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For assistance in the following languages, you may call: 
Đối với Việt Nam, gọi  408-586-3122 

Para sa Tagalog, tumawag sa 408-586-3051 
Para español, llame   408-586-3232 

 
 
 

AGENDA  ( REVISED AS OF MAY 17, 2019)  
 

TUESD AY,  M AY 21 ,  201 9  
COUNCIL CHAMBERS, 455 E. CALAVERAS BLVD., MILPITAS, CA 

& 
BARBARA LEE SENIOR CENTER, 40 N. MILPITAS BLVD., MILPITAS, CA 

 
6:00 PM (CLOSED SESSION) 
7:00 PM (PUBLIC BUSINESS) 

 
 

CALL MEETING TO ORDER by Mayor and ROLL CALL by City Clerk 
 
ADJOURN TO CLOSED SESSION 
 

(a) CONFERENCE WITH LABOR NEGOTIATORS - COLLECTIVE BARGAINING 
Pursuant to California Government Code Section 54957.6 
City Negotiator:  Liz Brown, Human Resources Director 
Employee Groups: Professional and Technical Group & Mid-Management and Confidential Group  
Under Negotiation: Wages, Hours, Benefits, and Working Conditions 

 
(b) PUBLIC EMPLOYEE PERFORMANCE EVALUATION 

Pursuant to Government Code Section 54957 
Employee Position:  City Manager 

 
CLOSED SESSION ANNOUNCEMENT: Report on action taken in Closed Session, if required per Government Code 

Section 54957.1, including the vote or abstention of each member present 

 
PLEDGE OF ALLEGIANCE 
 
INVOCATION 
 
PRESENTATIONS 

 Certificates to Members of Community Emergency Response Teams (CERT)  

 Commendations to Participants in the Community Advisory Commission’s Annual Mobile Home Park 
Spring Clean Up 
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PUBLIC FORUM 
Those in the audience are invited to address City Council on any subject not on tonight’s agenda. Speakers must come to the 
podium, state their name and city of residence for the Clerk’s record, and limit spoken remarks to three minutes. As an item not 
listed on the agenda, no response is required from City staff or the Council and no action can be taken. Council may instruct the 
City Manager to place the item on a future meeting agenda. 

 
ANNOUNCEMENTS 
 
ANNOUNCEMENT OF CONFLICT OF INTEREST AND CAMPAIGN CONTRIBUTIONS 
 
APPROVAL OF AGENDA 
 
CONSENT CALENDAR 
Consent calendar items are considered to be routine and will be considered for adoption by one motion.  There will be no 
separate discussion of these items unless a Councilmember, member of the audience or staff requests the Council to remove an 
item from (or be added to) the consent calendar.  Any person desiring to speak on any item on the consent calendar should ask 
to have that item removed from the consent calendar. If removed, this item will be discussed in the order in which it appears on 
the agenda. 

 
C1. Receive City Council Calendars of Meetings for May and June 2019 (Staff Contact: Mary Lavelle, 

408-586-3001) 

C2. Approve City Council meeting minutes of April 30 and May 7, 2019 (Staff Contact: Mary Lavelle, 
408-586-3001) 
 
Recommendation:  Approve City Council meeting minutes of April 30 (special meeting) and May 7, 
2019 (regular meeting). 
 

C3. Permanently Change the Milpitas National Night Out day to align with the Nationally Recognized 
Date of the first Tuesday in August (Staff Contact: Police Captain Raj Maharaj, 408-586-2416) 

Recommendation: Move to permanently change the Milpitas National Night Out day to align with the 
Nationally recognized date of the first Tuesday in August. 
 

C4. Authorize the City Manager to Execute a Stormwater Management Facilities Operation and 
Maintenance Agreement for Hudson Campus Center, LLC for Development at 115 North 
McCarthy Boulevard (Staff Contact: Steve Erickson, 408-586-3301) 
 
Recommendation: Authorize the City Manager to execute a Stormwater Management Facilities 
Operation and Maintenance Agreement for Hudson Campus Center, LLC for development at 115 North 
McCarthy Boulevard. 
 

C5. Approve the 5-Year Agreement with McCampbell Analytical, Inc. for Water Quality Laboratory 
Testing Services (Staff Contact: Tony Ndah, 408-586-2602) 

 
Recommendation: Authorize the City Manager to execute a Professional Service Agreement with 
McCampbell Analytical, Inc. for Water Quality Laboratory Testing Services for a five-year agreement 
amount not to exceed $230,140. 
 

C6. Approve Amendment No. 1 to the Contract with West Coast Arborist, Inc. for City Owned Tree 
Maintenance Services (Staff Contact: Tony Ndah, 408-586-2602) 
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Recommendation: Authorize the City Manager to approve Amendment No. 1 to the contract with West 
Coast Arborist, Inc. in the amount of $150,000 for citywide tree removal services. 
 

C7. Adopt a Resolution Directing Staff to Fly the Eritrea Independence Day Flag at Cesar Chavez 
Plaza (Staff Contact: Renee Lorentzen, 408-586-3409) 

 
Recommendation: Adopt a Resolution directing staff to fly the Eritrea Independence Day Flag on May 
24, 2019 at the Cesar Chavez Plaza. 
  

PUBLIC HEARINGS 
 
8. Conduct a Public Hearing and Adopt a Resolution Confirming the Assessment and Ordering the 

Levy for the Landscaping and Lighting Maintenance Assessment District No. 95-1, McCarthy 
Ranch for Fiscal Year 2019-20 (Staff Contact: Steve Erickson, 408-586-3001) 
 
Recommendations: 
a) Open the public hearing, receive any comments, and move to close the hearing following any 

testimony.  
b) Adopt a Resolution confirming the assessment and ordering the levy for Landscaping and Lighting 

Maintenance Assessment District No. 95-1, McCarthy Ranch for Fiscal Year 2019-20. 
 

9. Conduct a Public Hearing and Adopt a Resolution Confirming the Assessment and Ordering the 
Levy for the Landscaping and Lighting Maintenance Assessment District No. 98-1, Sinclair 
Horizon, for Fiscal Year 2019-20 (Staff Contact: Steve Erickson, 408-586-3301) 
 
Recommendations: 
a) Open the public hearing, receive any comments, and move to close the hearing following any 

testimony. 
b) Adopt a Resolution confirming the assessment and ordering the levy for Landscaping and Lighting 

Maintenance Assessment District No. 98-1, Sinclair Horizon for Fiscal Year 2019-20. 
 
LEADERSHIP AND SUPPORT SERVICES 
 
10. Consider Recommendation from Councilmember Nuñez for One Appointment to the Milpitas 

Planning Commission (Contact: Councilmember Nuñez, 408-586-3023) 
 

Recommendation: Receive Councilmember Nuñez’s recommendation of Ricky Ablaza, and consider 
confirming his appointment by Mayor Tran to a term on the City of Milpitas Planning Commission that 
would expire in December 2020.  

 
 
NEXT AGENDA PREVIEW 
 
11. Receive Preview of Next Regular City Council meeting on June 4, 2019 (Staff Contact: Mary 

Lavelle, 408-586-3001) 
 
________________________________________________________________________________________ 
 

City Council, staff and members of the audience are requested to depart the 
Council Chambers and move to the Senior Center for the study session next. 

 
STUDY SESSION AT BARBARA LEE SENIOR CENTER (Starting time approximately at 8:00 PM) 
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12. Receive an update on the General Plan Update project and Recommendations from the General 

Plan Advisory Committee (GPAC), Discuss the Land Use Alternatives Report, and Provide 
Direction to staff regarding the Preferred Land Use Map (Staff Contact: Ned Thomas, 408-586-
3273) 

 
Recommendations: Receive update on the General Plan Update project from the consultant team and 
staff; receive recommendations from the General Plan Advisory Committee (GPAC) and discuss the 
Draft Land Use Alternatives Report; and, provide direction to consultant team and staff regarding the 
preferred General Plan Land Use Map. 

 
ADJOURNMENT 

 
 
 

NEXT REGULAR CITY COUNCIL MEETING 
Tuesday, June 4, 2019 

 

 

 
KNOW YOUR RIGHTS UNDER THE OPEN GOVERNMENT ORDINANCE 

 
Government’s duty is to serve the public, reaching its decisions in full view of the public. 

Commissions and other agencies of the City exist to conduct the people’s business.  This ordinance assures 
that deliberations are conducted before the people and the City operations are open to the people’s review. 

For more information on your rights under the Open Government Ordinance or to report a violation, 
contact the City Attorney’s office at Milpitas City Hall, 455 E. Calaveras Blvd., Milpitas, CA  95035 

e-mail:  cdiaz@ci.milpitas.ca.gov  /  Phone:  408-586-3040 
 

The Open Government Ordinance is codified in the Milpitas Municipal Code as Title I Chapter 310 and is 
available online at the City’s website www.ci.milpitas.ca.gov by selecting the Milpitas Municipal Code link. 

 
Materials related to an item on this agenda submitted to the City Council after initial distribution of the 

agenda packet are available for public inspection at the City Clerk’s office at Milpitas City Hall, 3rd floor 
455 E. Calaveras Blvd., Milpitas and on the City website. City Council agendas and related materials can be 
viewed online here: www.ci.milpitas.ca.gov/government/council/agenda_minutes.asp (select meeting date) 

 
APPLY TO SERVE ON A CITY COMMISSION 

 
Commission application forms are available online at www.ci.milpitas.ca.gov or at Milpitas City Hall. 

Contact the City Clerk’s office at 408-586-3003 for more information. 
 

 
 

 
 

If you need assistance, per the Americans with Disabilities Act, for any City of Milpitas public meeting, 
please call the City Clerk at 408-586-3001 or send an e-mail to mlavelle@ci.milpitas.ca.gov prior to the 
meeting.  You may request a larger font agenda or arrange for mobility assistance.  For hearing 
assistance, headsets are available in the City Council Chambers for all meetings. 
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Updated 5/15/2019

Milpitas City Council Calendar
May 2019

Sunday Monday Tuesday Wednesday Thursday Friday Saturday

1
2:00 PM-Santa Clara VTA -
Northeast group (RT) (Santa
Clara )
7:00 PM-Community Advisory
Commission (BN)

2
5:30 PM-Santa Clara VTA Board of
Directors (RT)
5:30 PM-Milpitas Chamber of
Commerce Board (CM)

3 4
9:00 AM
US Passport
Fair @City
Hall Lobby

5 6
7:00 PM-Parks, Recreation &
Cultural Resources Commission
(AP)

7
5:30 PM-Closed Session
7:00 PM-City Council

8
4:30 PM-City Council Finance
Subcommittee (RT/CM)
7:00 PM-Planning Commission
7:00 PM-Silicon Valley Clean
Energy Board of Directors (BN)
(Cupertino)

9
4:00 PM-Santa Clara VTA Policy
Advisory Committee (KD)
4:00 PM-Treatment Plant Advisory
Committee (CM) (San Jose)
7:00 PM-Cities Assoc of SCC (CM)
7:00 PM-Youth Advisory
Commission (AP)

10
4:00 PM-City Council Rules

11

12 13
4:30 PM-Economic Development
& Trade Commission (KD)

14 15
11:00 AM-Public Safety
Appreciation Day (Council
Chambers)
6:00 PM City Council Budget
Study Session @ B. Lee Senior
Center

16
6:30 PM-Bay Area Water Supply
Conserv Agency (San Mateo)
7:00 PM-Public Safety &
Emergency Prep Commission (KD)

17 18

19 20
7:00 PM-Science, Technology, &
Innovation Commission (BN)
7:00 PM-Library & Education
Commission (CM)

21
?:00 PM-Closed Session
7:00 PM-City Council

22
7:00 PM-Planning Commission

23
12:00 PM-Terrace Gardens Board
of Directors (BN)
4:30 PM-SV Regional Interop.
Authority Board of Directors (KD)

24 25

26 27

CITY HOLIDAY

9:00 AM Memorial Day
Ceremony (Veterans Plaza)

28

7:00 PM-Arts Commission (CM)

29
6:00 PM-PD Promotional Badge
Ceremony (Council Chambers)

30 31

June 2019
S M T W T F S

1
2 3 4 5 6 7 8
9 10 11 12 13 14 15

16 17 18 19 20 21 22
23 24 25 26 27 28 29
30

April 2019
S M T W T F S

1 2 3 4 5 6
7 8 9 10 11 12 13

14 15 16 17 18 19 20
21 22 23 24 25 26 27
28 29 30
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Updated 5/15/19

Milpitas City Council Calendar
June 2019

Sunday Monday Tuesday Wednesday Thursday Friday Saturday

1
4:00 PM-
LGBTQ
Event
(Cesar
Chavez)

2 3
7:00 PM-Parks, Recreation &
Cultural Resources Commission
(AP)

4
?:00 PM-Closed Session
7:00 PM-City Council

5
2:00 PM-Santa Clara VTA Monthly
Briefing - Northeast Group (RT)
(Santa Clara)
5:30 PM-Veterans Commission
(RT)
7:00 PM-Community Advisory
Commission (BN)

6
8:30 AM-ABAG General Assembly
(KD, AP) – Oakland, CA
5:30 PM-Milpitas Chamber of
Commerce Board (CM)
5:30 PM-Santa Clara VTA Board of
Directors (RT)

7 8

9 10
4:00 PM-Economic Development
and Trade Commission (KD)

11 12
*4:30 PM-City Council Finance
Subcommittee (RT/CM)
7:00 PM-Silicon Valley Clean
Energy Board of Directors (BN)
(Cupertino)
7:00 PM-Planning Commission

13
4:00 PM-Treatment Plant Advisory
Committee (CM) (San Jose)
4:00 PM-Santa Clara VTA Policy
Advisory Committee (KD)
7:00 PM-Youth Advisory
Commission (AP)
7:00 PM-Cities Assoc of SCC (CM)

14 15

16 17
7:00 PM-Science, Technology,
and Innovation Commission (BN)

18
?:00 PM-Closed Session
7:00 PM-City Council

19
6:00 PM-Energy & Environmental
Sustainability Commission (BN)

20 21 22

23 24 25
1:30 PM-Senior Advisory
Commission (BN)

26
7:00 PM-Planning Commission

27 28
June 28 - July 1

US Conference of Mayors
–Hawaii (RT/KD)

29

30

*Finance Subcommittee will meet only as needed

July 2019
S M T W T F S

1 2 3 4 5 6
7 8 9 10 11 12 13

14 15 16 17 18 19 20
21 22 23 24 25 26 27
28 29 30 31

May 2019
S M T W T F S

1 2 3 4
5 6 7 8 9 10 11

12 13 14 15 16 17 18
19 20 21 22 23 24 25
26 27 28 29 30 31
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Draft MEETING MINUTES 

CITY OF MILPITAS 

 

Minutes of: Special Meeting of Milpitas City Council 

Date: Tuesday, April 30, 2019 

Time: 5:30 PM  

Location: Barbara Lee Senior Center,  

40 N. Milpitas Blvd., Milpitas 

 

 

 

CALL TO ORDER Mayor Tran called the meeting to order at 5:30 PM. City Clerk Mary Lavelle 

called the roll. 

 

PRESENT:  Mayor Tran, Vice Mayor Dominguez, Councilmembers Montano 

and Nuñez 

 

ABSENT:  Councilmember Phan was absent at roll call. He arrive at 5:41 PM.  

 

APPROVAL OF AGENDA 
On a motion by Councilmember Montano, seconded by Councilmember Nuñez, the agenda was approved on a vote 

of 4 in favor with 1 member absent. 

 

PUBLIC FORUM 

Frank DeSmidt of the Milpitas Rotary Club reported on the successful fundraising event held the prior Saturday, 

April 27, at Ta restaurant. Funds raised would go to Boys and Girls Clubs. 

 

 

1. MASTER FEE SCHEDULE 

 

Interim Finance Director Jane Corpus explained the requirement to bring to Council this review of City fees and 

charges and the need for appropriate cost recovery.  Approval of a new updated Master Fee Schedule would be 

requested for a vote on May 15.  She discussed fees as identified in the recent study on Development Services for 

various departments: Planning, Engineering (Land Development), Fire Prevention, and Building.  Ms. Corpus 

displayed a chart listing 81% as the overall current cost recovery of these services, while City staff recommended 

that figure be closer to 100%. 

  

Councilmember Montano commented about assuming residents of certain categories being low-income, and to focus 

potential relief programs for low-income residents. She reported for example that not all seniors nor mobile home 

park residents were necessarily low income.   

 

Ms. Corpus detailed other dept. (non-development) fee changes recommended. For example, animal licensing fees, 

Sports Center membership fees and other recreation fees.  For Police Department increased fees for records, finger 

printing, issuing parking citations, and false alarm fees as penalty,  

 

Vice Mayor Dominguez asked about established fees for massage businesses, and Assistant Police Chief Moscuzza 

responded stating that topic, along with a new ordinance, would be coming before the City Council soon.  

 

Councilmember Nuñez asked if the low income discount was included in the fees. Assistant City Manager Ashwini 

Kantak said that would be part of the budget, to be presented in a few weeks. 

 

More detailed cost recovery evaluation for all other fees for services (for example, development) would be done in 

FY 2019-20.  Mr. Nuñez wanted the definition of “disadvantaged community groups.” Ms. Kantak said staff was 

looking for input from Council. Mr. Nuñez was not in favor of subsidy for homeowner routine repair and maintain 

housing stock while he did support an annual escalator for all fees based on Memorandums of Understanding, like 

development services fee. 

 

Mayor Tran supported his colleague, in terms of getting clear definition on disadvantaged community groups. 

 

7



 

Milpitas City Council Meeting Minutes                                             April 30, 2019 2 

Vice Mayor Dominguez wanted to pull away from the “disadvantaged” community group term.  If residents were 

already on a subsidy or Care program, then the person could be included.  Define low income in the Milpitas area, 

not relying on Care. Regarding subsidy for Accessory Dwelling Units (ADUs), if a low income unit was for rent, 

then allow that person a subsidy. She asked about third party verification on alarms, and Assistant Police Chief 

Moscuzza said no right now, but would consider it for the future. 

 

Councilmember Phan generally would not support something that’s a “handout.” After assistance, what about after 

that, what then? Connecting people to other housing resources.  The City needed workforce and economic 

development connecting workers with jobs, incentives to hire youth, e.g.  Being energy efficient, he felt, was a focus 

now. Focus on fees that go to Public Safety. Charge the customer if Police did go out to respond to an alarm call (all 

calls charged full rare). He wanted to ensure all services provided, while collecting the fee. 

 

Councilmember Montano wanted an emergency one-time relief fund for subsidies to help people when needed and 

to include low income residents. She believed there was a program for low income loans existing, to help those who 

needed assistance to remodel their homes. Deputy City Manager Steve McHarris responded to her and she then 

supported an annual escalator for all fees. 

 

City Manager Julie Edmonds-Mares commented on how to apply an approach to subsidy or incentive, and the 

impact on the City’s General Fund which would have to backfill any subsidies offered.  

 

Councilmember Nuñez commented on lower percent cost recovery for many Recreation services. Recreation 

Services Director Renee Lorentzen responded, explaining that the City traditionally offered recreation programs at 

prices that residents could afford, and not necessarily at rates that were intended to be full cost recovery. Mr. Nuñez 

felt that direction was not given in the past - where the Council wanted to be on cost recovery levels (lower there 

than other departments.). He felt the subsidies were not targeted to those most in need and the city needed to target 

to those appropriate people. 

 

Vice Mayor Dominguez felt the obligation for equity on these fees for roof, water, electricity upgrades to a home – 

to ensure those are provided. Consider a subsidy, if possible, as she did not want people to by-pass the legal steps. 

 

Mayor Tran asked Ms. Lorentzen about the impact on the Milpitas Knights football program, with regard to change 

in fees on the football fields. She replied there was no impact for youth sport user groups. 

 

Councilmember Nuñez gave an example from a Southern California program, for example, in Fullerton, CA. 

 

Councilmember Phan agreed with the Vice Mayor’s comments. The City needed to increase affordable housing 

stock. He wanted to make sure vendors would pay a living wage, and to have fair labor practices.  He commented on 

day care costs, as a current concern.  

 

Councilmember Montano urged the Council to start moving up cost recovery in Recreation so it would be closer to 

best business practices.  Staff replied with current approaches to private rentals versus use of the auditorium by the 

Center for Performing Arts theater group. 

 

Mayor Tran asked to lower the deposit to $500 from $750 when renting out City facilities. Staff could swipe a credit 

card for deposit to make it more affordable to families. He felt the City was pricing out diverse families.  

 

Councilmember Nuñez would support that as long as Councilmember Montano’s comment on the theater program 

would allow the City to get out of contract with the program, in order to allow more available use of the Community 

Center Auditorium.  Councilmember Phan suggested maybe a waiver for groups. Ms. Lorentzen explained the 

current approach and Mr. Phan suggested to expand for groups that were not non-profits.  

 

Vice Mayor Dominguez inquired about fees for National Night Out (NNO) and a possible subsidy program. Staff 

explained that city parks were blocked out on that date each year, so groups could use parks for NNO and thus there 

were no fees.  The Vice Mayor said that faith-based groups would like an approach for those groups to use parks for 

yoga, e.g., even if they were not a 501c3 non-profit.  She asked about picnic area fees and commented on use of 

parks by groups and classes offered. She asked for a list of past groups that were given subsidies.  

 

The Vice Mayor remarked that she did not see it anywhere that Councilmembers had access to spaces (facility use), 

and felt the Council should have free use of public spaces or parks.  
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Councilmember Phan responded that as long as there was a public benefit to the event, he would support that. The 

City could have a set-aside fund for office of each Councilmember. Perhaps they could have the City Attorney or 

other sign off on that fact. Vice Mayor Dominguez said it could be on number of uses per member, perhaps, rather 

than a fund.  

 

The City Manager asked the Council to consider what was the priority of the Council’s use of City facilities, and 

then those could come back to the Council. 

 

At 7:07 PM, Mayor Tran opened the public hearing.  

 

Dan Boatwright, of Castle Properties at 260 S. Main Street across from Catholic Church, referred to a current fee, on 

fire and water related charges on water meters. He discussed fire flow for water and wanted to ask staff to separate 

out residential size from other flow in order to charge the proper amount. Mr. Boatwright asked Council to give 

clarification to staff, and to make domestic separate from fire flow meter fee.  

 

The City Manager responded that she could take this back to staff to discuss and come back at a future meeting. 

 

Robert Marini, asked about the use of parks and benefits. He referred to candidate’s use of a park and raising funds. 

He needed explanation from Karina Dominguez of her proposal about the use of public spaces.  

 

Voltaire Montemayor, resident, was for the good of everybody. He supported subsidies for people, if funds were 

available.  On the issue of false alarms, a penalty charged was alright.   

 

Councilmember Nuñez stepped away from the meeting for a few minutes prior to the vote below.  

 

Motion: to continue the public hearing on the Master Fee Schedule to the special City Council meeting scheduled on 

Wednesday, May 15, 2019 at 6:00 PM  

 

Motion/Second:                                                              Councilmember Phan/Vice Mayor Dominguez 

 

Motion carried by a vote of:                                                                     AYES: 4 

                                                                                                                  NOES: 0 

                                                                                                               ABSENT: 1 (Nunez) 

 

2.  VOLUNTARY TAX COLLECTION AGREEMENT 

 

Economic Development Director Alex Andrade explained the request for the City Council to approve an agreement 

(Voluntary Collection Agreement or “VCA”) related to collecting Transient Occupancy Tax (hotel tax of TOT) from 

short term rental owners in the city.  

 

He introduced Economic Development Coordinator Daniel Degu, who described short term rentals in Milpitas and 

how those were regulated. Only one short term renter paid such tax presently with 341 such rentals operating in 

Milpitas as of November 2018.  Staff anticipated revenue to be approximately $260,000 annually. Mr. Degu 

described five key provisions of the proposed voluntary agreement. If it was signed by May 31, then TOT could be 

collected starting July 1, 2019.  Staff identified six cities that had entered into agreement with Air B’n’B to date.  

 

Councilmember Nuñez asked if Air B’n’B would hold the City harmless with regard to liability at sites. City 

Attorney Diaz replied that the city would collect tax on the short term use (similar to a hotel night stay), as required 

under the TOT ordinance. Private tenant use would be covered by the homeowner association and/or the renter.  

 

Councilmember Montano asked what the other six cities were doing. Staff said the agreement (VCA) was similar for 

each city, which then was collecting its TOT at established rates.  

 

Councilmember Phan focused on the key word “voluntary” on the part of Air B’n’B.  Its goodwill brought the VCA 

to the City Council. He referred to relief for those folks who needed housing.  Maybe this revenue could go to those 

who needed rental assistance or affordable housing, instead of going to General Fund. Funds into the Housing 

Authority would be valuable and/or maybe a public-private partnership for this goal, using credits perhaps. 
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Councilmember Montano agreed with the concept of putting funds into the Housing Authority. 

 

Resident Robert Marini noted that Air B’n’B was a profitable company and so he asked why would it want to go in 

on this arrangement.  

 

Councilmember Nuñez asked the two corporate representatives Mick Del Rosario and Allison Peck if the company’s 

stock went up or down, after the VCA agreements with other cities were signed. Mr. Del Rosario provided some 

context on the part of Air B’n’B for signing onto the agreements. . 
 

How the money was used, once collected, could be discussed at the scheduled upcoming budget study session on 

May 15, said the City Manager.  

 

In response to Councilmember Montano, Ms. Peck spoke of the company’s global tax policy and how Air B’n’B 

had partnered with the disaster response team at City of San Jose recently, stating how it could help provide homes 

during wildfires or following other disasters. 

 

Motion:  to approve and authorize the City Manager to execute a Voluntary Collection Agreement with Airbnb, Inc. 

for collection of the City’s Transient Occupancy Tax on Residential Short-Term Rentals, with negotiating authority 

granted to the City Attorney to negotiate better terms with Air B’n’B, Inc. 

 

Motion/Second:                                                              Councilmember Nuñez/Councilmember Phan 

 

Motion carried on a vote of:                                                                      AYES: 5 

                                                                                                                   NOES: 0 

 

3. GENERAL PLAN STUDY SESSION PREPARATION 

 

Councilmember Nuñez left the room and the meeting at 7:50 PM. 

 

Planning Director Ned Thomas referred to upcoming meeting to give a broad update on General Plan and status, per 

hired consultants for that major long term policy document. Land Use map. He introduced Barbara Nelson, 

consultant for FCS. She was hired to help prepare staff and Council for the upcoming future meeting with the 

General Plan consultants.   

 

Consultant Barbara Nelson remarked that a City’s General Plan was its “constitution for future development.”  

 

Mr. Thomas gave history on efforts to date, including formation of General Plan Advisory Committee., with 14 land 

use alternatives, at locations all around the city.  Maps with the alternatives were available.  

 

Ms. Nelson then listed next milestones on the General Plan update, with four dates for 2019 actions and the General 

Plan Advisory Committee (GPAC) recommendations and Land Use Alternatives report.  She defined City Council 

role and that of other participants:  GPAC, community, Planning Commission and city staff.  

 

Councilmember Montano mentioned the school district also should be noted in the roles.  Staff reminded her that the 

Schools Superintendent Cheryl Jordan served as a member on the GPAC.  

 

14 opportunity areas would be discussed on May 21, and staff would seek input and direction from City Council 

along with Land Use Alternates Report and GPAC recommendations.  

 

Mayor Tran thanked staff for work done on this topic to date.  

