experts” from that group was formed to assist in the 
design and development of a new Master Street Tree Plan (MSTP) (Attachment 2), 
which will serve as one element of the overall UFMP.  
 
PROJECT DESCRIPTION: 
 
The purpose of this report is to present the City’s new MSTP to the Planning 
Commission for its review and input.  
 
The new MSTP differs from the Street Tree Master Plan in the following ways: 
 

· The number of zones has been reduced from more than 30 to 7 

· Tree species have been specified based on the planting space available 

· Honors the existing street tree palette in a zone when possible, but doesn’t 
blindly follow the existing palette as the old list did 

· Recommends and emphasizes drought tolerant species and species with low to 
moderate root damage ratings 
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· Includes a list of prohibited trees, those with high root damage ratings, invasive 
trees, or are otherwise unsuitable for use as a street tree in Morgan Hill  

 
ANALYSIS: 
 
The MSTP has been analyzed with respect to consistency with the 1) General Plan; 2) 
Municipal Code and 3) California Environmental Quality Act. 
 
1. General Plan 
 
The following General Plan policies are applicable to the MSTP: 
 
City and Neighborhood Form Element 
 
Policy CNF-8.9 Commercial Landscaping. Encourage new commercial development 
to provide outdoor areas and landscaping and tree canopy to enhance the 
surroundings.   
 
Policy CNF-8.10 Public Landscaping. Landscape medians and public areas along 
major streets using drought tolerant plant materials and encourage Caltrans to use 
drought-tolerant plants along Highway 101.   
 
Transportation Element 
 
Policy TR-3.20 Arterial Design and Landscaping. Require development adjacent to 
arterial streets to minimize the use of fences and walls wherever possible. Strive to 
accommodate all modes of travel on arterial streets, and improve the Butterfield 
Corridor, Monterey Road Corridor, and Hale/Santa Teresa Corridor to the extent 
feasible as well-landscaped multi-modal boulevards. Continue to implement the 
program for planting street trees and landscaping arterial streets and major 
intersections. 
 
Natural Resources and Environmental Element 
 
Policy NRE-6.4 Tree Preservation and Protection. Preserve and protect mature, 
healthy trees whenever feasible, particularly native trees, historically significant trees, 
and other trees which are of significant size or of significant aesthetic value to the 
immediate vicinity or to the community as a whole. 
 
Policy NRE-6.6 Use of Native Plants. Encourage use of native plants, especially 
drought-resistant species, in landscaping. 
 
Policy NRE-15.9 Urban Forest. Support development and maintenance of a healthy, 
vibrant urban forest through outreach, incentives, and strategic leadership. 
 
Policy NRE-16.6 Landscaping for Energy Conservation. Encourage landscaping 
plans for new development to address the planting of trees and shrubs that will provide 
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shade to reduce the need for cooling systems and allow for winter daylighting.   
 
Consistency 
 
The MSTP will benefit the City of Morgan Hill by providing guidelines to promote a 
healthy and resilient urban forest. It will ensure that appropriate species are planted in 
the specified zones to decrease the number of trees dying from drought conditions, 
reduce emergency maintenance from weak and diseased trees, mitigate hardscape 
damage to streets and sidewalks, and decrease topping and other invasive pruning 
methods to large trees that have been planted in poor locations. In return, the City will 
likely see a decrease in maintenance needs designated to urban forestry responsibilities 
and see an increase in wildlife habitats and thriving green spaces. 
 
2. Municipal Code  

 
Section 12.28.040 (Master tree list-Determinations) of the Municipal Code, requires 
approval by the City Council of a Master Tree List. When approved by the City Council 
the report shall be known as the Master Tree List, shall be placed on file in the office 
of the City Clerk, and shall thereafter be the official MSTP for the City unless 
amended.  
 
3. California Environmental Quality Act (CEQA): 
 
The activities described in this Staff Report are categorically exempt pursuant to CEQA 
Section 15304 (Minor Alterations to Land), as the subject work involves minor 
replacements of conventional landscapes to water efficient and fire-resistant 
landscapes, and the creation of natural habitats for wildlife on privately and publicly 
managed land.   
 
