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Resolution No. ____1

RESOLUTION NO. ______

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MILPITAS APPROVING SITE
DEVELOPMENT PERMIT AMENDMENT NO. SA14-0002 FOR SITE AND BUILDING MODIFICATIONS TO

AN EXISTING HILLSIDE HOME, LOT LINE ADJUSTMENT AND RECONFIGURATION OF EXISTING
OPEN SPACE EASEMENT LOCATED AT 1000 COUNTRY CLUB DRIVE

WHEREAS, on November 5, 2002, the City Council approved a Planned Unit Development (PUD) and
Environmental Assessment for the construction of a new 12,571 square foot house and various site improvements on a
4.62 acre parcel. The PUD approval allowed the home to be constructed within the crestline zone of protection,
combining the total square footage of the main residence and second family unit, reduced rear setback, and exempted
unconditioned space (garage, covered pool and unconditioned basement) from the square footage calculations; and

WHEREAS, on May 26, 2004, the Planning Commission approved a one-time, eighteen (18) month time
extension for Planned Unit Development permit approvals for the 12,571 square foot hillside home and associated site
improvements; and

WHEREAS, the construction for the new home began in 2005 and there are active building permits that have
been extended to allow completion of the home; and

WHEREAS, on August 7, 2014, an application was submitted by Theresa Pan with SAN Partners LLC, to allow
for minor building and site modifications to the hillside home which is currently under construction. The request also
includes a lot line adjustment and reconfiguration of an existing open space and landscape easement located at 1000
Country Club Drive. The property is located within Single Family Residential with Hillside Combining Zoning District
(APN: 29-03-014); and

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

WHEREAS, on July 8, 2015, 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 and recommends
the City Council approve SA14-0002 subject to the findings and conditions of approval; and

WHEREAS, on August 4, 2015, the City Council of the City of Milpitas held a duly-noticed public hearing on
the subject application, and considered evidence present by City staff, the applicant, and other interested parties.

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

1. The City Council has considered the full record before it, which may include but is not limited to such
things as the staff report, testimony by staff and the public, and other materials and evidence submitted or
provided to it. Furthermore, the recitals set forth above are found to be true and correct and are
incorporated herein by reference.

2. The Planning Division conducted an environmental assessment of the project in accordance with CEQA.
The project is categorically exempt from further CEQA review under Sections 15301, 15303 (New
Construction of Small Structures) and 15304 (Minor Alterations to Land) of CEQA. The project entails
minor site and building modifications such as façade changes to an existing home, installation of minor
structures include outdoor patios and trellis, and minor grading to site to adjust the slope of an existing
driveway.

3. Site Development Permit [Section XI-10-57-03(F)]:

I. The layout of the site and design of the proposed buildings, structures and landscaping are
compatible and aesthetically harmonious with adjacent and surrounding development.
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The project will provide for a compatible and aesthetic development in that site layout and design of
the proposed home provides an appropriate scale, massing and blends the natural setting. The
proposed modifications such as the squared window openings, stone cladding and landscaping
treatments minimizes the appearance of bulk, provides for a visually solid base that grounds the
building, and provides architectural interest. The proposed colors and material are in keeping with
natural earth tones and would complement the natural hillside setting.

II. The project is consistent with the Milpitas Zoning Ordinance.

The project is consistent with the Milpitas Zoning Ordinance. The project complies with the hillside
development standards and complies with the setback, height, maximum square footage, and
impervious surface coverage regulations as summarized in the Table 1 below. In terms of the
architectural guidelines, the proposed modifications improve the bulk and massing of the building
with the proposed window openings, stone cladding and landscaping treatments. The proposed colors
and material are in keeping with natural earth tones and would complement the natural hillside
setting.

Table 1:
Summary of Development Standards in the Hillside Combining District

Development
Standards

Required Existing/
Previously
Approved

PUD Proposed Complies

Lot Area
(Acres)*

14.1 4.6 8.7 (with lot
line
adjustment)

No

Setbacks
Front 40 210’ Yes
Side 40 245’ and 127’ 245’ and 127’ Yes
Rear 40 20 E1 670’(with lot

line
adjustment)

Yes

Size of Main
Dwelling

10,000 12,571 sq. ft. E2 11,658 sq. ft. Yes

Impervious
Surface
Coverage

10% of lot,
not to exceed
30,000 s. f.

19,347 s. f. 27,811 s. f. Yes

Height One-story,
max. ht. 17’
on the
westside of
crestline,
Two-story
max. ht. 27
on eastside of
crestline

E3 Yes

Parking 7 (8 bdrm) 6 6 covered, 10
uncovered

Yes

The project will not create unreasonable views or obstructions in that the project proposes minor
exterior façade changes to the existing unfinished residence. The existing building form, location and
height of the building remain unchanged from the previous approval. However, the roof lines would
be lower on certain portions of the roof. Furthermore, the project will not impair light or air
considering the home is located approximately 600-feet from the nearest adjacent home.
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Grading and disturbance of existing contours (natural & man-made) will not be significant and
limited developed portions of the site. Existing trees are to remain and protected in place.

III. The project is consistent with the Milpitas General Plan.

The project is consistent with the General Plan in terms of land use and density. The project entails
site and building modifications to a previously approved hillside residence that is under construction.
The project is also consistent with the following General Plan policies and principles:

• 2.a-G-3, which encourages a variety of housing types and densities that met the needs of
individuals and families.

• 2.a-l-18: retains the natural character of the hillside by utilizing designs, colors, and materials
that blends with the environment and terrain.

• 5.a-1-2: minimizes the threat to life and property through identification of active fault traces
and geologic hazard zones

4. The City Council of the City of Milpitas hereby approves Site Development Permit Amendment No.
SA14-0002 based on the above Findings and subject to the Conditions of Approval attached hereto as
Exhibit 1 and incorporated herein.

PASSED AND ADOPTED this day of 2015, by the following vote:

AYES:

NOES:

ABSENT:

ABSTAIN:

ATTEST: APPROVED:

Mary Lavelle, City Clerk Jose S. Esteves, Mayor

APPROVED AS TO FORM:

Gary M. Baum, Interim City Attorney
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EXHIBIT 1
CONDITIONS OF APPROVAL

PAN RESIDENCE - SA14-0002 – 1000 COUNTRY CLUB DRIVE

General Conditions

1. General Compliance. The applicant, including all successors in interest (collectively “Permittee”) shall comply with
each and every condition set forth in this Permit. This Site Development Permit Amendment No. SA14-0002
(“Permit”) shall have no force or effect and no building permit shall be issued unless and until all things required by
the below-enumerated precedent conditions have been performed or caused to be performed and this Resolution has
been recorded by the Permittee with the Santa Clara County’s Recorder Office and a copy shall be provided to the
Planning Division.

2. Effective Date. Unless there is a timely appeal filed in accordance with the Milpitas Zoning Code, the date of approval
of this Permit is the date on which the decision-making body approved this Permit.

3. Acceptance of Permit. Should Permittee fail to file a timely appeal within twelve (12) calendar days of the date of
approval of this Permit, inaction by Permittee shall be deemed to constitute each of the following:

a. Acceptance of this Permit by Permittee; and
b. Agreement by the Permittee to be bound by, comply with, and to do all things required of or by Permittee

pursuant to all of the terms, obligations, and conditions of this Permit.

4. Permit Expiration. Pursuant to Section XI-10-64-06 of the Milpitas Zoning Code, this Permit shall become null and
void if the activity permitted by this Permit is not commenced within two (2) years from the date of approval, or for a
project submitted with a tentative map, within the time limits of the approved tentative map. Pursuant to Section XI-
10-64.06(B) of the Milpitas Zoning Code, an activity permitted by this Permit shall be deemed to have commenced
when the project:

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.

5. Time Extension. Pursuant to Section XI-10-64.07 of the Milpitas Zoning Code, unless otherwise provided by State
law, Permittee shall have the right to request a one-time extension of the Permit if the request is made in writing to the
Planning Division prior to the expiration date of the approval.(P)

6. Project Job Account. If Permittee’s project job account is at any time delinquent or below the required deposit
amount, City will not continue to review or process the application until Permittee’s private job account is paid in full
and the required deposit has been made. Additionally, prior to the issuance of any building permit or occupancy
permit, as applicable, Permittee shall pay in full the project account balance and establish a remaining balance of at
least twenty-five percent (25%) of the required initial deposit.

7. Notice. Pursuant to California Government Code Section 66020, any protest filed in court relating to the imposition
of fees, dedication, reservations, or other exactions to be imposed on the development project shall be filed within
ninety (90) days after the date of the adoption of this Resolution. This provision serves as notice from the local
agency to the Permittee that the ninety (90) day period in which the applicant may file a protest has begun under
California Government Code Section 66020(d)(1).

8. Cost and Approval. Permittee shall fully complete and satisfy each and every condition set forth in this Resolution
and any other condition applicable to the project to the sole satisfaction of the City. Additionally, Permittee shall be
solely responsible and liable for the cost to satisfy each and every condition.
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9. Conditions. Each and every condition set forth in this Exhibit shall apply to the project and continue to apply to the
project so long as the Permittee is operating the project under the permits and approvals in this Resolution.

10. Compliance with Laws. The construction, use, and all related activity authorized under this Permit shall comply with
all applicable local, state, and federal laws, rules, regulations, guidelines, requirements, and policies.(CA/P)

11. Previous Approvals. Permittee shall abide and continue to comply with all previous City approvals, permits, or
requirements relating to the subject property, unless explicitly superseded or revised by this Permit.

12. Indemnification. To the fullest extent permitted by law, Permittee shall indemnify, defend with counsel of the City’s
choosing, and hold harmless City, its City Council, its boards and commissions, officials, officers, employees, and
agents from and against any and all claims, demands, obligations, damages, actions, causes of action, suits, losses,
judgments, fines, penalties, liabilities, costs and expenses (including without limitation, attorney's fees, disbursements
and court costs) of every kind and nature whatsoever which may arise from or in any manner relate (directly or
indirectly) to (i) City's approval of the project, including but not limited to, the approval of the discretionary permits,
maps under the Subdivision Map Act, and/or the City's related determinations or actions under the California
Environmental Quality Act, and (ii) Permittee’s construction, operation, use, or related activity under this Permit.
This indemnification shall include, but not be limited to, damages awarded against the City, if any, costs of suit,
attorneys' fees, and other expenses incurred in connection with such claim, action, causes of action, suit or proceeding
whether incurred by applicant, City, and/or the parties initiating or bringing such proceeding. Permittee shall
indemnify the City for all of City's costs, attorneys' fees, and damages which City incurs in enforcing the
indemnification provisions set forth in this condition. Permittee shall pay to the City upon demand or, as applicable,
to counsel of City’s choosing, any amount owed pursuant to the indemnification requirements prescribed in this
condition.

13. Revocation, Suspension, Modification. This Permit may be suspended, revoked, or modified in accordance with
Section XI-10-63.06 of the Milpitas Zoning Code.

14. Severability. If any term, provision, or condition of this Permit is held to be illegal or unenforceable by the Court,
such term, provision, or condition shall be severed and shall be inoperative, and the remainder of this Permit shall
remain operative, binding, and fully enforceable.

15. Permittee shall develop the approved project in conformance with the approved plans approved by the Planning
Commission on July 8, 2015, in accordance with these Conditions of Approval.