 

Councilmember Phan noted progress on GPAC since Mr. Thomas arrived at the city.  He spoke of non-conforming 

uses and zoning within the General Plan.  He wanted to incorporate some type of “Social Justice” element when 

forming the General Plan. Planning Manager Jessica Garner replied how that could be included in the “Health and 

Wellness” element the City would include. 

 

Mayor Tran acknowledged receipt of that staff report and then adjourned the meeting at 8:35 PM.  
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Milpitas City Council Minutes 

Draft MEETING MINUTES 

CITY OF MILPITAS 

 

Minutes of: Joint Meeting of Milpitas City Council and  

 Milpitas Housing Authority 

Date: Tuesday, May 7, 2019 

Time: 5:30 PM Closed Session 

7:00 PM Open Session 

Location: Council Chambers, Milpitas City Hall,  

455 East Calaveras Blvd., Milpitas, CA 
 

 

 

 

CALL TO ORDER Mayor Tran called the meeting to order at 5:30 PM. City Clerk Mary Lavelle called the roll. 

 

PRESENT:  Mayor Tran, Vice Mayor Dominguez and Councilmember Nuñez 

 

ABSENT:  Councilmembers Montano and Phan were absent at roll call. Both arrived in Closed 

Session. 

 

CLOSED SESSION City Council convened in Closed Session to discuss four matters listed on the agenda.  

 

 City Council convened at the dais for the Open Session regular agenda at 7:00 PM. 

 

ANNOUNCEMENT City Attorney Chris Diaz stated there was nothing to report out of Closed Session. 

 

PLEDGE The pledge of allegiance was led by Boy Scouts from Troop No. 92.  

  

INVOCATION Vice Mayor Dominguez invited Rev. Jethroe Moore to offer a prayer to start the meeting. 

 

PRESENTATION Mayor Tran presented the following, alongside City Councilmembers: 

 

 Proclaimed National Public Works Week for May 19 – 25, 2019, accepted by Public Works 

Director Tony Ndah and several employees of the department. 

 Proclaimed May 2019 as Affordable Housing & Building Safety Month, accepted by Sharon 

Goei and staff from the Building, Housing and Code Enforcement units. 

 Proclaimed May 2019 as Older Americans Month, accepted by several members of the 

Milpitas Senior Advisory Commission, including Chairman Denny Weisgerber.  

 

PUBLIC FORUM Galen Boggs, from US Representative Ro Khanna’s office, invited all to the Congressman’s May 

Town Hall event in Santa Clara on Saturday, May 11 from 1:30-3:00 PM.  On June 7, there would 

be a Milpitas Town Hall.  

 

 Yolie Garcia, resident and MCE Board member, helped Milpitas High School theatre students, 

who were invited to the Fringe Festival in Edinburgh, Scotland. Students were fundraising, so 

Council was invited to a Friday dinner event to seek donations for the students’ trip.  

 

 Robert Aguirre, lived in San Jose, spoke for houseless people in Santa Clara County. He noted the 

amount of houseless people in the area and asked Council to do all it can to move people off the 

streets, and urged more affordable housing for all.  

 

 John Agg, Milpitas resident and Chair of the Arts Commission, spoke of the eight students from 

Milpitas High School who would go to the theatre festival in Scotland. He urged Councilmembers 

to attend the spaghetti dinner fundraiser on Friday night.  
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Frank DeSmidt, Milpitas Rotary Club, also encouraged Council to go to the fundraiser dinner. The 

Milpitas Rotary Club wanted to support the dinner for students on May 10. 

 

 Steve Siddell, resident, noted Los Coches road and its appearance, which was much improved 

since last year and thanked Council and staff for the work done. He thanked the Milpitas Police 

Officers and all they do for the community. 

 

 Joseph Weinstein, Hamilton Ave. resident, thanked City Council for their service to the City.  

 

 Maureen Cruzen of Verizon Wireless gave a brief presentation about the company’s “small cell 

program” for expansion of cellular phone technology throughout Milpitas. This was to meet 

consumer demand in the marketplace.  

 

 Councilmember Nuñez asked about the status of the process and inquired about AT&T.  City 

Manager Julie Edmonds-Mares replied that staff could respond with an information memo on this 

topic regarding all companies seeking to place cellular technologyin the City. 

 

Voltaire Montemayor, resident, was at Big Al’s the prior day when it opened. He supported sports 

and spoke about funds, and city plans that were yet unfunded regarding parks.  

 

Emmanuel Manalang, resident and retired veteran, noted everything is not perfect. He thanked 

City Council for the good job they were doing. 

 

Rob Means, 1421 Yellowstone resident, addressed the Council regarding Sierra Club magazine 

and global warming and the climate crisis.  

 

ANNOUNCEMENTS City Manager Edmonds-Mares invited all to breakfast with Public Safety on Saturday, May 11 at 

9:00 a.m. at the parking lot of the Milpitas Police Department on N. Milpitas Blvd.  

 

ANNOUNCEMENT OF  City Attorney Diaz asked Councilmembers if they had any personal conflicts of interest or  

CONFLICT OF INTEREST  reportable campaign contributions.  

AND CAMPAIGN  

CONTRIBUTIONS The City Attorney said that Councilmember Nuñez would recuse himself from voting on agenda 

item no. 14 (fee waiver request from the Nuñez Community Foundation).  

 

APPROVAL OF AGENDA Motion:  to approve the meeting agenda, as submitted 

 

    Motion/Second:                                   Councilmember Nuñez/Councilmember Montano  

 

    Motion carried by a vote of:   AYES:  5 

          NOES:  0 

 

CONSENT CALENDAR Mayor Tran requested the Councilmembers to express any requests regarding consent items.  

 

Councilmember Nuñez asked to remove item no. 11 (National Night Out) and stated he would not 

vote on no. 14 (fee waiver request). 

 

Councilmember Montano asked to remove items no. 8 (1700 Sango Court), no. 9 (reimbursement 

of expenditures) and no. 14 (fee waiver request). 

  

Motion:  to approve the consent calendar including agenda items numbered 1 – 15, excluding 

those numbered 8, 9, 11 and 14 

 

 Motion/Second:                                    Councilmember Montano/Councilmember Nuñez 

 

 Motion carried by a vote of:                                            AYES:  5 

                                                                                       NOES:  0 
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Mayor Tran wanted to move item no. 16 (report from VTA staff) to the very front of discussion 

items and move item no. 21 (rent control) to be heard after that (second), then item no. 20 third. 

 

Councilmember Phan requested the Council to hear no. 17 before no. 21.  Mayor Tran responded 

that no. 17 could be heard after no. 20. 

 

* 1. Council Calendars Accepted City Council calendar for May 2019. 

  

* 2. Meeting Minutes Approved City Council meeting minutes of April 16, 2019. 

   

* 3. Adopt Ordinance No. 

38.833  

Waived the second reading and adopted Ordinance No. 38.833 for regulation of accessory 

dwelling units.  

  

* 4. Adopt 2 Resolutions – 

LLMD No. 95-1 

Adopted Resolution No. 8865 approving the Annual Engineer’s Report, and adopted Resolution 

No. 8866 declaring its intention to levy and collect assessments for Fiscal Year 2019-20 for 

Landscaping and Lighting Maintenance Assessment District (LLMD) No. 95-1 McCarthy 

Ranch, and provided Notice of a Public Hearing to be held on May 21, 2019. 

  

* 5. Adopt 2 Resolutions – 

LLMD No. 98-1  

Adopted Resolution No. 8867 approving the Annual Engineer’s Report, and adopted Resolution 

No. 8868 declaring its intention to levy and collect assessments for Fiscal Year 2019-20 for 

Landscaping and Lighting Maintenance Assessment District (LLMD) No. 98-1 Sinclair 

Horizons, and provided Notice of Public Hearing to be held on May 21, 2019. 

  

* 6. Adopt Resolution Adopted Resolution No. 8869 awarding a construction contract to and authorizing the City 

Manager to execute the contract with St. Francis Electric, LLC in the amount of $595,100 for the 

McCarthy/Sandisk Traffic Signal Project, Project No. 4292, and authorized the Engineering 

Director/City Engineer to negotiate and execute contract change orders in an aggregate amount 

not to exceed $89,500 for the project.  

  

* 7. Adopt Resolution Adopted Resolution No. 8870 requesting allocation of Transportation Development Act (TDA), 

Article 3 Funding for the City’s Americans with Disabilities Act (ADA) Curb Ramp Transition 

Program, and appropriated the funding received into Project No. 4283. 

  

8. Adopt Resolution The City Manager stated the 1700 Sango Ct. land would be directly across the street from 355 

Sango Ct. (project voted on earlier at this meeting). The city looked forward to future park plans 

for the land once acquired, in the TASP area.  

 

Motion: to adopt Resolution No. 8871 authorizing the City Manager to execute a Purchase and 

Sale Agreement and all related closing documents for Property at 1700 Sango Court (APN 086-

36-012) within the Transit Area Specific Plan (TASP) area to accommodate expansion of 

Augustus Rathbone Park and approved a budget amendment 

 

Motion/Second:                                              Councilmember Phan/Councilmember Montano 

 

Motion carried by a vote of:                                                        AYES: 5 

                                                                                                     NOES: 0 

  

9. Adopt Resolution Councilmember Montano asked staff to explain why this action was requested. Finance 

Consultant Jim Steele responded about rate plans for public noticing on water and sewer capital 

improvement services, and needing to fund bonds for those system improvements.  

 

Motion:  to adopt Resolution No. 8872 authorizing reimbursement of certain water and 

wastewater capital improvement expenditures from the proceeds of future indebtedness 

 

Motion/Second:                                              Councilmember Montano/Vice Mayor Dominguez 

 

Motion carried by a vote of:                                                        AYES: 5 

                                                                                                     NOES: 0 
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*10. Agreement for Police 

Canine Training 

Approved the 5-Year Professional Services Agreement with Precision K9 for Milpitas Police 

Department canine training in the amount not to exceed $195,000. 

  

11. National Night Out on 

First Tuesdays each August  

This item was removed from consent but not heard.  

  

*12. Agreement for On-call 

Environmental Services 

Approved and authorized the City Manager to execute Master Professional Service Agreements 

with the selected consulting firms to provide on-call environmental consulting services for the 

Milpitas Planning Department.  

  

*13. Donation Request Approved a $500 donation to Milpitas Historical Society to defray costs of a touring bus for 

historical tour of Milpitas on June 22, 2019. 

  

14. Fee Waiver Request  This item was removed from consent but not heard. 

  

*15. Support Legislation 1. Authorized the City Manager to submit letters of support to state legislators for Assembly Bill 

1235 - Youth Homelessness Prevention Centers; Assembly Bill 291 - Local Emergency 

Preparedness and Hazard Mitigation Fund;  Assembly Bill 344 – New Beginnings California 

Program; Assembly Bill 916 - Suicide prevention; Assembly Bill 688 - Firearms: vehicle 

storage; Senate Bill 438 - Emergency Medical Services: Dispatch; Senate Bill 531 - Local 

Agencies: Retailers.  Received update on Senate Bill 50 - Planning and Zoning: Housing 

Development: Incentives. 

  

COMMUNITY 

DEVELOPMENT 

 

  

16. Presentation by Staff of 

the Santa Clara Valley 

Transportation Authority  

Per a prior request from Councilmember Carmen Montano, Transportation Engineer Steve Chan 

said the Council would receive an oral presentation from Santa Clara Valley Transportation 

Authority (VTA) staff Berniz Alaniz on the Bay Area Rapid Transit (BART) Extension and 

Montague Expressway Pedestrian Overcrossing projects.  

 

Ms. Alaniz presented current information to the City Council, including a powerpoint 

presentation with maps and current plans for the BART station, connections with VTA buses, 

parking and other topics.  

 

Councilmember Montano asked about the art planned at the Milpitas BART station. She wished 

to know what was planned based on past Council direction to include Milpitas history at the site.  

 

Councilmember Nuñez felt the VTA was doing a great job bringing BART and other services. 

He wanted to know if there was agreement about shared use of the parking structure with the 

neighborhood around the BART station.  Ms. Alaniz said it would be available to anyone who’d 

like to use it and park for a fee. Mr. Nuñez asked about the bid put in for police services at the 

station, while VTA staff was not certain when that would be awarded. 

 

Councilmember Montano asked when would the Milpitas BART station be open, and Ms. Alaniz 

responded hopefully in late 2019 - by the end of the year.  

 

No vote was taken and Mayor Tran thanked the VTA staff for her presentation and information 

provided.  

 

Councilmember Montano wanted to know when she could learn the date of what when a contract 

would be awarded for public safety, so she could bring some residents to ask the SCVTA Board 

to hire Milpitas Police Department. The City Manager said staff could find out that information, 

and respond back to the Council.  

 

Mayor Tran invited members of the audience to comment next.  

 

Robert Aguirre, resident, asked if handicap parking would be free, as in the rest of the City.  
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Paul Tecada, stating he represented his co-renters on East Calaveras Blvd. wanted to address the 

next item (on housing).  

 

A resident spoke on the sanitation and cleanliness at BART station and hoped that would be a 

top priority for the management of the new station in Milpitas.   

  

17. HOUSING 

AUTHORITY- funding for 

355 Sango Court development  

 

Building & Housing Director Sharon Goei provided a background report on the action requested, 

related to an affordable housing project in the city. She described work staff had done with the 

County on Measure A funding for this project at 355 Sango Court. 

 

Planning Director Ned Thomas described the entitlement features for 355 Sango Court, including 

the approved “Density Bonus” and the approved site development permit for 102 affordable 

housing units at this location.  

 

Ms. Goei reviewed costs and the funding formula for the project, including land acquisition by 

the developer.  The loan request at this meeting was to help in the construction phase. She 

reviewed Housing Authority assets.   

 

Mayor Tran asked for public comments. 

 

Huascar Castro of Silicon Valley at Home spoke in support of the funding for the much needed 

affordable housing to be built at 355 Sango Court. He asked City Council for a positive vote. 

 

Ms. Brown from Resources for Community Development (RCD) thanked Council for 

consideration and support for this project.  RCD was looking forward to moving forward on it.   

 

Allysson McDonald, resident, urged a vote in favor of this loan to bring affordable housing and 

leverage funds for the developer to build the project.  

 

Voltaire Montemayor, resident, said they need a running start so help them. 

 

Tom Valore, resident, said this seemed like a “no brainer.” He urged Council to get behind 

actions of this nature with a need to help the most vulnerable of the community.  

 

Robert Mize, a Milpitas pastor, asked for support for this item.  

 

Councilmember Nuñez inquired as to the amount of the state’s loan for this project.  

 

Ms. Brown from RCD described funding from the state and the county, along with this loan. Mr. 

Nuñez asked her if the state money ($10 million) was almost assured, and she replied no. If not 

successful in this round, then the developer RCD would apply again.  

 

Mayor Tran felt the key was finding the funding on the project with a total close to $84 million. 

 

Councilmember Phan asked how much was in the current Housing Authority fund and Ms. Goei 

responded: $7.5 million total. Mr. Phan asked if there were other applicants asking for money for 

affordable housing, and staff replied $125,000 requested by one developer. 

  

The City Manager asked County staff to come to the podium to address the competitive funds 

available for affordable housing from Measure A funds. 

 

Councilmember Phan asked County staff what the amount was that came from City taxpayers. It 

was a parcel tax so she could find out that information. He wanted the agreement to include if 

there were any “leftover” funds, those would be released back equally to all government 

partners. How this occurred was explained by RCD staff.  

 

Councilmember Montano asked if there would be a learning center/homework club included 

with the project when built.  There would be robust social services and other programming 

planned on that site. 
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City Manager Edmonds-Mares noted that 40 veterans or formerly homeless people from Milpitas 

would be housed there, based on past Council action. 

 

The City Council, acting as the Board of the Milpitas Housing Authority, took action next.  

 

Motion: to adopt Housing Authority Resolution No. HA 28 authorizing the development loan to 

Sango Court LP in the amount of $6.5 million; and, to approve a budget appropriation of $6.5 

million from the Housing Authority Fund reserve into the Fiscal Year 2018-19 non-departmental 

operating budget  

 

Motion/Second:                                          Councilmember Montano/Vice Mayor Dominguez 

 

Motion carried by a vote of:                                                  AYES: 5 

                                                                                               NOES: 0 

  

COMMUNITY SERVICES  

  

18. Design and Funding for 

Fire Station 2 Replacement 

This item was not heard.  

  

LEADERSHIP  

  

19. Appointment to Planning 

Commission 

This item was not heard.  

  

20. Council Rules 

Subcommittee 

This item was not heard.  

  

REPORT  

  

21. Consideration of Direction 

to Council on Rent Control 

and Just Cause Eviction 

  

Housing Authority Administrator Robert Musallam provided a background report on why the 

Council was discussing this topic of potential new ordinances for tenant protections, including 

past receipt of the report from the Citizens Task Force on Housing Protections. 

 

Vice Mayor Dominguez felt this was the time for a vote on an urgency ordinances, while some 

of her colleagues had time in the past to discuss this topic.  It was the time for action to do 

something to address the housing crisis. She called her program “rent stabilization” and it was to 

fulfill her commitment on challenging conversations. Move this forward, she asked. She want to 

vote on ordinances for rent control and just cause eviction (JCE). 

 

Councilmember Nuñez wanted to say what the Council was going to do, to finish the 

conversation, after he listened to all the comments from the community who came to the 

meeting. Milpitas was not unique on these housing issues in the city, he stated.  

 

A large number of people were in the audience, and Mayor Tran invited speakers to the podium 

to address the City Council, limited to one minute each.  

 

Speakers: 

Huascar Castro, staff of Silicon Valley at Home, noted the real need for policies to protect 

tenants.  He read his comments for the record. 

 

Yolie Garcia, resident, was in support of emergency ordinances for just cause eviction and rent 

control for residents. 

 

Allysson McDonald, resident, said the Board of Sunnyhills Neighborhood Association voted to 

endorse emergency ordinances to support tenants in Milpitas. She urged adoption of ordinances. 

 

Huy Tran, resident of San Jose and on the Housing Commission in that city, said there were two 
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sides to the issue of housing. There’s need to build more housing and keep people in their homes.  

 

Eddie Truong, Director of Government Relations for Silicon Valley Organization in San Jose, 

spoke in strong opposition to rent control and other limitations on rent and housing opportunity. 

 

Anil Barbar, of the California Apartments Association and member of the Housing Task Force, 

said rent control reduces the supply of affordable rental housing units. Owners take units off the 

market and can convert to condominiums.  

 

Rob Means, resident, poked fun at the approach of keeping things as they are, with no change. 

He told Council the city needed both of the urgency ordinances.  

 

Tiffany spoke in solidarity with renters in the City. Many people were moving out to the Central 

Valley to afford a place to live. She supported a rental registry. 

 

Arturo, spoke in Spanish to City Council, and mentioned rising rents and wanted a solution from 

the City Council. 

 

John Maranthal, worked with Affordable Housing Network, knew that housing was an extreme 

issue. Do right for Milpitas.  

 

Naseem, member of a County Council, thanked the City Council for actions on support to renters 

in Milpitas, because housing was essential.  Vote yes on rent control and JCE. 

 

Robert Aguirre, of San Jose, supported tenant protections for those in need in the City, including 

elderly residents. The city did not need more homeless people. 

 

Michael, resident of Milpitas, commented on homelessness as a societal problem. It had a very 

long term impact. 

 

A man from Silicon Valley Rising urged support for voting for both urgency ordinances, as 

tenants should not face eviction.   

 

William Au, resident of Sunnyhills Apartments, wanted to have rent control as soon as possible.  

 

Michael, staff attorney at Law Foundation of Silicon Valley, represented tenants at other cities 

where rent control and JCE laws were implemented. It was good for Milpitas to join other 

communities with these needed protections. 

 

Joseph Weinstein, represented four generations of housing providers and clients, spoke of two 

elderly tenants in some buildings. Other costs go up, like water rates, and repair costs for 

building owners were not covered under the ordinance. 

 

Rosario, spoke in Spanish to the Council, said her landlord raised her rent by $400 recently with 

no warning. She did not have enough income to cover the dramatic increase. She asked for help 

to keep from being evicted, for her family and other residents. 

 

Chris Tallen, of San Jose, where he lived in a rent controlled apartment, and he spoke of profit 

and ethics. Profit was a luxury and was not essential.  

 

Milt Krantz, San Jose resident, spoke in favor of JCE and a rent cap.  

 

Heidi Wolf-Reed, long time resident, was a housing advocate and felt the City would be going 

backwards if these ordinances were approved.  Need more housing overall.  

 

Steve Sidell, a 73 year old resident, was once a renter in San Francisco years ago. He supported 

certain just causes, and did not agree with putting people out just to raise rent.  He wanted 

Council to allow people to rent out rooms.  
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A Milpitas resident spoke about data in Milpitas, and few calls received by city about evictions 

and complaints of rent increases. He did not support urgency ordinances.  

 

A Milpitas resident was raised in a low income family, he used to be renter, while the root cause 

was insufficient housing. So more housing was needed to solve the problem.  

 

Jim, 20 year resident and homeowner, did not believe JCE and rent control was the solution to 

housing in Milpitas.  More building was the answer. Don’t limit landlord rights.  

 

Victor San Vicente, resident, said he represented a client who had rental property in Milpitas and 

spoke of the man’s retirement income.  

 

Fayu, Milpitas resident and a landlord, was opposed to JCE and rent control. She urged City 

Council to study what other cities had done, and the financial impact to these proposals. Voters 

opposed and voted down Proposition 10 last fall.  

 

David, from the South Bay Labor Council, asked for support of all tenants by approving JCE and 

rent control proposals.  Keep this a safe and open place to live for all and support renters. 

 

A Milpitas resident who worked in Palo Alto said he lived here since he could not afford Palo 

Alto.  He felt the solution was more housing. 

 

Mina Young, Milpitas owners group, said they all used to be renters and now were landlords. 

Rent control kills housing.   

 

A man, who was a researcher, supported the proposed ordinances and spoke of regional and state 

level actions on housing issues.  Reasonable regulations were needed.  

 

Hien La, 15 year resident and tenant at Sunnyhills Apartments, noted most tenants were working 

class, seniors, living check to check. They needed justice for all. 

 

A man, homeowner in Milpitas, spoke about his analysis to consider renting out his property. 

These ordinances could make it too costly to do so. 

 

A woman said rent control and unfair JCE would cause rental unit owners to remove units from 

the rental market.   

 

Wendy Wong, from San Francisco, spoke of the “horror story” of rent control that was spreading 

like cancer, with limiting the supply of rental housing.  Rent control did not work.  

 

A woman spoke on behalf of her 86 year old mother, who lived on low income from Social 

Security. She rented one unit, for $800 below market.  Protect small landlords, she asked.  

 

Voltaire Montemayor, resident, said it was hard a decision, with extremes - meet in the middle.  

 

Mr. Ma, a small housing provider, referred to housing crisis. There were failed policies of rent 

control and JCE.  Fremont had a policy of a housing panel to hear complaints about rent 

increases, and only one case came forward to date.  

 

A Fremont man felt the two proposed policies would make the housing market even worse. 

 

A woman resident remarked on speakers from San Jose, while this was City of Milpitas. Don’t 

mimic those policies and wanted the focus on Milpitas policies. 

 

Ken, 10 year resident of Milpitas, was not in favor of rent control as a policy. There was no 

emergency. On proposition 10, Milpitas residents were not in favor of that.  

 

A woman resident said she was against JCE.  Landlord should have the right to determine how to 

manage property. Landlords needed rights too. Rent control was hurting the marketplace. 
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A woman Milpitas homeowner was against rent control. She was a landlord and if rent control 

did go in, she could remove the house from the market. 

 

George, a landlord in Milpitas, spoke of difficult, bad tenants. With JCE, he could not let go of 

tough renters so he was opposed to that policy.   

 

A woman spoke in Spanish to the Council, saying that if landlords provided tenants rights, they 

would not be present at this meeting. She wanted protections for families and did not want folks 

living in cars and motels.  

 

Sandy Perry, of the Affordable Housing Network, spoke of a meeting at the County. When 

housing one homeless person, three more people were found homeless. The item this evening 

was protection, which he supported.   

 

Vanessa, who lived in apartments on Calaveras, said the landlord was raising the rent and would 

give just three days to move out. 

 

A man resident and registered voter in Milpitas was concerned about homeless students and 

families in the city.  Tenants have no rights, with no laws to back them up. He spoke of Costa-

Hawkins law and single family houses were exempt from rent control. 

 

A young mother liked living in Milpitas, as a good place for her children.  She asked for support 

and vote in favor of JCE and rent control.  

 

Sharlene, represented 400 housing units as manager for Essex including Apex Apartments 

properties in Milpitas, said economics show that these ordinances do not work.  No research 

supported it and would have limited short term impact on tenants. She asked the Council to fight 

hard for housing as well as jobs.  

 

Mr. Lu, lived in Milpitas since 1993, said it was a nice place to live.  He was a homeowner and a 

house provider. He did not believe rent control was going to work, as a landlord. 

 

Mr. Sharma, a 10 year resident of Milpitas, was opposed to JCE and rent control, since it did not 

work and was bad for tenants and landlords. 

 

Tiffany, lived here since 2008, said did folks did not need rental control in the City.  This was a 

demand and supply issue. 

 

William Tam, a landlord in Milpitas for more than 20 years, rented out units more than 20% 

below market.  He would raise it to market price if rent control was implemented or sell. 

 

A man who lived in Milpitas for 18 years, felt this was a great community to raise his kids.  He 

could rent out his kids’ rooms in the rental market. Vote no on JCE and rent control. 

 

Ling Kong, lived in Milpitas and grew up in a City that had rent control for 40 years, where rent 

control did not work. It had not worked in San Francisco nor San Jose. Doing something right in 

Milpitas with homeownership at nearly 70% of residents. 

 

Sandy had a house that she rented out in Milpitas. JCE and rent control did not work. Those 

would bring more problems and would be unfair to landlords.  

 

A man, who spoke in Mandarin Chinese language to Council, thanked the Vice Mayor for 

bringing the proposal to the Council but direction provided was wrong, he believed. JCE was not 

because of the landlord since issues were with tenants, not the responsible landlords.  

 

Evan, a landlord and former renter in Milpitas, wanted to know if renters had complained about 

the level cost of rent. He quoted a KQED recent story. Landlord needed to pay the mortgage no 

matter what protections were granted to tenants.  
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A man from San Jose was in favor of the proposed tenant protections. There was a need for 

proposals to protect current affordable units. Urged a rent cap for human rights.  

 

Vicky Young, 26 years resident of Milpitas, noted that Milpitas residents voted against 

Proposition 10 last November.  Landlords were working hard too, just like renters as noted. Do 

more study - she opposed JCE and rent control. 

 

A man, 30 year resident of Milpitas, did not feel JCE would work. 

 

 A woman, speaking in Spanish to the City Council, spoke on behalf of children becoming 

homeless due to rising rents and lack of affordable housing. Her daughter, in English, asked for a 

vote in favor of rent control to be fair to families and children.  

 

Tom Valore, resident, addressed the overall problem of the need for affordable housing needed, 

stating that people needed to come to a resolution to the problem together.  Do research and 

come up with solutions on how citizens deal with it.  

 

The public comments section of the meeting concluded at 10:00 PM. 

 

Mayor Tran said he supported rent control in Milpitas. It only applied to units built before 1995, 

and would not impact rental of single family homes, per state law.  There would be some costs to 

the city in order to enforce a law on rent control. Government intervention was okay for tenant 

protections that he supported. 

