
  AGENDA ITEM: IX-1 

 
MILPITAS PLANNING COMMISSION 

AGENDA REPORT 
 

Meeting Date: January 8, 2013 

 
APPLICATION: KLA Tencor Floor Area Ratio (FAR) Increase 
 
SUMMARY:  A request for a Conditional Use Permit to increase the maximum 

permitted total Floor Area Ratio (FAR) from 0.40 (40%) to 0.50 
(50%) on the forty acre KLA Tencor campus. The increase in FAR 
would accommodate future expansion of the KLA campus with 
approximately 128,000 additional square feet of industrial and 
manufacturing space.  

 
LOCATION: 1-7 Technology Drive (APN 86-43-026, -029, -030 and -031) 
 
APPLICANT: Mike Rizzo, KLA Tencor Corporation, 1 Technology Drive, 

Milpitas, CA 95035 
 
OWNERS: ABN AMRO Leasing Inc., C/O Stan Tang, KLA-Tencor 

Corporation, 1 Technology Drive, Milpitas, CA 95035 
 
RECOMMENDATION: Adopt Resolution No.14-002 approving Conditional Use Permit 

No. UP13-0023 to increase the maximum permitted total Floor 
Area Ratio from 0.40 (40%) to 0.50 (50%) on the forty acre KLA 
Tencor campus subject to the conditions of approval. 

  
PROJECT DATA: 
General Plan/ Highway Services (HWS) / Light Industrial (M1) 
Zoning Designation:  
Overlay District: Site and Architectural Overlay (-S) and Recreation and 

Entertainment Overlay (-RE)  
 
CEQA Determination: A Draft Mitigated Negative Declaration has been prepared and 

circulated for the project pursuant to the CEQA Guidelines. 
 
PLANNER:   Cindy Hom, Assistant Planner 
 
PJ:   2733 
 
ATTACHMENTS:         A. Resolution No. 14-002 

B. Site Plan Exhibit 
C. Project Description  
D. Draft Mitigated Negative Declaration/Initial Study 
E. Mitigation Monitoring and Reporting Program 

 

PUBLIC HEARING 
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Map 1: 
Land Use Map 

Map 2:  
Project Site and Vicinity Map 
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BACKGROUND 
History 

In 1981, the City Council approved annexation of the Milpitas Business Park and assigned the 
Highway Services General Plan Designation and Light Industrial Zoning District to the subject 
property.  At the time, the Council also certified the Milpitas Business Park Environmental Impact 
Report (EIR #237) for the project.  On October 30, 1995, the Planning Commission approved a site 
development permit and Environmental Assessment (EIA 657) for the construction of office, 
manufacturing and industrial campus for the KLA-Tencor Corporation.  The built facility consists 
of six buildings totaling approximately 730,000 square feet and associated site improvements on 
the forty-acre site.  Subsequent approvals include installation of signage, construction of 
equipment and their enclosures in 1996 and parking lot restriping and landscaping modifications in 
2009.   

 
Company Description  
KLA-Tencor is headquartered in Milpitas and is engaged in the design, manufacture and 
marketing of process control and yield management solutions for the semiconductor and related 
nano-electronics industries. Their main area of focus is to provide defect inspection and 
metrology tools, related service and software to assist integrated circuit manufacturers to 
improve their fabrication and development processes. In December 2009, KLA Tencor 
consolidated its Bay Area operations into the Milpitas Campus and restructured its facility to 
increase space efficiency.  KLA-Tencor’s strategic planning for its projected growth anticipates a 
future expansion of its existing campus as described below.  
 
The Application 
On May 15, 2013 KLA-Tencor submitted an application pursuant to Section 2 and Section 57 of 
the Milpitas Zoning Ordinance.  The request is for a Conditional Use Permit to allow a total 
Floor Area Ratio (FAR) of 0.50, 50%, on the forty acre KLA Tencor campus. The increase in 
FAR would accommodate future expansion of the KLA campus with approximately 128,000 
additional square feet of industrial and manufacturing space. No construction is anticipated at 
this time, however any new construction for the future expansion will be submitted as a 
separation application for site development approval subject to review and approval by the 
Planning Commission.    
 
PROJECT DESCRIPTION 
 
Location and Land Use 
The project site is located on approximately forty-acres at the northwest corner of the South 
McCarthy Boulevard and Technology Drive intersection.  The site is bordered by Technology 
Drive to the south, the Coyote Creek and levee to the west and northwest, State Route 237 to the 
north, and McCarthy Boulevard to the east.   