16. Any deviation from the approved site plan, elevations, materials, colors, landscape plan, or other approved submittal
shall require that, prior to the issuance of building permits, the Permittee 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 or City Council, as applicable, in
accordance with the Milpitas Zoning Code.(P)

17. Written Response to Conditions. The Permittee shall provide a written response to the Conditions of Approval
indicating how each condition has been addressed with the building permit application submittal.(ALL)

Site Development Permit:

18. Climate Action Plan Compliance. Prior to issuance of any building permit, the Permittee shall revise the building
plans to show the following:

a. Pre-wired for solar photovoltaic systems.
b. Provide exterior electrical outlet for gardening equipment

19. Lighting Plan. Prior to issuance of any building permit, the Owner or Designee shall submit a lighting and iso-
illumination plan that shall demonstrate 1) safe and adequate lighting of the project site and 2) lighting is contained
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and does not spill over onto adjacent properties or create unwanted glare. Proposed light fixtures shall be high quality
and complement the architectural style of the home.(P)

20. Architectural Elevations. Prior to issuance of any building permit, the Permittee shall revise building elevations to reflect
high quality material, finishes, and articulation. Such revisions to the building architecture are subject to Planning
Director review and approval and includes the following:

a. The stucco shall be a sand finish on the body of the building with smooth stucco finish on all windows, doors,
and other trims. The permittee shall provide a sample mock-up of the stucco finish for the body and trim
prior its application for Planning Director approval. (P)

b. Final color selection for the building shall be submitted to the Planning Director for review and approval. (P)
c. All roof edges and building eaves shall be further developed with architectural detail consistent with the

architecture character of the project subject to Planning Director review and approval. (P)
d. Further detail development shall be provided at the Guest Deck guardrail and roof edges above on the

northeast elevation, in a manner consistent with the architectural character of the overall design subject to the
Planning Director review and approval.

Windows and Doors

e. All windows shall be designed to provide a range of 2 to 4-inch recess on all elevations, subject to Planning
Director approval. (P)

f. The Permittee shall incorporate detail elements such as architectural such as but not limited to decorative
headers, lintels, project bottom sills and/or trim at the window openings in a manner that reinforces the
architectural style and character of the home subject to the Planning Director’s review and approval.(P)

g. All pedestrian and garage doors shall be decorative, distinctive, and reinforce the architectural style of the
home and include ornamentation such as, but not limited to recessed or grooved panels, metal studs and
decorative hardware. (P)

21. Encroachment Permit: A City encroachment permit is required for any work in the area within City’s jurisdiction,
right of way (ROW), Public Service Utility Easement (PSUE), or Public Utility Easement (PUE). The Contractor must
apply, pay for and obtain the encroachment permit prior to starting work.(E)

22. Utility Protection: All existing public utilities shall be protected in place and if necessary relocated as approved by the
City Engineer. No permanent structure is permitted within City easements and no trees or deep-rooted shrubs are
permitted within City utility easements, where the easement is located within landscape areas.(E)

23. Solid Waste Management: Per Chapter 200, Solid Waste Management, V-200-3.10,General Requirement, Permittee
shall not keep or accumulate, or permit to be kept or accumulated, any solid waste of any kind and is responsible for
proper keeping, accumulating and delivery of solid waste. In addition, according to V-200-3.20Owner Responsible
for Solid Waste, Recyclables, and Yard Waste, Permittee shall subscribe to and pay for solid waste services rendered.
(E)

24. Demolished Material Removal: All demolished materials including, but not limited to, broken concrete, asphalt
paving, pipe, vegetation, excess earth, building debris, and other unsuitable materials, etc., shall be removed from the
job site for recycling or disposal by Permittee to the satisfaction of the City Engineer. Permittee shall to the maximum
extent possible, reuse any useful construction materials generated during the demolition and construction of the site.
Permittee shall recycle all building and paving materials including, but not limited to roofing materials, wood,
drywall, metals, and miscellaneous and composite materials, aggregate base material, asphalt, and concrete.
Permittee’s contractor shall perform all recycling and/or disposal by removal from the job site.(E)

25. Construction Storm Water Quality: Permittee shall comply with the requirements of the National Pollution
Elimination Discharge System (NPDES) permit as administered by the California State Water Resources Control
Board (State Board) and the San Francisco Bay Regional Water Quality Control Board (Regional Board). Prior to the
issuance of any building, demolition, or grading permit, Permittee shall submit an Erosion and Sediment Control Plan
(Erosion Control Plan) as a part of the improvement plan submittal. The erosion control plan shall show all
construction best management practices (BMPs) and shall comply with the requirements of the NPDES, the
Municipal Regional Permit Order R2-2009-0074 (MRP), and the City’s stormwater and urban runoff pollution control
standards and guidelines (City’s Clean Water Program). Permittee shall ensure that all contractors and sub-contractors
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install and regularly maintain all construction BMPs as required by the approved erosion control plan, the COMC, and
the City’s Clean Water Program. (E)

26. Construction Storm Water Quality: The Contractor shall perform all elements of the best management practices for
compliance with the requirements of the National Pollution Elimination Discharge System Permit as regulated by the
San Francisco Bay Regional Water Quality Control Board. The Contractor is responsible for compliance.

27. Flood Zone. The property is in Flood Hazard Zone Area X, (flood insurance is not required), 06085C0059J, 2/19/14.
This is provided for your information only.

28. Agency Approval: It is the responsibility of the Permittee to obtain any necessary permits/approvals from affected
agencies and private parties, including but not limited to, Pacific Gas and Electric, SBC, Comcast, Union Pacific
Railroad, Southern Pacific Railroad, Santa Clara Valley Transportation Agency, and City of Milpitas Engineering
Division. Copies of any approvals or permits must be submitted to the City of Milpitas Engineering Division.

29. Right of Entry. Prior to building permit issuance, the Permittee shall obtain a right of entry from the neighboring
property to perform any work.

30. Underground Service Alert (USA): Permittee shall call Underground Service Alert (U.S.A.) at (800) 642-2444, 48 hrs
prior to construction for location of utilities.

31. Recycled Water for Construction Activity: The City Council has declared a water supply emergency and enacted a
Water Shortage Contingency Plan. The project is required to use recycled water for construction purposes such as
dust control and compaction.

32. Tree Removal Permit: In accordance with COMC Chapter 2, Title X (Ord. 201), Permittee may be required to obtain
a permit for removal of any existing tree(s). Contact the Public Works Department at (408) 586-2600 to obtain the
requirements and forms. (E)

33. Deferred Landscaping: The City Council has declared a water supply emergency. The applicant shall defer the
planting of landscaping until such time as the water supply shortage is over.

34. Water Well: Prior to building permit issuance, the proposed water well shall be review and approved by Santa Clara
Valley Water District and County Health Department.

35. Water Well: Prior to building permit issuance, the plans shall clarify the use of the well water and provide protection
on the City water system by installing a RP Backflow device right after the water meters. The plans shall show
plumbing and the intent of the water tank.

36. Lot Line Adjustment: Prior to building permit issuance, a copy of the recorded lot line adjustment shall be provided to
Land Development.

37. Open Space and Landscaping Easement: Prior to building permit issuance, the existing landscape easement per L490
O.R. 695 shall be abandoned and a proposed landscape easement shall be approved by City Council per City of
Milpitas requirements.

38. Plan Corrections: Prior to building permit issuance, the Permittee shall revise the following:
a. Detail 3 on Sheet C6.0 shall be revised to reflect the current design of the driveway.
b. Detail 2 on Sheet L5.0 conflicts with Sheet C3.3 regarding the knockout for the drainage swale, the plan

shall be revised.

(P) = Planning
(B) = Building
(E) = Engineering
(F) = Fire Prevention
(CA) = City Attorney
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SCHEMATIC

Sheet:

TREE PROTECTION NOTES
1. Tree Protection Zones:

Tree  protection zones are to be established at the beginning of the project and maintained for the entire 
duration of the project. Protect trees against unnecessary cutting, breaking or skinning and bruising of the 
bark. See Landscape Drawings for tree protection fencing diagram. Prior to beginning work on site, a site 
meeting with the landscape architect, arborist, and contractor is required to establish tree protection zones 
on site. Areas outside the fencing but still beneath the drip line of protected trees, where foot traffic is 
expected to be heavy, should be mulched with 4 to 6 inches of wood chips (arbor mulch or equivalent). 
Submit mulch sample to Landscape Architect for approval prior to placement. The spreading of chips will 
help to relieve compaction and improve the soil structure. No Materials or equipment should be stored or 
cleaned inside the tree protection zones. Add wood chip mulch within tree drip lines 4 to 6 inches deep, but 
kept 6” away from base of tree trunk. 

2. Tree Demolition and Protection:
During  the demolition process all tree protection must be in place. Prior to the start of the demolition, a site 
inspection with the contractor and landscape architect is required. A pre-demolition meeting with the site 
arborist may be required. The removal of foundation materials, when inside the drip lines of protected trees, 
should be carried out with care. Hand excavation may be required in areas of heavy rooting. Exposed or 
damaged roots should be repaired and covered with native soil (See Trenching and Root Pruning section). 
Tree protection fencing may need to be adjusted after the demolition work. Notify the project arborist to 
review/ inspect the relocated fence.

3. ** Tree Protection Fencing:
The  contractor shall provide all barricades and fencing to prevent damage to existing trees. Install 
construction fencing in locations as shown on plans to protect all trees (and the forest floor in general) from 
construction activities prior to demolition, grading and/or construction.   The location for the protection 
fencing should be as close to the drip line as possible still allowing room for construction to safely continue. 
Place signs on fencing stating “Tree Protection Zone - Keep Out." Place signs every 30', signs to be clearly 
visible from all sides and facing construction areas. Lettering to be 1" tall minimum, signs to be laminated or 
otherwise weather resistant. Contractor to confirm fencing meets minimum local code requirements.

4. ** Fencing Material for the protection zones should be 6 foot tall metal chain link type supported my 2 inch 
metal poles pounded into the ground by no less than 2 feet. The support poles should be spaced no more 
than 10 feet apart on center. Submit sample for approval to Landscape Architect prior to installation

5. Path of Travel: General Contractor to review proposed path(s) of travel on site with Landscape Architect for 
all proposed contruction activity. See Tree protection notes. Establish fixed access routes within site to 
deliver materials and provide worker/ construction access. General Contractor to strictly enforce for areas 
with existing plants and newly installed plants. De-compact and remove fencing once construction work is 
complete.

6. Vehicle Access:
All  vehicles must remain on paved surfaces if possible. If vehicles are to stray from paved surfaces into a 
tree’s drip line, 4 to 6 inches of wood chips shall be spread and plywood or steel plate (material per project 
arborist) laid over the mulch layer. This type of landscape buffer will help reduce compaction of desired 
trees. Parking will not be allowed off of paved surfaces.

7. Tree Drip Lines:
1 . There shall be no stockpiling of building materials or excavated materials within the drip line of any trees.
2 . There shall not be excessive foot traffic within the tree's drip line.
3 . Do not store plant material within tree drip lines, especially Oak Trees. Added weight, foot traffic 
compaction, and extra watering is not good for tree health. Review on site plant staging areas with 
Landscape Architect prior to material placement and delivery.

8. Trenching and Root Pruning: 
1 . Trenching for irrigation, electrical, drainage or any other reason should be hand dug when beneath the 
drip lines of protected trees. Hand digging and carefully laying pipes below or beside protected roots will 
dramatically reduce root loss of desired trees thus reducing trauma to the entire tree. Trenches should be 
backfilled as soon as possible with native material and compacted to near its original level. Trenches that 
must be left exposed for more than 8 hours should also be covered with layers of burlap and kept moist. 
Plywood over the top of trench will also help protect exposed roots below.
2 . Great care is to be taken in excavation under existing tree canopies to avoid unnecessary damage to the 
root system. All roots to over 1-1/2” in diameter that require cutting will be done with a saw to prevent 
damage. All cut roots shall be covered with earth within 24 hours. Any roots to be cut should be monitored 
and documented. Large roots or large masses of roots to be cut should be inspected by the site arborist 
prior to cutting. The site arborist may recommend fertilizing or additional irrigation if root cutting significant. 
Cut all roots clean with a saw or loppers. Roots to be left exposed longer than 8 hours should be covered 
with layers of burlap and kept moist.

9. Tree Pruning:
Tree  pruning (to allow for construction of the building) will be provided by the owner's arborist when 
requested by the contractor. Branches will not be removed without the express permission of the Owner or 
Landscape Architect.