 

Councilmember Nuñez felt it was brave of the Vice Mayor to sign on to both memos she 

prepared to the Council.  He asked the City Manager what actions the Council could take.  The 

City Attorney stated the agenda recommendation was to seek direction from Council to the staff 

on what ordinance to bring back for adoption.  

 

Mr. Nuñez said City Council needed to help and assist those who really needed it. He asked how 

many rental units there were in the City. He referred to non-binding arbitration in Fremont, and 

mediation, as possible ideas. A process needed to be Council-led, not staff-led.  Just Cause does 

not do enough, he felt. Lots of “natural” partners he believed City would work with.  Look at a 

living wage ordinance in the city.  Allow renters to be offered at least a one year lease, allow 

only one increase in that time, and have non-binding arbitration to help both sides work things 

out.  Have all of that go on to the Housing Commission, and have two City Councilmembers 

make all that work. He wanted to bring it back to Council within 60 days.  

 

Mayor Tran told the tale of where he first lived when his family moved to Milpitas, to an 

apartment on Dempsey Road when he was in the fourth grade.  

 

Councilmember Montano thanked all the speakers for coming to the meeting and giving their 

opinions. The Council had various opinions, like the public speakers, including the previously 

recommended Housing Commission, and subsidies to families for helping with utilities.  She 

suggested an “emergency” fund to help those needing money for moving. Council just voted to 

approve Accessory Dwelling Units (regulation by ordinance).  15% of all new developments 

must be for affordable units.  More housing was the solution.  

 

Ms. Montano supported the City of Fremont concept of non-binding arbitration. She wanted  

revenue from Air B’n’B units to go into the Housing Authority (as her proposal). She also 

referred to the statewide CASA compact for housing.  

 

Vice Mayor Dominguez had received a lot of phone calls from residents on this issue. She then 

responded to some of comments made by speakers and other Councilmembers. She wanted to 

move this topic forward in order to provide needed protections in the ordinances that she had 

drafted along with two memos to Council.  She reported on what she had found out about rental 

apartments in Milpitas, when she recently walked door to door to more than 100 units. She asked 

City staff for figures on how many housing units there were in the City and when built.  
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Building Director Goei said the number of buildings built before 1995 was approximately 200 

with 2,500 rental units. The Vice Mayor asked staff why it would compare to Mountain View 

and staff responded it was a city comparable in size in Silicon Valley. She commented on lower 

cost of enforcement for Milpitas versus Mountain View. 

 

Vice Mayor Dominguez asked why ordinances for adoption were not on the agenda, as she 

asked.  The City Manager responded that staff had followed what Councilmember specifically 

had requested from the podium at the last Council meeting.  

 

Councilmember Phan thanked all the speakers. The inventory for rent-controlled units was small, 

and his family had searched for those in the past and he’d lived in Section 8 housing. He wanted 

to give people resources to be able to stand up and support their families. The argument centered 

on the “urgency” aspect of the suggested ordinances. There were too many ways to manipulate 

the intent of rent control, by all parties. Owners could respond by demolishing apartments to then 

build condominiums, and would displace even more people.   

 

Mr. Phan said that rent control did not affect supply and hindered growth.  He would support 

establishing an emergency relief fund for residents who were going to be evicted urgently, and 

for the City to help find housing in the City.  Be pro-active with different agencies and partners. 

 

Mayor Tran wanted to support the urgency ordinance on rent control and called for a motion. 

 

Councilmember Montano noted City was building, along with County support, affordable units 

on Sango Court. She would like to create a list of people seeking affordable housing, to have 

ready, when this project was ready.  She stated she was not in favor of Just Cause Eviction, due 

to the requirement on landlords to pay tenants to move out.  

 

Vice Mayor Dominguez stated that she was not in favor of special interests. 

 

Next, the Mayor called for a motion and a vote on both proposals.  

 

(1) Motion:  to direct staff on the request to prepare and bring back to City Council an Urgency 

Ordinance related to rent control for tenant protection 

 

Motion/Second:                                   Vice Mayor Dominguez/Mayor Tran 

 

Motion failed on a vote of:                                          AYES:  2 (Dominguez, Tran) 

                                                                                     NOES:  3 

 

(2) Motion:  to direct staff on request to prepare and bring back to City Council an Urgency 

Ordinance recommendation related to Just Cause Eviction for tenant protection 

 

Motion/Second:                                   Vice Mayor Dominguez/Mayor Tran 

 

Motion failed on a vote of:                                          AYES:  2 (Dominguez, Tran) 

                                                                                     NOES:  3 

 

Councilmember Nuñez still believed the Council could implement something on both topics, and 

in shorter amount of time than five or six months.  He wanted a Housing Commission or Council 

Subcommittee to meet right away, look at what was presented at this meeting and what the 

community suggested, and bring back to the full Council at the first meeting in June. 

 

City Attorney Diaz said there could be direction to staff this evening on his idea.  

 

(3) Motion: to appoint a new Council Subcommittee on Housing and appoint Councilmembers 

Montano and Nuñez to serve on it, to consider what was discussed at this meeting including from 

the community, and to bring it back to the full City Council in June  
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Motion/Second:                                   Councilmember Nuñez/Councilmember Montano 

 

Motion failed on a vote of:                                          AYES:  4 

                                                                                     NOES:  1 (Dominguez)  

  

NEXT AGENDA  

  

22. Preview next agenda Received the list of agenda items for the May 21, 2019 regular City Council meeting. 

  

ADJOURNMENT Mayor Tran adjourned the regular Council meeting at 12:12 AM on Wednesday, May 7, 2019. 

 

 

Meeting minutes respectfully drafted and submitted by  

Mary Lavelle, City Clerk 
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CITY OF MILPITAS 
AGENDA REPORT 

(AR) 
 
 
 

Item Title: Permanently change the Milpitas National Night Out day to align with the Nationally 
recognized date of the first Tuesday in August. 

Category: Consent Calendar-Public Safety 

Meeting Date: 5/21/2019 

Staff Contact: Milpitas Police Captain Raj Maharaj, 408-586-2416 

Recommendation: Move to permanently change the Milpitas National Night Out day to align with the 
Nationally recognized date of the first Tuesday in August. 

 
 
Background: 
National Night Out was established in 1984 and it is a nationwide annual community-building campaign that 
promotes strong police-community partnerships and neighborhood camaraderie to make our neighborhoods 
safer.  National Night Out is meant to enhance the relationship between neighbors and law enforcement while 
bringing back a true sense of community.  Furthermore, it provides a great opportunity to bring police and 
neighbors together under positive circumstances. 
 
On the first Tuesday in August, neighbors take part in National Night Out across thousands of communities 
from all fifty states, U.S. territories, and military bases.  Neighborhoods host block parties, festivals, parades, 
cookouts, and various other community events with safety demonstrations, seminars, youth events, visits from 
emergency personnel, and exhibits. Today, 38 million neighbors in 16 thousand communities across the nation 
take part in National Night Out. 
 
Analysis: 
The City of Milpitas has traditionally held National Night Out on the first Thursday in August. This is 
inconsistent with the nationally recognized date set forth by the National Association of Town Watch.  The 
celebration date was modified, in the City of Milpitas, to avoid a scheduling conflict with the City Council 
meeting held on the first Tuesday, in August. 
 
Celebrating National Night Out on the first Tuesday in August would bring the City in line with the rest of the 
nation, thus making it truly a National Night Out.  A celebration in unity with the rest of the nation may 
encourage more participation from our community members.  If the recommendation is approved, staff will 
work with the newly established Rules Subcommittee and City Council to develop a Council meeting agenda 
on the first Tuesday in August that will still enable Council participation in National Night Out events. 
 
Policy Alternative: 
 
Alternative 1:  Do not authorize the date change to recognize National Night Out. 
 
Pros:  The City Council meeting on the first Tuesday of August would not be impacted.  
 
Cons:  Milpitas citizens would not celebrate National Night Out on the nationally recognized date. 
 
Reason not recommended:  National Night Out is a national event.  Celebrating the event on a different day is 
inconsistent with celebrating a national event.   
 

23



 
 
Alternative 2:  Authorize the date change to recognize National Night Out and direct staff to work with the 
Rules Subcommittee and City Council to develop a Council meeting agenda for an alternate City Council 
meeting. 
 
Pros:  Milpitas citizens would celebrate National Night Out on the nationally recognized date. 
 
Cons:  The City Council meeting on the first Tuesday of August would be rescheduled to an alternate date. 
 
Reason to recommended:  National Night Out is a national event.  Celebrating the event on a different day is 
inconsistent with celebrating a national event.     
 
Fiscal Impact: 
None 
 
California Environmental Quality Act: 
Not applicable 
 
Recommendation: 
Move to permanently change the National Night Out for the City of Milpitas from the first Thursday in August to 
the first Tuesday in August to be consistent with the nationally recognized date. 
 
Attachment: 
Official National Night Out 2019 flyer 
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CITY OF MILPITAS 

AGENDA REPORT 

(AR) 
 
 

 

Item Title: Authorize the City Manager to Execute a Stormwater Management Facilities Operation 
and Maintenance Agreement for Hudson Campus Center, LLC for Development at 115 
North McCarthy Boulevard 

Category: Consent Calendar-Community Development 

Meeting Date: 5/21/2019 

Staff Contact: Steve Erickson, 408-586-3301 

Recommendation: Authorize the City Manager to Execute a Stormwater Management Facilities Operation 
and Maintenance Agreement for Hudson Campus Center, LLC for Development at 115 
North McCarthy Boulevard. 

 

 

Background: 
On August 18, 2017, Planning Department staff approved a Minor Site Development Permit (MS17-0121) for 
three existing buildings at 115 North McCarthy Boulevard to include the removal and replacement of trees and 
landscaping, reconfiguration of passenger drop-off areas, new contemporary single row colonnade and new 
building architectural entry features.  
 
In accordance with State law and the City’s Municipal Regional Stormwater NPDES Permit (“MRP”) issued by 

the Regional Water Quality Control Board (RWQCB), new development and redevelopment projects that 

create and/or replace 10,000 square feet or more of impervious surface are required to incorporate Low Impact 

Development (LID) post construction stormwater control measures into the project. LID control measures 

include bio-treatment areas, permeable pavement, infiltration trenches, tree well filters, and catch basin trash 

capture devices. 

Analysis: 
MRP section C.3.h.ii.(1)(a) and Milpitas Municipal Code Title XI Chapter 16 requires development project 
property owners meeting the 10,000 sqft threshold are required to execute and record a Stormwater 
Management Facilities Operation and Maintenance Agreement (“Agreement”) with the City for the perpetual 
operation, maintenance and annual inspection of installed LID stormwater treatment facilities.  
 
The owner of the project at 115 North McCarthy Boulevard has complied with the LID requirements and has 
executed the required Agreement, which has been reviewed by the City Attorney as to form and by the City 
Engineer as to content.  
 
Policy Alternatives: 
 
Alternative 1: 
Not approve the Agreement with the City for operation, maintenance and annual inspection of stormwater 
treatment facilities. 
 
Pros: None  
 
Cons: Not approving the Agreement would cause the project to be not in compliance with the MRP and would 
be prohibitive by federal and state law.  
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Reason not recommended: To be in compliance with federal and state law and to allow for the on-going 
maintenance and annual City inspection of the installed stormwater treatment devices, staff recommends 
approval of the Agreement.  
 
Fiscal Impact: 
None.  The Developer will pay for the maintenance and inspection of the storm water facilities. 
 
California Environmental Quality Act: 
This project is categorically exempt from further CEQA review pursuant to Section 15304(b) (Minor Alterations 
to Land) and Section 15303(e) (New Construction or Conversion of Small Structures) of the CEQA Guidelines.  
 
Recommendation: 
Authorize the City Manager to Execute a Stormwater Management Facilities Operation and Maintenance 
Agreement for Hudson Campus Center, LLC for Development at 115 North McCarthy Boulevard. 
 
Attachments: 
Stormwater Management Facilities Operation and Maintenance Agreement 
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CITY OF MILPITAS 
AGENDA REPORT 

(AR) 
 

 

 

Item Title: Approve the 5-Year Agreement with McCampbell Analytical, Inc. for Water 
Quality Laboratory Testing Services 

Category: Consent Calendar-Community Services and Sustainable Infrastructure 

Meeting Date: 5/21/2019 

Staff Contact: Chris Schroeder, 408- 586-3161 and Tony Ndah, 408-586-2602 

Recommendation: Authorize the City Manager to execute the Professional Service Agreement with 
McCampbell Analytical, Inc. for Water Quality Laboratory Testing Services for a Five-
Year Agreement amount not-to-exceed of $230,140. 

 
Background: 
Water quality laboratory services are required pursuant to the permit conditions and rules administered by 
State and Federal regulatory agencies to protect the public health regarding the City’s potable water. The 
City’s water supply permit is administered by the California State Water Resources Control Board Division of 
Drinking Water. Testing and monitoring is required for routine weekly bacteriological, monthly general physical 
samples, and any required special and emergency samples collected from water distribution system.  
 
The City’s current agreement for water quality laboratory is with Alpha Analytical Laboratories, Inc. Since their 
five year agreement term is due to expire on June 30, 2019, it was necessary to issue an Invitation for Bids 
(IFB) to invite other firms to compete for a new agreement in order to continue performing these services in the 
upcoming fiscal year.   
 
The City’s Purchasing Agent worked with Public Works staff to develop specifications for IFB 2325 soliciting 
Water Quality Laboratory Testing Services for the City’s water system.   
 
On April 12, 2019, IFB 2325 was released on the City’s website and through Public Purchase. The Bid was 
sent to 106 vendors on the Public Purchase database, 29 vendors downloaded the bid and on April 26, 2019, 
two bidders McCampbell Analytical Inc., and Alpha Analytical Laboratories submitted responses.   
 
The total of all bids is summarized below: 
 

Bidder Base Bid 
Amount 
(Initial Term) 

Total Five (5) Year 
Not-to-Exceed Amount 

Alpha Analytical Laboratories, Inc.  Disqualified 

McCampbell Analytical, Inc. $46,028.00 $230,140.00 

 
 
Analysis: 
The Purchasing Agent reviewed the apparent low bid from Alpha Analytical Labs, Inc. and determined it was 
non-responsive having submitted only one of the seven required bid documents. McCampbell Analytical Labs, 
Inc. submitted all the required documentation.  Staff therefore recommends that City Council award an 
agreement to McCampbell Analytical Labs, Inc. for the term commencing July 1, 2019 to June 30, 2024 in the 
amount of $46,028.00 annually for a total 5-year agreement amount not-to-exceed $230,140.00. There was no 
protest filed. 
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Policy Alternative: 
Alternative 1: The alternative is to not adopt the resolution and award the agreement.  
 
Pros: The City does not spend funds on water quality laboratory services. 
Cons: Water quality testing laboratory services are required pursuant to the City’s water supply and 
wastewater permits administered by the State.  
 
Fiscal Impact: 
The initial cost of $46,028.00 will be funded from the 2019-2020 operating budget for the Utility Maintenance 
Division of the Public Works Department.  Funds for the remaining years of this agreement will be budgeted as 
part of the City’s annual budget process.   
 
California Environmental Quality Act: 
By the definition provided in the California Environmental Quality Act (CEQA) Guidelines Section 15378, this 
action does not qualify as a “project” for the purpose of CEQA as this action has no potential to result in either 
a direct physical change in the environment, or a reasonably foreseeable indirect physical change in the 
environment. 
 
Recommendation:  
Award an agreement to McCampbell Analytical, Inc. for Water Quality Laboratory Services for the term of July 
1, 2019 to June 30, 2024, in the annual amount of $46,028.00 for a total five–year agreement amount not-to-
exceed of $230,140.00; subject to appropriation of funds and without further City Council action. 
 
Attachment: 
Professional Services Agreement with McCampbell 
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CITY OF MILPITAS 

PROFESSIONAL SERVICES AGREEMENT 

AND 

MCCAMPBELL ANALYTICAL, INC. 
 

This Agreement is made and entered into as of ________________, 20____ (“Effective Date”) by 

and between the City of Milpitas, a municipal corporation organized and operating under the laws of the 

State of California with its principal place of business at 455 E. Calaveras Boulevard, Milpitas, California 

95035 (“City”), and McCampbell Analytical, Inc., a California Corporation with its principal place of 

business at 1534 Willow Pass Rd., Pittsburg, CA   94565-1701 (hereinafter referred to as “Consultant”).  

City and Consultant are sometimes individually referred to as “Party” and collectively as “Parties” in this 

Agreement. 

 

RECITALS 

A. City is a public agency of the State of California and is in need of professional services 

for the following project: 

 

WATER QUALITY LABORATORY TESTING SERVICES (hereinafter referred to as “the Project”). 

 

B. Consultant is duly licensed and has the necessary qualifications to provide such services. 

C. The Parties desire by this Agreement to establish the terms for City to retain Consultant 

to provide the services described herein. 

AGREEMENT 

NOW, THEREFORE, IT IS AGREED AS FOLLOWS: 

1. Services. 

Consultant shall provide the City with the services described in the Scope of Services attached 

hereto as Exhibit A.   

2. Compensation. 

a. Subject to paragraph 2(b) below, the City shall pay for such services in 

accordance with the Schedule of Charges set forth in Exhibit B.  

b. In no event shall the total amount paid for services rendered by Consultant under 

this Agreement exceed the sum of Two Hundred Thirty Thousand One hundred Forty Dollars and 

Zero Cents ($230,140.00).  This amount is to cover all printing and related costs, and the City will not 

pay any additional fees for printing expenses. Periodic payments shall be made within thirty (30) days of 

receipt of an invoice which includes a detailed description of the work performed.  Payments to 

Consultant for work performed will be made on a monthly billing basis. 

 

3. Additional Work. 

If changes in the work seem merited by Consultant or the City, and informal consultations with 

the other party indicate that a change is warranted, it shall be processed in the following manner: a letter 

outlining the changes shall be forwarded to the City by Consultant with a statement of estimated changes 
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in fee or time schedule. An amendment to this Agreement shall be prepared by the City and executed by 

both Parties before performance of such services, or the City will not be required to pay for the changes in 

the scope of work. Such amendment shall not render ineffective or invalidate unaffected portions of this 

Agreement. 

4. Maintenance of Records. 

Books, documents, papers, accounting records, and other evidence pertaining to costs incurred 

shall be maintained by Consultant and made available at all reasonable times during the Agreement term 

and for four (4) years from the date of final payment under the Agreement for inspection by City. 

5. 5-Year Term. 

The term of this Agreement shall be from July 1, 2019, to June 30, 2024, unless earlier terminated as 

provided herein. The City reserves the right to review the Consultant’s performance at the end of each 

year and cancel all or part of the Agreement. 

 

Consultant shall perform its services in a prompt and timely manner and shall commence performance 

upon the Effective Date. 

 
6. Delays in Performance. 

a. Neither City nor Consultant shall be considered in default of this Agreement for delays in 

performance caused by circumstances beyond the reasonable control of the non-performing party. For 

purposes of this Agreement, such circumstances include but are not limited to, abnormal weather 

conditions; floods; earthquakes; fire; epidemics; war; riots and other civil disturbances; strikes, lockouts, 

work slowdowns, and other labor disturbances; sabotage or judicial restraint. 

b. Should such circumstances occur, the non-performing party shall, within a reasonable 

time of being prevented from performing, give written notice to the other party describing the 

circumstances preventing continued performance and the efforts being made to resume performance of 

this Agreement. 

7. Compliance with Law. 

a. Consultant shall comply with all applicable laws, ordinances, codes and regulations of the 

federal, state and local government, including Cal/OSHA requirements. 

b. If required, Consultant shall assist the City, as requested, in obtaining and maintaining all 

permits required of Consultant by federal, state and local regulatory agencies. 

c. If applicable, Consultant is responsible for all costs of clean up and/ or removal of 

hazardous and toxic substances spilled as a result of his or her services or operations performed under this 

Agreement. 

8. Standard of Care 

Consultant’s services will be performed in accordance with generally accepted professional 

practices and principles and in a manner consistent with the level of care and skill ordinarily exercised by 

members of the profession currently practicing under similar conditions. 
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9. Assignment and Subconsultant 

Consultant shall not assign, sublet, or transfer this Agreement or any rights under or interest in 

this Agreement without the written consent of the City, which may be withheld for any reason. Any 

attempt to so assign or so transfer without such consent shall be void and without legal effect and shall 

constitute grounds for termination. Subcontracts, if any, shall contain a provision making them subject to 

all provisions stipulated in this Agreement. Nothing contained herein shall prevent Consultant from 

employing independent associates, and subconsultants as Consultant may deem appropriate to assist in 

the performance of services hereunder. 

10. Independent Consultant 

Consultant is retained as an independent contractor and is not an employee of City. No employee 

or agent of Consultant shall become an employee of City. The work to be performed shall be in 

accordance with the work described in this Agreement, subject to such directions and amendments from 

City as herein provided. 

11. Insurance. Consultant shall not commence work for the City until it has provided 

evidence satisfactory to the City it has secured all insurance required under Exhibit D (Insurance 

Requirements), attached hereto and incorporated herein by this reference. In addition, Consultant shall not 

allow any subcontractor to commence work on any subcontract until it has secured all insurance required 

therein. 

 12. Indemnification.   

a. To the fullest extent permitted by law, Consultant shall defend (with counsel of 

City’s choosing), indemnify and hold the City, its officials, officers, employees, volunteers, and agents 

free and harmless from any and all claims, demands, causes of action, costs, expenses, liability, loss, 

damage or injury of any kind, in law or equity, to property or persons, including wrongful death, in any 

manner arising out of, pertaining to, or incident to any acts, errors or omissions, or willful misconduct of 

Consultant, its officials, officers, employees, subcontractors, consultants or agents in connection with the 

performance of the Consultant’s services, the Project or this Agreement, including without limitation the 

payment of all damages, expert witness fees and attorney’s fees and other related costs and expenses. 

Consultant's obligation to indemnify shall not be restricted to insurance proceeds, if any, received by 

Consultant, the City, its officials, officers, employees, agents, or volunteers. 

 

b. If Consultant’s obligation to defend, indemnify, and/or hold harmless arises out 

of Consultant’s performance of “design professional” services (as that term is defined under Civil Code 

section 2782.8), then, and only to the extent required by Civil Code section 2782.8, which is fully 

incorporated herein, Consultant’s indemnification obligation shall be limited to claims that arise out of, 

pertain to, or relate to the negligence, recklessness, or willful misconduct of the Consultant, and, upon 

Consultant obtaining a final adjudication by a court of competent jurisdiction, Consultant’s liability for 

such claim, including the cost to defend, shall not exceed the Consultant’s proportionate percentage of 

fault. 

 

 13. California Labor Code Requirements. 

  a. Consultant is aware of the requirements of California Labor Code Sections 1720 

et seq. and 1770 et seq., which require the payment of prevailing wage rates and the performance of other 

requirements on certain “public works” and “maintenance” projects (“Prevailing Wage Laws”).  If the 

services are being performed as part of an applicable “public works” or “maintenance” project, as defined 
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by the Prevailing Wage Laws, and if the total compensation is One Thousand Dollars and Zero Cents 

($1,000.00) or more, Consultant agrees to fully comply with such Prevailing Wage Laws.  Consultant 

shall defend, indemnify and hold the City, its officials, officers, employees and agents free and harmless 

from any claims, liabilities, costs, penalties or interest arising out of any failure or alleged failure to 

comply with the Prevailing Wage Laws. It shall be mandatory upon the Consultant and all subconsultants 

to comply with all California Labor Code provisions, which include but are not limited to prevailing 

wages (Labor Code Sections 1771, 1774 and 1775), employment of apprentices (Labor Code Section 

1777.5), certified payroll records (Labor Code Sections 1771.4 and 1776), hours of labor (Labor Code 

Sections 1813 and 1815) and debarment of contractors and subcontractors (Labor Code Section 1777.1). 

The requirement to submit certified payroll records directly to the Labor Commissioner under Labor Code 

section 1771.4 shall not apply to work performed on a public works project that is exempt pursuant to the 

small project exemption specified in Labor Code Section 1771.4. 

  b. If the services are being performed as part of an applicable “public works” or 

“maintenance” project, then pursuant to Labor Code Sections 1725.5 and 1771.1, the Consultant and all 

subconsultants performing such services must be registered with the Department of Industrial Relations. 

Consultant shall maintain registration for the duration of the Project and require the same of any 

subconsultants, as applicable. Notwithstanding the foregoing, the contractor registration requirements 

mandated by Labor Code Sections 1725.5 and 1771.1 shall not apply to work performed on a public 

works project that is exempt pursuant to the small project exemption specified in Labor Code Sections 

1725.5 and 1771.1. 

  c. This Agreement may also be subject to compliance monitoring and enforcement 

by the Department of Industrial Relations.  It shall be Consultant’s sole responsibility to comply with all 

applicable registration and labor compliance requirements. Any stop orders issued by the Department of 

Industrial Relations against Consultant or any subcontractor that affect Consultant’s performance of 

services, including any delay, shall be Consultant’s sole responsibility. Any delay arising out of or 

resulting from such stop orders shall be considered Consultant caused delay and shall not be compensable 

by the City. Consultant shall defend, indemnify and hold the City, its officials, officers, employees and 

agents free and harmless from any claim or liability arising out of stop orders issued by the Department of 

Industrial Relations against Consultant or any subcontractor. 

 14. Verification of Employment Eligibility. 

 By executing this Agreement, Consultant verifies that it fully complies with all requirements and 

restrictions of state and federal law respecting the employment of undocumented aliens, including, but not 

limited to, the Immigration Reform and Control Act of 1986, as may be amended from time to time, and 

shall require all subconsultants and sub-subconsultants to comply with the same.   

  

15. Laws and Venue. 

This Agreement shall be interpreted in accordance with the laws of the State of California.  If any 

action is brought to interpret or enforce any term of this Agreement, the action shall be brought in a state 

or federal court situated in the County of Santa Clara, State of California.   

16. Termination or Abandonment. 

a. City has the right to terminate or abandon any portion or all of the work under 

this Agreement by giving ten (10) calendar days written notice to Consultant. In such event, City shall be 

immediately given title and possession to all original field notes, drawings and specifications, written 
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reports and other documents produced or developed for that portion of the work completed and/or being 

abandoned. City shall pay Consultant the reasonable value of services rendered for any portion of the 

work completed prior to termination. If said termination occurs prior to completion of any task for the 

Project for which a payment request has not been received, the charge for services performed during such 

task shall be the reasonable value of such services, based on an amount mutually agreed to by City and 

Consultant of the portion of such task completed but not paid prior to said termination. City shall not be 

liable for any costs other than the charges or portions thereof which are specified herein. Consultant shall 

not be entitled to payment for unperformed services, and shall not be entitled to damages or compensation 

for termination of work. 

b. Consultant may terminate its obligation to provide further services under this 

Agreement upon thirty (30) calendar days’ written notice to City only in the event of substantial failure by 

City to perform in accordance with the terms of this Agreement through no fault of Consultant. 

c. The Consultant understands and accepts that at all times; the Agreement is subject to 

appropriation of funds by the Milpitas City Council. The Agreement may terminate without penalty, 

liability or expense of any kind to the City at the end of Agreement term. The City has no obligation to 

make appropriations for the Agreement in lieu of appropriations for new or other contracts. City budget 

decisions are subject to the discretion of the Mayor and City Council. Consultant’s assumption of risk of 

possible non-appropriation is a part of the consideration for the Agreement. This section controls against 

any and all other provisions of the Agreement. 

