
  AGENDA ITEM: X-2 

 
 

MILPITAS PLANNING COMMISSION 
AGENDA REPORT 

 

Meeting Date: January 23, 2013 

 
APPLICATION: Preliminary Application No. PP12-0004, Warmington Homes. 
 
APPLICATION  
SUMMARY: A study session to review a preliminary proposal for a 190-unit 

residential subdivision consisting of 32 single family homes, 158 
multi-family units, and associated site improvements. 

 
LOCATION: 569-625 Trade Zone Boulevard (APN 86-36-003 thru 006) 
 
APPLICANT: Bridgit Koller, Warmington Homes, 2400 Camino Ramon #234, 

San Ramon, CA 94583 
OWNER: David and Irene Pernik Trustee, 573 Trade Zone Blvd., Milpitas, 

CA 95035,  
James Meeks E Trustee, 76 307 Via Arezzo, Indian Wells, CA 
92210 
Tavakoli Ghassem and Simindokht Trustee, 1117 Petroni Way, 
San Jose, CA  95120 

 
RECOMMENDATION: Staff recommends that the Planning Commission provide 

comment on:  (1) Reduced density and the use of single-family 
residential; (2) Site Circulation and proposed deviations to the 
street design and layout, and (3) Reduced building setbacks. 

 
PROJECT DATA: 
General Plan/ 
Zoning Designation: Multi-Family Residential, Very High Density (MFH)/ Multi-

Family Residential, Very High Density (R3) with Site and 
Architectural Overlay District (-S) and Transit Oriented 
Development Overlay (-TOD)  

 
Specific Plan: Transit Area Specific Plan 
 
 
PLANNER: Cindy Hom, Assistant Planner 
 
PJ:  2874 
 
ATTACHMENTS:   A. Project Plans 
    B. Project Letter 

 

NEW BUSINESS 
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LOCATION MAP 

Project 

Not to Scale. 
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BACKGROUND 
In 2008, the City of Milpitas adopted the Transit Area Specific Plan (TASP) and Environmental 
Impact Report (EIR) which encompasses 437 acres of land located just south and southeast of 
the Great Mall to the Milpitas border near San Jose.  The TASP incorporates a variety of High 
Density Mixed Use and Residential around the existing light rail station and the planned location 
for BART.  
 
A policy (Policy 3.1) in the Transit Area Specific Plan establishes a goal of 5,000 to 9,350 new 
housing units to meet the estimated demand for market rate housing over the next 20 years and 
achieve the population number and densities to provide BART with enough ridership to support 
investment in its extension. 
 
On October 30, 2012, Bridgit Koller with Warmington Homes, submitted a preliminary 
application for the development of 190 units on a 12.51 acre site located at 569-625 Trade Zone 
Boulevard.  At the suggestion of Staff, the applicant requests a study session with the Planning 
Commission to provide comment on the following areas as they relate to the proposed 
preliminary application:  (1) Use of single-family residential; (2) site circulation; (3) parking; 
and (4) reduction in setback.  The Planning commission comment and feedback will assist Staff 
and the applicant in any needed revision to the preliminary project design and density, prior to a 
formal submittal in the near future. 
      
SITE DESCRIPTION 
The project site consists of four parcels that are currently used as an auto dismantler yard.  The 
project site is located within the Milpitas Transit Specific Plan Area.  The subject property is 
bounded by Trade Zone Boulevard to the west, future residential communities (Harmony and 
Pace residential projects) that are currently under construction to the north, and a mix of light 
industrial and automotive uses to the east and south.  A vicinity map of the subject site location 
is included on the previous page.   
   
TRANSIT AREA SPECIFIC PLAN (TASP) AND ZONING REQUIREMENTS 
The project site is zoned and designated as Multi-Family Residential, High Density with Site and 
Architectural Overlay and a Transit Oriented Development Overlay which allows for a density of 
21-40 dwelling units to the acre.  The project site located within the Trade Zone/Montague sub 
district of the Milpitas Transit Specific Plan area which requires installation of new public streets 
and a new park site as shown in the Section TASP Land Use Map below:  
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Map 1: 
Transit Area Sectional Land Use Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
STUDY SESSION ISSUES 
 
(1) Reduced Density:  The project proposes a new residential development consisting of 32 

single family homes and 158 attached townhomes at a density of 15.19 acres to the gross 
acre, which is below the minimum density for the zoning district.  Although the project 
would dedicate approximately 2.58 acres (20% of the total project site) to the city for new 
public streets and a portion of the Trade Zone/Montague sub district Park, the project would 
yield a net density of 19.13 units to the acre.  The gross acre threshold is what the general 
plan and requires. The TASP does allow for density averaging within the TASP (Policy 3.8).  
Although the policy mentions contiguous parcels, the policy’s intent to ensure the TASP 
density does not end up below or above the minimum and maximum densities will be 
secured with a legally binding instrument from all parcels involved in the averaging. The 
applicant has identified a recipient and requests feedback if the density averaging approach is 
appropriate given the project’s density and product types (single family and attached 
townhomes) are similar to what is to be constructed for the Pace and Harmony projects as 
well as the current market demand for this type of housing. 