10. Irrigation: Normal irrigation should be maintained for the duration of the project. The native oaks will not 
require warm season irrigation unless its root zones are traumatized, or otherwise noted by the project 
arborist. Mulching the root zone of protected trees will help the soil retain moisture, thus reducing water 
consumption.

11. Inspections:
1 . Landscape Contractor or Arborist to to be on site when any excavation within tree root zones is occurring 
to prune any exposed tree roots and make recommendations to preserve tree health and root structure.
2 . Trees and fencing to be reviewed at least once a week by the contractor during construction to ensure 
they are properly maintained.

12. Tree Damage:
In  cases where existing trees sustain damage or critical injury during the course of construction, general 
contractor assumes responsibility for purchase and installation of suitable replacement material based on 
criteria set by an independant consulting arborist. The cost of the evaluation shall be borne by the contractor.
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DETAIL 2/L-5.0

SHADE TREES
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CRUSHED STONE PATHWAY

DRIVEABLE GRASS®, FIRETRUCK TURNAROUND

54" WIRE FENCE, TYP. SEE DETAIL 2/L-5.0
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EXISTING TREES TO REMAIN

WOOD AND METAL TRELLIS, SEE DETAIL 1/L-5.1

STONE PATIO (61' X 20')

SEE ENLARGEMENT LAYOUT PLAN L-2.2

SEE ENLARGEMENT LAYOUT PLAN L-2.1

PROPERTY LINE

ASPHALT DRIVEWAY, 14' WIDE 
MINIMUM. 17% MAX. SLOPE.

CRUSHED STONE GUEST PARKING, 
DESIGNATED PARKING FOR 10 CARS

CONCRETE PAVERS

SCREEN TREES, TYP.

EXISTING TREES TO REMAIN

PROPERTY LINE

6' DEER FENCE, SEE DETAIL 2/L-5.0

MAIN HOUSE

SCREEN TREES, TYP.
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STONE WALKWAY TO MAIN HOUSE

STONE PATIO (30' x 18')

40' SETBACK

CRUSHED STONE PATHWAY WITH WOOD TIE STEPS

CRUSHED STONE PATHWAY

LIVING ROOM STONE PATIO

EXISTING BARB WIRE FENCE TO REMAIN

6' CHAIN LINK FENCE TO BE REMOVED

MASTER BEDROOM STONE PATIO

54" WIRE FENCE ON PROPERTY LINE

EXISTING BARB WIRE FENCE TO REMAIN

 DRY STACK WALLS
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COUNTRY CLUB DRIVE

AUTOGATE AND COLUMNS. GATE 
OPENING TO BE 14' CLEAR WHEN OPEN. 
SEE DETAIL 1/L-5.0

INTERCOM WITH KNOX BOX.  CONTRACTOR TO CONFIRM 
KNOX BOX TYPE AND LOCATION WITH FIRE DEPT. 

ASPHALT DRIVEWAY, MINIMUM 14' 
WIDE, 17% MAX. SLOPE.

EXISTING TREES TO REMAIN

DRIVEABLE GRASS®, FIRETRUCK TURNAROUND

54" WOOD AND WIRE FENCE, SEE
DETAIL 2/L-5.0

PROPERTY LINE

TRASH AND RECYCLING PAD TO BE 25' 
FROM EDGE OF ROAD. 
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K

40' SETBACK

54" WOOD AND WIRE FENCE, SEE 
DETAIL 2/L-5.0

54" WOOD AND WIRE FENCE, SEE DETAIL
2/L-5.0

 DRY STACK WALLS

BARB WIRE FENCE ON PROPERTY LINE

EXISTING BARB WIRE FENCE TO REMAIN
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3%

LAWN

FENCED IN RAISED EDIBLE BEDS

CRUSHED STONE PATHWAY WITH
WOOD TIE STEPS

SHADE TREES

LIVING ROOM STONE PATIO

CRUSHED STONE PATHWAY WITH 
WOOD TIE STEPS

STONE CLAD WALLS TO MATCH
EXISTING

CONCRETE PAVERS

EXISTING TREES TO REMAIN

WOOD AND METAL TRELLIS,
SEE DETAIL 1/L5.1

EXISTING TREES TO REMAIN

STONE PATIO (61' X 20')

6' DEER FENCE, SEE DETAIL 2/L5.0

6' DEER FENCE, SEE DETAIL 2/L5.0

STONE WALKWAY TO MAIN HOUSE

CRUSHED STONE PATHWAY

DRIVEABLE GRASS®,
FIRETRUCK TURNAROUND

6' DEER FENCE, SEE DETAIL 2/L5.0

STONE PATIO (30' x 18')

MASTER BEDROOM STONE PATIO

STUCCO WALL WITH STONE CAP

CRUSHED STONE GUEST PARKING 
(9'X19'), DESIGNATED PARKING FOR 
10 CARS. 

SCREEN TREES, TYP.
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10

EXISTING TREES TO REMAIN

PROPERTY LINE

40' SETBACK

ASPHALT DRIVEWAY, 14' MINIMUM. 

SCREEN TREES, TYP.

4'-0" TYP.

13
'-1

1"

14'-0" TYP.

14'-0" TYP.

DRY STACK WALLS (TYP. OF 3)
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SOUTHEAST AND SOUTHWEST GARDEN

HOUSE ENTRY GARDEN

GARAGE SURROUNDINGS AND ROOFTOP GARDEN

ENTRY DRIVE GARDEN

LAWN

SHADE TREES, TYP.

EXISTING TREES TO REMAIN

SCREEN TREES, TYP.

HYDROSEED

EXISTING TREES TO REMAIN

HYDROSEED

1. IN ORDER TO AID IN REDUCING THE POTENTIAL OF CREATING A FIRE HAZARD, THE 
LANDSCAPE PLAN AND PLANTINGS SHALL:
-NOT USE A MIXTURE OF GROUND COVERS AND SHRUBS DIRECTLY BENEATH TREE 
CANOPIES WHICH WOULD TEND TO INCREASE THE SPREAD OF FIRE.
-NOTE USE LARGE CONTINUOUS GROUPS OR LINES OF SHRUBS OR TREES WHICH 
WOULD ALLOW THE RAPID SPREAD OF FIRE, BUT ARRANGE THEM IN CLUSTERS TO 
BREAK A POTENTIAL FUEL LINE.
-NOT LET TREES HANG OVER THE ROOF OR GROW TO WITHIN 10 FEET OF ANY CHIMNEY.
-NOT INCLUDE A CONTINUOUS MASS OF TREES OR SHRUBS ON A HILL BELOW ANY HOME 
WHICH WOULD CAUSE THE RAPID SPREAD OF FIRE.
-SHOW TREE CANOPIES SPACED WELL APART AND IN SUCH A MANNER AS TO PROVIDE 
EASY ACCESS IN ORDER TO REMOVE DEAD WOOD.  THIS SHOULD NOT BE TAKEN TO 
SUGGEST OVER THINNING OR " LION'S TAILING" OF TREES.
2.  IRRIGATION SYSTEM SHALL INCLUDE A WATERING SCHEDULE WITH AMENDMENTS FOR 
SEASONAL CHANGES.
3.  LOW VOLUMNE IRRIGATION SYSTEMS SHALL BE INSTALLED.  THIS INCLUDES LOW 
VOLUME SPRINKLER HEARDS, DRIP EMITTERS, AND BUBBLER EMITTERS.
4.  INSTALL SEPARATE VALVES FOR TURF AND NON-TURF AREAS AND TO ACCOMODATE 
DIFFERENT WATER USE REQUIREMENTS WITHIN THE LANDSCAPED AREAS.
5.  SET ELECTRIC CONTROLLER TO WATER BETWEEN 7PM AND 10AM.
6.  SPRINKLER HEADS SHOULD HAVE MATCHED PRECIPITATION RATES WITHIN EACH 
CONTROL VALVE CIRCUIT.
8.  SYSTEM MODIFICATIONS MUST BE MADE TO PREVENT OVER SPRAY.
9.  ADD A LAYER OF MULCH (1" MINIMUM, 2" PREFERRED) ON THE SOIL SURFACE.
10.  PROPER OPERATION AND MAINTENANCE OF THE IRRIGATION AND SYSTEM AND 
CONTROLS.
11.  ABATE WEEDS AND DISCOURAGE THEIR INVASION.

NOTES

SCREENING

landscape

Revisions:

Drawn: Checked:

Scale: 

Survey from BGT Land Surveying, 1720 S. Amphlett Blvd., Suite 225, San Mateo, CA 650.212.1030

06.23.14 Site Development Permit Amendment

12/05/14 Site Dev. Permit Amend. Rev 1

 05.19.15 Site Dev. Permit Amend. Rev. 2

Planting Plan

L-3.0
1"=20'23-Jun-14

Pan Residence

1000 Country Club Drive 
Milpitas, CA
APN: 029-03-014

Issue Date:

BLA EB

Th
es

e 
dr

aw
in

gs
 a

re
 th

e 
pr

op
er

ty
 o

f B
la

se
n 

La
nd

sc
ap

e 
Ar

ch
ite

ct
ur

e 
an

d 
th

e 
C

lie
nt

 a
nd

 h
av

e 
be

en
 p

re
pa

re
d 

sp
ec

ifi
ca

lly
 fo

r t
hi

s 
pr

oj
ec

t. 
Th

es
e 

dr
aw

in
gs

 a
re

 n
ot

 to
 b

e 
us

ed
 fo

r a
ny

 o
th

er
 p

ro
je

ct
, b

y 
an

y 
ot

he
r e

nt
ity

, o
r i

n 
an

ot
he

r l
oc

at
io

n.
 T

he
se

 d
ra

w
in

gs
 a

re
 n

ot
 tr

an
sf

er
ab

le
 to

 a
ny

 th
ird

 p
ar

ty
 w

ith
ou

t p
er

m
is

si
on

 b
y 

cl
ie

nt
 o

r a
rc

hi
te

ct
.

SCHEMATIC

Sheet:

BOTANICAL NAME COMMON NAME CONTAINER 
SIZE

MATURE 
(HxW)

GROWTH 
RATE SPACING WN

Entry Drive
Arctostaphylos 'Pacific Mist' Creeping Manzanita 1 gal 1'x6' mod 4' o.c. WN
Berberis thunbergii 'Gentry' Gentry Japanese Barberry 1 gal 3'x4' mod 4' o.c. W
Callistemon 'Little John' Little John Bottlebrush 1 gal 3'x4' mod 4' o.c. W
Ceanothus 'Dark Star' Dark Star Ceanothus 5 gal 4'x6' mod 5' o.c. WN
Feijoa sellowiana Pineapple Guava 5 gal 8'x8' mod 5' o.c. W
Melianthus major Honey Bush 5 gal 8'x8' mod/fast 6' o.c. W

Hydroseed Mix TBD.

House Entry
Acer japonicum vitifolium Full Moon Maple 24" box 10'x10' mod 10' o.c.
Acer palmatum 'Seiryu' Seiryu Japanese Maple 24" box 10'x8' mod 10' o.c.
Asparagus densiflorus 'Myers' Foxtail Fern 1 gal 2'x2' fast 2' o.c.
Camellia japonica 'Bella Rossa' Nuccio's Bella Rossa Camellia 15 gal 8'x6' mod 5' o.c.
Helleborus argutifolius Christmas Rose 1 gal 2'x2' fast 2' o.c. W
Ophiopogon japonicus 'Nigrescens' Nigrescens Mondo Grass 1 gal 6"x6" mod 4" o.c.
Taxus baccata repandens Spreading English Yew 5 gal 3'x8' mod 6' o.c.