 17. Documents. Except as otherwise provided in “Termination or Abandonment,” above, all 

original field notes, written reports, Drawings and Specifications and other documents, produced or 

developed for the Project shall, upon payment in full for the services described in this Agreement, be 

furnished to and become the property of the City. 

18. Organization 

Consultant shall assign Rosa Venegas as Project Manager. The Project Manager shall not be 

removed from the Project or reassigned without the prior written consent of the City. 

19. Limitation of Agreement. 

 This Agreement is limited to and includes only the work included in the Project described above. 
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20. Notice 

 

Any notice or instrument required to be given or delivered by this Agreement may be given or 

delivered by depositing the same in any United States Post Office, certified mail, return receipt requested, 

postage prepaid, addressed to: 

CITY: 

City of Milpitas 

455 E. Calaveras Boulevard 

Milpitas, California 95035 

Attn: Kathy Shaw, Procurement 

CONSULTANT: 

McCampbell Analytical, Inc,  

1534 Willow Pass Road 

Pittsburg, CA  94565-1701 

ATTN:  Rosa Venegas 

 

and shall be effective upon receipt thereof. 

22. Third Party Rights 

Nothing in this Agreement shall be construed to give any rights or benefits to anyone other than 

the City and the Consultant. 

23. Equal Opportunity Employment. 

Consultant represents that it is an equal opportunity employer and that it shall not discriminate 

against any employee or applicant for employment because of race, religion, color, national origin, 

ancestry, sex, age or other interests protected by the State or Federal Constitutions.  Such non-

discrimination shall include, but not be limited to, all activities related to initial employment, upgrading, 

demotion, transfer, recruitment or recruitment advertising, layoff or termination. 

24. Entire Agreement 

This Agreement, with its exhibits, represents the entire understanding of City and Consultant as to 

those matters contained herein, and supersedes and cancels any prior or contemporaneous oral or written 

understanding, promises or representations with respect to those matters covered hereunder. Each party 

acknowledges that no representations, inducements, promises or agreements have been made by any 

person which are not incorporated herein, and that any other agreements shall be void.  This Agreement 

may not be modified or altered except in writing signed by both Parties hereto.  This is an integrated 

Agreement. 

25. Severability 

The unenforceability, invalidity or illegality of any provision(s) of this Agreement shall not 

render the provisions unenforceable, invalid or illegal. 

26. Successors and Assigns 

This Agreement shall be binding upon and shall inure to the benefit of the successors in interest, 

executors, administrators and assigns of each party to this Agreement.  However, Consultant shall not 

assign or transfer by operation of law or otherwise any or all of its rights, burdens, duties or obligations 

without the prior written consent of City.  Any attempted assignment without such consent shall be 

invalid and void. 

86



 

7 
38077.00180\29167975.8  

27. Non-Waiver 

None of the provisions of this Agreement shall be considered waived by either party, unless such 

waiver is specifically specified in writing. 

28. Time of Essence 

Time is of the essence for each and every provision of this Agreement. 

29. City’s Right to Employ Other Consultants 

City reserves its right to employ other consultants, including engineers, in connection with this 

Project or other projects. 

30. Prohibited Interests 

Consultant maintains and warrants that it has not employed nor retained any company or person, 

other than a bona fide employee working solely for Consultant, to solicit or secure this Agreement. 

Further, Consultant warrants that it has not paid nor has it agreed to pay any company or person, other 

than a bona fide employee working solely for Consultant, any fee, commission, percentage, brokerage 

fee, gift or other consideration contingent upon or resulting from the award or making of this Agreement. 

For breach or violation of this warranty, City shall have the right to rescind this Agreement without 

liability. For the term of this Agreement, no director, official, officer or employee of City, during the term 

of his or her service with City, shall have any direct interest in this Agreement, or obtain any present or 

anticipated material benefit arising therefrom. 

31. Wage Theft Prevention 

a. Consultant, and any subconsultant it employs to complete work under this 

Agreement, shall comply with all applicable federal, state and local wage and hour laws. Applicable laws 

may include, but are not limited to, the Federal Fair Labor Standards Act, the California Labor Code and 

the Milpitas Minimum Wage Ordinance. 

b. BY SIGNING THIS AGREEMENT, CONSULTANT AFFIRMS THAT IT HAS 

DISCLOSED ANY FINAL JUDGMENTS, DECISIONS OR ORDERS FROM A COURT OR 

INVESTIGATORY GOVERNMENT AGENCY, FINDING IN THE FIVE (5) YEARS PRIOR TO 

EXECUTING THIS AGREEMENT THAT CONSULTANT OR ITS SUBCONSULTANTS HAS 

VIOLATED ANY APPLICABLE WAGE AND HOUR LAWS. CONSULTANT FURTHER AFFIRMS 

THAT IT OR ITS SUBCONSULTANT(S) HAS EITHER FULLY SATISFIED  EACH JUDGMENT, 

DECISION OR ORDER, OR, IF ANY JUDGMENT, DECISION OR ORDER HAS NOT BEEN 

FULLY SATISFIED, CONSULTANT AFFIRMS THAT IT OR ITS SUBCONSULTANT(S) IS 

CURRENTLY SATISFYING SAID JUDGMENT, DECISION OR ORDER THROUGH A PAYMENT 

OR ALTERNATIVE PLAN APPROVED BY THE APPLICABLE COURT/GOVERNMENT AGENCY 

AND THAT CONSULTANT OR ITS SUBCONSULTANT(S) ARE IN COMPLIANCE WITH SAID 

PLAN AS OF THE DATE OF EXECUTING THIS AGREEMENT. 
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c. If at any time during the term of this Agreement, a court or investigatory 

government agency issues a final judgment, decision or order finding that Consultant or a subconsultant it 

employs to perform work under this Agreement has violated any applicable wage and hour law, or 

Consultant learns of such a judgment, decision, or order that was not previously disclosed in its 

bid/proposal, Consultant shall inform the City no more than fifteen (15) calendar days after the judgment, 

decision or order becomes final or from the date of learning of the final judgment, decision or order. 

Consultant or its subconsultant(s) shall, within thirty (30) calendar days after notifying the City, either (i) 

fully satisfy any such judgment, decision, or order and provide the City with documentary evidence of 

satisfying said judgment, decision or order; or (ii) provide the City documentary evidence of a payment or 

other alternative plan approved by the court/government agency to satisfy the judgment, decision or order. 

If the Consultant or its subconsultant is subject to a payment or other alternative plan, the Consultant or 

its subconsultant shall continue to submit documentary evidence every thirty (30) calendar days during 

the term of the Agreement demonstrating continued compliance with the plan until the judgment, decision 

or order has been fully satisfied. 

d. For purposes of this Section, a "final judgment, decision, or order" refers to one 

for which all appeals have been exhausted or the time period to appeal has expired. Relevant investigatory 

government agencies include: the United States Department of Labor, the California Division of Labor 

Standards Enforcement, the City, or any other governmental entity or division tasked with the 

investigation and enforcement of wage and hour laws. 

e. Failure to comply with any part of this Section constitutes a material breach of 

this Agreement. Such breach may serve as a basis for immediate termination of this Agreement and/or 

any other remedies available under this Agreement and/or law. 

f. Notice provided to the City shall be addressed to: Attention: Finance Director, 

455 E. Calaveras Blvd. Milpitas, CA 95035. The Notice provisions of this Section are separate from any 

other notice provisions in this Agreement and, accordingly, only notice provided to the above address 

satisfies the notice requirements in this Section. 

[SIGNATURES ON FOLLOWING PAGE] 
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SIGNATURE PAGE FOR PROFESSIONAL SERVICES AGREEMENT 

BETWEEN THE CITY OF MILPITAS 

AND MCCAMPBELL ANALYTICAL, INC. 
 

IN WITNESS WHEREOF, the Parties have executed this Agreement as of the date first written 

above. 

CITY OF MILPITAS 
Approved By: 

 

       

Julie Edmonds-Mares 

City Manager 

 

       

Date 

 

Approved As To Form: 

 

       

Christopher J. Diaz 

City Attorney 

 

Approved As To Scope: 

 

       

Jane Corpus 

Interim Director of Financial Services 

 

 

Approved As To Content: 

 

       

Tony Ndah 

Public Works Director 

 

MCCAMPBELL ANALYTICAL, INC. 

       

Signature 

       

Name 

 

       

Title 

 

       

Date 

       

DIR Registration Number (If Applicable) 
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EXHIBIT A 

SCOPE OF SERVICES AND TECHNICAL SPECIFICATIONS 

 
1.01 Overview 

 

The Consultant will provide the City Bacteriological and General Physical Laboratory Analysis Services.  

The Consultant is a certified Laboratory to conduct analysis and report of routine weekly bacteriological, 

monthly general physical samples, and any required special and emergency samples collected from the 

City’s water distribution system.  As such, some of the work will be rescheduled and some unscheduled. 

 

The Consultant’s laboratory proximity to the City of Milpitas is a key factor in meeting the turnaround 

requirements.  The maximum turnaround time for the results of the analysis for bacteriological samples is 

thirty (30) hours from the time of pick-up.  The laboratory must also be able to pick-up ad analyze 

emergency samples during off-hours (nights and weekends) as necessary.  

 

1.02 Background 

The City of Milpitas purchases drinking water from two wholesalers: two thirds from the San Francisco 

Public Utilities Commission (SFPUC) and one-third from the Santa Clara Valley Water District 

(SCVWD). SFPUC water is primarily from the Hetch Hetchy watershed located in the Sierra Nevada 

Mountains and is supplemented by water from the Alameda watershed. SCVWD water is primarily from 

the Sacramento-San Joaquin Delta watershed and is supplemented by local water sources such as 

Anderson and Calero Reservoirs.  

The City of Milpitas is committed to providing its customers with a safe and reliable supply of high-

quality drinking water that meets Federal and State standards. Each year, the City provides a summary of 

the water quality sampling results and other information through a Consumer Confidence Report. The 

report is prepared in accordance with the Federal Safe Drinking Water Act and California Department of 

Public Health (CDPH) requirements.  

 
1.03 General Description of Services to Be Provided  

 

A. The Consultant’s Laboratory will conduct analysis and report of scheduled water samples 

collected by City staff. The following chart generally illustrates the City’s water sampling  

Activity. 

 

Bacteriological Samples General Physical Samples 

Frequency & Number # in 12-Month Period Frequency & Number # in 12-Month Period 

34 Weekly 1,768 27 monthly 324 
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B. There may be additional unforeseen samples, including: 

 Confirmation coliform and E. coli after a positive coliform result; 

 Heterotrophic plate count after a no chlorine residual result; 

 Special and emergency samples as necessary. 

 

Consultant’s Laboratory required services must be performed within 24 hours.  

 

1.04 TESTING METHOD 

 

A. The Consultant’s Laboratory will comply with all federal, state, and local laws, rules, regulations, 

ordinances, and statues and use current, approved EPA methodologies and Title 22 of the 

California Code of Regulations for all drinking water standards that are regulated by the State 

Water Board – Division of Drinking Water (unless instructed otherwise). 

 

1.05 ANALYSIS 

 

A. The expected types and number of chemical analyses must be performed over the life of the 

contract, though the actual number may vary, 

B. The Consultant’s Laboratory work must be performed in a manner that is both prompt and in 

compliance with all drinking water regulations as noted in the California Code of Regulations 

Title 22 and the Federal Safe Drinking Water Act and amendments.  All Laboratory analysis 

work must be performed at the lab location specified.  

C. It is expected that the selected laboratory will perform the following minimum tasks: 

1. Retrieve samples from City Hall or Corporation Yard (as may be selected by City). 

Samples shall be retrieved on Monday or Tuesday of every week, unless otherwise 

notified. Regular weekly samples will be ready for pick-up by 4:00 p.m. 

2. Provide sample containers and preservatives. Provide blue ice for sample preservation 

and ice chests for various sizes as needed. 

3. Immediately notify designated City staff during normal business hours via telephone or e-

mail as soon as there is presence (even though it is an early positive) of any drinking 

water sample results that are positive for coliform or E.coli, or have heterotrophic plate 

counts greater than 500.   

4. All results are required within 24 hours of testing. 

5. Acknowledge receipt of samples by correctly completing the chain-of-custody form for 

each set of samples. 

6. Submit monthly analysis results reports to the City (via e-mail), with corresponding 

invoices for services rendered. 

7. Be available to pick-up any unscheduled samples and analyze unforeseen special samples 

within 24-hour notice, as required before or after 4:00 p.m. 
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1.06 REPORTING 

A. A copy of the completed chain-of-custody must be returned along with the corresponding 

analysis reports.  

B. Prepare analysis reports to include the following information (See Exhibit XX: Sample 

Monitoring Forms): 

1. Sample identification and sample type 

2. Sample preservation and container type 

3. Analysis methodology used 

4. Analysis results and corresponding method detection limits or practical quantification 

limits 

5. Name of individual(s) collecting or submitting the sample 

6. Date and time of sample collection 

7. Laboratory performing the analysis of each parameter 

 

1.07 SUBMISSION REQUIREMENTS 

  

Consultant possesses EPA Central Data Exchange (CDX) system capability.  

 NELAP Certification # 4033    Expiration Date:  January 29, 2020 

 ELAP  Certification   # 1644   Expiration Date:  October 31, 2019 
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EXHIBIT B 

Schedule of Charges/Payments 

 

Consultant will invoice City on a monthly cycle. Consultant will include with each invoice a detailed 

progress report that indicates the amount of budget spent on each task. Consultant will inform City 

regarding any out-of-scope work being performed by Consultant. This is a Five-Year agreement in the 

not-to-exceed amount of $230,140.00. 

 

YEAR 1 

ITEM 

ESTIMATED 

QUANTITY 

DESCRIPTION OF  

LABORATORY 

ANALYSIS 

 

METHOD  UNIT 

PRICE 

EXTENDED 

AMOUNT 

1. 1,768 

Bacteriological- Coliform 

(Presence/Absence) (weekly 

scheduled pick-ups by 4:00 

p.m.) 

SM 9223B 

$17.00 $30,056.00 

2. 12 

Bacteriological-Total 

Coliform (Most Probable 

Number) (as needed and 

unscheduled pick-ups) 

SM 9221 

$32.00 $384.00 

3. 12 

Bacteriological- E.coli/Fecal 

Coliform (as needed and 

unscheduled pick-ups) 

SM 9221 

$46.00 $552.00 

4. 12 

Bacteriological- Heterotrophic 

Plate Count (as needed and 

unscheduled pick-ups) 

SM 9215 

$17.00 $204.00 

5. 324 

General Physical (includes 

pH, color, odor, and turbidity) 

(monthly scheduled by 4:00 

p.m.) 

Various Standard 

Examinations 

$38.00 $12,302.00 

6. 1 

Pricing for late batch of 

Bacteriological-Coliform 

(Presence/Absence) 

approximately 34  samples to 

be picked-up and analyzed  

unscheduled and including 

after 4:00 p.m. 

SM 9223/SM9221 

$72.00 

$2,448.00 

($72.00x34) 

7. 1 

Pricing for each non-

scheduled Bacteriological-

Coliform (Presence/Absence) 

sample picked up and 

analyzed unscheduled and 

including after 4:00 p.m. 

SM 9223/SM9221 

$72.00 $72.00 

   

                

TOTAL 
 $46,028.00 
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YEAR 2 

ITEM 

ESTIMATED 

QUANTITY 

DESCRIPTION OF  

LABORATORY 

ANALYSIS 

 

METHOD UNIT 

PRICE 

EXTENDED 

AMOUNT 

1. 1,768 

Bacteriological- Coliform 

(Presence/Absence) (weekly 

scheduled pick-ups by 4:00 

p.m.) 

SM 9223B 

$17.00 $30,056.00 

2. 12 

Bacteriological-Total 

Coliform (Most Probable 

Number) (as needed and 

unscheduled pick-ups) 

SM 9221 

$32.00 $384.00 

3. 12 

Bacteriological- E.coli/Fecal 

Coliform (as needed and 

unscheduled pick-ups) 

SM 9221 

$46.00 $552.00 

4. 12 

Bacteriological- 

Heterotrophic Plate Count (as 

needed and unscheduled 

pick-ups) 

SM 9215 

$17.00 $204.00 

5. 324 

General Physical (includes 

pH, color, odor, and 

turbidity) (monthly scheduled 

by 4:00 p.m.) 

Various Standard 

Examinations 

$38.00 $12,302.00 

6. 1 

Pricing for late batch of 

Bacteriological-Coliform 

(Presence/Absence) 

approximately 34  samples to 

be picked-up and analyzed  

unscheduled and including 

after 4:00 p.m. 

SM 9223/SM9221 

$72.00 

$2,448.00 

($72.00x34) 

7. 1 

Pricing for each non-

scheduled Bacteriological-

Coliform (Presence/Absence) 

sample picked up and 

analyzed unscheduled and 

including after 4:00 p.m. 

 

SM 9223/SM9221 

$72.00 $72.00 

   

                TOTAL 

 $46,028.00 
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YEAR 3 

ITEM 

ESTIMATED 

QUANTITY 

DESCRIPTION OF  

LABORATORY 

ANALYSIS 

 

METHOD  UNIT 

PRICE 

EXTENDED 

AMOUNT 

1. 1,768 

Bacteriological- Coliform 

(Presence/Absence) (weekly 

scheduled pick-ups by 4:00 

p.m.) 

SM 9223B 

$17.00 $30,056.00 

2. 12 

Bacteriological-Total 

Coliform (Most Probable 

Number) (as needed and 

unscheduled pick-ups) 

SM 9221 

$32.00 $384.00 

3. 12 

Bacteriological- E.coli/Fecal 

Coliform (as needed and 

unscheduled pick-ups) 

SM 9221 

$46.00 $552.00 

4. 12 

Bacteriological- Heterotrophic 

Plate Count (as needed and 

unscheduled pick-ups) 

SM 9215 

$17.00 $204.00 

5. 324 

General Physical (includes 

pH, color, odor, and turbidity) 

(monthly scheduled by 4:00 

p.m.) 

Various Standard 

Examinations 

$38.00 $12,302.00 

6. 1 

Pricing for late batch of 

Bacteriological-Coliform 

(Presence/Absence) 

approximately 34  samples to 

be picked-up and analyzed  

unscheduled and including 

after 4:00 p.m. 

SM 9223/SM9221 

$72.00 

$2,448.00 

($72.00x34) 

7. 1 

Pricing for each non-

scheduled Bacteriological-

Coliform (Presence/Absence) 

sample picked up and 

analyzed unscheduled and 

including after 4:00 p.m. 

SM 9223/SM9221 

$72.00 $72.00 

   

                TOTAL 

 $46,028.00 
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YEAR 4 

ITEM 

ESTIMATED 

QUANTITY 

DESCRIPTION OF  

LABORATORY 

ANALYSIS 

 

METHOD  UNIT 

PRICE 

EXTENDED 

AMOUNT 

1. 1,768 

Bacteriological- Coliform 

(Presence/Absence) (weekly 

scheduled pick-ups by 4:00 

p.m.) 

SM 9223B 

$17.00 $30,056.00 

2. 12 

Bacteriological-Total 

Coliform (Most Probable 

Number) (as needed and 

unscheduled pick-ups) 

SM 9221 

$32.00 $384.00 

3. 12 

Bacteriological- E.coli/Fecal 

Coliform (as needed and 

unscheduled pick-ups) 

SM 9221 

$46.00 $552.00 

4. 12 

Bacteriological- Heterotrophic 

Plate Count (as needed and 

unscheduled pick-ups) 

SM 9215 

$17.00 $204.00 

5. 324 

General Physical (includes 

pH, color, odor, and turbidity) 

(monthly scheduled by 4:00 

p.m.) 

Various Standard 

Examinations 

$38.00 $12,302.00 

6. 1 

Pricing for late batch of 

Bacteriological-Coliform 

(Presence/Absence) 

approximately 34  samples to 

be picked-up and analyzed  

unscheduled and including 

after 4:00 p.m. 

SM 9223/SM9221 

$72.00 

$2,448.00 

($72.00x34) 

7. 1 

Pricing for each non-

scheduled Bacteriological-

Coliform (Presence/Absence) 

sample picked up and 

analyzed unscheduled and 

including after 4:00 p.m. 

SM 9223/SM9221 

$72.00 $72.00 

   

                TOTAL 

 $46,028.00 
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YEAR 5 

ITEM 

ESTIMATED 

QUANTITY 

DESCRIPTION OF  

LABORATORY 

ANALYSIS 

 

METHOD  UNIT 

PRICE 

EXTENDED 

AMOUNT 

1. 1,768 

Bacteriological- Coliform 

(Presence/Absence) (weekly 

scheduled pick-ups by 4:00 

p.m.) 

SM 9223B 

$17.00 $30,056.00 

2. 12 

Bacteriological-Total 

Coliform (Most Probable 

Number) (as needed and 

unscheduled pick-ups) 

SM 9221 

$32.00 $384.00 

3. 12 

Bacteriological- E.coli/Fecal 

Coliform (as needed and 

unscheduled pick-ups) 

SM 9221 

$46.00 $552.00 

4. 12 

Bacteriological- Heterotrophic 

Plate Count (as needed and 

unscheduled pick-ups) 

SM 9215 

$17.00 $204.00 

5. 324 

General Physical (includes 

pH, color, odor, and turbidity) 

(monthly scheduled by 4:00 

p.m.) 

Various Standard 

Examinations 

$38.00 $12,302.00 

6. 1 

Pricing for late batch of 

Bacteriological-Coliform 

(Presence/Absence) 

approximately 34  samples to 

be picked-up and analyzed  

unscheduled and including 

after 4:00 p.m. 

SM 9223/SM9221 

$72.00 

$2,448.00 

($72.00x34) 

7. 1 

Pricing for each non-

scheduled Bacteriological-

Coliform (Presence/Absence) 

sample picked up and 

analyzed unscheduled and 

including after 4:00 p.m. 

SM 9223/SM9221 

$72.00 $72.00 

   

                TOTAL 

 $46,028.00 

 

  

97



 

18 
38077.00180\29167975.8  

EXHIBIT C 

Activity Schedule 

[RESERVED] 
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EXHIBIT D 

Insurance Requirements 

 

Please refer to the insurance requirements listed below. Those that have an “X” indicated in the 

space before the requirement apply to Contractor’s or Consultant’s Agreement. 

 

 Contractor or Consultant shall procure and maintain for the duration of the Agreement 

insurance against claims for injuries to persons or damages to property which may arise from or 

in connection with the performance of the work hereunder and the results of that work by the 

Contractor or Consultant, its agents, representatives, employees or subcontractors. 

 

Contractor or Consultant shall provide its insurance broker(s)/agent(s) with a copy of these 

requirements and request that they provide Certificates of Insurance complete with copies of all 

required endorsements. 

 

 Contractor or Consultant shall furnish City with copies of original endorsements affecting 

coverage required by this Exhibit D. The endorsements are to be signed by a person authorized 

by that insurer to bind coverage on its behalf. All endorsements and certificates are to be 

received and approved by City before work commences. City has the right to require 

Contractor’s or Consultant’s insurer to provide complete, certified copies of all required 

insurance policies, including endorsements affecting the coverage required by these 

specifications. 

 

Commercial General Liability (CGL): 

 

___ Coverage at least as broad as Insurance Services Office (“ISO”) Form CG 00 01 covering 

CGL on an “occurrence” basis, including products and completed operations, property damage, 

bodily injury and personal and advertising injury with limits no less than $2,000,000.00 per 

occurrence. If a general aggregate limit applies, either the general aggregate limit shall apply 

separately to this project/location or the general aggregate limit shall be twice the required 

occurrence limit.   

  

_X_ Coverage at least as broad as ISO Form CG 00 01 covering CGL on an “occurrence” 

basis, including products and completed operations, property damage, bodily injury and personal 

and advertising injury with limits no less than $1,000,000.00 per occurrence.  If a general 

aggregate limit applies, either the general aggregate limit shall apply separately to this 

project/location or the general aggregate limit shall be twice the required occurrence limit.   

  

___ Coverage at least as broad as ISO Form CG 00 01 covering CGL on an “occurrence” 

basis, including products and completed operations, property damage, bodily injury and personal 

and advertising injury with limits no less than $5,000,000.00 per occurrence.  If a general 

aggregate limit applies, either the general aggregate limit shall apply separately to this 

project/location or the general aggregate limit shall be twice the required occurrence limit.   
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Automobile Liability: 

 

_X_   Coverage at least as broad as ISO Form Number CA 0001 covering, Code 1 (any auto), of 

if Contractor or Consultant has no owned autos, Code 8 (hired) and 9 (non-owned), with limits 

no less than $1,000,000.00 per accident for bodily injury and property damage. 

 

___   Coverage at least as broad as ISO Form Number CA 0001 covering, Code 1 (any auto), 

with limits no less than $5,000,000.00 per accident for bodily injury and property damage. 

 

___   Garage keepers’ extra liability endorsement to extend coverage to all vehicles in the care,                                            

custody and control of the Contractor or Consultant, regardless of where the vehicles are kept or 

driven. 

 

Professional Liability (Errors and Omissions):  

 

The Employer’s Liability policy shall be endorsed to waive any right of subrogation as respects 

the City, its elected and appointed officials, officers, attorneys, agents, and employees.   

 

 X_ Insurance appropriates to the Contractor or Consultant’s profession, with limit no less 

than $1,000,000.00 per occurrence or claim, $2,000,000.00 aggregate. 

 

___    (If Design/Build), with limits no less than $1,000,000.00 per occurrence or claim, and 

$2,000,000.00 policy aggregate.  

 

___ Insurance appropriates to the Contractor or Consultant’s profession, with limit no less 

than ______ per occurrence or claim, ______ aggregate  

 

Workers’ Compensation Insurance: 

 

_X__ Insurance as required by the State of California, with Statutory Limits, and Employer’s 

Liability Insurance with limit of no less than $1,000,000.00 per accident for bodily injury or 

disease. (Not required if Contractor or Consultant provides written verification it has no 

employees) 

 

The Contractor or Consultant makes the following certification, required by section 1861 of the 

California Labor Code: 

 

I am aware of the provisions of Section 3700 of the Labor Code which require every employer to 

be insured against liability for workers' compensation or to undertake self-insurance in 

accordance with the provisions of that code, and I will comply with such provisions before 

commencing the performance of the work of this contract. 

 

__________________________________ 

Contractor/Consultant Signature 
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Builder’s Risk (Course of Construction): 

 

___ Insurance utilizing an “All Risk” (Special Perils) coverage form, with limits equal to the 

completed value of the project and no coinsurance penalty provisions. 

 

Surety Bonds: 

 

___ Contractor shall provide the following Surety Bonds: 

1. Bid Bond 

2. Performance Bond 

3. Payment Bond 

 

The Payment Bond and Performance Bond shall be in a sum equal to the contract price. Bonds 

shall be duly executed by a responsible corporate surety, authorized to issue such bonds in the 

State of California and secured through an authorized agent with an office in California. 

 

Contractor’s or Consultant’s Pollution Legal Liability: 

 

___ Contractor’s or Consultant’s pollution legal liability and/or Asbestos Legal Liability and/or 

Errors and Omissions (if project involves environmental hazards) with limits no less than 

$1,000,000.00 per occurrence or claim and $2,000,000.00 policy aggregate.   

