
  AGENDA ITEM: VIII-2  

MILPITAS PLANNING COMMISSION 
AGENDA REPORT 

 

PUBLIC HEARING  Meeting Date: March 14, 2012 

 
APPLICATION: CONDITIONAL USE PERMIT NO. UP12-0004, PNC MUSIC 

COMPANY 
 
APPLICATION  
SUMMARY: A request to operate a 779 square foot dance and music studio 

within the Seasons Marketplace shopping center. 
 

LOCATION: 1535 Landess Avenue #103 (88-35-017) 

APPLICANT: Pamela Serrano, 481 McCamish Avenue, San Jose, CA 95123 
OWNER: Dinna Bayangos, AY-GB Milpitas LLC, 1535 Landess Avenue, 

Milpitas, CA 95035 

 
 
RECOMMENDATION: Staff recommends that the Planning Commission:  Adopt 

Resolution No. 12-011 approving the conditional use permit 
subject to the conditions of approval. 

 
PROJECT DATA: 
General Plan/ 
Zoning Designation: General Commercial (GNC)/General Commercial (C2) 
Overlay  Site and Architectural Overlay (-S) 

   
CEQA Determination: Categorically exempt pursuant to Section 15301 for “Existing 

Facilities” of the California Environmental Quality Act 
  
PLANNER: Cindy Hom, Assistant Planner 
 
PJ: 2800 
 
ATTACHMENTS:  A. Resolution No. 12-011/Conditions of Approval 

B. Project Plans 
C. Project Description 
D. Schedule of Activities 
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BACKGROUND 
On January 31, 2012, Pamela Serrano submitted a conditional use permit application to operate a 
new 779 square foot dance and music studio within an existing shopping center.  The application 
is submitted pursuant to Milpitas Municipal Code XI-10-5.02-1 (7) (Group Instruction) which 
requires Planning Commission review and approval.   
 
PROJECT DESCRIPTION 
The project site is situated on a 7.89-acre parcel located at the northeast corner of the Dempsey 
Road and Landess Avenue intersection.   The site is developed as a 76,894 square foot indoor 
shopping mall consisting of a 34,321 square foot food store, restaurants, and various retail uses. 
The site is zoned General Commercial with a Site and Architectural Overlay (C2-S).  
Neighboring land uses include the Stonegate Development PUD (89 single-family homes) and 
the French Court PUD (20 single-family homes) both located north of the project site.  
Commercial retail buildings are located to the west, south and east.  A vicinity map of the project 
site is shown on the previous page 
 
The applicant proposes to operate the dance and music studio operate seven days a week with 
varying hours between 9AM to 9PM.  The proposed studio would offer instruction for dance, 
music, and singing for varying age groups from five years of ages to adults.  The facility would 
anticipate between 10 to 15 students at any given time.  See Attachment C and D for a more 
detailed project description and schedule of activities for the proposed dance and music studio.   
The project proposes minor modifications that includes installation of shelving and associated 
apparatuses for dance or music.   
 
Parking 
The project complies with the Milpitas Parking Ordinance for instructional studios in that 
required parking is satisfied with the existing on-site parking as demonstrated in Table 1 below.   

 
Table 1  

Parking Requirements 
 
Uses Area Ratio Parking 
PNC Dance Company 779 1/150 5 
Ju Jitsu Martial Arts 972 1/150 6 
Manila Tae Kwon Do 1,104 1/150 s. f.  7 
Milpitas Boxing 1883 1/150 13 
Retail 17,529 1/200 s. f.  18 
Food Store 34,321 1/200 s. f.  172 
Restaurant 
Dining Area 
Seats 
Take Out 

 
3,688 
232 

1,566 

 
1/39 s. f.  

1/2.5 seats 
1/60 s. f. 

 
95 
93 
26 

Total number of parking spaces required 498 
Total number of spaces provided 519 
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ADOPTED PLANS AND ORDINANCES CONSISTENCY 

General Plan 
The table below outlines the project’s consistency with applicable General Plan Guiding 
Principles and Implementing Policies: 
 

 
 

Table 2  
General Plan Consistency 

 
Policy Consistency Finding 
2.a-I-5:  Maintain policies that promote a 

strong economy which provides 
economic opportunities for all Milpitas 
residents within existing environmental, 
social, fiscal, and land use constraints.   

Consistent. The proposed a new music and 
dance facility would provide a new business to 
the city and adds to economic vitality of the 
Seasons Marketplace.   

 
Zoning Ordinance 
The proposed martial arts studio is consistent with the Zoning Ordinance in that the use is a 
conditionally permitted use (Group Instruction) and complies with the development standards for 
the General Commercial zone and parking requirements (instructional studios). 
 