Public Engagement 
 
The City initiated community meetings in August 2018 to compose a MSTP most 
suitable for Morgan Hill’s climate and planning needs. A list was compiled using the 
expertise of local arborists, landscape architects, horticulturalists, and City staff. The 
MSTP was completed in December 2018. A draft of the MSTP was distributed to 
internal and external stakeholders for review and input. The MSTP proposed to the 
Planning Commission is the result of this collaboration.   
 
LINKS/ATTACHMENTS: 
1. 1995 Street Tree Master Plan 
2. Proposed Master Street Tree Plan 
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City of Morgan Hill 

Master Street Tree Plan 

Prepared By:

Christina Raby 

Urban Forestry Project Manager

City of Morgan Hill

17575 Peak Avenue

Morgan Hill, CA 95037



Purpose of the Master Street Tree Plan 

2. Master Street Tree Map………………………………………………………………………………………………………………………………4 

3. Master Street Tree List…………………………………………………………………………………………………………………………….5-8 



basic species of tree shall be planted in a given location. However, tree species may also have different varieties 

(Cultivars) that would fit different circumstances. Generally, the Master Street Tree Plan does not specify 

Cultivars of the species to allow for flexibility.  

The City’s Maintenance Superintendent shall determine which species Cultivar is appropriate for the specific 

planting location. The tree species in the Master Street Tree Plan are those with the fewest faults that typically 

cause the least negative impacts to the community. The trees are expected to have long lives and retain their 

attractiveness into their maturity. The trees recommended are also reasonably free of insect infestation, and 

typically have less aggressive and invasive deep-root systems in order to reduce the potential for negatively 

impacting sewer lines, sidewalks, curb and gutters, and streets. However, any tree after several decades of 

growth may produce aggressive and invasive root systems. 

The Master Street Tree Plan represents the community’s collective vision for what Morgan Hill’s urban 

forest will look and feel like as the community grows and prospers. Trees make a vital and affordable contribution 

to our sense of community, pedestrian-friendly neighborhoods, energy savings, air quality, and wildlife habitats. 

Urban Forests are the only infrastructure that continually increases in its value and benefits overtime. Thus, the 

City of Morgan Hill recognizes that the urban forest is not a self-renewable asset, but that it requires human 

intervention to preserve, protect and enhance. As the local government, it is our responsibility to foster and 

develop an urban forestry vision for every resident of Morgan Hill and the surrounding communities that depend 

on us. The City of Morgan Hill is committed to promoting the growth and care of its Urban Forest and the practice

of applying the Master Street Tree Plan to all future tree plantings in the city. 

The following are factors that were considered while selecting tree species suitable in Morgan Hill: 

Habitat value and attractiveness for pollinators

Ecological benefits such as shelter, food, and breeding sites for both residential and migratory birds and

wildlife

Energy use reduction potential

Carbon sequestration potential

Storm water treatment potential

City goals for water conservation

City goals for canopy cover

City’s goal to encourage re-oaking of native and nonnative oak species

Surrounding species theme and the past performance of that species

Infrastructure conflicts

Maintenance issues

Aesthetics

Need for age and species diversity

Potential to become invasive





Quercus kelloggii Black Oak Deciduous 30ft 

Quercus lobata Valley Oak Deciduous 30ft 

Quercus suber Cork Oak Evergreen 30ft 

Quercus virginiana Southern Live Oak 

Evergreen/partly 

Deciduous 30ft 

Planter Space 

Between 

4-6' Acer rubrum 'Columnare' 

Columnar Red 

Maple Deciduous 20-30ft

Acer x freemanii 

'Jeffersed' 

Autumn Blaze 

Red Maple Deciduous 20-30ft

Albizia julibrissin Silk Tree Deciduous 20-30ft

Brachychiton 

populneus Kurrajong Predominant Evergreen 20-30ft

Celtis sinensis Chinese Hackberry Deciduous 20-30ft

Ginkgo biloba Maidenhair Tree Males only Deciduous 20-30ft

Lophostemon 

confertus Brisbane Box Evergreen 20-30ft

Quercus agrifolia Coast Live Oak Evergreen 30ft 

Quercus suber Cork Oak Evergreen 30ft 

Quercus virginiana Southern Live Oak 

Evergreen/partly 

Deciduous 30ft 

Ulmus parvifolia Chinese Elm Predominant 

Evergreen/partly 

Deciduous 20-30ft

Planter Space 

4' < 

Celtis laevigata var. 