 

If the Contractor or Consultant maintains higher limits than the minimums shown above, the City 

requires and shall be entitled to coverage for the higher limits maintained by the Contractor or 

Consultant. Any available insurance proceeds in excess of the specified minimum limits of 

insurance and coverage shall be available to City.  

 

Other Insurance Provisions: 

 

The insurance policies are to contain, or be endorsed to contain the following provisions: 

 

_X__ Additional Insured Status: 

 

The insurance policies are to contain, or be endorsed to contain the following provision: 

 

The City, its elected and appointed officials, officers, attorneys, agents, and employees are to be 

covered as additional insureds on the CGL policy with respect to liability arising out of work or 

operations performed by or on behalf of the Contractor or Consultant or any subcontractors 

including materials, parts, or equipment furnished in connection with such work or operations, 

including completed operations. General liability coverage can be provided in the form of an 

endorsement to the Contractor’s or Consultant’s insurance (at least as broad as ISO Form CG 20 

10 11 85 or if not available, through the addition of both CG 20 10 and CG 20 37 if a later 

edition is used). 

 

The Additional Insured coverage under the Contractor’s policy shall be “primary and non-

contributory” and will not seek contribution from the City’s insurance or self-insurance and shall 

be at least as broad as CG 20 01 04 13. 
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The limits of insurance required in this Agreement may be satisfied by a combination of primary 

and umbrella or excess insurance. Any umbrella or excess insurance shall contain or be endorsed 

to contain a provision that such coverage shall also apply on a primary and non-contributory 

basis for the benefit of City (if agreed to in a written contract or agreement) before the City’s 

own insurance or self-insurance shall be called upon to protect it as a named insured. 

 

_X__ Primary Coverage: 

 

The insurance policies are to contain, or be endorsed to contain the following provision: 

 

For any claims related to this contract, the Contractor’s or Consultant’s insurance coverage shall 

be primary insurance as respects the City, its elected and appointed officials, officers, attorneys, 

agents, and employees. Any insurance or self-insurance maintained by the City, its elected and 

appointed officials, officers, attorneys, agents, and employees shall be in excess of the 

Contractor’s or Consultant’s insurance and shall not contribute with it. 

 

____ Builder’s Risk (Course of Construction Insurance) (applicable to Construction 

Contracts only) 

 

Contractor or Consultant may submit evidence of Builder’s Risk insurance in the form of Course 

of Construction coverage. Such coverage shall name the City as a loss payee as their interest may 

appear.   

 

If the project does not involve new or major reconstruction, at the option of the City, an 

Installation Floater may be acceptable. For such projects, a Property Installation Floater shall be 

obtained that provides for the improvement, remodel, modification, alteration, conversion or 

adjustment to existing buildings, structures, processes, machinery and equipment. The Property 

Installation Floater shall provide property damage coverage for any building, structure, 

machinery or equipment damaged, impaired, broken, or destroyed during the performance of the 

Work, including during transit, installation, and testing at the City’s site. 

 

____ Notice of Cancellation, Suspension or Otherwise Voiding Policies: 

 

Each insurance policy required above shall contain, or be endorsed to contain that coverage shall 

not be suspended, voided, canceled or reduced in coverage or in limits except with thirty (30) 

days’ prior written notice by certified mail, return receipt requested to the City. 

 

_X__ Waiver of Subrogation: 

 

Contractor or Consultant hereby grants to City a waiver of any right to subrogation which any 

insurer of said Contractor or Consultant may acquire against the City by virtue of the payment of 

any loss under such insurance.  Contractor or Consultant agrees to obtain any endorsement that 

may be necessary to affect this waiver of subrogation, but this provision applies regardless of 

whether or not the City has received a waiver of subrogation endorsement from the insurer. The 

Workers’ Compensation Policy shall be endorsed with a waiver of subrogation in favor of the 
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City for all work performed by Contractor or Consultant, its employees, agents and 

subcontractors. 

 

____ Completed Operations 

 

For Construction Agreements, Contractor shall maintain insurance as required by this Agreement 

to the fullest amount allowed by law and shall maintain insurance for a minimum of five (5) 

years following the completion of this project. In the event Contractor fails to obtain or maintain 

completed operations coverage as required by this Agreement, the City at its sole discretion may 

purchase the coverage required and the cost will be paid by Contractor. 

 

THE FOLLOWING PROVISIONS APPLY TO ALL AGREEMENTS 

 

Deductibles and Self-Insured Retentions (“SIR”): 

 

Any deductibles or self-insured retentions must be declared to and approved by City. The City 

may require the Contractor or Consultant to purchase coverage with a lower deductible or 

retention or provide proof of ability to pay losses and related investigations, claim 

administration, and defense expenses within the retention. At the option of the City, either (1) the 

insurer shall reduce or eliminate such deductibles or self-insured retentions as respects the City, 

its elected and appointed officials, officers, attorneys, agents, and employees; or (2) the 

Contractor or Consultant shall procure a bond guaranteeing payment of losses and related 

investigations, claim administration and defense expenses. 

 

All SIRs must be disclosed to Risk Management for approval and shall not reduce the limits of 

liability. 

 

Policies containing any SIR provision shall provide or be endorsed to provide that the SIR may 

be satisfied by either the named insured or the City. 

 

City reserves the right to obtain a full-certified copy of any insurance policy and endorsements.  

Failure to exercise this right shall not constitute a waiver of right to exercise later. 

 

Acceptability of Insurers: 

 

Insurance is to be placed with insurers with a current A.M. Best’s rating of no less than A:VII, 

unless otherwise acceptable to City.  
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Claims Made Policies: (note - should be applicable only to professional liability, see below) 

 

1. The Retroactive Date must be shown, and must be before the date of the contract 

or the beginning of contract work. 

2. Insurance must be maintained and evidence of insurance must be provided for at 

least five (5) years after completion of contract of work. 

3. If coverage is canceled or non-renewed, and not replaced with another claims-

made policy form with a Retroactive Date prior to the contract effective date, the 

Contractor or Consultant must purchase “extended reporting” coverage for a 

minimum of five (5) years after completion of work.  

4. A copy of the claims reporting requirements must be submitted to the City for 

review. 

5. If the services involve lead-based paint or asbestos identification/remediation, the 

Contractor’s Pollution Liability Policy shall not contain lead-based paint or 

asbestos exclusions. If the services involve mold identification/remediation, the 

Contractors Pollution Liability Policy shall not contain a mold exclusion, and the 

definition of Pollution shall include microbial matter, including mold. 

 

Subcontractors: 

 

Contractor or Consultant shall require and verify that all subcontractors maintain insurance 

meeting all the requirements stated herein, and Contractor shall ensure that City is an additional 

insured on insurance required from subcontractors. 

 

Subcontractor agrees to be bound to Contractor and City in the same manner and to the same 

extent as Contractor is bound to City under this Agreement and any other contract documents. 

Subcontractor further agrees to include the same requirements and provisions of this Agreement, 

including the indemnity and insurance requirements, with any sub-subcontractor to the extent 

they apply to the scope of the sub-subcontractor’s work. A copy of the City indemnity and 

insurance provisions will be furnished to the subcontractor upon request. 

 

Verification of Coverage: 

 

Contractor or Consultant shall furnish the City with original certificates and amendatory 

endorsements or copies of the applicable policy language effecting coverage required by this 

clause. All certificates and endorsements are to be received and approved by the City before 

work commences. However, failure to obtain the required documents prior to the work beginning 

shall not waive the Contractor or Consultant’s obligation to provide them. The City reserves the 

right to require complete, certified copies of all required insurance policies, including 

endorsements required by these specifications, at any time. 
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Special Risks or Circumstances 

 

City reserves the right to modify these requirements, including limits, based on the nature of the 

risk, prior experience, insurer, coverage or other special circumstances.  

 

Failure to Comply: 

 

Each insurance policy required above shall contain or be endorsed to contain that any failure to 

comply with reporting provisions of the policies shall not affect coverage provided to the City, 

its elected and appointed officials, officers, attorneys, agents, and employees. 

 

Applicability of Coverage: 

 

Each insurance policy required above shall contain or be endorsed to contain that the 

Contractor’s or Consultant’s insurance shall apply separately to each insured against whom claim 

is made or suit is brought, except with respect to the limits of the insurer's liability. 
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CITY OF MILPITAS 
AGENDA REPORT 

(AR) 
 
 
 

Item Title: Approve Amendment No. 1 to the Contract with West Coast Arborist, Inc. for City Owned 
Tree Maintenance Services 

Category: Consent Calendar-Community Services and Sustainable Infrastructure 

Meeting Date: 5/21/2019 

Staff Contact: Tony Ndah, 408-586-2602 

Recommendation: Authorize the City Manager to approve Amendment No. 1 to the Contract with West 
Coast Arborist, Inc. in the amount of $150,000 for citywide tree removal services. 

 
Background: 
As part of the FY2018-19 Mid-year budget, Council approved the addition of $150,000 to prioritize the removal 
of trees that posed a high risk of failure.  This agenda item is a request for Council to authorize the City 
Manager to approve Amendment No. 1 to the agreement with West Coast Arborist in the amount of $150,000 
for removal of these high priority trees.  
  
On April 13, 2018, the City of Milpitas issued a Request for Proposal for City-Owned Tree Maintenance 
services (RFP No. 2233). The scope of work in the RFP included a variety of pruning types for all City-owned 
trees that would provide pruning on a five-year schedule. This schedule would enable all City-owned trees to 
be maintained properly and data collected on the health and vitality of the trees and uploaded to the City’s tree 
survey database. Additional on-call services were also listed in the RFP such as tree stump removal, tree 
planting services and emergency crew assistance. 
 
On July 1, 2018, the City executed the agreement with West Coast Arborist, Inc. for a five-year term ending 
June 30, 2023, for City-Owned Tree Maintenance Services. The annual cost for the contract is $477,510.00 
and the total five year not-to-exceed amount is $2,387,550. 
 
Analysis: 
The Public Works Department completed an inventory and assessment of all City owned trees. The arborist 
report provided recommendations for trees that needed to be removed as a priority due to their risk of failure. 
There are approximately 380 trees that need to be removed as a high priority.  
 
The trees identified for removal in the arborist report are compromised and pose a potential hazard to public 
health and safety or property. The Public Works Department intends to work with West Coast Arborist, Inc. 
to remove the compromised trees in order to reduce potential liability to the City.  
 
Policy Alternative: 
 
Alternative 1:  Not authorize the City Manager to approve Amendment No. 1 for tree removal services to be 
performed by West Coast Arborist, Inc.  
 
Pros: None 
Cons: Up to 380 trees at risk of failure may not be removed, resulting in potential liability for hazards to public 
safety and property and claims against the City.  
 
Reason not recommended: This alternative may result in potential liability to the City.   
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Fiscal Impact: 
A request for an additional $150,000 was approved for contractual services under function 425 - Trees & 
Landscape as part of the FY 2018-19 Mid-Year budget process as approved by City Council on February 19, 
2019 as agenda item No. 14. 
 
California Environmental Quality Act: 
By the definition provided in the California Environmental Quality Act (CEQA) Guidelines Section 15378, this 
action does not qualify as a “project” for the purpose of CEQA. 
 
Recommendation: 
Authorize the City Manager to approve Amendment No. 1 to the contract with West Coast Arborist, Inc. in the 
amount of $150,000 for citywide tree removal services. 
 
Attachments: 
a) Amendment No. 1 to contract with West Coast Arborist 
b) City-Owned Tree Maintenance Contract with West Coast Arborist Inc. 
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 AMENDMENT NO. 1 TO THE AGREEMENT  

WITH  
WEST COAST ARBORIST, INC.  

FOR 
CITY-OWNED TREE MAINTENANCE SERVICES 

 
 
 This Amendment No. 1 is entered into this ____day of__________, 2019, 
by and between the City of  Milpitas, a municipal corporat ion of  the State of 
California (hereafter referred to as "CITY") and West Coast Arborist, Inc. ,  a 
California corporation (hereafter referred to as "CONTRACTOR").  
 
RECITALS 
 

 
WHEREAS, on July 1, 2018, the City executed an agreement with West 
Coast Arbor ist,  Inc. for a f ive-year term ending June 30, 2023, for City-
Owned Tree Maintenance Services  (the “Agreement”);  and 
 
WHEREAS, the Publ ic Works Department recently completed an inventory 
and assessment of  all  City trees. The report provided recommendat ions for 
trees that should be removed as a priority due to their r isk of failure. There 
are approximately 380 trees that need to be removed as a high priority and 
the City does not have a dedicated tree c rew to address these tree issues 
throughout the City; and 
 
WHEREAS, the part ies desire to amend the Agreement to provide 
addit ional funding of  $150,000.00 to be used to increase the agreement 
services with West Cost Arborist,  Inc. to assist staff  with the removal of  
these trees through June 30, 2020. 
 
NOW THEREFORE, in considerat ion of  the mutual covenants and 
condit ions herein contained, the part ies agree to amend the Agreement as 
follows: 
 

 
1. The total value of  the Agreement shal l be increased from Four Hundred 

Seventy Seven Thousand Five Hundred Ten Dollars and Zero Cents 
($477,510.00) by One Hundred Fif ty Thousand Dollars and Zero Cents 
($150,000.00), for a new not-to-exceed total of  Six Hundred Twenty Seven 
Thousand Five Hundred Ten Dollars and Ze ro Cents ($627,510.00). 
 

2. The addit ional funding is only for addit ional on call services  during the 
current term ending June 30, 2020, as described and priced on page 28 of  
the Agreement, under “ON-CALL SERVICES-Section B Removals” on the 
Proposal Offer Form - Costs sheet. 

 
3. Al l other provisions of  the Agreement not amended by this Amendment No. 

1 shall remain in ful l  force and effect.  
 

This Amendment is executed as of  the date wr it ten on page one above.  
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APPROVED BY:  
 
 
CITY OF MILPITAS  
Approved By:   
 
       
Jul ie Edmonds-Mares 
City Manager 
 
       
Effect ive Date 
 
Approved As To Form:  
 
       
Christopher J. Diaz 
City Attorney  
 
Approved As To Scope:  
 
       
Jane Corpus 
Interim Director of  Financial Services  
 
Approved As To Content:  
 
       
Tony Ndah 
Publ ic Works Director  
 
 
 
 

WEST COAST ARBORIST,  INC. 

       
Signature 

       
Name 
 
       
Tit le 
 
       
Date 
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CITY OF MILPITAS 
AGENDA REPORT 

(AR) 
 
 
 

Item Title: Adopt a Resolution Directing Staff to Fly the Eritrea Independence Day Flag at Cesar 
Chavez Plaza 

Category: Consent Calendar-Leadership and Support Services 

Meeting Date: 5/21/2019 

Staff Contact: Renee Lorentzen, 408-586-3409 

Recommendation: Adopt a Resolution directing staff to fly the Eritrea Independence Day Flag on May 24, 
2019 at the Cesar Chavez Plaza. 
 

 
 
Background: 
Pursuant to Milpitas Municipal Code Section I-600-2.30(3), the City Council may, by resolution, direct City staff 

to display Commemorative Flags as an expression of the City’s official sentiments by any of the following 

means:  (i) display in lieu of the MIA/POW flag on one of the four City Hall Display Flag Poles located at the 

rear of City Hall adjacent to the pond, (ii) display in lieu of the flag of the State of California on one of the three 

flag poles located at Cesar Chavez Plaza, or (iii) display through ground level ceremonies at any of the 

following locations at the Civic Center complex or the City of Milpitas Community Center:  

(1) City Hall Rotunda  

(2) Area adjacent to pond at City Hall  

(3) Cesar Chavez Plaza  

(4) City Council Chambers  

Councilmember Bob Nuñez is requesting that City Council adopt a Resolution directing staff to fly the Eritrea 

Independence Day Flag in honor of their celebrated Independence Day on May 24, 2019. In accordance with 

the Municipal Code, the Commemorative Flags shall be displayed for a period of time that is reasonable or 

customary for the subject that is to be commemorated, but no longer than 30 continuous days. 

 
Recommendation: 
Adopt a Resolution directing staff to fly the Eritrea Independence Day Flag on May 24, 2019 at the Cesar 

Chavez Plaza. 

 
 
Attachments: 
Resolution  
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  Resolution No. ____ 

RESOLUTION NO. ______ 

 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MILPITAS DIRECTING STAFF TO FLY THE 

ERITREA INDEPENDENCE DAY FLAG AT CESAR CHAVEZ PLAZA ON MAY 24, 2019 

 

WHEREAS, on August 1, 2017, the City Council (the “City Council”) of the City of Milpitas Adopted 

Ordinance No. 260.2 relating to the display of flags on City-owned property; and  

 

WHEREAS, pursuant to Milpitas Municipal Code Section I-600-2.30(3), the City Council may, by resolution, 

direct City staff to display Commemorative Flags as an expression of the City’s official sentiments by any of the 

following means: (i) display in lieu of the MIA/POW flag on one of the four City Hall Display Flag Poles located at the 

rear of City Hall adjacent to the pond, (ii) display in lieu of the flag of the State of California on one of the three flag poles 

located at Cesar Chavez Plaza, or (iii) display through ground level ceremonies at any of the following locations at the 

Civic Center complex or the City of Milpitas Community Center:  

 

(1) City Hall Rotunda  

(2) Area adjacent to pond at City Hall  

(3) Cesar Chavez Plaza  

(4) City Council Chambers; and 

WHEREAS, Eritrea Independence Day is on May 24, 2019, and as part of honoring that day the City intends to 

fly the Eritrea Independence Day Flag on May 24, 2019 in Cesar Chavez Plaza. 

 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.  Pursuant to Milpitas Municipal Code Section I-600-2.30(3), the City Council hereby directs staff to fly 

the Eritrea Independence Day Flag in lieu of the flag of the State of California at Cesar Chavez Plaza on 

May 24, 2019, after which staff shall resume flying the flag of the State of California unless the City 

Council directs otherwise by further resolution.  

 PASSED AND ADOPTED this    day of     2019, by the following vote: 

 

AYES:  

NOES:  

ABSENT:  

ABSTAIN:  

 

ATTEST:      APPROVED: 

 

 

             

Mary Lavelle, City Clerk    Rich Tran, Mayor 

 

 

APPROVED AS TO FORM: 

 

 

      

Christopher J. Diaz, City Attorney 
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CITY OF MILPITAS 

AGENDA REPORT 

(AR) 
 
 

 

Item Title: Conduct a Public Hearing and Adopt a Resolution Confirming the Assessment and 
Ordering the Levy for the Landscaping and Lighting Maintenance Assessment 
District No. 95-1, McCarthy Ranch for Fiscal Year 2019-20 

Category: Public Hearings-Community Development 

Meeting Date: 5/21/2019 

Staff Contact: Steve Erickson 408-586-3301 

Recommendation: 1. Open the public hearing, receive any comments, and move to close the 
hearing following any testimony. 

2. Adopt a Resolution confirming the assessment and ordering the levy for 
Landscaping and Lighting Maintenance Assessment District No. 95-1, 
McCarthy Ranch for Fiscal Year 2019-20. 

 
 
Background: 
Landscaping and Lighting Maintenance Assessment District No. 95-1, McCarthy Ranch (LLMD 95-1) provides 
for the maintenance and improvement of public landscaping, irrigation systems, pedestrian lighting, gateway 
columns and entry signs along portions of North McCarthy Boulevard and the Ranch Drive gateway between 
State Route 237 and Dixon Landing Road in the areas as shown on the attached location map.   
  
Analysis: 
On May 7, 2019, the City Council adopted Resolution No. 8865 approving the Annual Engineer’s Report, and 
adopted Resolution No. 8866 declaring its intention to levy and collect assessment for Fiscal Year 2019-20 for 
the Landscaping and Lighting Maintenance Assessment District No. 95-1.   
 
An annual public hearing is necessary to adopt the Annual Engineer’s Report to provide funds for the district. 
The total assessment for fiscal year 2019-20 is $360,135.96, with an assessment rate not exceeding the 
maximum rate per square foot.  
 
Policy Alternatives: 
 
Alternative 1:   
Not approve resolution confirming the assessment and ordering the levy for LLMD 95-1. 
 
Pros: None 
 
Cons: The Landscaping and Lighting Act of 1972 requires the legislative body to adopt a resolution confirming 
the diagram and assessment, not adopting a resolution of confirmation would jeopardize the City’s ability to 
collect assessments for the maintenance and upkeep of LLMD 95-1.  
 
Reason not recommended: To allow for the continued maintenance of LLMD 95-1, staff recommends 
approving the resolution confirming the assessment and ordering the levy for fiscal year 2019-20.  
 
Fiscal Impact: 
The levy and collection of assessments provides a funding resource for the City to improve and maintain public 
landscaping, irrigation systems, pedestrian lighting, gateway columns and entry signs within LLMD 95-1.  
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California Environmental Quality Act: 
Levy and collection of assessment is not considered a project under CEQA as there will be no direct or 
reasonably foreseeable indirect physical change in the environment.  
 
Recommendation: 

1. Open the public hearing, receive any comments, and move to close the hearing following any 
testimony. 

2. Adopt a Resolution confirming the assessment and ordering the levy for Landscaping and Lighting 
Maintenance Assessment District No. 95-1, McCarthy Ranch for Fiscal Year 2019-20. 

 
Attachments: 

a) Resolution 
b) Annual Engineer’s Report 
c) Location Map  
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RESOLUTION NO.    

 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MILPITAS CONFIRMING THE 

ASSESSMENT AND ORDERING THE LEVY FOR LANDSCAPING AND LIGHTING MAINTENANCE 

ASSESSMENT DISTRICT NO. 95-1 FOR FISCAL YEAR 2019/20 

 

 WHEREAS, the City Council previously completed its proceedings in accordance with and pursuant to the 

Landscaping and Lighting Act of 1972, Part 2, Division 15 of the California Streets and Highways Code (commencing 

with Section 22500) (the “Act”) to establish the Landscaping and Lighting Maintenance Assessment District (the 

“Assessment District”); and 

 

 WHEREAS, the City Council has retained NBS for the purpose of assisting with the annual levy of the 

Assessment District, and the preparation and filing of an Annual Report; and 

 

 WHEREAS, the City Council has, by previous resolution, declared its intention to hold a Public Hearing 

concerning the levy and collection of assessments within the Assessment District; and 

 

 WHEREAS, a Public Hearing has been held and concluded and notice thereof was duly given in accordance with 

Section 22626 of the Act; and 

 

WHEREAS, at the time and place specified in the Resolution of Intention the City Council conducted such 

hearing and considered all objections to the assessment. 

 

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

 

1. Confirmation of Assessment and Diagram: The City Council hereby confirms the assessment and the 

diagram as is described in full detail in the Annual Report on file with the City Clerk. 

  

2. Levy of Assessment: Pursuant to Section 22631 of the Act, the adoption of this Resolution shall constitute 

the levy of an assessment for the fiscal year commencing July 1, 2019, and ending June 30, 2020.  

 

3. Ordering of the Levy: The City Council hereby orders NBS to prepare and submit the levy of assessments to 

Santa Clara County for placement on the Fiscal Year 2019/20 secured property tax roll. 

 

PASSED AND ADOPTED this _____ day of ____________, 2019, by the following vote: 

 

AYES:  

NOES: 

ABSENT: 

ABSTAIN: 

 

ATTEST:       APPROVED: 

 

 

________________________     ________________________ 

Mary Lavelle, City Clerk     Rich Tran, Mayor 

 

 

APPROVED AS TO FORM: 

 

 

___________________________ 

Christopher J. Diaz, City Attorney 
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OFFICE LOCATIONS:

Temecula – Corporate Headquarters
32605 Temecula Parkway, Suite 100
Temecula, CA 92592

San Francisco – Regional Office
870 Market Street, Suite 1223
San Francisco, CA 94102

California Satellite Offices
Atascadero, Davis,
Huntington Beach,
Joshua Tree, Riverside,
Sacramento, San Jose

www.nbsgov.com

Prepared by:

Landscaping and Lighting Maintenance Assessment
District No. 95-1
Fiscal Year 2019/20 Annual Report
April 2019
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City of Milpitas
Fiscal Year 2019/20 Annual Report – LLMAD 95-1 Annual Report 1

ENGINEER’S LETTER
WHEREAS, in 1995 the City Council of the City of Milpitas (the “City”), State of California, under the

Landscaping and Lighting Act of 1972 (the “Act”), created the City of Milpitas Landscaping and Lighting
Maintenance Assessment District No. 95-1 (the “District”) in order to provide for the continued
maintenance, operation, and administration of various improvements within the boundaries of the District;
and

WHEREAS, the City Council has directed NBS to prepare and file a report for Fiscal Year 2019/20 in
accordance with Chapter 1, Article 4 of the Act presenting plans and specifications describing the general
nature, location and extent of the improvements to be maintained; an estimate of the costs to maintain,
operate, and service the improvements for the District for the referenced fiscal year; a diagram for the
District showing the area and properties to be assessed; and an assessment of the estimated costs to
maintain and service the improvements, stating the net amount to be assessed upon all assessable lots or
parcels within the District in proportion to the special benefit received.

NOW THEREFORE, the following assessments have been calculated in accordance with the
assessment methodology adopted and approved by the City Council at the time of District formation, and
are made to cover the portion of the estimated costs of maintenance, operation, and servicing of the
improvements, to be paid by the assessable real property within the District in proportion to the special
benefit received:

District Parcels

2019/20
Maximum Assessment
Rate per Lot Sq. Ft.(1)

2019/20
Actual Assessment
Rate per Lot Sq. Ft.

2019/20
Net Amount to be

Assessed(2)(3)

LLMAD 95-1 44 $0.0462 $0.03054 $360,135.96

(1) The April 1, 2019 CPI was not available at the time of writing of this Report. The Fiscal Year 2019/20 CPI increase was
estimated using the February 2019/20 CPI.

(2) Amounts placed on the tax roll include the 1% Santa Clara County Collection Fee.

I identified all parcels which will have a special benefit conferred upon them from the improvements
described in District’s Plans and Specifications section of this Engineer’s Report (the “Benefited Parcels”).
For particulars as to the identification of said parcels, reference is made to the Assessment Diagram, a copy
is on file in the office of the City Clerk.

I have assessed the costs and expenses of the improvements upon the Benefited Parcels.  In making such
assessment:

a. The proportionate special benefit derived by each Benefited Parcel from the improvements was
determined in relationship to the entirety of the maintenance costs of the improvements;

b. No assessment has been imposed on any Benefited Parcel which exceeds the reasonable cost of
the proportional special benefit conferred on such parcel from the improvements; and

c. Any general benefits from the improvements have been separated from the special benefits and
only special benefits have been assessed.
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City of Milpitas
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I, the undersigned, respectfully submit the enclosed Engineer’s Report and, to the best of my knowledge,
information and belief, the Engineer’s Report, Assessments, and the Assessment Diagrams herein have
been prepared and computed in accordance with the order of the City Council of the City of Milpitas, the
Act, and Article XIIID.

Steven Erickson, PE
Engineering Director/City Engineer
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PLANS AND SPECIFICATIONS
The District provides for the continued administration, maintenance, operation, and servicing of various
improvements located within the public right-of-way and dedicated easements within the boundaries of
the District.

2.1 Location of Improvements
The District is located on the west side of the City of Milpitas, bounded on the east by State Route 880, on
the west by Coyote Creek, on the south by State Route 237, and on the north by Dixon Landing Road. The
improvements maintained include public landscaping and irrigation improvements, including jogging paths,
pedestrian lighting, gateway improvements, and entry signage, which are primarily situated within the
public right-of-way and dedicated public easements within the District.