The project site is currently developed as the KLA-Tencor corporate campus which contains six 
buildings, surface parking, and mature landscaping on four parcels.  The site is zoned as Light 
Industrial (M1), and has General Plan designation of Highway Services (HWS).  Surrounding 
land uses include State Route 237 Highway facility as well other industrial and commercial uses 
to the north; Coyote Creek and creek trail to the west; Multi-Family Residential uses to the 
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southwest; industrial/office buildings and uses to the south; and retail and commercial services 
uses are located to the east.   

Project Overview 
The project proposal is a request for a conditional use permit to allow an increase in floor area 
ratio (FAR) from a maximum of 40% to a maximum of 50% to accommodate future expansion 
of the KLA Tencor Campus.  The 50% FAR would allow approximately 128,000 square feet of 
additional building square footage to the existing site that currently provides approximately 
730,000 square foot of industrial, office and manufacturing space.  Attachment B is a conceptual 
exhibit that shows the potential locations and approximate square footages that would be 
anticipated for the future expansion.   
 
Floor area ratio (FAR) is the amount of total gross building floor area compared to the total site 
area. For example, if there 25,000 square feet of building floor area on a 50,000 square foot site, 
the total FAR is 0.50, or 50%. (25,000/50,000 = 0.50)  
    
PROJECT ANALYSIS 
Compliance with Municipal Code Development Standards 
Since the project does not propose any construction at this time, the site conditions will remain 
the same as existing.  Table 1 summarizes the existing setbacks, FAR, and parking for the project 
site. The project currently meets all the development standards with the exception of floor area 
ratio (FAR). The site currently has an FAR of 42.6% where up to 40% is allowed. Approval of 
the CUP for an increased FAR to 50% would address this nonconformity. At the time of Site 
Development Permit review and approval, all development standards will be further reviewed for 
conformance to the Milpitas Municipal Code.  

 
Table 1: 

Setbacks and Development Standards 
 

 M1 Development Standards Existing  Complies? 

Setbacks (Minimum) 
 

 
 

Yes 

Front to Primary Structure 
Along Major Street: 35’ 

Along Non-Major Street: 25’ 
178’ 

 

Interior Side 

Street Side 

0 

Same of Front Setback 

90’ 

235’ 

 

Rear 0 60’ 
 

 

Building Height (Maximum) 
None.  However 3-stories or 35’ 
require Planning Commission  

One to two stories  
Yes 

FAR 0.40 42.6% No 

Parking 1/300 GFA (2,433) 2,482 Yes 
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FINDINGS  
Pursuant to Section 57 of the Milpitas Zoning Code, the Planning Commission is required to 
make specific Findings before taking action on an entitlement request.    Findings shall identify 
the rationale behind the decision to take a certain action.  Each code-required Finding is analyzed 
below. 
 
Conditional Use Permit Findings [Section XI-10-57.04 (F)] 
 
1. 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. 
 
Staff Analysis:   
The project will not be detrimental or injurious to property or improvements nor to public health, 
safety and general welfare because the use of the property is consistent with the General Plan as 
well as the purpose and intent of the Light Industrial Zoning District. These areas allow for 
research and development and manufacturing uses. The increase in allowable FAR is authorized 
with approval of a conditional use permit.  The project would incorporate mitigation measures, 
as further described below, that would reduce potential impacts to a less than significant level.  
The applicant would also be required to adhere to local, state and federal regulations that also 
provide safeguards and protect public health and safety.     
 
2. The proposed use is consistent with the Milpitas General Plan. 
 
Staff Analysis:   
The proposed FAR increase allows for a future expansion of the existing KLA-Tencor corporate 
campus.  The project encourages economic development, promotes business retention, expands 
employment opportunities, and maintains the job/housing balance.  The proposed FAR increase 
is consistent with the following General Plan policies: 
 

 Guiding Principle No. 2.a-G-1 Maintain a land use program that balances Milpitas' 
regional and local roles by providing for a highly amenable community environment and 
a thriving regional industrial center. 

 Implementing Policy No. 2.a-I-7: Provide opportunities to expand employment, 
participate in partnerships with local business to facilitate communication, and promote 
business retention. 

 Implementing Policy No. 2.a-I-4: Publicize the position of Milpitas as a place to carry on 
compatible industrial and commercial activities with special emphasis directed toward the 
advantages of the City’s location to both industrial and commercial use. 

 Implementing Policy 2.a-I-3: Encourage economic pursuits which will strengthen and 
promote development through stability and balance. 

 
3. The proposed use is consistent with the Milpitas Zoning Ordinance. 
 
Staff Analysis:  
The project conforms to the Milpitas Zoning Ordinance in that the R&D and manufacturing use a 
permitted use in the Light Industrial Zoning District.  The proposed 0.50 FAR is permitted with 
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the approval of a conditional use permit as set forth in the Definitions section of the Milpitas 
Zoning Code.  The project does not propose any construction at this time; however, any new 
construction related to the future expansion shall require a Site Development Permit and 
Planning Commission review.  As such, the existing site conditions comply with the 
development standards in terms of setbacks, height, and parking requirements as further 
described above.    
 