 
Planning Commission Request:  The Planning Commission is requested to comment on the 
overall project density as it relates to the intent of the Transit Area Specific Plan.  The 
Commission should provide comment on the appropriateness of developing single-family 
residential at this site.  The Commission may also comment on any expectations for higher 
density multi-family than what is current within the applicant’s preliminary proposal. 

Project Site 
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(2) Site Circulation: Vehicle access to the project is proposed off of Trade Zone 
Boulevard, Momentum Drive (new Public Street under construction) and proposed new 
public streets that would be constructed on the eastern boundary of the project site.  The 
main entrance to the project site would be accessed from Momentum Drive.  This new 
entry street would connect to the project’s private street network which includes new 
meandering spine road that provides a north-south connection from Trade Zone 
Boulevard to the new public street (Street A and B) proposed on the eastside of the 
project.  The proposed single family homes would be located along Momentum Drive to 
mirror the single family homes that are to be constructed on the other side.  The Multi-
Family units would be located on the remainder of the site.  Pedestrian circulation is 
provided by sidewalks as well as active and passive paseos.  A map of the proposed site 
plan is shown on the next page. 

 
Based on the proposed layout, the project would be deviating from the TASP design standards 
for the following: 
 

• Parking on both sides of Momentum Drive, where only one side is planned. 
• Change in street layout (connecter between Trade Zone and New Public Street at future 

Park). 
 
According to the street design for new local streets, on-street parking is provided on one side of 
the street.  Currently, Momentum Drive is being constructed as part of the Pace project.  The 
approved street parking on Momentum Drive is located on the west side of the street.  The 
applicant requests to add street parking on the east side of the street to provide easy access to 
guest parking for future homeowners. 
 
Moreover, the TASP shows a second new public local street that parallels with Momentum Drive 
that would serve as an north-south connector between Trade Zone and the new local street and 
park.  The project deviates from that TASP in that it proposes a “serpentine” (meandering) 
private street.   The proposed street layout is a departure from the public through street that was 
anticipated for the street circulation for this sub district area.  .   
 
Planning Commission Request: The Planning Commission is requested to provide feedback on 
the proposed deviation from the TASP street design and layout.  The Planning Commission 
should comment on appropriateness of having parking on both sides a residential public street.  
The Planning Commission should consider the street scene and experience for multimodal uses.   
 
The Planning Commission shall also comment on the design and appropriateness of proposed 
“serpentine” road in a high density urban infill environment. The Planning Commission should 
also comment on what kind of interface and buffer would be appropriate and adequate between 
the proposed residential homes and existing industrial uses.   
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Map 2:  
Rendered Site Plan 
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(3) Reduced Building Setbacks: Trade Zone Boulevard is an existing street frontage that 

will be improved as part of the development proposal.  The TASP street design standard 
includes installation of a 6-foot bike lane, 20-foot planting strip, 8-foot sidewalk, and 
15-foot building setback.  The residential buildings along the Trade Zone frontage have 
a staggered setback.  Not all buildings meet the 15-foot building setback.  The applicant 
proposes to continue a similar undulating and pedestrian oriented street edge with a 
meandering sidewalk as approved for the adjacent residential project under construction.   

 
Planning Commission Request: The Planning Commission is requested to comment on the 
reduced building setbacks and its impact on the overall street appearance.  The Planning 
Commission should also consider design continuity and consistency with the neighboring 
properties. 
 
Process for Exceptions 
The TASP allows for exceptions with a conditional use permit.  The Planning Commission 
would need to make the findings that the exception does not detract from the overall 
architectural, landscaping; and site planning integrity of the proposed development and that the 
deviation from the Transit Area Specific Plan standards allows for a public benefit not otherwise 
obtainable through the strict integrity of the Zoning Standard.   
     
RECOMMENDATION 
STAFF RECOMMENDS THAT the Planning Commission provide comment on:  (1) Reduced 
density and the use of single-family residential; (2) Site Circulation and proposed deviations to 
the street design and layout, and (3) Reduced building setbacks. 
 
Attachments: 
 
A. Project Plans 
B. Project Letter 
 
 



Figure 3-1  

Transit Area Plan 

General Commercial

Retail Transit Oriented
Community and Regional Retail; Hotels, Office. Maximum FAR of 2.5.