2.2 Landscaping Improvements
Landscaping, pedestrian lighting, gateway, and signage improvements were installed along the roadways
and sidewalks within the District to enhance the overall visual appearance for adjacent parcels.

The improvements within the District consist of the maintenance and installation of any or all public
landscaping and irrigation improvements adjacent to curbs of the following described streets, including
jogging paths, planter walls, grass berms, pedestrian lighting and appurtenant irrigation systems,
ornamental planting including lawns, shrubs, and trees; installation and maintenance of gateway columns
and entry signs. Such maintenance includes all necessary repairs, replacements, water, electric current,
spraying, care, supervision, debris removal and all other items of work necessary and incidental for
property maintenance and operation thereof.  The landscaping, irrigation, pedestrian lighting, gateway,
and signage improvements are collectively referred to as “landscaping improvements”.  All such work will
be performed in the following areas:

2.2.1 N. McCarthy Boulevard
1. A strip of land including an earth berm approximately 50 feet in width from face of each curb line,

from the southerly connection with Ranch Drive northerly 2,400 feet, more or less, to the northerly
connection with Ranch Drive. A strip of land including a grass berm approximately 35 feet in width,
west of the face of westerly curb, along the West Side of N. McCarthy Boulevard, from the
southerly connection with Ranch Drive, northerly 2,400 feet, more or less.  The initial phase
includes a strip of land 6 feet wide on the west side of McCarthy Boulevard.

2. Commencing at a location approximately 2,400 feet north of State Route 237 thence proceeding
north to the northern boundary of Lands of N. McCarthy, 7,800 feet more or less, a strip of land
approximately 27 to 34 feet in width on each side along the east and west sides of McCarthy
Boulevard between the northerly connection with Ranch Drive and Dixon Landing Road.

3. A median island from the southerly intersection with Ranch Drive northerly to the intersection
with Dixon Landing Road.
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4. Gateway Improvements, at the southerly intersection of N. McCarthy Boulevard and Ranch Drive
and southerly of Bridge No. 1 along N. McCarthy Boulevard, including curved stone planter walls,
gateway columns with entry sign appurtenant mounding ornamental plantings including flat work,
trees and ground cover, irrigation systems; all as shown on landscape plans.

5. Lighting costs in the District are limited to the supplemental pedestrian lights installed between
each of the 2 street lights on the section of curved walkway located on the East Side of N.
McCarthy Boulevard. The conventional lighting along McCarthy Boulevard is not included.

2.2.2 Milpitas Entry Sign
1. City of Milpitas Entry Identification Sign along N. McCarthy Blvd., including walls, columns, lighting

and other appurtenances.

2.2.3 Ranch Drive
1. Commencing at a Northerly location where the right-of-way of Ranch Drive is contiguous with the

right-of-way of Interstate 880, thence southerly, a strip of land approximately 10 feet in width
measured from the east face of curb of Ranch Drive, from the northerly connection with Interstate
880 and Ranch Drive, southerly 630 feet, more or less, thence 405 feet south to the southerly end
of Gateway location, varying in width from 10 feet to 132 feet, more or less.

2. Gateway Improvements, at the southerly connection of Ranch Drive and Interstate 880, including
curved stone planter walls, gateway columns with entry sign appurtenant mounding ornamental
plantings including flat work, trees and ground cover, irrigation systems; all as shown on landscape
plans (Part A), except the Shopping Center’s Monument Sign.

2.3 Overhead
In addition to the hard costs of maintaining the improvements mentioned above, the City will incur costs
for staff time and expenses related to the management and maintenance of the improvements within the
District.  Staff time includes oversight and coordination of both City and contractor provided services,
annual tax roll preparation, and addressing property owner questions and concerns.  These activities are
directly related to the maintenance of the improvements, and without them the improvements could not
be efficiently completed or properly maintained on an ongoing basis.
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ESTIMATE OF COSTS
The estimated costs of maintenance and servicing of the improvements as described in the Plans and
Specifications are summarized below.

3.1 District Budget
The Fiscal Year 2019/20 estimated cost budget for the maintenance and servicing of the improvements is as
follows:

Description
Budget

2019/20
Maintenance Staff and Contract Services(1) $245,740
Capital Equipment 0
Supplies 2,000
Utilities (Water, Electricity) 41,180
Reserve Fund 0
Capital Improvement Program 85,000
Maintenance Costs $373,920

NBS $4,350
City Staff District Admin 700
County Auditor-Controller Fee(2) 3,601
District Specific Costs $8,651

Total District Costs $382,571
General Benefit Contribution(3) (22,435)
Operating Reserve Contribution 0
Net Amount to be Assessed $360,136

Total District Square Footage(4) 11,792,520
Rate per Square Foot(5)(6) $0.03054
Maximum Rate Per Square Foot – 2019/20(7) $0.04620

(1) For 2019/20 Landscape Maintenance Contract Services includes Terracare and Irvine Company.
(2) County Auditor-Controller Fee is currently 1% of the total levy submittal.
(3) General Benefit Contribution is not applied to District Specific Costs as these are special benefits to the District.
(4) Total District Square Footage includes the 50% reduction for Parcel 5-7 (Sewer Main Pump Station) and Parcel 5-3C

(Storm Pump Station).
(5) The Rate per Square Foot equals the Net Amount to be Assessed / Total District Square Footage.
(6) The assessed rate cannot exceed the maximum rate.
(7) The April 1, 2019 CPI was not available at the time of writing of this Report.  The Fiscal Year 2019/20 CPI increase was

estimated by using the February 2019/20 CPI.

3.1.1 Operating Reserve
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It is the intent of the City to maintain an operating reserve which shall not exceed the estimated costs of
maintenance and servicing of the improvements prior to December 10 of the fiscal year, or when the City
expects to receive its apportionment of special assessments from the County, whichever is later. The
operating reserve balance information for the District is as follows:

Estimated Fiscal Year Ending 6/30/2019 Operating Reserve Cash Balance $185,496
Operating Reserve Collection – Fiscal Year 2019/20 0
Estimated Fiscal Year Ending 6/30/2020 Operating Reserve Cash Balance $185,496
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SPECIAL AND GENERAL BENEFIT
The improvements defined in Section 2 are expected to confer certain special benefits to parcels within the
District. The special benefits are described below.

4.1 Introduction
Pursuant to Article XIIID, all parcels that receive a special benefit conferred upon them because of the
installation, implementation and maintenance of the improvements, services and activities shall be
identified, and the proportionate special benefit derived by each identified parcel shall be determined in
relationship to the entire costs of the installation, implementation and maintenance of the improvements,
services and activities.

Article XIIID, Section 4(a) of the California Constitution limits the amount of any assessment to the
proportional special benefit conferred on the property. Proposition 218 requires that the City separate the
general benefit from special benefit, so that only special benefit may be assessed to properties within the
District. Furthermore, Article XIIID also provides that publicly owned properties must be assessed unless
there is clear and convincing evidence that those properties receive no special benefit from the
assessment.

4.2 Special Benefits Identified
The improvements described in Section 2 are expected to confer certain special benefits to parcels within
the District.  The special benefits conferred to property within the District can be grouped into three
primary benefit categories: aesthetic benefit, safety benefit, and economic benefit. The three district
benefit categories are further expanded upon below.

 Improved Aesthetics:  The aesthetic benefit relates to the increase in the overall aesthetics
because of the ongoing maintenance, servicing, and operation of the improvements within the
District.  The landscaping improvements enhance the overall image and desirability of the
properties within the District. Street landscaping improvements improve the livability, commercial
activity, appearance, and desirability for properties within the District. Regular maintenance
ensures that the improvements do not reach a state of deterioration or disrepair to be materially
detrimental to properties adjacent to or in close proximity to the improvements. The overall
appeal of the District is enhanced when improvements are in place and kept in a healthy and
satisfactory condition. Conversely, appeal decreases when improvements are not well-maintained,
unsafe, or destroyed by the elements or vandalism. Streetscapes have a significant effect on how
people view and interact with their community.1 With streetscapes that are safe and inviting,
people are more likely to walk, which can help reduce automobile traffic, improve public health,
stimulate local economic activity, and attract residents and visitors to the community.2

 Increased Safety: Well-maintained areas mitigate crime, especially vandalism, and enhance
pedestrian safety.  A recent study found that after landscape improvements were installed, there

1 Victoria Transport Policy Institute. (2011). Community Livability. Helping to Create Attractive, Safe, Cohesive Communities. Retrieved
from http://www.vtpi.org/tdm/tdm97.htm.
2 Ibid.
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was a 46% decrease in crash rates across urban arterial and highway sites and a second study
reviewed found a 5% to 20% reduction in mid-block crashes after trees and planters in urban
arterial roads were put in place.  In addition, there is less graffiti, vandalism, and littering in
outdoor spaces with natural landscapes than in comparable plant-less spaces.3 The Victoria
Transport Policy Institute has found that streetscapes reduce traffic speeds and when combined
with improved pedestrian crossing conditions can significantly reduce collisions.4

 Economic Activity:  Well-maintained street landscape improvements not only make adjacent
properties appear more stable and prosperous but can spur investment in the property. The
National Complete Streets Coalition notes that street design that is inclusive of all modes of
transportation, where appropriate, not only improves conditions for existing businesses, but also is
a proven method for revitalizing an area and attracting new development.5 Landscaped sidewalks
create an inviting place for customers to shop and do business.6 Well-maintained and safe District
areas will encourage an increase in the overall pedestrian activity.  The area will become more
pedestrian friendly, thus improving the retail environment by encouraging individuals to shop,
dine, and stay within the District boundaries. The District will provide a cleaner more inviting
environment to businesses and consumers which will attract, retain and expand the retail and
business climate throughout. The effort will reduce vacancy rates and increase lease rates and
utilization of property within the District.

4.3 General Benefits Identified
Section 4 of Article XIIID of the California Constitution provides that once a local agency which proposes to
impose assessments on property has identified those parcels that will have special benefits conferred upon
them and upon which an assessment will be imposed, the local agency must next “separate the general
benefits from the special benefits conferred,” and only the special benefits can be included in the amount
of the assessments imposed.

General benefit is an overall and similar benefit to the public at large resulting from the maintenance of
the District’s improvements provided by the assessments levied. The improvements to be maintained by
the District are located within the District boundaries only.  There will be no District maintenance activities
provided for improvements located outside of the District boundaries.

The ongoing maintenance of the District improvements will provide aesthetic, safety, and economic
activity benefits to the property within the District.  However, it is recognized that the ongoing
maintenance activities will also provide a level of benefit to some property within proximity to the District,
as well as individuals passing through. Therefore, the general benefit created because of the District
maintenance activities has been considered.

3 Wolf, Kathleen L. (2010). Safe Streets – A Literature Review. In: Green Cities: Good Health (www.greenhealth.washington.edu).
College of the Environment, University of Washington.

4 Victoria Transport Policy Institute. (2011). Community Livability. Helping to Create Attractive, Safe, Cohesive Communities. Retrieved
from http://www.vtpi.org/tdm/tdm97.htm.
5 Pugliese, Philip. (2008). Complete Streets provide all the elements of multi-modal transportation. Retrieved from

http://www.americantrails.org/resources/trans/completestreets08.html
6 U.S Department of Transportation. Federal Highway Administration. (2001). Designing Sidewalks and Trails for Access, Part II of II:
Best Practices Design Guide. Retrieved from http://www.fhwa.dot.gov/environment/bicycle_pedestrian /publications/sidewalk2
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4.4 Quantification of Benefit
As a result of the maintenance and operation of the improvements, there will be a level of general benefit
to people that do not work or intend to conduct business within the District.  In order for property within
the District to be assessed only for that portion of special benefits received from the district’s maintenance
activities, general benefits provided by the ongoing maintenance of the improvements needs to be
quantified.  The amount of general benefit that is provided from the District’s maintenance activities
cannot be funded via property owners’ assessments.

Based upon the City’s General Plan, the streets within the City are classified into one of the following
categories: freeway, expressway, arterial, collector, or local streets.  The landscaping improvements are
primarily located along N McCarthy Boulevard and Ranch Drive, and situated within the public right-of-
way.  The portion of the maintained landscaping that is located along N McCarthy Boulevard (classified as
an arterial street) provides some general benefit to pass-through traffic. Arterial streets are intended to
provide a higher degree of mobility and generally serve longer vehicle trips.  The landscape improvements
within the District boundaries not only serve the parcels in the immediate vicinity, but persons who live
outside of the District and are passing by.  The City’s Traffic Volumes Map7 does not identify the
percentage of traffic, which is pass-through traffic.  The City’s Traffic Volumes Map does provide an
estimated number of daily trips for N McCarthy Boulevard at the entrance of the District.

Street Name
Average Number of
Vehicles per Day(1)

N McCarthy Boulevard – between SR 237 and Ranch Drive 35,050
(1) Average Number of Vehicles per Day is from the City of Milpitas Traffic Volumes Map8

Before the determination and allocation of the percentage of special and general benefit for the District
can be made, the estimated pass-through traffic must be computed.  The pass-through trips are vehicles
driving along the maintained streets for a portion of their trips, but not working, shopping, or conducting
business in the District or benefiting from the landscaping improvements in place.  In lieu of having a study
that identifies the pass-through traffic, the estimated number of special benefit trips for each parcel based
upon its land use has been used.  Each parcel within the District was assigned an average daily number of
special benefit trips according to the ITE Trip Generation report using the parcel’s land use, building size, or
number of units.  Further, to make sure the number of trips generated by the parcels has not been
overstated, the percentage of total trips that are made internally within the development so that both the
original and end destination are within the District has been considered.  The total special benefit trips
have been reduced by approximately 29% (13,810 trips) to account for internal trips between the various
businesses within the District.  The total number of special benefit trips is therefore 33,708.

7 City of Milpitas. (2007). Traffic Volume Map. Retrieved from http://www.ci.milpitas.ca.gov
8 Ibid.
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Property Type
Combined

Trip Generations
Hotel (ITE Land Use 310) 2,328
Office (ITE Land Uses 710, 714, 750) 15,809
Restaurant (ITE Land Uses 931, 932, 934) 6,965
Retail (ITE Land Uses 815, 820, 863, 869) 22,416
Total Trips 47,518
Internal Trip Reduction(1) (13,810)
Total Special Benefit Trips 33,708
(1) The internal trip rate percentage was calculated by using the NCHRP 684 Internal Rate Capture Estimation Tool.9

The total of all special benefit trips was removed from the average number of vehicles per day traveling
within the District to estimate the number of pass-through trips daily.

Street Name

Average Number
of Vehicles

per Day

Less:
Estimated Special

Benefit Trips

Estimated Number of
Pass

Through Trips

Estimated %
General
Benefit

McCarthy Boulevard 35,050 33,708 1,342 3.83%

Based on the above calculations, the general benefit portion of the improved aesthetics, increased safety,
and economic activity benefits resulting from the landscaping improvements is estimated to be 3.83%,
rounded up to 4.00%.

Pass-thru Vehicle General Benefit 4.00%

The commonly accepted distance people will walk for public transportation, goods, and services is one-
quarter mile.10 However, based on the location of the District, and given that it is bounded by State Route
880 and 237, and Coyote Creek, there is not an efficient or practical means of walking into the District.
Although unlikely, a person may decide to use the paths within the District, and as such the general benefit
portion of the improved aesthetics, increased safety, and economic activity benefits resulting from the
landscaping improvements is estimated to be 1.00%.

Pass-thru Walking General Benefit 1.00%

An estimated 1% of all US trips were made by bicycle.11 Although the District is bounded by State Route 880
and 237, and Coyote Creek, there is a bike lane on N McCarthy Boulevard and a bike path along Coyote
Creek.12 According to the National Household Travel Surveys, 49% of bike trips are for recreation, exercise,
and sports.13 As result of the District maintenance activities, there will be a level of general benefit to bicycle
traffic that is not associated with property in the District.  As such the general benefit portion of the improved

9 Bochner, Brian S., Hooper, Kevin, Sperry, Benjamin and Dunphy, Robert. National Cooperative
Highway Research Program, Transportation Research Board of National Academies (2011). NCHRP Report 684 Enhancing Trip Capture Estimation for
Mixed-use Developments. Retrieved from onlinepubs.trb.org/onlinepubs/nchrp/nchrp_rpt_684.pdf
10 Walkscore. (2014). Walk Score Methodology. Retrieved from http://www.walkscore.com/methodology.shtml
11 U.S Department of Transportation. Federal Highway Administration. (2011). Summary of Travel Trends: 2009 National Household Travel Survey.
(Report No. FHWA-PL-11-022). Retrieved from http://nhts.ornl.gov
12 City of Milpitas. (2002). General Plan. Retrieved from http://www.ci.milpitas.ca.gov
13 Pucher, J., Buehler R., Meron, F., and Bauman, A. American Journals of Public Health, Supplement 1, Vol 101, No S1 (2011). Walking and Cycling in
the United States, 2001-2009: Evidence from the National Household Travel Surveys. Retrieved from http://www.ncbi.nlm.nih.gov/pubmed/21551387
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aesthetics, increased safety, and economic activity benefits resulting from the landscaping improvements is
estimated to be .50%, rounded up to 1.00%.

Pass-thru Biking General Benefit 1.00%

4.4.1 Collective District-Wide General Benefit
Since the District is comprised of improved aesthetics, safety, and economic activity benefits resulting from
the collective landscaping improvements, the activity of both pedestrians and vehicles must be addressed
in a collective form rather than independently.  The sum of the calculated general benefits is the total
general benefit related to vehicle, walking, and biking pass-thru traffic.  This general benefit result is
provided in the table below:

Pass-thru Vehicle General Benefit 4.00%
Pass-thru Walking General Benefit 1.00%
Pass-thru Biking General Benefit 1.00%
Total General Benefit 6.00%

The general benefit, which is the percentage of the total budget that must be funded through sources
other than assessments, is 6.00%.  The special benefit then, which is the percentage of the budget that
may be funded by assessments, is 94.00%.
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4.5 Special Benefit Trips
The detailed breakdown of the estimated special benefit trips for each parcel in the District is shown in the
following table:

Assmt ID
Assessor’s
Parcel No.

Land Use
Description Acreage

Gross
Leasable

Area

Average
Trip

Rate(1)

Estimated # of
Daily Special

Benefit Trips(2)

1-1A-1 022-54-016 710 - General office 1.06 4,046 11.03 44.63
1-1A-2 022-54-017(3) 310 – Hotel 3.29 161 8.17 1,315.37
1-1A-3 022-54-018(3) 310 – Hotel 2.31 124 8.17 1,013.08
1-1A-4 022-54-019 934 - Fast Food 0.19 - 496.12 -
1-1B 022-54-008 934 - Fast Food 0.78 2,912 496.12 1,444.70
1-2 022-54-002(4) 820 - Shopping Center 0.58 5,400 42.70 230.58
1-3 022-54-003 932 - High Vol. Restaurant 1.02 5,465 127.15 694.87
1-4A 022-54-009(4) 869 - Home Superstore 8.47 100,000 20.00 2,000.00
1-4B 022-54-012(4) 820 - Shopping Center 3.02 20,000 42.70 854.00
1-4C 022-54-013 820 - Shopping Center 0.23 10,000 42.70 427.00
1-4D 022-54-015 931 - Quality Restaurant 1.78 7,846 89.95 705.75
1-4E 022-54-014(4) 932 - High Vol. Restaurant 0.64 3,000 127.15 381.45
1-4F 022-54-011(4) 820 - Shopping Center 1.31 8,000 42.70 341.60
1-4G 022-54-010 931 - Quality Restaurant 1.03 7,476 89.95 672.47
2-1 022-53-001 931 - Quality Restaurant 0.75 6,500 89.95 584.68
2-2 022-53-002(4) 820 - Shopping Center 1.23 10,000 42.70 427.00
2-3 022-53-003(4) 820 - Shopping Center 0.76 8,000 42.70 341.60
2-4 022-53-004 934 - Fast Food 0.60 2,000 496.12 992.24
2-5 022-53-005 934 - Fast Food 0.74 3,000 496.12 1,488.36
2-6 022-53-006 863 – Elect. Superstore 1.19 51,250 45.04 2,308.30
2-7 022-53-007 820 - Shopping Center 21.92 214,094 42.70 9,141.81
3 022-29-016 815 - Discount Superstore 14.56 125,000 50.75 6,343.75
4-1A-1 022-56-005 714 - Corp Headquarters 2.03 115,753 7.98 923.71
4-1A-2 022-56-006 714 - Corp Headquarters 2.06 174,483 7.98 1,392.37
4-1A-3 022-56-007 714 - Corp Headquarters 2.07 177,483 7.98 1,416.31
4-1A-4 022-56-008 Undeveloped 34.52 - - -
4-1A-5 022-56-009 Parking Lot 24.32 - - -
4-1B 022-29-037 Open Space 6.00 - - -
5-1A-1 022-29-034 750 - Office Park 36.66 572,660 11.42 6,539.78
5-2A-1 022-29-035 750 - Office Park 31.14 480,772 11.42 5,490.42
5-3A-1 022-29-040 Undeveloped 15.55 - - -
5-3A-2 022-29-041 Undeveloped 1.00 - - -
5-3A-3 022-29-042 Undeveloped 6.94 - - -
5-3A-4 022-29-043 Undeveloped 7.36 - - -
5-3A-5 022-29-044 Undeveloped 7.73 - - -
5-3B-1A 022-30-054 Undeveloped 5.63 - - -
5-3B-2 022-30-038 Undeveloped 10.00 - - -
5-3B-3 022-30-039 Undeveloped 5.22 - - -
5-3C 022-30-035(5) Pump Station 0.19 - - 1.00
5-5A-1 022-30-055 Undeveloped 5.60 - - -
5-5A-2 022-30-056 Undeveloped 0.59 - - -
5-5A-3 022-30-057 Undeveloped 3.15 - - -
5-6 022-30-041 Open Space 1.43 - - -
5-7 022-30-049(5) Sewer Pump Station 9.12 - - 1.00
Total Estimated Daily Special Benefit Trips 47,517.83
Internal Trip Reduction(6) (13,810.00)
Total Special Benefit Trips 33,707.83
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(1) Average Trip Rate per Day is from the Institute of Traffic Engineer’s, Trip Generation Report.14

(2) Average Number of Special Benefit Trips per Day is the Average Trip Rate times each 1,000 square feet of gross leasable
area.

(3) Average Number of Special Benefit Trips per Day is the Average Trip Rate times number of hotel rooms for this parcel.
(4) Building Square Feet for this parcel is unavailable at this time. Estimate of square feet was used based on similar building

in center.
(5) Pump Station trips are an estimate.
(6) The internal trip rate percentage was calculated by using the NCHRP 684 Internal Rate Capture Estimation Tool.

14 Trip Generation, 9th Edition: An Informational Report of the Institute of Transportation Engineers. (2012). Washington, DC: Institute of Transportation
Engineers.
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METHOD OF ASSESSMENT
5.1 Introduction
The special benefits that accrue to the properties in the District are limited to those properties that abut an
improved public street or which have been obligated by issuance of bonds for necessary public
improvements (the “Benefited Parcels”).  Other properties in the District receive only a general benefit
from the work of the improvements, and there is also some general benefit that accrues to the community
as a whole.  As outlined in Section 4, the total amount of general benefit from the improvements is
determined to be 6.00%.

The Benefited Parcels receive a special benefit proportionate to their net acreage and thus they are
assessed on the basis of total net acreage for all costs associated with the maintenance and installation of
the District’s improvements, with the following exceptions:

 Of the 9.12 acres of parcel 022-30-049 (sewer pump station), 5.51 acres is the pump station and is
not assessable.  The remaining 3.61 acres does not benefit from landscaping as much as other
Benefited Parcels because it is dedicated to municipal sanitary sewer and storm facilities use and
will not otherwise be developed.  Therefore, it is assigned a special benefit equal to 50% of other
Benefited Parcels.

 Parcel 022-30-035 (storm pump station) does not benefit from landscaping as much as other
Benefited Parcels because it is dedicated to municipal sanitary sewer and storm facilities use and
will not otherwise be developed.  Therefore, it is assigned a special benefit equal to 50% of other
Benefited Parcels.

 Parcel 022-29-037 and parcel 022-30-041 are dedicated to open space and therefore do not
receive special benefit from the maintenance and improvements.

5.2 Method of Assessment Spread
The amount of assessment levied on each Benefited Parcel in the District, for Fiscal Year 2019/20, is
$0.03054 per square foot.  The assessment rate was determined by taking the Fiscal Year 2019/20 Net
Amount to be assessed divided by the total net square footage of the District.

The maximum assessment rate for Fiscal Year 2019/20 is approximately $0.0462, which is a preliminary
number.  Each year the maximum assessment rate per square foot is increased by the percentage change
from April 1st of the prior year to April 1st of the current year in the U.S. Department of Labor, Bureau of
Labor Statistics, Consumer Price Indexes, Pacific Cities and U.S. City Average, San Francisco-Oakland-
Hayward. For Fiscal Year 2019/20, the April 1, 2019 CPI was not available at the time of writing of this
Report. For Fiscal Year 2019/20, the CPI increase was estimated by using the February 2019/20 CPI.
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5.3 Maximum Assessment Rates
The following table provides the maximum assessment rate for Fiscal Year 2001/02 through the current
fiscal year:

Historical Maximum Rates
Fiscal Year CPI % Increase(1) Range

2001/02 189.1 N/A $0.0120 $0.0300
2002/03 193.0 2.06% 0.0122 0.0306
2003/04 197.3 2.23% 0.0125 0.0313
2004/05 198.3 0.51% 0.0126 0.0315
2005/06 202.5 2.12% 0.0129 0.0321
2006/07 208.9 3.16% 0.0133 0.0331
2007/08 215.842 3.32% 0.0137 0.0342
2008/09 222.074 2.89% 0.0141 0.0352
2009/10 223.854 0.80% 0.0142 0.0355
2010/11 227.697 1.72% 0.0144 0.0361
2011/12 234.121 2.82% 0.0149 0.0371
2012/13 238.985 2.08% 0.0152 0.0379
2013/14 244.675 2.38% 0.0155 0.0388
2014/15 251.495 2.79% 0.0160 0.0399
2015/16 257.622 2.44% 0.0163 0.0409
2016/17 264.565 2.70% 0.0168 0.0420
2017/18 274.589 3.79% 0.0174 0.0436
2018/19 283.422 3.22% 0.0180 0.0450

2019/20(2) 291.227 2.75% 0.0185 0.0462
(1) Percentage increase from April 1 of the prior year to April 1 of the current year in the US Department of Labor, Bureau of

Labor Statistics, Consumer Price Indexes, Pacific Cities and US City Average, San Francisco-Oakland-Hayward.
(2) The April 1, 2019 CPI was not available at the time of writing of this Report. The Fiscal Year 2019/20 CPI increase was

estimated using the February 2019/20 CPI.