Increases above the Maximum Permitted Floor Area Ratio Findings [Section XI-10-2.03]  

 
1. The proposed development will generate low peak-hour traffic. 

 
Staff Analysis: 
The City of Milpitas requires traffic impact analysis for uses that increase traffic by 100 or more 
PM peak hour trips.  The proposed 128,000 square feet of manufacturing and related industrial 
space is expected to generate 489 daily trips, 93 AM peak hour trips and 95 PM peak hour trips.   
 
The City of Milpitas General Plan identifies level of service (LOS) E in the peak hours as the 
operational threshold for local intersection and recognizes regional facilities may operate at 
worse than LOS E.  Intersections in the vicinity of the project site include: 1) McCarthy 
Boulevard and westbound 237 on-off ramps; 2) McCarthy Boulevard and eastbound 237 on-off 
ramps; 3) McCarthy Boulevard and Bellew Drive; 4) McCarthy Boulevard and Alder Drive; and, 
5) McCarthy Boulevard and Tasman Drive.  Recent traffic data (Pacific Mall TIA, March 2013) 
for the area identifies that these nearby intersections operate at acceptable level of service (LOS) 
standards, all currently at or below LOS D.  The addition of 93 and 95 trips, respectively, will 
not degrade conditions to LOS D or worse given these intersections have ample capacity.  
 
The remaining intersections along McCarthy also operate at LOS C or better indicating sufficient 
capacity at these locations. The PM peak hour operation is lower but still within the acceptable 
level of service standards per City of Milpitas and Santa Clara County acceptable thresholds of 
significance for intersection operations.  Regardless, mitigation measures will require the project 
to implement Transportation Demand Management strategies to encourage ridesharing and use 
of public transit.   
 

2. The proposed development will not create a visual prominence. 
 
Staff Analysis: 
The future building additions are limited to one and two stories which are consistent with the 
height of the existing buildings and will not create a visual prominence.  A condition of approval 
has been included that the building additions shall match and complement the architectural style 
and design of the existing buildings and provide an appropriate scale and massing.  Mitigation 
measures have also been added to ensure impacts to aesthetics do not occur.  
 
ENVIRONMENTAL REVIEW 

The Planning Division conducted an initial environmental assessment of the project in 
accordance with the California Environmental Quality Act (CEQA).  An Initial Study and Draft 
Mitigated Negative Declaration were prepared for this project and circulated between December 
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18, 2013 and January 8, 2013.  Based on the review of the proposed project, the potential 
environmental impacts are considered less than significant with mitigation.  The anticipated 
impacts are discussed further in the following sections.     

 
Aesthetics 
The project is in a highly visible location, near the State Route 237, I-880 and McCarthy 
interchange.   The buildings vary from one to two stories in height and constructed with precast 
concrete panels and glazed windows as depicted in the Photo Exhibit below:   
 

 
 
 
Future construction could result in minor impacts to aesthetics. Therefore, the project will be 
required to provide mitigation to potential aesthetic impacts through the following measures: 
 

 Detailed architectural plans shall be submitted to the Planning Department for early 
review and consultation.  

 
 Design of buildings and structures shall be consistent with the scale and form of existing 

development and design on site.  
 No blank, or windowless walls or sides of buildings shall be allowed to face the exterior 

of the site or be visible from State Route 237, Technology Drive, or South McCarthy 
Boulevard.  
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Traffic  
Based on the ITE Trip Generation Rates for approximately 128,000 square feet, the project is 
expected to generate 489 daily trips, 93 AM peak hour trips and 95 PM peak hour trips.  The 
additional peak hour trips have a less than significant impact because the Level of Service does 
not degrade nearby intersections operations below LOS D.    The impacts can be further 
mitigated to a less than significant level with the following mitigation measures: 

 Provide public transit information in the employee break room and post information such 
as Santa Clara Valley Transportation Authority bus and light rail schedules, maps, and 
fares.   

 Facilitate ride sharing by providing sign-up sheets or other measures to allow interested 
employees to identify carpooling opportunities.   

 Provide bicycling information and post information such as bicycle route maps and 
information. 

 Pre-wire stalls for electric vehicle charging stations for 2% of new parking capacity.  
 Expand existing rideshare programs to require mandatory inclusion of ridesharing in 

employer TDM programs and preferential parking for rideshare vehicles. 
 