reticulata Western Hackberry Deciduous 6-15ft

Cercis occidentalis Western Redbud Deciduous 6-15ft

Chilopsis linearis Desert Willow Deciduous 6-15ft

Fraxinus dipetala California Ash Deciduous 6-15ft

Heteromeles arbutifolia Toyon Evergreen 6-15ft

Prunus ilicifolia Hollyleaf Cherry Evergreen 6-15ft

2 

Planter Space 

6' > Aesculus californica California Buckeye Deciduous 20-30ft

Quercus suber Cork Oak Evergreen 30ft 

Quercus lobata Valley Oak Deciduous 30ft 

Planter Space 

Between 

4-6'

Acer rubrum 'October 

Glory' 

October Glory Red 

Maple Deciduous 20-30ft

Acer x freemanii 

'Jeffersed' 

Autumn Blaze 

Red Maple Deciduous 20-30ft

Brachychiton 

populneus Kurrajong Evergreen 20-30ft

Lophostemon 

confertus Brisbane Box Evergreen 20-30ft

Lyonothamnus 

floribundus 

subsp. asplenifolius Catalina Ironwood Evergreen 20-30ft

Nyssa sylvatica Sour Gum Predominant Deciduous 20-30ft

Quercus agrifolia Coast Live Oak Evergreen 30ft 

Quercus suber Cork Oak Evergreen 30ft 

Ulmus parvifolia Chinese Elm Predominant 

Evergreen/partly 

Deciduous 20-30ft

Planter Space 

Heteromeles arbutifolia 

 

 



Arbutus 'Marina' Marina Madrone Evergreen 20-30ft

Brachychiton 

populneus Kurrajong Evergreen 20-30ft

Ginkgo biloba Maidenhair Tree Males only Deciduous 20-30ft

Lophostemon 

confertus Brisbane Box Evergreen 20-30ft

Lyonothamnus 

floribundus 

subsp. asplenifolius Catalina Ironwood Evergreen 20-30ft

Nyssa sylvatica Sour Gum Predominant Deciduous 20-30ft

Quercus agrifolia Coast Live Oak Evergreen 30ft 

Quercus douglasii Blue Oak Deciduous 30ft 

Quercus wislizeni Interior Live Oak Predominant Evergreen 30ft 

Planter Space 

4' < Adenostoma sparsifolium Red shank Predominant Evergreen 6-15ft

Cercis occidentalis Western Redbud Deciduous 6-15ft

Fraxinus dipetala California Ash Deciduous 6-15ft

Hetermeles arbutifolia Toyon Evergreen 6-15ft

Pistacia chinensis Chinese Pistache Deciduous 6-15ft

Prunus ilicifolia Hollyleaf Cherry Evergreen 6-15ft

4 

Planter Space 

6' > Aesculus californica California Buckeye Deciduous 20-30ft

Casuarina 

cunninghamiana River She-Oak Evergreen 30ft 

Laurus 'saratoga' Saratoga Laurel Evergreen 20-30ft

Quercus agrifolia Coast Live Oak Evergreen 30ft 

Quercus kelloggii Black Oak Deciduous 30ft 

Quercus lobata Valley Oak Deciduous 30ft 

Quercus suber Cork Oak Evergreen 30ft 

Quercus virginiana Southern Live Oak 

Evergreen/partly 

Deciduous 30ft 

Planter Space 

Between 

4-6' Acer rubrum 'Columnare' 

Columnar Red 

Maple Deciduous 20-30ft

Acer rubrum 'October 

Glory' 

October Glory Red 

Maple Predominant Deciduous 20-30ft

Acer x freemanii 

'Jeffersed' 