Garage Surroundings and Roof Top
Acer buergerianum Trident Maple 24" box 20'x20' mod 10' o.c.
Arctostaphylos 'Pacific Mist' Creeping Manzanita 1 gal 1'x6' mod 4' o.c. WN
Bougainvillea 'Barbara Karst' Barbara Karst Bougainvillea 5 gal 12'x12' mod 10' o.c. W
Callistemon 'Little John' Little John Bottlebrush 1 gal 3'x4' mod 4' o.c. W
Ceanothus 'Dark Star' Dark Star Ceanothus 5 gal 4'x6' mod 5' o.c. WN
Distictis buccinatoria Blood Red Trumpet Vine 5 gal 20'x20' fast 12' o.c. W
Feijoa sellowiana Pineapple Guava 5 gal 8'x8' mod 5' o.c. W
Loropetalum chinense 'Purple Majesty' Purple Majesty Fringe Flower 5 gal 5'x6' mod 4' o.c. W
Myrsine africana African Boxwood 5 gal 4'x3' mod 3' o.c. W
Salvia leucantha 'Midnight' Mexican Bush Sage 1 gal 18"x2 fast 2' o.c. W

W = Low Water Use Plant
N = Native Plant

BOTANICAL NAME COMMON NAME CONTAINER 
SIZE

MATURE 
(HxW)

GROWTH 
RATE SPACING WN

Southeast and Southwest Gardens
Agapanthus 'Black Pantha' Black Lily of the Nile 1 gal 3'x3' fast 30" o.c. W
Alyogyne huegelii 'MonLeon' Leon's Purple Delight Lilac Hibiscus 5 gal 10'x8' fast 8' o.c. W
Arctostaphylos 'Pacific Mist' Creeping Manzanita 1 gal 1'x6' mod 4' o.c. WN
Caesalpinia pulcherrima Peacock Flower 5 gal 8'x6' mod 5' o.c. W
Ceanothus 'Concha' Concha Ceanothus 5 gal 8'x8' mod 6' o.c. WN
Ceratostigma griffithii Burmese plumbago 1 gal 2'x3' mod/fast 2' o.c. WN
Cercis occidentalis Western Redbud 5 gal 10'x8' mod/slow 6' o.c. W
Continus 'Royal Purple' Smokebush 5 gal 8'x8' mod 6' o.c. W
Gaura lindheimeri 'Whirling Butterflies' Whirling Butterflies Gaura 1 gal 2'x3' fast 3' o.c. W
Hydrangea 'Invincibelle Spirit' Invincibelle Spirit Hydrangea 5 gal 4'x6' mod 4' o.c.
Muhlenbergia capillaris Pink Muhly 1 gal 3'x3' fast 3' o.c. W
Nerium oleander 'Little Red' Little Red Oleander 5 gal 5'x5' mod 4' o.c. W
Olea europea 'Little Ollie' Little Ollie Dwarf Olive 5 gal 4'x4' mod/fast 4' o.c. W
Penstemon 'Firebird' Firebird Beard Tongue 1 gal 1'x3' fast 2' o.c. W
Pittosporum tenuifolium 'Golf Ball' Golf Ball Kohuhu 5 gal 2'x2' fast 2' o.c. W
Rhamnus californica 'Mound San Bruno' Mound San Bruno Coffeeberry 1 gal 2'x3' mod 3' o.c. WN
Romneya coulteri Matilija Poppy 5 gal 6'x6' slow 4' o.c. WN
Salvia leucantha 'Midnight Blue' Mexican Bush Sage 1 gal 18"x2' fast 2' o.c. W
Styrax officinalis redivivus Snowdrop Bush 5 gal 10'x6' mod 4' o.c. WN

Tree Options
Acer platanoides Norway Maple 24" box 35'x25' mod 25' o.c.
Arbutus 'Marina' Marina Strawberry Tree 24" box 20'x20' mod 20' o.c. W
Olea europaea-fruitless Fruitless Olive 24" box 20'x15' mod 15' o.c. W
Quercus robur English oak 24" box 40'x40' mod 40' o.c.
Tilia tomentosa Silver Linden 24" box 50'x30' mod 30' o.c. W

Screening
Metrosideros excelsa Pohutukawa 24" box 20'x10' mod 10' o.c. W
Pittosporum tenuifolium Kohuhu 15 gal 15'x15' fast 4' o.c. W
Podocarpus gracilior Fern Pine 24" box 50'x25' mod 25' o.c. W
Quercus agrifolia Coast Live Oak 24" box 40'x25' mod 25' o.c. W
Quercus suber Cork Oak 24" box 40'x40' mod 40' o.c. W
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LIGHTING NOTES

LIGHTING LEGEND
SYMBOL LOCATION FIXTURE

Flush Mount Fixture BK Drivestar DR2MH Metal Halide

Path Light Fixture Teka Illumination  Path Light T-1

Wall / Step Light Fixture Lucifer Lighting Stealth SSL-ALED

Down Light Fixture Trave Casa Lighting FX Luminare TC-20

1. LIGHTING SHOWN FOR LOCATION AND SPECIFICATION COORDINATION ONLY. 
ELECTRICAL  CONNECTIONS PER CONTRACTOR.
2. ALL LIGHTING TO BE SHEILDED SO THAT NO STRAY LIGHT REACHES THE NEIGHBORS 
PROPERTY.
3. ALL LIGHTING FIXTURES TO BE INSTALLED PER MANUFACTURERS SPECIFICATIONS 
AND IN ACCORDANCE WITH LOCAL CODES AND ORDINANCES.
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Choose from these remote ballast housings to suit any installation:

RD

RS Shallow Remote
	 =	Shallow Housing
	 =	Ideal for restricted-depth 
		  installations

Deep Remote
	 =	Patented HydroLock® Technology
	 =	Deep Housing

DR2MH faceplates are 
machined from 2-3/8" 
thick solid material.

La Touserok, Mauritias
Lighting Design:  Ross De Alessi

Photography:  Ross De Alessi

2-3/8"

DR2MH™ Metal Halide
Remote Ballast

7" Dia. Faceplate

1-1/2" Aperture

HP2RM
Flush

CO2RM
Flange

UPM
Universal Power Module

RM
Surface Mount
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TEKA ILLUMINATION, INC    
40429 Brickyard Drive  Madera, California 93636   (559) 438-5800   Fax (559) 438-5900   www.tekaillumination.com

TEKA
I L L U M I N A T I O N

© Copyright TEKA 2004

Materials and Construction
A.	Heavy pure copper shade 
B.	 Solid brass screw finial 
C.	Etched glass enclosure 
D.	Solid brass fitting 
E.	 Stainless steel fasteners 
F.	 Heavy pure copper stem - 7⁄8" O.D. threaded 7/8-20 
G.	Supplied with 36", #16AWG wire for remote 12V supply 
H. Supplied with machined brass slip fit adaptor threaded for  
	 1⁄2" I.P. and allows for field cutting of stem 

Description
Garden luminaire for G4, 12V lamps

 

Note  
ETL Listed to ANSI/UL Standard 1598 and Certified to CAN/CSA Standard 
C22.2 No. 250

T-1
Path Light

Mounting
To any 1⁄2" I.P. threaded fitting or using the available mounting  
options listed below. 

16"

B

A

H

F

C
D

Product Number	 Lamp		  Finish Option
1130 / Natural	 2  10W G-4		  Brown Patina
1660 / Nickel	 2  10W G4		  None
*Nickel Plate

Options available at additional cost…   
A.	#20 Transformer Adaptor Kit . Cast bronze housing with  
	 integral electronic 11.6V transformer for 120V, 277V  
	 available on request (may by used with #33 anchor kit). 
B.	#30 Clamp on blades for direct burial in earth,  
	 includes 1 foot longer stem  
C.	#300 Remote Transformer Kit ( 300W max., 150W min.) 
D.	Add suffix TR for tamper resistant finial 
E.	Add suffix BP for brown patina  
F.	 Order #XE10C-20 for 20,000 hr. 10W. “Xelogen” lamps. 
G.	For longer stem lengths up to 48" – specify stem length 
H. Add suffix WS for white painted inner shade 
	

61⁄2"

33⁄8"

page 1

Technical

ordering information (fitting)

3000K
Custom Color (Gel)

SERIES COLOR TEMP FINISH LOCKING

SSL-ALED

SSL-ALED

Example: SSL-ALED-3K-NBR-NL

3K
CK

White Powdercoat
Black Powdercoat
Chrome
Industrial Gray
Natural Bronze
Brushed Stainless Steel
Brushed Bronze
Architectural Bronze Powdercoat
Polished Oil-Rubbed Bronze Powdercoat
Matte Oil-Rubbed Bronze Powdercoat

W
B
C
IG
NBR
SS
BR
ABR
BRP
BRM

Non-Locking
Locking

NL
L

CONSTRUCTION

Cast 316 stainless steel or bronze depending on finish

electrical

The system requires a proprietary remote driver 		
assembly (PSA-60-12H dimmable power supply with 		
hardwire transformer or PSA-60-12P plug-in transformer, 
each order separately). The power supply may be installed 
up to 40’ (12.2m) from the luminaires. Each power supply is 	
capable of powering up to 18 luminaires. See page 3 for 	
AC power supplies.

mounting

See page 2 for mounting options.

led

The standard 3W AC LED is available in a color 	
temperature of 3000K (9.3 lm/watt). Average rated lamp 
life of 50,000+ hours.

listing

ETL listed for dry/damp and wet locations; CE marked; 
IP65 rated; Dark-Sky approved; Patent No. US D610,734 S

warranty

Manufacturer’s one year warranty guarantees product(s) 
listed to be free from defects in material workmanship 
under normal use and service. Warranty is conditional 
upon use of manufacturer supplied transformer or 	
ballast.

2.59" 66mm

1.60" 41mm

.94"
24mm

2.75"
70mm

3mm
.125"

sTEALTH®	
SSL-ALED 
RECESSED LUMINAIRE

Ssl-aled

DESCRIPTIoN

A General					   
Regressed LED with slot aperture for glare-free, 
energy efficient, path, step and accent lighting; 	
suitable for dry or wet, interior or exterior 		
applications

B	Special Features 

Dimmable 3W AC LED (dimming by power supply); 
LED/heat sink module is replaceable

C	Effects Devices 

Provided with sealed linear spread lens; consult 	
factory for availability of color gels which may 
achieve custom color temperatures

D	Mounting  
Optimum 18” (457mm) above walking surface; 	
36” (914mm) on-center

E	Retention	  

Torsion spring clips secure fixture into back box, 
mounting plate or appropriately sized cut-out; 	
additional set screws included with locking version

B

C

E

3750 IH35 North
San Antonio, Texas 78219
[PH] +1-210-227-7329
[FAX] +1-210-227-4967

©2012 Lucifer Lighting Company
As part of its policy of continuous research and product 
development, the company reserves the right to change 
or withdraw specifications without prior notice.

luciferlighting.com

[032612]

D

A

1.61" 41mm

© 2 0 0 9  F X  L U M I N A I R E ®  8 0 0 - 6 8 8 - 1 2 6 9  w w w . F X L . c o m ® 41

The TraveCasa®  is at home in fine 
landscape architectural structures 
such as arbors, trellises or dining 
pavilions. 

This fixture is designed to surface 
mount onto beams or posts. The 
halogen lamp is adjustable to 
allow maximum forward projec-
tion making this unique model 
well suited for illuminating steps or 
color pots from adjacent structures. 

Milled from very heavy gauge, solid 
copper with stainless hardware, this 
luminaire will enhance any fine 
lighting project. The false bottom 
internal plate obscures wirenut  
connection for a clean finish. 

The white powder coated unit looks 
great in a small modern trellis 
design – the copper TC works well 
in craftsman style structures.

B l e n d s  i n  E f f o r t l e s s l y

The key to successful outdoor lighting is to 
incorporate the equipment into the structures 
or garden without introducing a conflicting 
design element. The TC's simple geometric 
form allows it to disappear into any fine trellis 
or arbor.

The copper will patina naturally over time  
and can be accelerated with solution spray.  
For patina formulas visit our website at 
www.FXL.com/patina. 

Note: This fixture is designed for  
downlighting only.