The proposed use will not be detrimental or injurious to the property or the public health, safety, 
and general welfare in that the use will occupy an existing tenant space and will not generate any 
objectionable noise, odors, or create any safety hazards.  The proposed use provides a compatible 
use that would increase the community usage of the existing retail, restaurant and food store uses 
within the shopping mall. 
 
ENVIRONMENTAL REVIEW 
The Planning Division conducted an initial environmental assessment of the project in 
accordance with the California Environmental Quality Act (CEQA).  Staff determined that the 
project is categorically exempt from further environmental review pursuant to Section 15301 for 
“Existing Facilities” in that the use is locating within an existing tenant space within a shopping 
center and will require only minor interior alterations. 
 
PUBLIC COMMENT/OUTREACH 
Staff publicly noticed the application in accordance with City and State law.  As of the time of 
writing this report, there have been no inquiries from the public. 
 
CONCLUSION 
The dance and music studio is a conditionally permitted use and is consistent with both the 
General Plan and Zoning Ordinance.  The studio promotes new business, employment 
opportunities; add to the economic vitality of the Seasons Marketplace shopping center.  
 
RECOMMENDATION 
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STAFF RECOMMENDS THAT the Planning Commission adopt Resolution No. 12-011 for 
permit UP12-0004, subject to the attached Resolution and Conditions of Approval. 
 
Attachments: 

A. Resolution No. 12-011 
B. Project Plans 
C. Project Description 
D. Schedule of Activities  

 



ATTACHMENT A 

RESOLUTION NO. 12-011 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MILPITAS, 
CALIFORNIA, APPROVING CONDITIONAL USE PERMIT NO. UP12-0004, PNC 

MUSIC COMPANY, TO ALLOW THE OPERATION OF A 779 SQUARE FOOT PNC  
MUSIC COMPANY, LOCATED AT 1535 LANDESS AVE #103. 

 
WHEREAS, on January 31, 2012, an application was submitted by Pamela Serrano, 481 

McCamish Avenue, San Jose, CA 95123, to allow the operation of a 779 square foot dance and 
music studio within the Seasons Marketplace shopping center.  The property is located at 1535 
Landess Avenue #103 (APN 88-35-017), zoned General Commercial Zoning District with Site 
and Architectural Review Overlay District (C2-S); and 
 

WHEREAS, the Planning Division completed an environmental assessment for the 
project in accordance with the California Environmental Quality Act (CEQA), and recommends 
that the Planning Commission determine this project exempt; and  
 

WHEREAS, on March 14, 2012, the Planning Commission held a duly noticed public 
hearing on the subject application, and considered evidence presented by City staff, the 
applicant, and other interested parties. 
 

NOW THEREFORE, the Planning Commission of the City of Milpitas hereby finds, 
determines and resolves as follows: 

 
Section 1: The recitals set forth above are true and correct and incorporated herein by 

reference. 
 
Section 2: The project is categorically exempt from further environmental review 

pursuant to Section 15301 for “Existing Facilities” in that the project proposes a dance and music 
studio that entails minor interior tenant improvements within an existing commercial tenant 
space within a shopping center. 

 
Section 3: The new martial arts studio is consistent with the General Plan Policy 2.a-I-5 

in that it is an economic opportunity for a new business to locate in the city and adds to the 
economic vitality of the Seasons Marketplace shopping center. 

 
Section 4: The proposed martial arts studio is consistent with the Zoning Ordinance in 

that the use is a conditionally permitted and meets the development standards of the zoning 
ordinance. 

Section 5: The proposed use, at the proposed location will not be detrimental or injurious 
to property or improvements in the vicinity nor to the public health, safety, and general welfare 
in that the proposed dance and music studio is compatible use with the existing commercial, 
retail, and residential uses. 
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Section 6: The Planning Commission of the City of Milpitas hereby approves 
Conditional Use Permit No. UP12-0004 subject to the above Findings, and Conditions of 
Approval attached hereto as Exhibit 1.   
 
PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of 
Milpitas on March 14, 2012. 
 

 
Chair 

 
TO WIT: 
 
I HEREBY CERTIFY that the following resolution was duly adopted at a regular meeting of 
the Planning Commission of the City of Milpitas on March 14, 2012 and carried by the following 
roll call vote:  
 
 

COMMISSIONER AYES NOES ABSENT ABSTAIN 

Lawrence Ciardella     

John Luk     

Rajeev Madnawat     

Sudhir Mandal     

Zeya Mohsin     

Gurdev Sandhu     

Steve Tao     

Garry Barbadillo     
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EXHIBIT 1 
 

CONDITIONS OF APPROVAL 
CONDITIONAL USE PERMIT NO. UP12-0001 

A request to operate a 779 square foot dance and music studio within an existing commercial 
building.   

1535 Landess Avenue (88-35-017) 
 
General Conditions 
 
1.  The owner or designee shall develop the approved project in conformance with the approved 

plans and color and materials sample boards approved by the Planning Commission on 
March 14, 2012, in accordance with these Conditions of Approval.     
 