5.4 Appeals
Any property owner who feels that the amount of their assessment is in error as a result of incorrect
information being used to apply the foregoing method of spread may file an appeal with the Finance
Director of the City.  Any such appeal is limited to correction of an assessment during the current or, if
before July 1, the upcoming fiscal year.  Upon the filing of any such appeal, the Finance Director shall
promptly review the information provided by the property owner and if he/she finds that the assessment
should be modified, he/she shall have the authority to make the appropriate changes in the assessment
roll.  If any such changes are provided after the assessment roll has been filed with the County for
collection, the Finance Director is authorized to refund to the property owner the amount of any approved
reduction.
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ASSESSMENT DIAGRAM

The following page provides a copy of the assessment diagram of the District.
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ASSESSMENT ROLL

The assessment roll is a listing of the proposed assessment for Fiscal Year 2019/20 apportioned to each lot
or parcel, as shown on the last equalized roll of the Assessor of the County of Santa Clara.  The following
page shows the assessment roll for Fiscal Year 2019/20.
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APN Owner Net Sq. Ft. 19/20 Levy
 Rounding

Adj. 19/20 Total
022-29-016 WAL-MART REAL ESTATE 634,233.60 $19,369.10 $0.00 $19,369.10
022-29-034 MCCARTHY CENTER HOLDINGS LLC 1,589,504.40 48,542.47 (0.01) 48,542.46
022-29-035 MCCARTHY CENTER HOLDINGS LLC 1,363,863.60 41,651.54 0.00 41,651.54
022-29-037 CITY OF SAN JOSE 0 0.00 0.00 0.00
022-29-040 CREEKSIDE MILPITAS LLC 677,532.24 20,691.41 (0.01) 20,691.40
022-29-041 CREEKSIDE MILPITAS LLC 43,690.68 1,334.29 (0.01) 1,334.28
022-29-042 CREEKSIDE MILPITAS LLC 302,349.96 9,233.58 0.00 9,233.58
022-29-043 CREEKSIDE MILPITAS 2 LLC 320,732.28 9,794.96 0.00 9,794.96
022-29-044 CREEKSIDE MILPITAS 2 LLC 336,544.56 10,277.86 0.00 10,277.86
022-30-035 MILPITAS CITY OF 4,138.20 126.38 0.00 126.38
022-30-038 NEW TREND TECH INC 435,600.00 13,302.95 (0.01) 13,302.94
022-30-039 MCCARTHY RANCH LP 217,800.00 6,651.48 0.00 6,651.48
022-30-041 CITY OF MILPITAS 0 0.00 0.00 0.00
022-30-049 MILPITAS SANITARY DIST 78,625.80 2,401.18 0.00 2,401.18
022-30-054 CREEKSIDE MILPITAS 2 LLC 245,329.92 7,492.22 0.00 7,492.22
022-30-055 SPRIG CENTER LLC 243,936.00 7,449.65 (0.01) 7,449.64
022-30-056 SPRIG CENTER LLC 25,874.64 790.20 0.00 790.20
022-30-057 SPRIG CENTER LLC 137,039.76 4,185.11 (0.01) 4,185.10
022-53-001 HAM JAYNE Y 32,670.00 997.72 0.00 997.72
022-53-002 TMS MCCARTHY LP 53,578.80 1,636.26 0.00 1,636.26
022-53-003 TMS MCCARTHY LP 33,105.60 1,011.02 0.00 1,011.02
022-53-004 HSC ASSOCIATES LP 26,136.00 798.18 0.00 798.18
022-53-005 HSC ASSOCIATES LP 32,234.40 984.42 0.00 984.42
022-53-006 TMS MCCARTHY LP 51,836.40 1,583.05 (0.01) 1,583.04
022-53-007 TMS MCCARTHY LP 954,835.20 29,160.07 (0.01) 29,160.06
022-54-002 FIRST CREEKSIDE ASSOC 25,264.80 771.57 (0.01) 771.56
022-54-003 LOO YUK LUN TRUSTEE & ET AL & LOO MEI FONG TRUSTEE 44,431.20 1,356.90 0.00 1,356.90
022-54-008 IN N OUT BURGERS 33,976.80 1,037.63 (0.01) 1,037.62
022-54-009 MCCARTHY SHOPPING CTR LP 368,953.20 11,267.60 0.00 11,267.60
022-54-010 H & Y NORTHERN CALIFORNIA LLC 44,866.80 1,370.20 0.00 1,370.20
022-54-011 FIRST CREEKSIDE ASSOC 57,063.60 1,742.69 (0.01) 1,742.68
022-54-012 F&M SORCI LAND COMPANY INC 131,551.20 4,017.49 (0.01) 4,017.48
022-54-013 F&M SORCI LAND COMPANY INC 10,018.80 305.97 (0.01) 305.96
022-54-014 J N C INTERNATIONAL ENTPRS LLC 27,878.40 851.39 (0.01) 851.38
022-54-015 PACIFIC MERITAGE LLC 77,536.80 2,367.93 (0.01) 2,367.92
022-54-016 HOURET FAM LP 46,173.60 1,410.11 (0.01) 1,410.10
022-54-017 BRE SELECT HOTELS PROPERTIES LLC 143,312.40 4,376.67 (0.01) 4,376.66
022-54-018 LL MILPITAS, L P 100,623.60 3,072.98 0.00 3,072.98
022-54-019 IN N OUT BURGERS 8,276.40 252.76 0.00 252.76
022-56-005 HUDSON CAMPUS CENTER LLC 88,426.80 2,700.50 0.00 2,700.50
022-56-006 HUDSON CAMPUS CENTER LLC 89,733.60 2,740.41 (0.01) 2,740.40
022-56-007 HUDSON CAMPUS CENTER LLC 90,169.20 2,753.71 (0.01) 2,753.70
022-56-008 HUDSON CAMPUS CENTER LLC 1,503,691.20 45,921.79 (0.01) 45,921.78
022-56-009 HUDSON CAMPUS CENTER LLC 1,059,379.20 32,352.78 0.00 32,352.78
Total: 44  Parcels 11,792,519.64 $360,136.16 (0.20) $360,135.96

City of Milpitas
Landscaping and Lighting Maintenance Assessment District

Fiscal Year 2019/20 Assessment Roll
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CITY OF MILPITAS 

AGENDA REPORT 

(AR) 
 
 

 

Item Title: Conduct a Public Hearing and Adopt a Resolution Confirming the Assessment and 
Ordering the Levy for the Landscaping and Lighting Maintenance Assessment 
District No. 98-1, Sinclair Horizon for Fiscal Year 2019-20 

Category: Public Hearings-Community Development 

Meeting Date: 5/21/2019 

Staff Contact: Steve Erickson 408-586-3301 

Recommendation: 1. Open the public hearing, receive any comments, and move to close the 
hearing following any testimony. 

2. Adopt a Resolution confirming the assessment and ordering the levy for 
Landscaping and Lighting Maintenance Assessment District No. 98-1, 
Sinclair Horizon for Fiscal Year 2019-20. 

 
 
Background: 
Landscaping and Lighting Maintenance Assessment District No. 98-1, Sinclair Horizon (LLMD 98-1) provides 
for the maintenance and improvement of public landscaping, irrigation systems, and pedestrian walking path 
adjacent to Sinclair Frontage Road, and Los Coches Creek abutting the Sinclair Horizon residential subdivision 
in the areas as shown on the attached location map.    
  
Analysis: 
On May 7, 2019, the City Council adopted Resolution No. 8867 approving the Annual Engineer’s Report, and 
adopted Resolution No. 8868 declaring its intention to levy and collect assessment for Fiscal Year 2019-20 for 
the Landscaping and Lighting Maintenance Assessment District No. 98-1.   
 
An annual public hearing is necessary to adopt the Annual Engineer’s Report to provide funds for the district. 
The total assessment for fiscal year 2019-20 is $44,063.74, with an assessment rate not exceeding the 
maximum rate per lot.  
 
Policy Alternatives: 
 
Alternative 1:   
Not approve resolution confirming the assessment and ordering the levy for LLMD 98-1. 
 
Pros: None 
 
Cons: The Landscaping and Lighting Act of 1972 requires the legislative body to adopt a resolution confirming 
the diagram and assessment, not adopting a resolution of confirmation would jeopardize the City’s ability to 
collect assessments for the maintenance and upkeep of LLMD 98-1. 
 
Reason not recommended: To allow for the continued maintenance of LLMD 98-1, staff recommends 
approving the resolution confirming the assessment and ordering the levy for fiscal year 2019-20.  
 
Fiscal Impact: 
The levy and collection of assessments provides a funding resource for the City to improve and maintain public 
landscaping, irrigation systems, and pedestrian walking path within LLMD 98-1.  

199



 
 
 
California Environmental Quality Act: 
Levy and collection of assessment is not considered a project under CEQA as there will be no direct or 
reasonably foreseeable indirect physical change in the environment.  
 
Recommendation: 

1. Open the public hearing, receive any comments, and move to close the hearing following any 
testimony. 

2. Adopt a Resolution confirming the assessment and ordering the levy for Landscaping and Lighting 
Maintenance Assessment District No. 98-1, Sinclair Horizon for Fiscal Year 2019-20. 

 
Attachments: 

a) Resolution 
b) Annual Engineer’s Report 
c) Location Map  
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RESOLUTION NO.    

 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MILPITAS, CONFIRMING THE 

ASSESSMENT AND ORDERING THE LEVY FOR THE LANDSCAPING AND LIGHTING MAINTENANCE 

ASSESSMENT DISTRICT NO. 98-1 FOR FISCAL YEAR 2019/20 

 

 WHEREAS, the City Council previously completed its proceedings in accordance with and pursuant to the 

Landscaping and Lighting Act of 1972, Part 2, Division 15 of the California Streets and Highways Code (commencing 

with Section 22500) (the “Act”) to establish the Landscaping and Lighting Maintenance Assessment District (the 

“Assessment District”); and 

 

 WHEREAS, the City Council has retained NBS for the purpose of assisting with the annual levy of the 

Assessment District, and the preparation and filing of an Annual Report; and 

 

 WHEREAS, the City Council has, by previous resolution, declared its intention to hold a Public Hearing 

concerning the levy and collection of assessments within the Assessment District; and 

 

 WHEREAS, a Public Hearing has been held and concluded and notice thereof was duly given in accordance with 

Section 22626 of the Act; and 

 

WHEREAS, at the time and place specified in the Resolution of Intention the City Council conducted such 

hearing and considered all objections to the assessment. 

 

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

 

1. Confirmation of Assessment and Diagram: The City Council hereby confirms the assessment and the 

diagram as is described in full detail in the Annual Report on file with the City Clerk. 

  

2. Levy of Assessment: Pursuant to Section 22631 of the Act, the adoption of this resolution shall constitute 

the levy of an assessment for the fiscal year commencing July 1, 2019, and ending June 30, 2020.  

 

3. Ordering of the Levy: The City Council hereby orders NBS to prepare and submit the levy of assessments 

to Santa Clara County for placement on the Fiscal Year 2019/20 secured property tax roll. 

 

PASSED AND ADOPTED this _____ day of ___________, 2019, by the following vote: 

 

AYES:  

NOES: 

ABSENT: 

ABSTAIN: 

 

ATTEST:       APPROVED: 

 

 

________________________     ________________________ 

Mary Lavelle, City Clerk     Rich Tran, Mayor 

 

 

APPROVED AS TO FORM: 

 

 

___________________________ 

Christopher J. Diaz, City Attorney 
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Prepared by:

Corporate Headquarters
32605 Temecula Parkway, Suite 100

Temecula, CA 92592
Toll free: 800.676.7516

Fiscal Year 2019/20 Annual Report For:

Landscaping and Lighting Maintenance
Assessment District No. 98-1
April 2019
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ENGINEER’S LETTER
WHEREAS, in 1998 the City Council of the City of Milpitas (the “City”), State of California, under the

Landscaping and Lighting Act of 1972 (the “Act”), created the City of Milpitas Landscaping and Lighting
Maintenance Assessment District No. 98-1 (the “District”) to provide for the continued maintenance,
operation, and administration of various improvements within the boundaries of the District; and

WHEREAS, the City Council has directed NBS to prepare and file a report for Fiscal Year 2019/20 in
accordance with Chapter 1, Article 4 of the Act presenting plans and specifications describing the general
nature, location and extent of the improvements to be maintained; an estimate of the costs to maintain,
operate, and service the improvements for the District for the referenced fiscal year; a diagram for the
District showing the area and properties to be assessed; and an assessment of the estimated costs to
maintain and service the improvements, stating the net amount to be assessed upon all assessable lots or
parcels within the District in proportion to the special benefit received.

NOW THEREFORE, the following assessments have been calculated in accordance with the
assessment methodology adopted and approved by the City Council at the time of District formation, and
are made to cover the portion of the estimated costs of maintenance, operation, and servicing of the
improvements, to be paid by the assessable real property within the District in proportion to the special
benefit received:

District Parcels

2019/20
Maximum Assessment

Rate per Lot(1)

2019/20
Actual Assessment

Rate per Lot

2019/20
Net Amount to be

Assessed(2)(3)

LLMAD 98-1 98 $477.18 $449.63 $44,063.74

(1) The April 1, 2019 CPI was not available at the time of writing of this Report. The Fiscal Year 2019/20 CPI increase was
estimated using the February 2019/20 CPI.

(2) Amounts placed on the tax roll include the 1% Santa Clara County Collection Fee.
(3) This amount is only an estimate and does not reflect the final billed amount with rounding adjustments.

I identified all parcels which will have a special benefit conferred upon them from the improvements
described in District’s Plans and Specifications section of this Engineer’s Report (the “Benefited Parcels”).
For particulars as to the identification of said parcels, reference is made to the Assessment Diagram, a copy
is on file in the office of the City Clerk.

I have assessed the costs and expenses of the improvements upon the Benefited Parcels.  In making such
assessment:

a. The proportionate special benefit derived by each Benefited Parcel from the improvements was
determined in relationship to the entirety of the maintenance costs of the improvements;

b. No assessment has been imposed on any Benefited Parcel which exceeds the reasonable cost of
the proportional special benefit conferred on such parcel from the improvements; and

c. Any general benefits from the improvements have been separated from the special benefits and
only special benefits have been assessed.
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I, the undersigned, respectfully submit the enclosed Engineer’s Report and, to the best of my knowledge,
information and belief, the Engineer’s Report, Assessments, and the Assessment Diagrams herein have
been prepared and computed in accordance with the order of the City Council of the City of Milpitas, the
Act, and Article XIIID.

Steven Erickson, PE
Engineering Director/City Engineer
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PLANS AND SPECIFICATIONS
The District provides for the continued administration, maintenance, operation, and servicing of various
improvements located within the public right-of-way and dedicated easements within the boundaries of
the District.

2.1 Location of Improvements
The District is located in the City of Milpitas, bounded on the east by Sinclair Frontage Road, on the west by
Berryessa Creek, and on the north by Los Coches Street.  The improvements maintained include public
landscaping and irrigation improvements, including jogging paths, planter walls, grass berms, and
ornamental planting, which are primarily situated within the public rights-of-way and dedicated public by
easements within the District.

2.2 Landscaping Improvements
The landscaping and irrigation improvements were installed within the District in order to enhance the
overall visual appearance for adjacent parcels.  The improvements consist of the maintenance and
operation of any or all public landscaping and irrigation improvements adjacent to curbs, including asphalt
concrete jogging paths, planter walls, grass berms, and appurtenant irrigation systems; ornamental
planting including lawns, shrubs, and trees, including necessary repairs, replacements, water, electric
current, spraying, care, supervision, debris removal and all other items of work necessary and incidental
for proper maintenance and operation thereof.  The landscaping and irrigation improvements are
collectively referred to as “landscaping improvements”.  All such work will be performed in the following
areas:

2.2.1 BERRYESSA CREEK
Due to the widening of the creek, improvements in Berryessa Creek were removed. Any improvements
that existed in this reach (asphalt concrete jogging path, exercise equipment, planting, and irrigation) will
no longer be maintained or improved.

2.2.2 LOS COCHES CREEK
1. A strip of land 812 feet long, 14 feet in width along the south bank of Los Coches Creek adjacent to

Tract 9018. The improvements include an asphalt concrete jogging path, exercise equipment,
planting, and irrigation.

2. A strip of land 5.5 feet wide within the Los Coches Street right-of-way between the back of
sidewalk and the right-of-way along the south side of Los Coches Street between Berryessa Creek
and Sinclair Frontage Rd.  The improvements include planting and irrigation.
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2.3 Overhead
In addition to the hard costs of maintaining the improvements mentioned above, the City will incur costs
for staff time and expenses related to the management and maintenance of the improvements within the
District.  Staff time includes oversight and coordination of both City and contractor provided services,
annual tax roll preparation, and addressing property owner questions and concerns.  These activities are
directly related to the maintenance of the improvements, and without them the improvements could not
be efficiently completed or properly maintained on an ongoing basis.
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ESTIMATE OF COSTS
The estimated costs of maintenance and servicing of the improvements as described in the Plans and
Specifications are summarized below.

3.1 District Budget
The Fiscal Year 2019/20 estimated cost budget for the maintenance and servicing of the improvements is as
follows:

Description Budget 2019/20
Maintenance Staff and Contract Services(1) $16,383
Capital Equipment 0
Supplies 1,000
Utilities (Water, Electricity) 17,495
Reserve Fund 0
Capital Improvement Program 23,000
Maintenance Costs $57,878

NBS $3,450
City Staff District Admin 700
County Auditor-Controller Fee(2) 441
District Specific Costs $4,591

Total District Costs $62,469
General Benefit Contribution(3) (18,405)
Operating Reserve Contribution 0
Net Amount to be Assessed $44,064

Total District Lots 98
Rate per Lot(4)(5) $449.63
Maximum Rate Per Lot – 2019/20(6) $477.18

(1) For 2019/20 Landscape Maintenance Contract Services includes Terracare and Irvine Company.
(2) County Auditor-Controller Fee is provided by the LLMAD.
(3) General Benefit Contribution is not applied to District Specific Costs as these are special benefits to the District.
(4) The Rate per lot equals the Net Amount to be Assessed / Total District Lots.
(5) The assessed rate cannot exceed the maximum rate.
(6) The April 1, 2019 CPI was not available at the time of writing of this Report.  The Fiscal Year 2019/20 CPI increase was

estimated by using the February 2019/20 CPI.

3.1.1 OPERATING RESERVE
It is the intent of the City to maintain an operating reserve which shall not exceed the estimated costs of
maintenance and servicing of the improvements prior to December 10 of the fiscal year, or when the City
expects to receive its apportionment of special assessments from the County, whichever is later. The
operating reserve balance information for the District is as follows:

Estimated Fiscal Year Ending 6/30/2019 Operating Reserve Cash Balance $37,652
Operating Reserve Collection – Fiscal Year 2019/20 0
Estimated Fiscal Year Ending 6/30/2020 Operating Reserve Cash Balance $37,652
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SPECIAL AND GENERAL BENEFIT
The improvements defined in Section 2 are expected to confer certain special benefits to parcels within the
District. The special benefits are described below.

4.1 Introduction
Pursuant to Article XIIID, all parcels that receive a special benefit conferred upon them as a result of the
installation, implementation and maintenance of the improvements, services and activities shall be
identified, and the proportionate special benefit derived by each identified parcel shall be determined in
relationship to the entire costs of the installation, implementation and maintenance of the improvements,
services and activities.

Article XIIID, Section 4(a) of the California Constitution limits the amount of any assessment to the
proportional special benefit conferred on the property. Proposition 218 requires that the City separate the
general benefit from special benefit, so that only special benefit may be assessed to properties within the
District. Furthermore, Article XIIID also provides that publicly owned properties must be assessed unless
there is clear and convincing evidence that those properties receive no special benefit from the
assessment.

4.2 Special Benefits Identified
The improvements described in Section 2 are expected to confer certain special benefits to parcels within
the District.  The special benefits conferred to property within the District can be grouped into two primary
benefit categories: aesthetic benefit and safety benefit.  The two district benefit categories are further
expanded upon below.

 Improved Aesthetics: The aesthetic benefit relates to the increase in the overall aesthetics as a
result of the ongoing maintenance, servicing and operation of the improvements within the
District. Street landscaping improvements improve the livability, commercial activity, appearance
and desirability for properties within the District. Regular maintenance ensures that the
improvements do not reach a state of deterioration or disrepair so as to be materially detrimental
to properties adjacent to or in close proximity to the improvements. The overall appeal of the
District is enhanced when improvements are in place and kept in a healthy and satisfactory
condition. Conversely, appeal decreases when improvements are not well-maintained, unsafe, or
destroyed by the elements or vandalism. Streetscapes have a significant effect on how people view
and interact with their community1.  With streetscapes that are safe and inviting, people are more
likely to walk, which can help reduce automobile traffic, improve public health, stimulate local
economic activity and attract residents and visitors to the community2.

 Increased Safety: Well maintained areas mitigate crime, especially vandalism, and enhance
pedestrian safety.  A recent study found that after landscape improvements were installed, there
was a 46% decrease in crash rates across urban arterial and highway sites and a second study

1 Victoria Transport Policy Institute. (2011). Community Livability. Helping to Create Attractive, Safe, Cohesive Communities. Retrieved from
http://www.vtpi.org/tdm/tdm97.htm.
2 Ibid.
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reviewed found a 5% to 20% reduction in mid-block crashes after trees and planters in urban
arterial roads were put in place.  In addition, there is less graffiti, vandalism, and littering in outdoor
spaces with natural landscapes than in comparable plant-less spaces3.  The Victoria Transport Policy
Institute has found that streetscapes reduce traffic speeds and when combined with improved
pedestrian crossing conditions can significantly reduce collisions4.

4.3 General Benefits Identified
Section 4 of Article XIIID of the California Constitution provides that once a local agency which proposes to
impose assessments on property has identified those parcels that will have special benefits conferred upon
them and upon which an assessment will be imposed, the local agency must next “separate the general
benefits from the special benefits conferred,” and only the special benefits can be included in the amount
of the assessments imposed.

General benefit is an overall and similar benefit to the public at large resulting from the maintenance of
the District’s improvements provided by the assessments levied.  The improvements to be maintained by
the District are located within the District boundaries only.  There will be no District maintenance activities
provided for improvements located outside of the District boundaries.

The ongoing maintenance of the District improvements will provide aesthetic and safety benefits to the
property within the District.  However, it is recognized that the ongoing District maintenance activities will
also provide a level of benefit to some property within proximity to the District, as well as individuals
passing through.  Therefore, the general benefit created as a result of the District maintenance activities
has been considered.

4.4 Quantification of Benefit
As a result of the maintenance and operation of the improvements, there will be a level of general benefit
to people that do not live in or intend to conduct business within the District.  In order for property within
the District to be assessed only for that portion of special benefits received from the district’s maintenance
activities, general benefits provided by the ongoing maintenance of the improvements needs to be
quantified.  The amount of general benefit that is provided from the District’s maintenance activities
cannot be funded via property owners’ assessments.

The landscaping improvements are primarily located along Los Coches Street and Sinclair Frontage Road
and within the subdivision along Los Coches Creek and Berryessa Creek.  A portion of the maintained
landscaping provides some general benefit to pass-thru traffic.  Per the City, there is 52,912 square feet of
landscaping being maintained.

Los Coches Creek and Berryessa Creek

As result of the District maintenance activities, there will be a level of general benefit to pedestrians and
vehicular traffic that are not associated with property in the District.  As expressed by the Court in Beutz v.
County of Riverside (2010), “... courts of this state have long recognized that virtually all public improvement
projects provide general benefits."  A route beginning or ending with a parcel within the District does not

3 Wolf, Kathleen L. (2010). Safe Streets – A Literature Review. In: Green Cities: Good Health (www.greenhealth.washington.edu).  College of the
Environment, University of Washington.

4 Victoria Transport Policy Institute. (2011). Community Livability. Helping to Create Attractive, Safe, Cohesive Communities. Retrieved from
http://www.vtpi.org/tdm/tdm97.htm.
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include the “general public” for purposes of determining general benefit.  The landscaping improvements
along the south side of Los Coches Creek and Berryessa Creek are local in nature, however even though
they are intended primarily for localized access, there is some portion of pedestrian traffic that may not be
accessing the adjacent properties.  The landscaping improvements are located adjacent to the backyard of
homes, and access is only available by walking or bicycling. There is no vehicular access to these
improvements.

The Summary of Travel Trends, 2009 National Household Travel Survey (NHTS) prepared by the U.S.
Department of Transportation Federal Highway Administration analyzed the number of person trips by
various modes of transportations such as private vehicle, transit, walking or some other means of
transportation.  According to the Pacific Division data extracted from the 2009 NHTS database, of the
annual 181,703 (in millions) total person trips, 21,252 (in millions) or 11.70% of those person trips were
made by using walking as their mode of transportation, and 2,066 (in millions) or 1.14% of those person
trips were made by bicycling5.

According to the U.S. Census Bureau (2010), the average household size in the City is 3.34 persons6.  Based
on this average household size, and considering there are 98 residential units within the District, there are
approximately 327 people residing within the District boundaries.  There are an estimated 163 residential
units in close proximity, but outside of the District boundaries.  Based on the City’s average household size,
there are approximately 544 persons residing outside of the District boundaries, but have access to the
landscaping improvements.

Community
Estimated Number
of Residential Units

Estimated
Number of Persons(1)

District 98 327
Sundrop subdivision 83 277
Sinclair Renaissance
subdivision

80 267
Total Residential Population 261 871

(1) U.S. Census Bureau (2010) average household size in the City is 3.34 persons.7

In order to determine the estimated total number of persons who are within close proximity to the
landscaping improvements, and would utilize walking or bicycling as their mode of transportation, we
applied the 12.84% (11.70% walking, 1.14% bicycling) of person trips reported from the NHTS Pacific
Division study, to the total nearby residential population (871).  There are approximately 112 people within
close proximity of the District that utilize walking or bicycling as their mode of transportation.

In order to determine the portion of the 112 persons that reside within the District, we applied the 2009
NHTS walking trip percentage (12.84%) to the District population (327).  Approximately 42 people within the
District boundaries use walking or bicycling as their primary mode of transportation.  Therefore, the total
surrounding neighborhood area population, located outside of the District boundaries, but in close

5 U.S Department of Transportation. Federal Highway Administration. (2011). Summary of Travel Trends: 2009 National Household Travel Survey.
(Report No. FHWA-PL-11-022). Retrieved from http://nhts.ornl.gov

6 U.S. Census Bureau. (2010). Profile of General Population and Housing Characteristics: 2010,
2010 Demographic Profile Data. Milpitas, C.A. Retrieved March 23, 2015, http://quickf acts.census.gov/qf d/states/06/0647766.html

7 Ibid.
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proximity the landscaping improvements, that uses walking or bicycling as their primary mode of
transportation is estimated to be 70 people.

Community
Estimated Number

of Persons
District 42
Sundrop subdivision 36
Sinclair Renaissance subdivision 34
Walking or Bicycling Population 112

In order to obtain a better picture of the overall level of general benefit provided by the landscaping
improvements, the pedestrian traffic that utilizes walking or bicycling as the mode of transportation that
will seek out and use the District improvements, but live outside of the District, must be considered.  The
2009 NHTS further details the purposes of the reported walking (21,252 in millions) and bicycling (2,066 in
millions) trips; based on the property types people entering the District would most likely do so for social or
recreational activities.

The following details the number of walking and bicycling trips, based on the 2009 NHTS study, for each of
the activities that are the most likely reasons people outside of the District would use the landscaping
improvements:

Trip Purpose

Number of
Walking/Bicycling
Trips (in millions)

Social/Recreational 6,442
Total 6,442

Of the total number of walking and bicycling trips reported, 6,442 (in millions) or 27.63% are for purposes
that persons outside of the District may use the landscaping improvements.  Applying this percentage
(27.63%) to the number of people walking or bicycling as their mode of transportation and that reside
outside of the District (70), there are approximately 19 people (general benefit) that may use the
landscaping improvements, but do not reside within the District.  Taking the 19 people that may walk or
bicycle, but reside outside of the District, divided by total residential population with access to the
landscaping improvements (871), the estimated percentage of persons, engaging in what is considered
general benefit because they do not reside within the District, represents 2.21%.