T i m e  T e s t e d ,  F l e x i b l e 
a n d  D u r a b l e

T r a v e C a s a ®    |   f x  l u m i n a i r e ®

Downlight ing

3.
50

"

FX    L u m i n a i r e®

TC-20

Architectural
Accents

2.75" 2.75"

FLUSH MOUNT 
Scale: Actual Size1 PATH LIGHT 

Scale: Actual Size2

WALL / STEP LIGHT
Scale: Actual Size3 DOWN LIGHT

Scale: Actual Size4
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MAIN AUTO GATE OPTIONS
SCALE: AS NOTED1

PLAN
SCALE: 1/2"=1'-0"

14'-0" CLEAR
1' SQ. STUCCO COLUMN

1 1/2"X2" TUBE STEEL FRAME

1/2" GAP WOOD AND WIRE FENCE

VAULT FOR UNDERGROUND 
GATE MOTOR. MOTOR PER 
GATE CONTRACTOR.

STUCCO WALL, TYP.

SECTION
SCALE: 1/2"=1'-0"

ENLARGMENT A

1'-0"

5'
-1

0"

CL

2"

ENLARGMENT B

ENLARGMENT B
SCALE: 1 1/2"=1'-0"

STEEL MESH PANEL, 
SPECIFICATION TBD.
STUCCO COLUMN

3/4"X3/4" ANGLE IRON

3/4"X3/4" ANGLE IRON

1 1/2"X2" TUBE STEEL FRAME

NOTES:
1. GATE STEEL FRAME AND CONNECTION 
PER STRUCTURAL ENGINEER, TYP.
2. AUTO GATE MECHANICAL SYSTEM PER 
GATE CONTRACTOR.  SUBMIT CUT SHEET 
TO LANDSCAPE ARCHITECT FOR 
APPROVAL PRIOR TO ORDER.
3. CONTRACTOR TO SUBMIT SHOP 
DRAWINGS FOR STEEL FRAME AND 
METAL WORK FOR REVIEW AND 
APPROVAL PRIOR TO FABRICATION.
4. ALL HARDWARE TO BE STAINLESS  
STEEL PER CONTRACTOR.

2X4 GATE FRAME

SELF-LATCHING MECHANISM, LOCKABLE 
FROM INTERIOR OF PROPERTY

2X4 WOOD 
CROSS BRACE

6X6 END POST, TYP.

HINGE PER CONTRACTOR

2X6 GATE FRAME
(BEHIND) 4X6 POST, TYP. SLOPE

TOP OF POST TO DRAIN

GALVANIZED LOOPED GAME FENCE. WIRE SPACING PER FENCE BY 
BEKAERT, ATTACHMENT TO BACK OF POST PER CONTRACTOR. 
SUBMIT SAMPLE OF WIRE FENCING TO LANDSCAPE ARCHITECT FOR 
REVIEW AND APPROVAL PRIOR TO ORDER.

2"X4" WIRE OPENINGS

FOOTING EXPOSED ON REAR OF POST. CONCRETE FOOTING 
PER CONTRACTOR.

NOTES:
1. ALL WOOD TO BE WESTERN 
RED CEDAR WITH CRISP 
EDGES (1/8" EASE).
2. PRICE FENCE AS KILN-DRIED 
GRADE C AND BETTER. SUBMIT 
SAMPLES OF EACH CEDAR 
TYPE TO LANDSCAPE 
ARCHITECT FOR APPROVAL 
PRIOR TO ORDER.
3. ALL SCREWS AND BOLTS TO 
BE GALVANIZED PER 
CONTRACTOR.
4. GATE LOCATION TO BE 
DETERMINED IN FIELD. GATE 
SWINGS INTO PROPERTY 
LOCATE LATCH ON INTERIOR 
OF PROPERTY.
5. SUBMIT LATCH CUT SHEET 
TO LANDSCAPE ARCHITECT 
PRIOR TO INSTALLATION.
6. SEE SITE PLAN FOR 
LOCATION OF 4'-6" FENCE AT 
FRONT OF PROPERTY.

6'
-0

"

6'-0" o.c.

MAIN FENCE

2"

WOOD AND WIRE FENCE
SCALE: 1/2"=1'-0"2

4'
-6

"

6'-0"

FENCE AT FRONT OF PROPERTY

POST & FENCING MATERIAL TO MATCH MAIN FENCE

STUCCO COLUMN

1 1/2"X2" TUBE STEEL FRAME

1/4"X1" STEEL FLATBAR

6'
-0

"

14'-0" CLEAR

1/2" GAP

HINGE PER CONTRACTOR, TYP.

ILLUMINATED ADDRESS NUMBERS PER 
LIGHTING DESIGNER.

1/4" SQUARE STEEL PICKET

3/4"X3/4" ANGLE IRON

STEEL MESH PANEL, SPECIFICATION TBD.

1'-1"4"

4"

2" 2" 1'-0"1'-0"

2"
1'

-0
"

4'
-3

"

FRONT ELEVATION
SCALE: 1/2"=1'-0"

VAULT FOR UNDERGROUND GATE MOTOR. 
MOTOR PER GATE CONTRACTOR

STUCCO WALL, TYP.

ENLARGMENT A
SCALE: 1 1/2"=1'-0"
1 1/2"X2" TUBE STEEL FRAME

1/4" SQUARE STEEL PICKET

1/4"X1" STEEL FLAT BAR

STUCCO COLUMN

3'
-7

 1
/2

" o
.c

.

STUCCO COLUMN

1 1/2"X2" TUBE STEEL FRAME

1/4"X1" STEEL FLATBAR

6'
-0

"

14'-0" CLEAR

1/2" GAP

HINGE PER CONTRACTOR, TYP.

1/4" SQUARE STEEL PICKET

3/4"X3/4" ANGLE IRON

STEEL MESH PANEL, SPECIFICATION TBD.

1'-1"4"

4"

2" 2" 1'-0"1'-0"

2"
1'

-0
"

4'
-3

" VAULT FOR UNDERGROUND GATE MOTOR. 
MOTOR PER GATE CONTRACTOR

BACK ELEVATION
SCALE: 1/2"=1'-0"

STUCCO WALL, TYP.
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PLAN VIEW
SCALE: 3/8"=1'-0"

3 1/2" SQ. STEEL TUBE BEAM

2X4 WOOD RAFTER

2" SQ. STEEL 
REINFORCEMENT TUBING

2 1/2" STEEL ANGLE

ELEVATIO
N

SECTIONSECTION

20
'-1

"

OPENING FOR TREE PLANTING

13'-0"

9'
-1

0"

TREE

SECTION
SCALE: 3/8"=1'-0"

8'
-7

"

STEEL ATTACHMENT
TUBE, INSIDE OF POST.

FLUSH MOUNTED
HEX. BOLT PER

STRUCTURAL. TAP
BOLTS ON BOTH

SIDES OF POST, TYP.

TREE

ELEVATION
SCALE: 3/8"=1'-0"

8'
-7

"

3 1/2" SQ. STEEL 
TUBE BEAM

3 1/2" SQ. STEEL 
TUBE POST

TREE

WOOD AND METAL TRELLIS
SCALE: AS NOTED1



1000 Country Club Drive, Milpitas, CA  Project Description  Site Development Permit Amendment 

Pan Residence, 1000 Country Club Drive, Milpitas, California  

Amendment to Site Development Permit  05.19.15   

The design for the Pan Family at 1000 Country Club Drive is the culmination of a long road for the project at that 

address.  Having remained unfinished since beginning construction in 2003, Theresa purchased the property in its 

current form and has taken on the task of completing the residence to reflect her lifestyle and to fit within the 

context of the surrounding foothills. 

From Country Club Drive, the view will remain largely unchanged.  The driveway entrance location is as originally 

permitted, with the gate and intercom moving to 56’‐0” up the driveway to improve general neighborhood 

vehicular safety.  A new gate will welcome visitors into the property, while the remaining landscape, an asphalt 

driveway, decomposed granite walking pathways, new lawn area, outdoor dining space, deer fencing, edible 

garden, and a permeable surface parking area for guests are kept close to the main structure, while most of the 

remaining property is kept in its natural state. 

The landscape design will sit lightly on the site, keeping as many mature trees as possible and using native and 

drought tolerant plant species.  We propose improving the poor soils on site with compost additions, establishing 

clear mulch areas around existing trees, and removing any dead or dying brush.  The existing hillside is intended to 

be kept in its natural state without excessive terracing and fill.  The project intends to preserve, protect, and 

restore vegetation and mature trees on site.  Proposed screen planting is intended to maximize privacy between 

the house and the golf course, and the views from valley floor and Interstate 680.  Proposed landscape plants 

include a mix of fast, moderate and slow growing plant materials.  Specimen trees around the house will help 

provide scale and soften the structures overall appearance.  Landscape irrigation includes using well water and 

water conserving irrigation systems, such as drip irrigation, low flow sprinklers and automatic controls and 

weather station.  Proposed site fencing is an openwork design, wood, maintains the rural character of the hills, and 

does not block vehicle or pedestrian site lines.  The landscape design incorporates the city’s hillside ordinance 

requirements through proper irrigation, dead wood removal, and planting. 

Architecturally, this project retains the existing footprint of the originally permitted residential structure and 

attempts to ‘quiet’ the massing by reducing roof protrusions, lowering raised clerestory roofs, and removing non‐

functional Juliette balconies.  We propose to replace the partially installed lightweight slate roof, which has not 

held up to the considerable winds in that location, with a standing seam copper roof, pre‐patinaed to a rich dark 

brown.  The main body of the structure will be clad in stucco as originally intended, painted a mid‐range earthy 

tone to blend in with the surrounding hillside vegetation.  The lower portion of the structure will be clad in 

limestone, some of which has already been installed prior to Theresa’s purchase of the property.  A patio and 

vegetable garden towards the rear of the house are meant to be a retreat and sanctuary for Theresa and her 

family to gather, while a permeable surface area at the garage entrance level will provide ample space for her 

extended family and friends to park their vehicles. 

The project uses sustainable building practices wherever feasible. With the goal to make a more energy efficient 

structure, we propose a new ground mounted solar array on the southern portion of property to serve most of the 

electrical needs of the main residence.  This array would be mounted as close to the ground as is feasible, and yet 

be held off natural grade to allow water to penetrate back into the ground and replenish the surrounding water 

table.  Additionally, as a part of the “Built it Green” requirement and because it is simply the right thing to do, the 

project will employ environmentally‐friendly materials and building systems. The house will incorporate the latest 

earth friendly technologies including a series of highly efficient energy recovery ventilators with zoned heating and 

cooling, and interior materials with recycled and non‐toxic contents.   
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While the existing structure on site may be non‐confirming with regard to current height and building size 

requirements, the new project in its entirety does not propose to physically increase the size of the residence nor 

does it propose to raise its height, and in fact we propose to lower the roof over some portions of the footprint.  

Additionally, as we have enlarged the project parcel and extended the property limits towards the south, the 

residence is well away from all property lines. 

Through an approved lot line adjustment, the project parcel size has been increased to 8.7 acres.  While this does 

not bring the project Parcel into conformance with current zoning requirements for minimum lot size in this area, 

it is significantly larger than the original 4.62 acres and brings the impervious square footage into compliance.  In 

addition to the enlargement of the project parcel, we also propose revising and enlarging an existing landscape 

easement. In order to maintain compliance with the City, 50% of the parcel is required to be encumbered and in 

this case we propose 60%.  Our revised landscape easement covers more of the hillside to protect its natural state 

from development while the direct periphery of the house is left unencumbered so the client is able to create 

usable and accessible outdoor space.    

Significant effort has been expended to assure that the proposed residence fits comfortably into its compact lot 

and is respectful of its neighbors.   By avoiding any significant changes to the existing structure, adding vegetative 

screening and utilizing materials which are visually quiet and blend into the natural colors of the area, we have 

strived to create a positive compliment to the existing character of this part of Milpitas.   
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MILPITAS PLANNING COMMISSION 
STAFF REPORT 

July 8, 2015 

 

APPLICATION: Pan Residence – SA14-0002 – 1000 Country Club Drive:  A 

request for a Site Development Permit Amendment for various site 

and building modifications to an existing hillside home currently 

under construction, lot line adjustment and reconfiguration of the 

existing open space easement.    