Autumn Blaze 

Red Maple Deciduous 20-30ft

Celtis sinensis Chinese Hackberry Predominant Deciduous 20-30ft

Laurus 'saratoga' Saratoga Laurel Evergreen 20-30ft

Nyssa sylvatica Sour Gum Predominant Deciduous 20-30ft

Quercus agrifolia Coast Live Oak Evergreen 30ft 

Quercus ilex Holly Oak Evergreen 30ft 

Quercus suber Cork Oak Evergreen 30ft 

Ulmus parvifolia Chinese Elm 

Evergreen/partly 

Deciduous 20-30ft

Planter Space 

4' < 

Celtis laevigata var. 

reticulata Western Hackberry Deciduous 6-15ft

Cercis occidentalis Western Redbud Deciduous 6-15ft

 



Planter Space 

Between 

4-6' Acer rubrum 'Columnare' 

Columnar Red 

Maple Deciduous 20-30ft

Acer rubrum 'October 

Glory' 

October Glory Red 

Maple Deciduous 20-30ft

Arbutus 'Marina' Marina Madrone Evergreen 20-30ft

Brachychiton 

populneus Kurrajong Evergreen 20-30ft

Ginkgo biloba Maidenhair Tree Males only Deciduous 20-30ft

Lophostemon 

confertus Brisbane Box Evergreen 20-30ft

Lyonothamnus 

floribundus 

subsp. asplenifolius Catalina Ironwood Evergreen 20-30ft

Quercus agrifolia Coast Live Oak Evergreen 30ft 

Quercus suber Cork Oak Evergreen 30ft 

Planter Space 

4' < Adenostoma sparsifolium Red shank Predominant Evergreen 6-15ft

Cercis occidentalis Western Redbud Deciduous 6-15ft

Fraxinus dipetala California Ash Predominant Deciduous 6-15ft

Hetermeles arbutifolia Toyon Evergreen 6-15ft

Pistacia chinensis Chinese Pistache Deciduous 6-15ft

Prunus ilicifolia Hollyleaf Cherry Evergreen 6-15ft

6 

Planter Space 

6' > Aesculus californica California Buckeye Deciduous 20-30ft

Casuarina 

cunninghamiana River She-Oak Evergreen 30ft 

Quercus agrifolia Coast Live Oak Evergreen 30ft 

Quercus coccinea Scarlet Oak Predominant Deciduous 30ft 

Quercus lobata Valley Oak Deciduous 30ft 

Quercus suber Cork Oak Evergreen 30ft 

Quercus virginiana Southern Live Oak 

Evergreen/partly 

Deciduous 30ft 

Planter Space 

Between 

4-6'

Acer rubrum 'October 

Glory' 

October Glory Red 

Maple Deciduous 20-30ft

Celtis sinensis Chinese Hackberry Deciduous 20-30ft

Laurus 'saratoga' Saratoga Laurel Evergreen 20-30ft

Nyssa sylvatica Sour Gum Deciduous 20-30ft

Quercus agrifolia Coast Live Oak Evergreen 30ft 

Quercus ilex Holly Oak Predominant Evergreen 30ft 

Quercus suber Cork Oak Evergreen 30ft 

Quercus wislizeni Interior Live Oak Evergreen 30ft 

Ulmus parvifolia Chinese Elm Predominant 

Evergreen/partly 

Deciduous 20-30ft

Planter Space 

4' < 

Celtis laevigata var. 

reticulata Western Hackberry Deciduous 6-15ft

Cercis occidentalis Western Redbud Deciduous 6-15ft

Chilopsis linearis Desert Willow Deciduous 6-15ft

Fraxinus dipetala California Ash Deciduous 6-15ft

 

 



4-6' 'Jeffersed' Red Maple Deciduous 20-30ft

Albizia julibrissin Silk Tree Deciduous 20-30ft

Arbutus 'Marina' & 

meniziesii Madrone Evergreen 20-30ft

Celtis sinensis Chinese Hackberry Deciduous 20-30ft

Ginkgo biloba Maidenhair Tree Males only Deciduous 20-30ft

Laurus 'saratoga' Saratoga Laurel Evergreen 20-30ft

Lyonothamnus 

floribundus 

subsp. asplenifolius Catalina Ironwood Evergreen 20-30ft

Quercus agrifolia Coast Live Oak Evergreen 30ft 

Quercus ilex Holly Oak Evergreen 30ft 

Quercus suber Cork Oak Evergreen 30ft 

Quercus wislizeni Interior Live Oak Evergreen 30ft 

Ulmus parvifolia Chinese Elm Predominant 

Evergreen/partly 

Deciduous 20-30ft

Planter Space 

4' < 

Celtis laevigata var. 