Air Quality and Greenhouse Gas Emissions 
Air quality impacts may result from short term construction activities.  The project would also 
generate air emissions from vehicle trips to and from the project site and from the daily 
operations of the existing buildings.   However, with the implementation of the following 
mitigation measures, the impacts would be reduced to a level of less than significant: 

 Water all active construction areas and exposed surfaces (e.g., parking areas, staging 
areas, soil piles, graded areas, and unpaved access roads) at least two times per day. 

 Cover all trucks hauling soil, sand, and other loose materials or require all trucks to 
maintain at least 2 feet of freeboard. 

 Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved 
access roads, parking areas and staging areas at construction sites. 

 Sweep daily (with water sweepers) all paved access roads, parking areas, and staging 
areas at construction sites. 

 Sweep streets daily (with water sweepers) if visible soil material is carried onto adjacent 
public streets. 

 All vehicle speeds on unpaved roads shall be limited to 15 miles per hour.   
 All roadways, driveways, and sidewalks to be paved shall be completed as soon as 

possible. Building pads shall be laid as soon as possible after grading unless seeding or 
soil binders are used. 

 Idling times shall be minimized either by shutting equipment off when not in use or 
reducing the maximum idling time to 5 minutes (as required by the California airborne 
toxics control measure Title 13, Section 2485 of California Code of Regulations).  

 Clear signage shall be provided for construction workers at all access points.   
 All construction equipment shall be maintained and properly tuned in accordance with 

manufacturer’s specifications. All equipment shall be checked by a certified mechanic 
and determined to be running in proper condition prior to operation. 

 Post a publicly visible sign with the telephone number and person to contact at the City of 
Milpitas regarding dust complaints. This person shall respond and take corrective action 
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within 48 hours. The phone number of the Bay Area Air Quality Management District 
shall also be visible to ensure compliance with applicable regulations. 

 Require at least 15 percent of the construction vehicles/equipment shall be fueled by an 
alternative source such as biodiesel and/or electric, at least 10 percent of all building 
materials shall be local (within 100 miles); and at least 50 percent of construction and 
demolition materials shall be recycled. 

 Require bicycle parking for 10% of total required parking spots and bicycle support 
facilities.   

 Provide public transit information in the employee break room and post information such 
as Santa Clara Valley Transportation Authority bus and light rail schedules, maps, and 
fares.   

 Facilitate ride sharing by providing sign-up sheets or other measures to allow interested 
employees to identify carpooling opportunities.   

 Provide bicycling information and post information such as bicycle route maps and 
information 

 Pre-wire stalls for electric vehicle charging stations for 2% of new parking capacity.  
 Expand existing rideshare programs to require mandatory inclusion of ridesharing in 

employer TDM programs and preferential parking for rideshare vehicles. 
 

Mitigation Monitoring and Report Program (MMRP) 
The mitigation measures required to reduce the impacts to a less than significant level are 
included as a part of the Mitigation, Monitoring and Reporting Program.  This program identifies 
the required mitigation measures, the city department responsible for ensuring compliance, and 
timing of the mitigations measures. (Attachment E) 
 
PUBLIC COMMENT/OUTREACH 
The application was publicly noticed in accordance with City and State law.  At the time of 
writing this staff report, Staff has not received any public comments. The table below provides a 
summary of the City’s public noticing for this project.  
 

Table 4 
Public Noticing Summary 

 
Notice of Public Hearing Agenda 

 Posted on the site (14 days prior to the 
hearing)   

 398 notices mailed to property owners 
and residents within 1,000 feet to the 
project site (10 days prior to the 
hearing)    

 Posted on the City's official notice 
bulletin board  (10 days prior to the 
hearing)    

 Posted on the City's official notice bulletin 
board  (5 days prior to the hearing)    

 Posted on the City of Milpitas’s Web site 
(one week prior to the hearing)    

 

 
The map below illustrates the area of the mailed notices. 
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Map 3 

Public Notice Radius 
 

 
 
CONCLUSION 
The proposed project promotes business retention for one of Milpitas’ major high tech 
companies and furthers economic development.   With approval of the conditional use permit, 
the project will be consistent with the Milpitas General Plan and Zoning Ordinance in terms of 
land use, development standards, and development intensity.   
 
RECOMMENDATION 
STAFF RECOMMENDS THAT the Planning Commission conduct a public hearing and adopt 
Resolution No.14-002 approving Conditional Use Permit No. UP-13-0023 to increase the 
maximum permitted total Floor Area Ratio from 0.40 (40%) to 0.50 (50%) on the forty acre 
KLA Tencor Campus subject to the conditions of approval. 
 
 
Attachments: 

A. Resolution No. 14-002 
B. Site Plan Exhibit 
C. Project Description  
D. Draft Mitigated Negative Declaration/Initial Study 
E. Mitigation Monitoring and Reporting Program  

 