 

RECOMMENDATION: Staff recommends that the Planning Commission: 

Adopt Resolution No. 15-025 recommending approval to City 

Council for Site Development Permit Amendment No. SA14-

0002 to allow for various site and building modifications, lot line 

adjustment and reconfigure an existing open space easement 

subject to the findings and conditions of approval.   

 

LOCATION:  
Address/APN: 1000 Country Club Drive (APN 29-03-014)  

Area of City: Hillside  

  

PEOPLE: 

Project Applicant: Theresa Pan, SAN Partners, LLC 

Consultant(s): Peter Pfau, Pfau Long Architects   

Property/Business Owner: Theresa Pan    

Project Planner: Cindy Hom, Assistant Planner  

 

LAND USE:   
General Plan Designation: Hillside Medium Density (HMD) 

Zoning District: Single Family Residential with Hillside Combining District (R1-H) 

Overlay District: Site and Architectural Overlay (-S)  

       

ENVIRONMENTAL:   Categorically Exempt from further environmental review pursuant 

to Section 15301 (Existing Facilities), Section 15303 (New 

Construction of Small Structures) 15304 (Minor Alterations to 

Land) of the California Environmental Quality Act (CEQA).  

   

EXECUTIVE SUMMARY  

A request for a Site Development Permit Amendment for minor various site and building 

modifications to an existing hillside home currently under construction.  Currently there are 

active building permits that have been extended to complete the construction of the home.  The 

purpose of the proposed modifications is to make the home compliant with the current building 

codes, improve the driveway approach condition, and provide for a more contemporary 

architecture and site design.  The project includes a lot line adjustment and reconfiguration of an 

existing open space easement. 

 

3C
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Map 1 

Project Location 

 

 

 
 

Map 2 

Project Site 
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BACKGROUND 

 

History 

In 1973, a single story house was legally constructed in Santa Clara County on the property 

located at 1000 Country Club Drive prior to annexation to the City in 1975.  The home's crestline 

location and a substandard setback on the south property line (25 feet instead of 40 feet) made it 

a legal, non-conforming building.  

 

In 1989, the previous owner applied for a Variance (No. 459) to locate a detached two-car garage 

along the crestline approximately 10 feet from the house.  That Variance and related Site 

Development Permit was approved with the condition that the garage be attached to the house.    

 

In October 2003 the Planning Commission recommended approval to the City Council for a 

Planned Unit Development Permit (PD2002-2) and Environmental Impact Assessment (EA2002-

10) for the removal and replacement of the existing one-story house with a new 12,571 square 

feet house on two levels:  

 An 8,278 square feet upper entry level  

 A lower level with 4,293 square feet of living space (2,809 of which is below grade) and 1,858 

square feet of unconditioned area—of which approximately two-thirds is an indoor pool and 

one-third is a below grade storage area.  Only conditioned living space was counted in 

determining the maximum size of a residence.  Beneath the lower living level, there is a 2,949 

square feet below-grade 6-car garage/shop and a covered motor court; an elevator links all three 

levels.   

The architecture of the house is characterized by a concrete tile roof with stucco and limestone-

veneer covered walls.  The building height ranged from 17 feet to 27 feet above finished grade.  

The permit was approved by the City Council on November 5, 2002.    

   

In June 2003, the Planning Commission Subcommittee approved a Site Development Permit 

Amendment (SA2003-79) to allow for an exterior color change and comply with Special 

Conditions in regards to a revised building setback of 40 feet, extension of stone veneer along the 

south elevation and location of the building envelope for a hillside residence.   

 

In November 2003, the City Council approved a Certificate of Compliance to create a legal lot of 

record as required by the conditions of approval for the Planned Unit Development permit. 

 

In May 2004, the Planning Commission granted a one-time eighteen month time extension of the 

permit approvals for the hillside home and associated site improvements. 

 

The house began construction in 2005 but remains uncompleted.   

 

The Application 

On August 7, 2014, Theresa Pan with San Partners LLC submitted a Site Development Permit 

Amendment to allow for minor building and site modifications to a hillside home that is currently 

under construction.  The request also includes a lot line adjustment and reconfiguration of an 

existing open space and landscape easement.  The project is submitted pursuant to Milpitas 

Municipal Code XI-10-57.03-1 (J) (Modifications of or Amendment) and XI-10-45.09 (Site and 
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Architectural Review) of the Milpitas Zoning Ordinance for Planning Commission and City 

Council review and approval. 

 

PROJECT DESCRIPTION 

Overview 

The project proposes various site and building modifications that are described in further detail 

below.  The project also includes a lot line adjustment and reconfiguration of the existing open 

space easement.   The same property owner also owns the adjacent lot (approximately 21-acres) 

to the south and submitted a lot line adjustment concurrent with this application.  The lot line 

adjustment would increase the existing 4.62-acre parcel to 8.7 acres.  As demonstrated in the Map 

Exhibit below, the adjacent parcel remains conforming.  The project site is currently non-

conforming and remains non-conforming even with the lot line adjustment.  The lot line adjustment 

reduces the non-conformity and therefore can be supported by staff.   

Map 3: 

Lot Line Adjustment 

 

 

The existing open space and landscaping easement currently covers 61% of the existing lot.  With 

the lot line adjustment, the open space easement would be reconfigured to encompass the added 

area and encumber 60% of the lot as open space to comply with the provision for open space 

easements for hillside developments, which require a minimum of 50% of the gross area to be 

encumbered with an open space easement in favor of the City. The map exhibit below depicts the 

existing and proposed reconfiguration of the open space easement.  Per Milpitas Municipal Code 

(MMC) XI-10-45-.08-2, reconfiguration of the open space easement may be granted, at a public 

hearing by the City Council provided that the net acreage is not decreased.      
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Map 4: 

Open Space Easement Exhibit 

 

 
 

Site Improvements  

 

Driveway 

The project proposes to widen the driveway apron on Country Club Drive to improve the site 

distance for the approach onto and off the project site and adjust the existing driveway approach 

to achieve the required slope to meet Fire Department requirements for emergency vehicle ingress 

and egress.  The modifications require grading and installation of stepped retaining walls 

approximately 2 to 4-feet in height along the west side of the driveway and a 2 to 4-foot retaining 

wall on the east side of the driveway.  A new trash and recycling pad would be constructed at the 

lower level of the driveway.  Trash and recycling bins would be placed on this pad on the trash 

collection days only.   

 

Paving 

The project proposes a new gravel area adjacent to the porte-cochere shown on the east elevation.  

The gravel area is intended to keep guest parking on a relatively flat area, closest to the main 

residence.  New grass pavers will be installed for the fire turnaround area.  The project would add 

a combination of crushed stone and concrete paths and stairs that connect outdoor patio space to 

the main residence on the southeast and northeast elevation.  

  

Accessory Structures 

The project includes installation of the following structures: 

 

 Landscaping Walls - New concrete landscaping walls with stone coping and cladding are 

proposed to enhance the main front entrance.  A series of three (3) dry-stack rock walls 

Existing Proposed 
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that are approximately 2-feet in height are proposed along the southeast corner of the 

building.  The purpose of the stepped walls is to transition the grade difference between 

the building and finished grade, as well as screen the mechanical equipment.   

 

 Balcony Railing and Fencing – The project proposes a new balcony railing consisting of 

steel and wood guardrails for the new patio deck along the north and southwest elevation 

and on the guest deck level of the main residence.  A new six-foot deer (comprised of wood 

and wire) fence would be installed to encompass a portion of the rear yard where the 

proposed outdoor entertainment patio and vegetable garden areas are located. 

 

 Solar Panels – The applicant proposes a ground mounted three solar panel array on the 

southern portion of the property to serve most of the electrical needs of the main residence.  

This array would be raised slightly above the natural grade to allow the penetration of water 

into the ground.   

 

 Above Ground Tanks – Although the project is already connected to city services, the 

project proposes to remove an existing water tank and install a new well and two 5,000 

gallon plastic water tanks that are partially below grade and screened with landscaping.  

The proposed well and water tanks are located near the eastern property boundary.  The 

tanks will be used for landscape irrigation.     

 

 Outdoor Patios – Two new outdoor patio areas are proposed on the northeast and southeast 

elevation.  The southeast outdoor patio is designed as an outdoor entertainment space 

consisting of a stone patio with a wood and metal trellis. The second patio is located on the 

east side of the building.  The previous approval had a fountain feature in this location.  

The project would demolish the fountain feature and convert it to patio space.  The patio 

would consist of stone pavers and a decorative balcony railing.    

 

Architectural Changes 

The project proposes minor architectural modifications to the roof and exterior façade.  The 

proposed modifications include lowering the roof pitch on certain areas of the roof and removing 

awkward roof protrusions and non-functional Juliette balconies. The applicant also proposes to 

replace the lightweight slate tile roof with a standing seam metal copper roof that will be painted 

a brown color to match and blend with the natural landscape.  The project is subject to high winds 

and the existing lightweight slate tiles have not held up to the considerable winds.  Other changes 

to the body of the building include:  

 Removing the existing window frames to achieve square openings as well as installation 

of additional windows, light wells, and operable skylights. 

 Removing stone cladding that was approved on the front elevation.  As mentioned above, 

this area will include a new landscaping wall that include a stone coping and cladding that 

would match the existing cladding and provide a visually solid base similar to what was 

previously approved.   

 

 

Floor Plan Changes 

The applicant proposes minor floor plan changes that consist of the following: 

 Remodel stairs at foyer. 
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 Reconfigure existing interior walls. 

 Remove and replace an indoor pool, sauna and steam room, and exercise/massage 

room located on the lower level with a new great room and three new bedrooms. 

 Remodel existing catering pantry, and  

 Replace home theatre room with a hobby/sewing room.  

 

Location and Context 

The project site is on a 4.62-acre lot that is developed with an unfinished hillside home currently 

under construction and existing vegetation.  The rectangular shaped lot is located near the Country 

Club Drive cul-de-sac.  The project site is bounded by Country Club Drive to the north, 

Summitpointe Golf Course and residential community to the east, and single family residences to 

the south and west.    

 

The General Plan designation is Hillside Very Low Density and the Zoning designation is Single 

Family Residential with the Hillside Combining District and Site and Architectural overlay.  The 

subject site straddles the crestline that separates the Western Face and Eastern Hills portions of the 

Milpitas Hillside Planning Area.  The project site is located within the Urban Growth Boundary 

and Urban Service Area.  Surrounding uses include vacant, undeveloped parcels to the north, a 

golf course and a gated residential community to the east and northeast, and hillside homes to the 

west and south.  The site also falls within the Alquist-Priolo Special Study Zone for seismic 

hazards. Vicinity and location maps of the subject site location are provided on Page 2.  

 

PROJECT ANALYSIS 

General Plan and Zoning Conformance  

The proposed project is consistent with the Milpitas General Plan in terms of land use and density.  

The project entails site and building modifications to a previously approved hillside home.  The 

General Plan designation is Hillside Low Density which allows one unit per one gross acre.    The 

project is also consistent with the following General Plan policies and principles: 

 2.a-G-3, which encourages a variety of housing types and densities that met the needs of 

individuals and families.   

 2.a-l-18: retains the natural character of the hillside by utilizing designs, colors, and 

materials that blends with the environment and terrain. 

 5.a-1-2: minimizes the threat to life and property through identification of active fault 

traces and geologic hazard zones. 