reticulata Western Hackberry Deciduous 6-15ft

Cercis occidentalis Western Redbud Predominant Deciduous 6-15ft

Chilopsis linearis Desert Willow Deciduous 6-15ft

Fraxinus dipetala California Ash Deciduous 6-15ft

Hetermeles arbutifolia Toyon Evergreen 6-15ft

Prunus ilicifolia Hollyleaf Cherry Evergreen 6-15ft



Botanical Name Common Name Reason
Abies amabilis Pacific Silver Fir High Root Damage

Acacia All Species
High Water-Use/High 

Root Damage

Acer macrophyllum Bigleaf Maple High Root Damage

Acer platanoides Norway Maple High Root Damage

Acer platanoides 'Clevland' Clevland Norway Maple High Root Damage

Acer platanoides 'Deborah' Deborah Norway Maple High Root Damage

Acer platanoides 

'Drummondii'
Drummond Norway Maple High Root Damage

Acer platanoides 'Emerald 

Queen'
Emerald Queen Norway Maple High Root Damage

Acer platanoides 'Erectum' Erectum Norway Maple High Root Damage

Acer platanoides 'Faassen's 

Black'
Faassen's Black Norway Maple High Root Damage

Acer platanoides 'Parkway' Parkway Maple High Root Damage

Acer platanoides 

'Schwedleri'
Schwedleri Norway Maple High Root Damage

Acer platanoides 

'Superform'
Superform Norway Maple High Root Damage

Acer rubrum 'Franksred' Red Sunset Maple High Root Damage

Acer saccharinum Silver Maple High Root Damage

Acer saccharinum 

'Pyramidale'
Pyramidale Silver Maple High Root Damage

Acer saccharinum 'Silver 

Queen'
Silver Queen Maple High Root Damage

Aesculus hippocastanum Common Horsechestnut High Root Damage

Aesculus hippocastanum 

'Baumannii'
Baumannii Horsechestnut High Root Damage

Agathis robusta Queensland Kauri High Root Damage

Ailanthus glandulosa Trees of Heaven Plant

All CA Invasive Species
California Invasive Plant Council 

Webpage for Information
Invasive

Alnus glutinosa Black Alder High Root Damage
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Alnus rhombifolia White Alder High Root Damage

Alnus rubra Red Alder High Root Damage

Bischofia javanica Bischofia High Root Damage

Casimiroa edulis White Sapote High Root Damage

Ceiba speciosa 'Los Angeles 

Beautiful'

Los Angeles Beautiful Floss Silk 

Tree
High Root Damage

Celtis laevigata Sugarberry High Root Damage

Celtis laevigata 'All 

Seasons'
All Seasons Sugarberry High Root Damage

Celtis occidentalis 'Prairie 

Pride'
Prairie Pride Common Hackberry High Root Damage

Ceratonia siliqua St. John’s Bread (Carob Tree High Root Damage

Cercidiphyllum japonicum 

'Pendula'
Weeping Katsura Tree High Root Damage

Cinnamomum camphora Camphor Tree
Very Large/High Root 

Damage

Conifers All Species Very large

Delonix regia Royal Poinciana High Root Damage

Ebenopsis ebano Texas Ebony High Root Damage

Erythrina x bidwilii Shrub Coral Tree High Root Damage

Eucalyptus All Species High Root Damage

Fagus sylvatica 'Dawyck' Dawyck European Beech High Root Damage

Fagus sylvatica 'Pendula' Weeping European Beech High Root Damage

Fagus sylvatica 'Purpurea 

Pendula'
Weeping Purple European Beech High Root Damage

Ficus aurea Strangler Fig High Root Damage

Ficus elastica Rubber Tree High Root Damage

Ficus macrophylla Moreton Bay Fig High Root Damage

Ficus retusa Cuban Laurel High Root Damage

Ficus rubiginosa Rusty-Leaf Fig High Root Damage

Ficus sur Cape Fig High Root Damage

Fraxinus americana 

'Autumn Applause'
Autumn Applause White Ash High Root Damage

Fraxinus uhdei Evergreen Ash High Root Damage

Fraxinus velutina Arizona Ash High Root Damage

Fraxinus velutina 'Modesto' Modesto Ash High Root Damage

Fruit Trees All Fruit Bearing Species
Litter/Public Safety 

Hazard
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Gleditsia triacanthos var. 