Boulevard  Very High Density Mixed Use
Permitted uses include Residential, Office, Commercial and Medical uses up to 1.5 maximum
gross FAR, an FAR of 2.5 may be permitted on individual sites. 4-12 stories (20 stories
with CUP). Residential use shall have 41un/ac minimum average gross density; 60 un/ac
maximum average gross density.

Residential - Retail High Density Mixed Use
Residential, office, and/or hotel uses above ground floor retail and restaurants, 200 sq. ft
of retail or restaurant use required for every residential unit. Residential density: 31du/ac
minimum average gross density; 50 un/ac maximum average gross density. 4-12 stories.
(20 stories with CUP) Maximum FAR of 1.5; up to 2.5 FAR may be permitted on individual
sites.

Very High Density Transit Oriented Residential
41 un/ac minimum average gross density; 60 un/ac maximum average gross density;
4-6 stories; (12 stories on arterials, 20 stories with CUP) gross densities of individual
projects may be <41 or >60, provided that area development complies with average gross
density; small local-serving retail, office, and live/work permitted at ground floor.

High Density Transit Oriented Residential
21 un/ac minimum average gross density; 40 un/ac maximum average gross density;
3-5 stories; gross densities of individual projects may be <21 or >40, provided
that area development complies with average gross density; residential uses only.

Transit Facilities
Underlying zoning to be Boulevard Very High Density Mixed Use if transit facilities
are not built on this site.

Industrial Park

Parks/Plazas/Community Facilities

Linear Park and Trails

Landscaped Front Yards and Buffers

Neighborhood Retail Locations
5000 sq. ft. of local serving retail required on
the ground floor.

Density Bonus
Increased density permitted on sites closest to BART and light rail.
See table for detail about TOD Overlay District and TOD Density
Bonus allowed with a CUP.

Potential Hotel Sites

Potential Grocery Store Site

Proposed BART Line

VTA Light Rail Transit

Union Pacific Railroad and Railroad Spur

Potential Future Train Turn-around
and/or Relocated Spur Track

Study Area

Pedestrian Connection

Pedestrian Bridge

Legend

Figure 3-1  

Transit Area Plan 

May be relocated
or abandoned
in the future

Location may need to be elevated,
or moved north or south, depending
on final BART and rail line layout

Potential future train turn-around
and/or relocated spur track
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Transit Area Plan

General Commercial

Retail Transit Oriented
Community and Regional Retail; Hotels, Office. Maximum FAR of 2.5.

Boulevard  Very High Density Mixed Use
Permitted uses include Residential, Office, Commercial and Medical uses up to 1.5 maximum
gross FAR, an FAR of 2.5 may be permitted on individual sites. 4-12 stories (20 stories
with CUP). Residential use shall have 41un/ac minimum average gross density; 60 un/ac
maximum average gross density.

Residential - Retail High Density Mixed Use
Residential, office, and/or hotel uses above ground floor retail and restaurants, 200 sq. ft
of retail or restaurant use required for every residential unit. Residential density: 31du/ac
minimum average gross density; 50 un/ac maximum average gross density. 4-12 stories.
(20 stories with CUP) Maximum FAR of 1.5; up to 2.5 FAR may be permitted on individual
sites.

Very High Density Transit Oriented Residential
41 un/ac minimum average gross density; 60 un/ac maximum average gross density;
4-6 stories; (12 stories on arterials, 20 stories with CUP) gross densities of individual
projects may be <41 or >60, provided that area development complies with average gross
density; small local-serving retail, office, and live/work permitted at ground floor.

High Density Transit Oriented Residential
21 un/ac minimum average gross density; 40 un/ac maximum average gross density;
3-5 stories; gross densities of individual projects may be <21 or >40, provided
that area development complies with average gross density; residential uses only.

Transit Facilities
Underlying zoning to be Boulevard Very High Density Mixed Use if transit facilities
are not built on this site.

Industrial Park

Parks/Plazas/Community Facilities

Linear Park and Trails

Landscaped Front Yards and Buffers

Potential Hotel Sites

Potential Grocery Store Site

Proposed BART Line

VTA Light Rail Transit

Union Pacific Railroad and Railroad Spur

Potential Future Train Turn-around
and/or Relocated Spur Track

Study Area

Pedestrian Connection

Pedestrian Bridge

10 acres

M I L P I T A S  T R A N S I T  A R E A  S P E C I F I C  P L A N

Neighborhood Retail Locations
5000 sq. ft. of local serving retail required on
the ground floor.

Density Bonus
Increased density permitted on sites closest to BART and light rail.
See table for detail about TOD Overlay District and TOD Density
Bonus allowed with a CUP.

Capitol Ave
Urban Interchange

San Jose-
Single Family Residential

San Jose-
R&D/Light Industrial

San Jose-
R&D/Light Industrial

BART
Station

Potential
Hotel Sites

Potential
Grocery
Store Site

School Site
and City Park

Major Entries
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