 

The project conformance with the Zoning Ordinance and Hillside Development standards are 

discussed in the sections below: 

 

Development Standards 

The table below demonstrates how the project is consistent with the development standards of the 

Hillside Combining District set aside in the Zoning Ordinance. 
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Table 1: 

Summary of Development Standards in the Hillside Combining District 

 

Development 

Standards 

Required Existing/ 

Previously 

Approved  

PUD Proposed Complies 

Lot Area (Acres)* 14.1 4.6  8.7 (with lot 

line 

adjustment) 

No 

Setbacks      

Front 40 210’   Yes 

Side 40 245’ and 

127’ 

 245’ and 

127’ 

Yes 

Rear 40 20 E1** 670’(with lot 

line 

adjustment) 

Yes 

Size of Main 

Dwelling 

10,000 sq. 

ft. 

12,571 sq. ft. E2*** 11,658 sq. ft. Yes 

Impervious Surface 

Coverage 

10% of lot, 

not to 

exceed 

30,000 sq. 

ft.  

19,347 s. f.   27,811 s. f.  Yes  

Height One-story, 

max. ht. 17’ 

on westside 

of crestline, 

Two-story 

max. ht. 27 

on eastside 

of crestline  

 E3****  Yes 

Parking 7 (for 8 

bdrms)  

6   6 covered, 10 

uncovered 

Yes 

* Exempted Lot Status per MMC 45.03-7.  Lot created prior to adoption of Hillside Ordinance. 

**E1 – PUD exception to allow deviation on setback requirement 

***E2 – PUD exception to combine main dwelling and guest house square footage and 

exempting 1,858 square foot basement area (garage, covered pool and unconditioned 

basement). 

****E3 – PUD exception to allow structure to be built in the crest zone of protection.  

 

Site Layout, Access & Circulation  

Main access to the project site is an existing 300+ foot driveway at the property’s northeast 

corner and terminates in a circular turn-around in front of the existing garage.   

Where it currently begins the loop for the turn-around, the proposed driveway will split with 

the east fork accessing the lower covered motor court and the below-grade garage.  The west 
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fork ascends to a circular turn around at the entry level of the new house that is directly above 

the motor court and garage.   

The proposed house has a rough “L” shaped footprint, with one wing aligned approximately 

in the north-south direction along the crestline right over the existing home’s footprint, and the 

other aligned in the east-west direction from the south property line.  The upper driveway turn-

around and an intensively landscaped front entry area are located between the wings.   

 

Site & Architectural Design  

The proposed architectural modifications are intended to “quiet” the massing of the building by 

removing some of the Provincial style architectural elements and ornamentation to provide a more 

contemporary California ranch style architecture, which incorporates typical architectural design 

elements such as L-shaped building footprint; simple, open floor plan, large windows; high 

ceilings; and exterior finishes consisting of stucco, wood, stone cladding and glass. 

 

The Hillside Ordinance includes the following architectural guidelines.  Based on the review of 

the application, the project complies with these standards as demonstrated in the Table 2 below:  

 

Table 2: 

Compliance with Architectural Guidelines 

 

Site & 

Architectural 

Guidelines 

Comments Regarding Subject Proposal 

(a) Avoid 

Unreasonable 

Interference 

with Views and 

Privacy 

The main residence was approved on the crestline with a PUD 

approval.  The project does not change the location or height of the 

building.  Project compliance with specified height limits and line of 

sight analysis determine the architectural modifications will not create 

an unreasonable interference with the views and privacy of nearby 

Hillside homes beyond what was previously approved.  The building is 

proposed to be painted with earth tones to blend with the natural 

landscape.  

(b) Preserve 

Natural 

Landscape 

Site is already developed.  The application will increase impervious 

surface areas within the 30,000 square foot limitation for lots more than 

3 acres in size.  Disturbance of existing contours (natural & man-made) 

will not be significant and limited developed portions of the site.  

Existing trees are to remain and protected in place.  

(c) Minimize 

Perception of 

Excessive Bulk 

The existing building form remains unchanged, however, the exterior 

façade has been simplified to reflect a more contemporary California 

Ranch style architecture. The squared window openings also help with 

the massing of the building.  The landscaping treatment and stone 

cladding on the building and landscaped walls provide a visually solid 

base and helps “ground” the building and blend with the natural hillside 

setting.    



Pan Residence July 8, 2015  Page 10 of 12 

(d) Impairment of 

Light & Air 

The proposed building is over 600 ft. from the nearest home site and 

therefore, no impairment of light and air should occur.  

(e) Grading Minimal amount of earth will be disturbed on the site for the proposed 

site modifications.  The impact on the natural contours will be minimal 

since most of the grading is in or around already developed portions of 

the site (i.e. the driveway and existing home site) and much of the earth 

movement is due to decreasing the slope of the driveway. 

 

Landscaping & Open Space Design  

The landscaping proposal maintains existing mature on-site trees and utilizing plant materials that 

are native and drought resistant.  The plant selections and planting design are consistent with City 

Council Resolution No. 6066 (Hillside Landscaping and Water Conservation Policy and Fire 

Hazard Mitigation Measures) in that the planting consists of drought tolerant species, planted in 

areas to screen the home and preserve view sheds.  This project removes water features such as 

the indoor pool and fountain features that were previously approved.       

 

Grading 

The project proposes to excavate approximately 3,626 cubic yards of soil and install 115 cubic 

yards of fill.  Approximately 3,510 cubic yards of soil will be exported.  Disturbance of existing 

contours (natural & man-made) will not be significant and limited to developed portions of the 

site such as the driveway, fire turn around, and motor court area.  The grading activities relate to 

the driveway improvements to meet Fire Department requirements and improve the driveway 

approach. 

 

Geologic 

According to the General Plan Seismic and Geotechnical Map (Figure 5-2) and United States 

Geological Survey (USGS) Special Studies Zone Map, the project site is located within the 

Alquist-Priolo Special Study Zone and is located in areas with known expansive and unstable soils.  

Therefore, Geologic and Soils Studies are required to identify any significant seismic fault and/or 

slope instability hazards on the site that would threaten the proposed residence and to provide 

mitigation measures.  A Geologic and Geotechnical Investigation and report were provided for the 

original approval (PD2002-2).  A supplemental report was provided with this application to update 

geotechnical report and present supplemental recommendations for the proposed modifications.  

Based on the findings from site investigation and review of the previous reports, it was determined 

the previous conclusions and recommendation may be used for the completion of the residence 

construction and proposed site improvements as modified and updated with Supplement letter 

dated December 2, 2014.   

 

 

FINDINGS FOR APPROVAL  

A finding is a statement of fact relating to the information that the Planning Commission has 

considered in making a decision.  Findings shall identify the rationale behind the decision to take 

a certain action.  
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Site Development Permit (Section XI-10-57-03-1(F) 

 

1. The layout of the site and design of the proposed buildings, structures and landscaping are 

compatible and aesthetically harmonious with adjacent and surrounding development.  

 

The project will provide for a compatible and aesthetic development in that site layout and design 

of the proposed home provides an appropriate scale, massing and blends the natural setting.  The 

proposed modifications such as the squared window openings, stone cladding and landscaping 

treatments minimizes the appearance of bulk, provides for a visually solid base that grounds the 

building, and provides architectural interest.  The proposed colors and material are in keeping with 

natural earth tones and would complement the natural hillside setting.     

 

2. The project is consistent with the Milpitas Zoning Ordinance. 

 

The project is consistent with the Milpitas Zoning Ordinance as demonstrated in the sections 

above.  The project complies with the hillside development standards and comply with the setback, 

height, maximum square footage, and impervious surface coverage regulations.  In terms of the 

architectural guidelines, the proposed modifications improves the bulk and massing of the building 

with the proposed window openings, stone cladding and landscaping treatments.  The proposed 

colors and material are in keeping with natural earth tones and would complement the natural 

hillside setting.   

 

The project will not create unreasonable views or obstructions in that the project proposes minor 

exterior façade changes to the existing unfinished residence.  The existing building form, location 

and height of the building remain unchanged from the previous approval.  However, the roof lines 

would be lower on certain portions of the roof.   Furthermore, the project will not impair light or 

air considering the home is located approximately 600-feet from the nearest adjacent home.      

 

Grading and disturbance of existing contours (natural & man-made) will not be significant and 

limited developed portions of the site.  Existing trees are to remain and protected in place.   

 

3. The project is consistent with the Milpitas General Plan. 

 

The project is consistent with the General Plan in terms of land use and density.  The project is 

entails site and building modifications to a previously approved hillside residence that is under 

construction.  The project is also consistent with the following General Plan policies and 

principles: 

 2.a-G-3, which encourages a variety of housing types and densities that met the needs of 

individuals and families.   

 2.a-l-18: retains the natural character of the hillside by utilizing designs, colors, and 

materials that blends with the environment and terrain. 

 5.a-1-2: minimizes the threat to life and property through identification of active fault 

traces and geologic hazard zones. 
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ENVIRONMENTAL REVIEW 

The Planning Division conducted an environmental assessment of the project in accordance with 

the California Environmental Quality Act (CEQA).  The project is categorically exempt from 

further CEQA review under Section 15301, Section 15303 (New Construction of Small Structures) 

15304 (Minor Alterations to Land) of the California Environmental Quality Act (CEQA).  The 

project entails minor site and building modifications such as façade changes to an existing home, 

installation of minor structures include outdoor patio and trellis, and minor grading to site to adjust 

the slope of an existing driveway. 

 

PUBLIC COMMENT/OUTREACH 

Staff provided public notice the application in accordance with City and State public noticing 

requirements.  At the time of writing this report, there have been no inquiries from the public. A 

notice was published in the Milpitas Post on 6/26/15.  In addition, 17 notices were sent to owners 

and occupants within 500 feet of the project site.  A public notice was also provided on the project 

site, on the City’s Website, www.ci.milpitas.ca.gov, and posted at City Hall.  

 

CITY COUNCIL REVIEW 

This project requires review by the City Council and is tentatively scheduled on the August 4, 

2015 Council agenda.  

 

CONCLUSION 

The project enables the completion of a hillside home currently under construction by modifying 

the site to improve the access condition and to implement architectural changes that are consistent 

with the design guidelines and comply with the zoning requirements for hillside developments 

 

RECOMMENDATION 

STAFF RECOMMENDS THAT the Planning Commission: 

 

1. Open and Close Public Hearing 

2. Adopt Resolution No 15-025 

 

ATTACHMENTS 

A. Resolution No.15-025 

B. Project Plans 

C. Project Description 

D. Geologic/Geotechnical Assessment 
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MEETING MINUTES 
 

MILPITAS PLANNING COMMISSION 

Milpitas City Hall, Council Chambers 

455 E. Calaveras Blvd., Milpitas, CA 

 

Wednesday, July 8, 2015 
 

 

I. PLEDGE OF  

ALLEGIANCE    

 

Chair Mandal called the meeting to order at 7:00 P.M. and led the Pledge of 
Allegiance. 

II. ROLL CALL/ 

SEATING OF 

ALTERNATE 

 

Commissioners 

Present: Chair Sudhir Mandal, Vice Chair Larry Ciardella, 
Commissioners Gurdev Sandhu, Rajeev Madnawat, Ray 
Maglalang, Zeya Mohsin 

 

Absent:       Demetress Morris, Hon Lien 
 

Staff:          Bill Ekern, Gary Baum, Adam Petersen, Cindy Hom 

III. PUBLIC FORUM Chair Mandal invited members of the audience to address the Commission 
and there were no speakers.  

IV. APPROVAL OF 

MEETING 

MINUTES 

 

Chair Mandal called for approval of the June 24, 2015 meeting minutes of 
the Planning Commission. 
 

Motion to approve Planning Commission meeting minutes. 

Motion/Second:     Commissioner Mohsin/Commissioner Sandhu 

AYES:            6 

NOES:            0 

ABSTAIN:     0       
 

V. ANNOUNCEMENTS Interim Planning Director Bill Ekern introduced Interim City Attorney Gary 
Baum and Senior Planner Sarah Fleming. He also announced that the July 22, 
2015 Planning Commission meeting is canceled. 

Vice Chair Ciardella announced he needed to leave the meeting early and 
would excuse himself after the election of officers. 

Commissioner Maglalang reported that he had a discussion with a 
representative of the mosque. 