inermis 'Halka'
Halka Locust High Root Damage

Gleditsia triacanthos var. 

inermis 'Trueshade'
Trueshade Locust High Root Damage

Harpephyllum caffrum South African Wild Plum High Root Damage

Juglans california California Black Walnut Invasive

Juglans hindsii American Black Walnut Invasive

Juglans nigra Black Walnut High Root Damage

Juglans regia English Walnut Invasive

Liquidambar All Sweet Gum High Root Damage

Liquidambar styraciflua American Sweet Gum High Root Damage

Magnolia grandiflora Southern Magnolia
Very Large/High Root 

Damage

Manilkara zapota Sapodilla High Root Damage

Morus alba White Mulberry High Root Damage

Morus alba 'Fruitless' Fruitless Mulberry High Root Damage

Morus nigra Black Mulberry High Root Damage

Morus rubra Red Mulberry High Root Damage

Nothofagus dombeyi Dombey's Southern Beech High Root Damage

Nothofagus obliqua Roble Beech High Root Damage

Olea europaea Olive (Fruiting)
Litter/Public Safety 

Hazard

Palms All Species Plant

Paulownia kawakamii Sapphire Dragon Tree High Root Damage

Paulownia tomentosa Empress Tree High Root Damage

Persea americana 'Hass' Hass Avocado High Root Damage

Phellodendron amurense 

'Macho'
Macho Amur Corktree High Root Damage

Phytolacca dioica Ombu High Root Damage

Picea abies Norway Spruce High Root Damage

Picea breweriana Brewer's Weeping Spruce High Root Damage

Pinus (Pines) All Species High Water-Use

Platanus orientalis var. 

digitata
Cut Leaf Oriental Plane Tree High Root Damage

Platanus x hispanica London Plane High Root Damage

Platanus x hispanica 

'Liberty'
Liberty London Plane Tree High Root Damage

Platanus x hispanica 

'Yardwood'
Yardwood London Plane Tree High Root Damage

Populus (Poplar Tree) All Species High Root Damage

Pterocarya stenoptera Chinese Wingnut High Root Damage

Pyrus kawakamii Evergreen Pear Fire Blight

Robinia (Locust) All Species High Root Damage

Salix alba White Willow High Root Damage

Salix alba 'Tristis' Golden Weeping Willo High Root Damage
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Salix babylonica Weeping Willow High Root Damage

Salix babylonica 'Navajo' Globe Navajo Willow High Root Damage

Salix laevigata Red Willow High Root Damage

Salix lasiandra Pacific Willow High Root Damage

Salix lasiolepis Arroyo Willow High Root Damage

Salix matsudana Hankow Willow High Root Damage

Salix x blanda Wisconsin Weeping Wilow High Root Damage

Schinus molle Peruvian/California Pepper Tree High Root Damage

Schinus polygamus Chilean Pepper Tree High Root Damage

Schinus terebinthifolius Brazilian Pepper Tree Invasive 

Ulmus Americana American Elm High Root Damage

Ulmus crassifolia Cedar Elm High Root Damage

Ulmus davidiana var. 

japonica
Japanese Elm High Root Damage

Ulmus glabra Scotch Elm High Root Damage

Ulmus hollandica Dutch Elm High Root Damage

Ulmus minor Smooth-Leaf Elm High Root Damage

Ulmus 'Morton Accolade' Accolade Elm High Root Damage

Ulmus procera English Elm High Root Damage

Ulmus pumila Siberian Elm High Root Damage

Umbellularia californica California Bay Laurel Invasive
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