Any deviation from the approved site plan, floor plans, elevations, materials, colors, 
landscape plan, or other approved submittal shall require that, prior to the issuance of 
building permits, the owner or designee shall submit modified plans and any other applicable 
materials as required by the City for review and obtain the approval of the Planning Director 
or Designee.  If the Planning Director or designee determines that the deviation is significant, 
the owner or designee shall be required to apply for review and obtain approval of the 
Planning Commission, in accordance with the Zoning Ordinance. (P)                                                                

 
Conditional Use Permit No. UP12-0004 shall become null and void if the project is not 
commenced within two (2) years from the date of approval unless in conjunction with a 
tentative map, then the project life coincides with the life of the map.  Pursuant to Section 
64.06(B) of the Zoning Ordinance of the City of Milpitas, commencement shall be:  
 
a. Completes a foundation associated with the project; or 
b. Dedicates any land or easement as required from the zoning action; or 
c. Complies with all legal requirements necessary to commence the use, or obtains an 
occupancy permit, whichever is sooner. 
 

2. Pursuant to Section 64.06(1), the owner or designee shall have the right to request an 
extension of Conditional Use Permit No. UP12-0001 if said request is made, filed and 
approved by the Planning Commission prior to expiration dates set forth herein. (P)  

 
3. The use shall be operated in accordance with all local, state, and federal regulations. 
 
4. Private Job Account - If at the time of application for building permit there is a project job 

account balance due to the City for recovery of review fees, review of permits will not be 
initiated until the balance is paid in full. (P) 

 
(P) = Planning 



ATTACHMENT B





chom2
Line

chom2
Callout
Mirror wall

chom2
Line

chom2
Callout
Ballet Bar

chom2
Rectangle

chom2
Callout
Shelving

chom2
Rectangle

chom2
Callout
Front Desk/Check in

chom2
Rectangle

chom2
Callout
Sound System



ATTACHMENT C 

 

1535 Landess Avenue | Milpitas, CA 95035 | P: 408-676-8441 | pncmusicmanagement@gmail.com 

 

Pnc Music Company Service Offerings 

Performing Arts Group Classes 

This introductory group class explores performing arts by combining (with 

a focus on voice production) foundational techniques to singing, minimal 

choreography and drama through fun-filled activities that will keep the 

student moving, grooving and thinking!  The main goal of the class is to 

develop a life-long love for music and arts by providing activities that 

the students will truly enjoy while grasping important foundational 

skills.  The different classes are based on age groups and skill 

levels. The participants are given opportunities to develop self-

confidence when speaking or performing in front of a group of people.  The 

program is designed based on the production we are working on for the 

season.  If the student attends more than one season, the class will be 

able to introduce the students to different styles of songs and dances, 

and introduce basic music concepts through creative games and informal 

lectures.  All classes include technical warm ups and exercises, group 

games, monologues and various skill applications. The program culminates 

with a small production to showcase the newly found skills of the 

performing arts group classes.  The experience of working on stage and off 

stage will provide students with a priceless experience of excitement, 

teamwork and self-fulfillment!  

 

The main groups of Performing Arts based on age-level are as follows: 

• Twinkle Stars Performing Arts - catering to 5-7 years of age 

• Rising Stars Performing Arts - catering to 8-12 years of age 

• Shining Stars Performing Arts - catering to teenaged group 
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• Stars for All Seasons Performing Arts - catering to the young at 

heart & 40s and up age group! 

 

One-on-One ("Focus") Classes for Voice and Instruments (Piano, Guitar, 

Ukelele, Bass, Drums, Trumpet) 

These classes are customized based on the student's skill level and 

interest with a focus on laying foundational techniques and naturally 

developing effective performance delivery.  It will cater to the needs of 

beginners to intermediate students.  PnC believes that each individual is 

given a unique set of tools so this class is not meant to be standardized, 

rather, it will be a dynamic class that will move along to where the 

student ultimately reconciles joy and discipline in cultivating his or her 

skill set.  The student and the teacher will work very closely to ensure 

that the students' needs, goals and interests are being met.  Ultimately, 

this solo classes hope to aid in developing the individual's unique 

expression of his or her artistry.  The class provides opportunities to 

explore songs from different genre and styles.  It will also provide a 

student numerous opportunities to showcase his or her skills through 

various PnC sponsored events.   

 

Group Classes ("Cell Group") for Piano, Ukelele and Guitar 

Similar to the one-on-one class but in a small group setting.  Ideally, 

the grouping would have been created by the students/parents themselves 

with the intent of having a learning environment in a group setting but 

students from all walks of life and age are welcome to join a non-

intimidating introductory group class.  Once the students find themselves 

in a crossroad where they feel more intense and focus class is necessary, 
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then a one-on-one class is highly recommended!  We cater to ages beginning 

8 years and up only to ensure effective learning is met. 