VI. CONFLICT OF 

INTEREST 

Interim City Attorney Baum asked if any member of the Commission had 
any personal or financial conflict of interest related to any of the items on the 
agenda. 
 
Commissioner Mohsin reported that she would recuse herself from Item  
IX-1. 
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VII. APPROVAL OF 

AGENDA 

 

 

 

 

Chair Mandal asked if staff or Commissioners had changes to the agenda 
and there were none. 
 

Motion to approve the July 8, 2015 agenda as submitted. 
 
Motion/Second:     Commissioner Sandhu/Vice Chair Ciardella  

AYES:        6 

NOES:        0 

VIII. ELECTION OF 

OFFICERS 

Election of Planning Commission Officers (Chair and Vice Chair): 
 

Motion to nominate Sudhir Mandal as Chair for a one-year term  

Motion/Second:     Commissioner Sandhu/Vice Chair Ciardella 

AYES:        6 

NOES:        0 
 

Motion to nominate Larry Ciardella as Vice Chair for a one-year term  

Motion/Second:     Commissioner Mandal/Commissioner Mohsin 

AYES:        2 

NOES:        3     Sandhu, Madnawat, Maglalang 
 

Motion to nominate Rajeev Madnawat as Vice Chair for a one-year term  

Motion/Second:     Commissioner Maglalang/Commissioner Sandhu 

AYES:        3 

NOES:        2     Mandal, Mohsin 
 
Commissioner Ciardella left the meeting at 7:20 PM 
 

IX.  PUBLIC HEARING 

IX-1 AL HILAAL MOSQUE AND COMMUNITY CENTER – 372-374 Turquoise Street 

– ZA15-0003, UP15-0008: The applicant is requesting a Zoning Text Amendment to 
conditionally permit assembly uses in Industrial Zones, and is concurrently requesting a 
use permit for a 13,125 sq. ft. assembly use at 372-374 Turquoise Street. 
 
Senior Planner Adam Petersen provided a PowerPoint presentation describing the permit 
request. He said zone changes are needed in order to allow the proposed use and discussed 
the location and zoning. 
 
Mr. Petersen said that heavy industrial zones comprise 20% of the land in Milpitas. The 
remaining 80% of land consists of commercial zones, mixed use zones, and residential 
zones, and it is important for the commission to consider that places of assembly are 
permitted in these zones, and the only area in the city where assembly uses are not allowed 
include the industrial zones. 
 
During his presentation, Mr. Petersen said that places of assembly were prohibited at City 
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Council’s direction from industrial zones in 2009 and this zone change would be 
inconsistent with the City’s General Plan and conflicts with its guiding principles and 
policies. He said the zone change would be applicable to any assembly use in any industrial 
zone and has far reaching implications. 
 
Commissioner Maglalang asked if the applicant is the owner of the building and Mr. 
Petersen said they are. 
 
Vice Chair Madnawat asked if it is possible to amend just the M2 zone and not the M1 and 
MP zones. Mr. Ekern said he did not have the direct answer as to whether or not that 
recommendation could be made, and that the point staff is trying to make is that this is not 
consistent with the general plan’s direction.  
 
Mr. Baum said one would think it would be permissible to amend just one of those three 
zones however there has to be a rational basis before a decision can be made and it would 
be difficult to come up with a basis for why it would be rational to put this kind of 
assembly in an M2 zone, the heaviest industrial zone, and not in M1 or MP. 
 
Vice Chair Madnawat asked what the rationale basis is for allowing assembly use in any 
other zone not M2 and Mr. Ekern said the rational basis is 1) it is the direction of the City 
Council to preserve job generating areas in industrial land sites, places where you can have 
heavy job and manufacturing type businesses, and is specifically not allowed under the 
general plan, and 2) assembly uses are allowed in virtually every other zoning district in the 
city. 
 
Applicant Mark Tiernan, also a Milpitas resident, said the Al Hilaal mosque does have a 
current location at 90 Dempsey Road and has been there for over 20 years. The facility on 
Turquoise is approximately 32,000 sq ft and has four tenants in the building which will 
remain in the facility. As a result, the city will not lose employment, jobs or sales tax 
revenue based on this application and may generate more sales tax revenues through its 
bookstore and its online internet presence. 
 
Mr. Tiernan said the Al Hilaal Mosque wants to remain in Milpitas and has searched for a 
new facility but it has been difficult to find. 
 
In regards to shared parking, Mr. Tiernan said that staff originally told them they were over 
80 spaces short but when they sat down together and did the calculations they found they 
were approximately 14 spaces short. He said the tenants in the building gladly offered to 
share their parking and the property owner across the street offered to share theirs as well. 
 
Mr. Tiernan said that staff has used numbers that overinflate the use of the community 
center and mosque. He said main prayer services take place on Fridays between 12:00 - 
2:00 PM which is the highest use of people there all week with about 70-80 people 
attending over two sessions, 95% of weddings will take place on the weekends, and he 
believes the impact to the neighborhood will be very slight. 
 
Vice Chair Madnawat feels the maximum occupancy number of 358 is high. Mr. Ekern 
said the occupancy of a building is determined by Building and Fire codes and factors 
including anticipated use and building size. 
 
Chair Mandal opened the public hearing and multiple people spoke in favor of the project. 
 
Amin Adil Qazi, the architect for the project, said he disagrees with staff that the shared 
parking categorization is for mixed use developments, and he discussed zoning language 
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and made reference to Section 11 of the zoning code. He said they are proposing 13,000 
square feet for the community center and mosque and that the remainder will remain 
office space. 
 
The mosque’s religious director, who is also a Milpitas resident, discussed programs and 
services provided by the mosque, including after school programs and youth and marriage 
counseling, and said their services are limited at the current location due to the lack of 
space.  
 
A Milpitas resident from Angus Drive gave a summary of the mosque’s history searching 
for a location for their facility. He said they have moved from different locations and have 
been on Dempsey Road for close to 20 years. In 2000 they acquired land on Montague 
Expressway where they hoped to build, and worked with city staff to get the necessary 
permits; however, they received negative feedback from neighbors and decided to sell the 
property in 2013 and move on. They have searched within the zoning that will allow them 
to relocate but buildings are small and will not fit their needs, and it has been very 
challenging to find a facility that is suitable for them. They felt their only option was to 
purchase the building on Turquoise Street. 
 
An elementary school teacher and Milpitas resident from Burleigh Drive said the 
mosque’s women’s needs include a healthy social environment and support groups and 
adequate space is needed. Two main concerns for the women is safety and size of the 
space. The current space is small and shared with men and children, it does not provide 
the space needed for the women to feel comfortable, and they do not feel secure there due 
to other businesses located in the center. She said there have been break ins and vandals 
and feels the new location would be a good fit. 
 
Several people spoke of the importance of the mosque to the youth of their community, 
and how they feel a bigger space is needed to conduct daily activities for children. 
 
A speaker said the mosque is trying to find a peaceful compromise that all will benefit 
from. She discussed the lack of space for prayer and unsafe surroundings while having to 
pray outside on the sidewalk, across from a liquor store. 
 

Motion to close the public hearing. 
 

Motion/Second:     Commissioner Sandhu/Commissioner Maglalang 
 
AYES:        4 

NOES:        0 
 
Vice Chair Madnawat had questions about M1, M2 and MP zoning districts and Mr. 
Petersen gave a description of each. 
 
Chair Mandal asked what the city has seen in terms of growth and Mr. Ekern said the 
general trend with the economy over the last 20-30 years has seen the loss of heavy 
manufacturing jobs throughout the country. He said cities are reliant on a way to provide 
services that are connected to it and need the ability to have machine shops to build 
equipment and auto repair shops so that people can take care of their equipment etc., and 
there is a need for types of uses that are appropriate in these areas and the city needs to 
retain a buffer for these areas and preserve the opportunity for heavy industry because 
those jobs are still needed in the community. 
 
Commissioner Maglalang asked if spot zoning is possible and Mr. Baum replied that it is 
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generally not permissible. He asked what the boundaries will be if rezoned and Mr. Ekern 
said the zoning change would affect all industrial areas in the city. 
 
Vice Chair Madnawat feels this project provides great community benefits and proposes 
changing only the M2 zone to allow places of assembly, not M1 or MP. He said the city 
has not seen heavy industrial establishments coming to Milpitas and many of buildings 
remain empty, and the community center will attract more traffic and create more noise and 
the M2 zone is less prone to noise and traffic compared to M1 and MP.  
 
Vice Chair Madnawat said that if a shared parking agreement is not amenable, he proposes 
that the capacity be reduced in order to reduce the parking requirement.   
 

Motion to amend the zoning text to allow conditional use for places of assembly in the M2 
heavy industrial zone and direction to staff to move forward with a CEQA study and return 
to the Planning Commission with a resolution that supports this request.  
 
Motion/Second:     Vice Chair Madnawat/Chair Mandal 

AYES:         4 

NOES:         0 
 

Motion to approve Use Permit UP15-0008 for a mosque in the Heavy Industrial Zone (M2) 
at 372-374 Turquoise Street, with a condition that the applicant conduct a parking survey 
and work with staff on a parking solution. If the parking study shows that more spaces are 
required than a shared parking agreement provides, then the applicant should return to the 
commission. There was also a recommendation that the mosque promotes ride sharing. 
 
Motion/Second:     Vice Chair Madnawat/Commissioner Sandhu 

AYES:         4 

NOES:         0 
 

IX-2 ULFERTS SIGN PROGRAM AMENDMENT - 768 Barber Lane - SA15-0002: A 
request for a Site Development Permit amendment to amend the existing sign program at 
the Ulferts Center. 
 
Project Planner Cindy Hom provided a brief overview of the project. 
 
Chair Mandal opened the public hearing and there were no speakers. 
 

Motion to close the public hearing. 
 

Motion/Second:     Commissioner Sandhu/Commissioner Maglalang 
 
AYES:        5 

NOES:        0 
 

Motion to Adopt Resolution No. 15-024 approving Site Development Permit Amendment 
No. SA15-0002 to allow for an amendment to the master sign program for multi-tenant 
shopping center at 648-794 Barber Lane subject to the conditions of approval. 
 
Motion/Second:     Commissioner Sandhu/Commissioner Maglalang 

AYES:         5 
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NOES:         0      
 

IX-3 PAN RESIDENCE – 1000 Country Club Drive – SA14-0002: A request for a Site 
Development Permit Amendment for various site and building modifications to an 
existing hillside home currently under construction and reconfiguration of the open space.  
The project proposes a lot line adjustment to increase the size of the existing parcel and 
enlarge the existing landscaping easement.   
 
Project Planner Cindy Hom provided an overview of the project and Peter Pfau, the project 
architect, reviewed the project plans. 
 
Vice Chair Madnawat noted that there are two water tanks on the property and asked if 
there are plans to incorporate rain water harvesting and Mr. Pfau replied that they are 
looking into that possibility and trying to incorporate other sustainable systems. 
 
Chair Mandal opened the public hearing and there were no speakers. 
 

Motion to close the public hearing. 
 

Motion/Second:     Commissioner Sandhu/Commissioner Maglalang 
 
AYES:        5 

NOES:        0 
 

Motion to Adopt Resolution No. 15-025 recommending the City Council approve Site 
Development Permit Amendment No. SA14-0002 for various site and building 
modifications to an existing hillside home and reconfiguration of the open space subject to 
the findings and conditions of approval. 
 
Motion/Second:     Vice Chair Madnawat/Commissioner Sandhu 

AYES:          5 

NOES:          0      
 

X.  NEW BUSINESS 

 NO ITEMS 
 

XI. ADJOURNMENT The meeting was adjourned at 9:25 PM to the next meeting scheduled on 
Wednesday, August 12, 2015. 
 

Motion to adjourn to the next meeting. 
 
Motion/Second:     Vice Chair Madnawat/Commissioner Sandhu 
 
AYES:        5 

NOES:        0 

 
Meeting Minutes submitted by  

Planning Secretary Elia Escobar 
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