 

Voice (Harmony) Classes  

We have two PnC instructors whose expertise are on vocal arrangements for 

groups. This is a great class for worship teams, soloists and vocal groups 

who want to explore the magic of harmonies and simply being around other 

people with the same passion. 

 

Jam with a Band 

Most of the PnC instructors belong to a group or band, formally and 

informally. We will set up the place and sound needs so you can jam with 

fellow students and learn what it is like to work with others, both as 

musicians and team members! Events such as this will be announced and when 

we do, be ready to bring your instrument and jam! 

 

Mommy and Me Class 

The main goal of this class is to introduce the child, ages 2-4, and 

parent to different aspects of music and performance. The materials used 

will include a variety of genres, artists and styles of music and dance, 

which stretches the participants' understanding of the performing arts 

beyond what’s offered at preschool or what’s available in the home. 

Although retention of all the lessons can be challenging with this age 

group, the intention is to stimulate and expand their young and eager 

minds to new ideas.  The parent’s participation is essential in this 

program for several reasons: 
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1. It is a great opportunity for parent and child to bond through music, 
dance and play without the daily distractions of work and chores.  

2. It demonstrates to the child his/her parent’s support which builds 
trust and self-confidence.  

3. Parents can be effective teachers at home by helping their child 

practice the lessons learned from class.  

 

Dance and Physical Fitness Classes 

We are currently offering various disciplines in dance; Hiphop, Beginner's 

Ballet/tap, line dance and ballroom classes.  PnC is also in the process 

of planning to offer other different dance styles and physical fitness 

exercise programs in the coming months so stay tuned!  We will need a 

minimum of four students to start a dance program. 

 

 

Other Creative Service Offerings: 

 

Performance Coaching 

For those who are needing a "quick boost" to prepare for an event, let PnC 

help out! If you have a big audition, talent show, competitions, or just 

want to show off on your next party, let us know so we can do a short-term 

coaching session and take you where you need to be!  

 

PnC's Black Book 

PnC Music Company has access to very talented group of teachers and 

performers! Make your next event memorable by engaging PnC to plan and 

execute your entertainment needs.  Inquire about our themed-parties and 

group of performers! 



ATTACHMENT C 

 

1535 Landess Avenue | Milpitas, CA 95035 | P: 408-676-8441 | pncmusicmanagement@gmail.com 

 

*DJs, live band, vocalists, instrumentalists, Emcees, Comedians 
 

Themed Parties 

We are available to help you in entertaining even the hardest-to-please 

guests, right here in our studio!  We will dress up the place and create a 

world suited for your unique "dance-themed "or "performance-themed" 

parties that can include dance teachers, performers and/or other special 

characters.  We are working with other vendors in Seasons Marketplace so 

that you can delegate the tasks on hand and enjoy your party!   
 
After-School Music Program 
 
This is definitely much more than just a day-care!  We offer, with 
affordable rates, a combination of assisting your child in completing 
homework and then providing various music and movement lessons that will 
surely keep the time between you and your child move quickly!  This is a 
4-hour program from Monday to Friday. Inquire today for more details! 
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MONDAY  TUESDAY  WEDNESDAY  THURSDAY    FRIDAY   SATURDAY 
9:20-10:10                 Ballet/Tap 
 
10:10-11:00 Adult Workout  Adult Workout  Adult Workout  Adult Workout   Adult Workout  PA (5-7y) 
 
11:00-12:00    Line Dance            Hiphop 
11:30-12:30     
 
12:30-1:30 Ballroom               Folk Dance 
 
1:30-2:30 PA (40&up)  PA (40&up)  PA (40&up)  PA (40&up)    
 
2:30-4:00 Homework Help  Homework Help  Homework Help  Homework Help   Homework Help 
 
4:00-5:00 Grp Piano (8-12y)    Grp Piano (8-12y)     Creative Showcase 
4:00-5:00 Drop n Learn Guitar 
4:30-5:00    Grp Guitar (8-12y)    Grp Guitar (8-12y) 
5:00-6:00 Hiphop (5-7y)  Hiphop (8-up)  PA (5-7)adv  Hiphop (8-up)   Hiphop (teens) 
5:00-6:00 Drop n Learn Ukelele    Drop n Learn Guitar 
6:00-7:00 PA (5-7y) Beg  PA (8-13y) Beg  Hiphop (5-7y)  PA (8-13y) Beg   PA (Teens) 
6:00-7:00       Drop n Learn Guitar 
7:00-8:00 Dance Workout  PA (8-12y) Adv     Line Dance   Line Dance 
7:00-7:30       Mommy&Me (2-4y) 
7:30-8:30       Zumba 
8:00-9:00 Dance Workout  Dance Workout  Dance Workout  Dance Workout   Dance Workout 
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