Los Coches Street and Sinclair Frontage Road

The City does not have a study showing traffic volume along Los Coches Street and Sinclair Frontage Road
along the District boundaries.  The portion of the maintained landscaping that is located along Los Coches
Street and Sinclair Frontage Road provides some general benefit to pass-through traffic. Before the
determination and allocation of the percentage of special and general benefit for the District can be made,
the estimated pass-through traffic must be computed.  The pass-through trips are vehicles driving along the
maintained streets within the District for a portion of their trips, but not living or conducting business in the
District and benefiting from the landscaping improvements in place.
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The Sundrop and Sinclair Renaissance residential communities are located directly across the street and
next to the District, and vehicles entering and/or exiting these communities in all likelihood are passing by
a portion of the landscaping improvements for a portion of their trip. In lieu of having a study that
identifies the pass-through traffic, the estimated number of trips generated for each community has been
calculated based on the number of units and average number of trips per dwelling unit.

Community
Number of

Residential Units(1)
Estimated Number of
Daily Vehicle Trips(2)

% of Total Daily
Vehicle Trips(3)

District 98 933.0 44.34%
Sundrop subdivision 83 790.2 37.56%
Sinclair Renaissance subdivision 80 380.8 18.10%
Total 261 2,104.0 100.00%

(1) Number of Residential Units is from the City’s Approved Projects map.8

(2) Per the ITE Trip Generation Report a single family residence generates an average of 9.52 trips per dwelling unit.9

(3) Number of daily trips has been reduced by 50% to account for vehicles entering and exiting the community from the
opposite direction on Sinclair Frontage Road, and not driving along the portion of Los Coches Street and Sinclair
Frontage Road with landscaping improvements maintained by the District.

As detailed above, based on the average number of daily vehicle trips generated for the communities in
close proximity to the District, 1,171 (55.66%) are generated by residential units located outside of the
District (general benefit).

All Locations and Landscaping Improvements – Residential Pass-thru Benefit
The general benefit percentages determined in the previous sections for Los Coches Creek and Berryessa
Creek (2.21%) and Los Coches Street and Sinclair Frontage Road (55.66%) were then applied to each
corresponding location with landscaping improvements.  The landscaping square footage being maintained
by the District was provided by the City’s Public Works Department.  The general benefit percentage for
each street type was multiplied by the total square footage being maintained for such street.  The general
benefit square footage was summed for all street segments and divided into the total square footage of all
landscaping maintenance.  The result is the combined general benefit percentage.  The following table
details this calculation.

Street Name
Total Square

Footage

General
Benefit

Percentage
General Benefit
Square Footage

Los Coches Creek 4,572 2.21% 101
Berryessa Creek 21,025 2.21% 465
Los Coches Street 24,747 55.66% 13,773
Sinclair Frontage 2,568 55.66% 1,429
Totals: 52,912 15,768
Landscaping General Benefit 29.80%

Based on the above calculations, the general benefit portion of the improved aesthetics and increased
safety resulting from the landscaping improvements is estimated to be 29.80%.

8 City of Milpitas. (2013). Approved Development Projects.  Retrieved from http://www.ci.milpitas.ca.gov/government/planning/proj_approved.asp
9 Trip Generation, 9th Edition: An Informational Report of the Institute of Transportation Engineers.

(2012). Washington, DC: Institute of Transportation Engineers.
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Public at Large General Benefit
Given the location and nature of the improvements, it is very unlikely the public at large would seek out or
use the landscaping improvements within the District.  In addition, there are more direct routes to access
the industrial complexes/businesses located to the south of the District than the 2 lane Los Coches Street
and Sinclair Frontage Road.  Nevertheless, it is perceivable that members of the public at large may pass-
thru a portion of the landscaping improvements, even if it’s lost or leisure traffic.  As such, general benefit
of 2.00% has been assigned for the landscaping improvements to the public at large

4.4.1 COLLECTIVE DISTRICT-WIDE GENERAL BENEFIT
Since the District is comprised of improved aesthetics and increased safety benefits resulting from the
collective landscaping improvements, the activity of both pedestrians and vehicles, and the public at large
must be addressed in a collective form rather than independently.  The sum of the calculated general
benefits is the total general benefit related to all pass-thru traffic.  This general benefit result is provided in
the table below:

Residential Pass-thru General Benefit 29.80%
Public at Large General Benefit 2.00%
Total General Benefit 31.80%

The general benefit, which is the percentage of the total budget that must be funded through sources
other than assessments, is 31.80%.  The special benefit then, which is the percentage of the budget that
may be funded by assessments, is 68.20%.
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4.5 Special Benefit Trips
The detailed breakdown of the estimated special benefit trips for each parcel in the District is shown in the
following table:

Assmt ID
Assessor’s
Parcel No.

Land Use
Description Acreage

Gross
Leasable

Area

Average
Trip

Rate(1)

Estimated # of
Daily Special

Benefit Trips(2)

1-1A-1 022-54-016 710 - General office 1.06 4,046 11.03 44.63
1-1A-2 022-54-017(3) 310 – Hotel 3.29 161 8.17 1,315.37
1-1A-3 022-54-018(3) 310 – Hotel 2.31 124 8.17 1,013.08
1-1A-4 022-54-019 934 - Fast Food 0.19 - 496.12 -
1-1B 022-54-008 934 - Fast Food 0.78 2,912 496.12 1,444.70
1-2 022-54-002(4) 820 - Shopping Center 0.58 5,400 42.70 230.58
1-3 022-54-003 932 - High Vol. Restaurant 1.02 5,465 127.15 694.87
1-4A 022-54-009(4) 869 - Home Superstore 8.47 100,000 20.00 2,000.00
1-4B 022-54-012(4) 820 - Shopping Center 3.02 20,000 42.70 854.00
1-4C 022-54-013 820 - Shopping Center 0.23 10,000 42.70 427.00
1-4D 022-54-015 931 - Quality Restaurant 1.78 7,846 89.95 705.75
1-4E 022-54-014(4) 932 - High Vol. Restaurant 0.64 3,000 127.15 381.45
1-4F 022-54-011(4) 820 - Shopping Center 1.31 8,000 42.70 341.60
1-4G 022-54-010 931 - Quality Restaurant 1.03 7,476 89.95 672.47
2-1 022-53-001 931 - Quality Restaurant 0.75 6,500 89.95 584.68
2-2 022-53-002(4) 820 - Shopping Center 1.23 10,000 42.70 427.00
2-3 022-53-003(4) 820 - Shopping Center 0.76 8,000 42.70 341.60
2-4 022-53-004 934 - Fast Food 0.60 2,000 496.12 992.24
2-5 022-53-005 934 - Fast Food 0.74 3,000 496.12 1,488.36
2-6 022-53-006 863 – Elect. Superstore 1.19 51,250 45.04 2,308.30
2-7 022-53-007 820 - Shopping Center 21.92 214,094 42.70 9,141.81
3 022-29-016 815 - Discount Superstore 14.56 125,000 50.75 6,343.75
4-1A-1 022-56-005 714 - Corp Headquarters 2.03 115,753 7.98 923.71
4-1A-2 022-56-006 714 - Corp Headquarters 2.06 174,483 7.98 1,392.37
4-1A-3 022-56-007 714 - Corp Headquarters 2.07 177,483 7.98 1,416.31
4-1A-4 022-56-008 Undeveloped 34.52 - - -
4-1A-5 022-56-009 Parking Lot 24.32 - - -
4-1B 022-29-037 Open Space 6.00 - - -
5-1A-1 022-29-034 750 - Office Park 36.66 572,660 11.42 6,539.78
5-2A-1 022-29-035 750 - Office Park 31.14 480,772 11.42 5,490.42
5-3A-1 022-29-040 Undeveloped 15.55 - - -
5-3A-2 022-29-041 Undeveloped 1.00 - - -
5-3A-3 022-29-042 Undeveloped 6.94 - - -
5-3A-4 022-29-043 Undeveloped 7.36 - - -
5-3A-5 022-29-044 Undeveloped 7.73 - - -
5-3B-1A 022-30-054 Undeveloped 5.63 - - -
5-3B-2 022-30-038 Undeveloped 10.00 - - -
5-3B-3 022-30-039 Undeveloped 5.22 - - -
5-3C 022-30-035(5) Pump Station 0.19 - - 1.00
5-5A-1 022-30-055 Undeveloped 5.60 - - -
5-5A-2 022-30-056 Undeveloped 0.59 - - -
5-5A-3 022-30-057 Undeveloped 3.15 - - -
5-6 022-30-041 Open Space 1.43 - - -
5-7 022-30-049(5) Sewer Pump Station 9.12 - - 1.00
Total Estimated Daily Special Benefit Trips 47,517.83
Internal Trip Reduction(6) (13,810.00)
Total Special Benefit Trips 33,707.83
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(1) Average Trip Rate per Day is from the Institute of Traffic Engineer’s, Trip Generation Report.10

(2) Average Number of Special Benefit Trips per Day is the Average Trip Rate times each 1,000 square feet of gross leasable
area.

(3) Average Number of Special Benefit Trips per Day is the Average Trip Rate times number of hotel rooms for this parcel.
(4) Building Square Feet for this parcel is unavailable at this time. Estimate of square feet was used based on similar

building in center.
(5) Pump Station trips are an estimate.
(6) The internal trip rate percentage was calculated by using the NCHRP 684 Internal Rate Capture Estimation Tool.

10 Trip Generation, 9th Edition: An Informational Report of the Institute of Transportation Engineers. (2012). Washington, DC: Institute of Transportation
Engineers.
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METHOD OF ASSESSMENT
5.1 Method of Assessment Spread
All parcels in the District on which residential dwellings will be constructed specially benefit from the
improvements to an equivalent extent.  These parcels are therefore assessed on a per lot basis for the
maintenance and operation of the District, including incidentals and appurtenances, and will include all the
costs of maintenance and/or operating the improvements.  As outlined in Section 4, the total amount of
general benefit from the improvements is determined to be 31.80%.

The maximum assessment rate for Fiscal Year 2019/20 is $477.18, which is a preliminary number.  The
actual assessment rate levied on each taxable parcel for Fiscal Year 2019/20 is $449.63.

Each year the maximum assessment rate shall be increased by the percentage change from April 1st of the
prior year to April 1st of the current year by the U.S. Department of Labor, Bureau of Labor Statistics,
Consumer Price Indexes, Pacific Cities and U.S. City Average, San Francisco-Oakland-Hayward. For Fiscal
Year 2019/20 the April 1, 2019 CPI was not available at the time of writing of this Report. The Fiscal Year
2019/20 CPI increase was estimated by using the February 2019/20 CPI.
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5.2 Maximum Assessment Rates
The following table provides the maximum assessment rate for Fiscal Year 2000/01 through the current
fiscal year:

Historical Maximum Rates
Fiscal Year CPI % Increase(1) Maximum Rate

2000/01 178.7 NA $292.803
2001/02 189.1 5.82% 309.844
2002/03 193.0 2.06% 316.234
2003/04 197.3 2.23% 323.280
2004/05 198.3 0.51% 324.918
2005/06 202.5 2.12% 331.800
2006/07 208.9 3.16% 342.286
2007/08 215.842 3.32% 353.661
2008/09 222.074 2.89% 363.872
2009/10 223.854 0.80% 366.789
2010/11 227.697 1.72% 373.086
2011/12 234.121 2.82% 383.611
2012/13 238.985 2.08% 391.581
2013/14 244.675 2.38% 400.904
2014/15 251.495 2.79% 412.079
2015/16 257.622 2.44% 422.118
2016/17 264.565 2.70% 433.494
2017/18 274.589 3.79% 449.919
2018/19 283.422 3.22% 464.392

2019/20(2) 291.227 2.75% 477.181
(1) Percentage increase from April 1 of the prior year to April 1 of the current year in the US Department of Labor, Bureau of
Labor Statistics, Consumer Price Indexes, Pacific Cities and US City Average, San Francisco-Oakland-Hayward.
(2) The April 1, 2019 CPI was not available at the time of writing of this Report. The Fiscal Year 2019/20 CPI increase was
estimated using the February 2019/20 CPI.

5.3 Appeals
Any property owner who feels that the amount of their assessment is in error as a result of incorrect
information being used to apply the foregoing method of spread, may file an appeal with the Finance
Director of the City.  Any such appeal is limited to correction of an assessment during the current or, if
before July 1, the upcoming fiscal year.  Upon the filing of any such appeal, the Finance Director shall
promptly review the information provided by the property owner and if he/she finds that the assessment
should be modified, he/she shall have the authority to make the appropriate changes in the assessment
roll.  If any such changes are provided after the assessment roll has been filed with the County for
collection, the Finance Director is authorized to refund to the property owner the amount of any approved
reduction.
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ASSESSMENT DIAGRAM

The following page provides a copy of the assessment diagram of the District.
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ASSESSMENT ROLL

The assessment roll is a listing of the proposed assessment for Fiscal Year 2019/20 apportioned to each lot
or parcel, as shown on the last equalized roll of the Assessor of the County of Santa Clara.  The following
page shows the assessment roll for Fiscal Year 2019/20.
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APN Assessment ID Owner Amount
086-48-001 1 HUYNH CONNIE C AND NGUYEN HUNG $449.63
086-48-002 2 BHAT BALASUBRAMANYA AND RAMANANDA RAMYA N 449.63
086-48-003 3 SANTIAGO SIMON AND RACHEL 449.63
086-48-004 4 GDK ENTERPRISE LLC 449.63
086-48-005 5 NOGUERA ALEX D AND GUTIERREZ-NOGUERA MARLI 449.63
086-48-006 6 KEMPIS BENJAMIN S AND EVANGELINE Q TRUSTEE 449.63
086-48-007 7 SHILEDAR ADITYA AND BADHE PRIYA P 449.63
086-48-008 8 XU JIANZHONG AND WANG XIAOMIN ET AL & XU XIAO 449.63
086-48-009 9 LAM TUAN AND NGUYEN YEN N 449.63
086-48-010 10 VU JOSEPH ANH AND TRAN YENLINH T 449.63
086-48-011 11 GUTIERREZ ALEJANDRO J AND SOLITA A TRUSTEE 449.63
086-48-012 12 ECAL ERLINDA E AND GEORGE E 449.63
086-48-013 13 DELA CRUZ DALE E AND JEANETTE M 449.63
086-48-014 14 TRINH DANH XUAN AND TRAN NGOC-CHAU THI 449.63
086-48-015 15 NGUYEN TUNG K AND LAC V 449.63
086-48-016 16 LADLE GORDON B AND MARICAR C 449.63
086-48-017 17 JACKSON PAUL K AND BRITTON-JACKSON VIVIAN 449.63
086-48-018 18 CAO MICHAEL T AND TAM VUONG 449.63
086-48-019 19 MIGUELINO OSCAR T JR AND JUDY Y 449.63
086-48-020 20 BUI THUAN AND NGUYEN HA TRUSTEE 449.63
086-48-021 21 TRAN KENNETH L AND LENA L TRUSTEE 449.63
086-48-022 22 AGBUYA ALBERT P AND AMORFINA G TRUSTEE 449.63
086-48-023 23 PATEL BHUSHAN AND AARTI M 449.63
086-48-024 24 KOH CHENG-CHEE ET AL & KOH KEWSEK 449.63
086-48-025 25 GADIGE BHASKAR V AND HIMABINDU 449.63
086-48-026 26 AGARWAL SHIV TRUSTEE & TAYAL MANISHA TRUSTEE 449.63
086-48-027 27 NARVAEZ HOWARD M TRUSTEE & ET AL & CHU FONDA W TRUSTEE 449.63
086-48-028 28 LEUNG PAUL K AND NANCY M 449.63
086-48-029 29 TRAN MICHAEL AND TIFFANY 449.63
086-48-030 30 WU XILONG AND YU ZHEBIN TRUSTEE 449.63
086-48-031 31 WONG IRENE TRUSTEE 449.63
086-48-032 32 BAKHRU SUDHIR & MULLASSERY DIVYA 449.63
086-48-033 33 RAGHUNATHA SWAROOP AND PADUBIDRI LALITHA TR 449.63
086-48-034 34 GUDURI VINOD AND LAKMA SHAILAJA 449.63
086-48-035 35 YAU TIMOTHEUS AND PEGGY 449.63
086-48-036 36 VOLADRI RAMA K AND GURJAL MANI R 449.63
086-48-037 37 CHU WEI MUN 449.63
086-48-038 38 AGRAWAL RAKESH AND KANSAL ESHA 449.63
086-48-039 39 DUNN ERIC J AND BUI TRANG THI THUY 449.63
086-48-040 40 MUNE DEREK AND LEE TERRI L 449.63
086-48-041 41 AGGARWAL RAHUL AND SHELLY 449.63
086-48-042 42 RAO QIZHOU AND SHAN MENGWEN 449.63
086-48-043 43 LOW NEE-LOONG AND OH BEE-BEE 449.63
086-48-044 44 VOGETY RAMANAGOPAL V AND VEDANTAM KANYALAKS 449.63
086-48-045 45 MAI KENNY CHI AND PAULINE 449.63
086-48-046 46 DO KHAN AND NGUYEN THU K TRUSTEE 449.63
086-48-047 47 TSAI JULIE Y ET AL & TSAI CHRISTINE P 449.63
086-48-048 48 GDK ENTERPRISES LLC 449.63
086-48-049 49 PEI NICHOLAS 449.63
086-48-050 50 WANG YUN AND TONG MIN 449.63

City of Milpitas
Landscaping and Lighting Maintenance Assessment District

Fiscal Year 2019/20 Assessment Roll

Page 1 of 2
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Fiscal Year 2019/20 Assessment Roll

086-48-051 51 LY PETER T 449.63
086-48-052 52 WONG JAMES 449.63
086-48-053 53 FANG XIONG AND WANG QING 449.63
086-48-054 54 LAN DI AND CAO RONG 449.63
086-48-055 55 LAM RONNY TRUSTEE & LAM JULIE TRAN TRUSTEE 449.63
086-48-056 56 ZHOU GUO QUAN AND LIU XIN 449.63
086-48-057 57 LI HONG AND TU MINGHU 449.63
086-48-058 58 DUGYALA ANURADHA 449.63
086-48-059 59 AU JONSON C AND OR SOPHIA YUK YU 449.63
086-48-060 60 TRUONG MAI C ET AL 449.63
086-48-061 61 BASANI SHAILESH KUMAR AND SUPRIYA TRUSTEE 449.63
086-48-062 62 LEE ANDREW AND LIU LISA 449.63
086-48-063 63 AZALI ALBERTUS H AND TUNGGAL WENDA TRUSTEE 449.63
086-48-064 64 NIGAM AJAY AND ANJULA TRUSTEE 449.63
086-48-065 65 KOMATSU HIROYUKI AND MIKA 449.63
086-48-066 66 NAIR SEEMA 449.63
086-48-067 67 BIALA CHARITO M TRUSTEE & ET AL & BIALA FE T TRUSTEE 449.63
086-48-068 68 NITAFAN DEMETRIO B AND CECILIA C 449.63
086-48-069 69 NGUYEN TANYA VINH ET AL & NGUYEN STEVEN D 449.63
086-48-070 70 HUYNH QUANG AND VO JASMINE TRUSTEE 449.63
086-48-071 71 PATEL GITA V TRUSTEE 449.63
086-48-072 72 FENG HAIJUN AND ZHONG WEIHONG 449.63
086-48-073 73 XUE WEI AND SUN LI 449.63
086-48-074 74 GANGAIAH MAHENDRA 449.63
086-48-075 75 PRABHU VIVEK R AND SUNITA TEJWANI TRUSTEE 449.63
086-48-076 76 HSIAO JEFF C AND NGUYEN ANGELA TRUSTEE & ET 449.63
086-48-077 77 CHIN MICHAEL AND MARY TRUSTEE 449.63
086-48-078 78 TRUONG PHILLIP TRUSTEE 449.63
086-48-079 79 XIONG XIANG D AND YEE VICKY TRUSTEE & ET AL 449.63
086-48-080 80 REDDY SAMINA AGUTHU ET AL 449.63
086-48-081 81 ARUNACHALAM SARAVANAN AND KRISHNAMOORTHY SA 449.63
086-48-082 82 MA NAN 449.63
086-48-083 83 BUKIN KONSTANTIN V AND HSIEH PING 449.63
086-48-084 84 DESAI RAJENDRA J AND PRATIMA R 449.63
086-48-085 85 ZHAO QIANG JIMMY AND YUO JENNY BIN 449.63
086-48-086 86 TAN ALICIA SHUFANG 449.63
086-48-087 87 PIERCE BRAD A AND KOH CHENG-CHEE TRUSTEE 449.63
086-48-088 88 AHUJA SUMEET AND RUCHI 449.63
086-48-089 89 DEVADAS MANJUNATH AND KARVETI HEMALATHA 449.63
086-48-090 90 LIEU TONY AND TIFFANY 449.63
086-48-091 91 KRISHNAN ANANTA AND KUMAR MAYA 449.63
086-48-092 92 LIM PERRY F AND DIXIE M TRUSTEE 449.63
086-48-093 93 LU COURTNIE TU TRINH 449.63
086-48-094 94 QUANG TONY D 449.63
086-48-095 95 SINGLA SANJEEV K AND ANITA 449.63
086-48-096 96 PAL SHIRISH C AND DAS SUJATA S 449.63
086-48-097 97 ANNADATA ANIL K AND VEEPURI SRAVANTHI 449.63
086-48-098 98 ONG PHILIP J JR TRUSTEE & ONG UYEN T TRUSTEE 449.63
Total: 98 Parcels $44,063.74

Page 2 of 2
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CITY OF MILPITAS 
AGENDA REPORT 

(AR) 
 
 
 

Item Title: Consider Recommendation from Council member Nuñez for One Appointment to 
the Planning Commission (Contact: Council member Nuñez, 408-586-3023) 

Category: Reports of Mayor and Councilmembers 

Meeting Date: 5/21/2019 

Contact: Councilmember Nuñez, 408-586-3023 

Recommendation: Receive Council member Nuñez’s recommendation and consider confirming one 
additional appointment by Mayor Tran to a term on the City of Milpitas Planning 
Commission 

 
Background:  

This agenda item was originally scheduled to be heard during the May 7, 2019 City Council meeting.  
However, this item had been moved to be heard on the May 21, 2019 City Council meeting.  The Agenda 
Report (AR) has been revised to reflect the new meeting date. 
 
Any member of the City Council may recommend to the Mayor a candidate for appointment to the Planning 
Commission. All appointees to the Planning Commission must be residents and registered voters in Milpitas 
and may not hold any other public office or employment in the government of the City of Milpitas. The Mayor 
will consider all nominations and present recommendations to the entire Council for review and approval. 
 
The term of office for each member of the Milpitas Planning Commission is three years, commencing on the 
first day of January and concluding on the 31st day of December of the third year thereafter. In accordance 
with the Planning Commission bylaws, a Planning Commissioner whose term has expired may continue to 
serve an “extended” term until a successor is appointed. New appointees then complete the unexpired portion 
of the normal term of the appointed seat. Members of the Milpitas Planning Commission may serve up to three 
consecutive three-year terms. 
 
The following table shows the status and expiration date of each current Commissioner’s term of service.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Analysis: 

Member 
Term 

Expiration 
Status 

Timothy Alcorn Dec. 2021 Current 

Bill Chuan Dec. 2020 Current 

Sudhir Mandal Dec. 2019 Current 

Demetress Morris Dec. 2019 Current 

Evelyn Chua Dec. 2021 Current 

Steve Tao Dec. 2021 Current 

Larry Ciardella Dec. 2017 Extended 
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Any resident interested in serving on the Planning Commission must submit an application to the City. The 
Clerk confirms each applicant’s current voter registration and provides a list of qualified applicants to the 
Planning Director. The Planning Director reviews the list and provides input to the Mayor. The Mayor may ask 
for additional input from the Council and/or invite additional members of the community to submit applications.  
 
The following 12 Milpitas residents submitted applications for consideration by the Mayor and Council for 
appointment to the Planning Commission. 
 

Applicant’s Name Background Notes 
Registered 

Voter 

Ricardo Ablaza 
Real Estate Broker; REO Agent for B of A; First 
Pacific Real Estate; Econ Dev Commission 

Yes 

Manpreet Badesha 
Omnicell – Management 
Background in math/engineering 

Yes 

Russell Bargstadt 
Director of Operations, DeVry Institute 
B.S., Electronics; Pines HOA; Zanker PTA 

Yes 

Spencer Hsu 
Sales Manager; Optibus 
Real Estate investment; business development 

Yes 

Nagaraj Koranthota Cisco No 

Michael Lee 
Sr. Privacy Mgr. – global compliance, Intuit 
Current Member, Citizens Advisory Commission 

Yes 

Ernesto Martinez 
Realtor, Century 21 Alliance; US History teacher 
at Ohlone College; former social worker 

Yes 

Sean Pan 
System Engineer, Northrup Grumman; 
Toastmasters 

Yes 

Andrew Ridley 
Transportation Demand Analyst;  
Consultant, ALTRANS Mgmt. Assoc. 

Yes 

Doug Sueoka 
Auditor, Costco Wholesale 
20+ yrs. retail management experience 

Yes 

Ken Wang 
Mechanical Engineer; Thinfilm Electronics; 
Fluent in Cantonese and Mandarin 

Yes 

Thomas Valore 
Retired CFO 
Active member of Milpitas Chamber of Commerce 

Yes 

Suraj Viswanathan U.S. Cricket Board of Directors Yes 

 
 
Council member Nuñez has recommended Ricardo Ablaza to complete the remainder of the Planning 
Commission term currently filled by Larry Ciardella. This term will expire at the end of December 2020. Mr. 
Ablaza served previously on the Economic Development Commission, and his term of service ended in April 
2019 with the appointment of new members to serve on the recently organized Economic Development and 
Trade Commission.  
 
Fiscal Impact: Appointments to City Commissions will result in no new fiscal impacts. 

Recommendation: 

Receive Council member Nuñez’s recommendations and move to approve Ricardo Ablaza for appointment by 
Mayor Tran to the Milpitas Planning Commission in a term of service that will expire on December 31, 2020. 

 
Attachment:  

List of current applications for Milpitas Planning Commission 
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MILPITAS CITY COUNCIL 
& HOUSING AUTHORITY MEETING 

 
PREVIEW OF AGENDA ITEMS 

 
TUESDAY, JUNE 4, 2019 

 

 
 
PRESENTATION 

 Proclaim Parks & Recreation Month (Renee Lorentzen)  
 
CONSENT CALENDAR 

1. Accept City Council calendar for June 2019  
2. Approve City Council meeting minutes of May 15 and 21, 2019 
3. Adopt a Resolution approving Accounts Receivable write-offs for Fiscal Year Ending 6/30/19 (Jane Corpus) 
4. Adopt a Resolution authorizing Agreement with Enterprise Fleet Management for City Vehicle Lease Program 

(Tony Ndah, Chris Schroeder)  
5. Approve Amendment with York Insurance for Workers Comp Third Party Administrator Services (Liz Brown) 
6. Approve Purchase of New Mobile Performing State (Renee Lorentzen) 
7. Approve Concept Design for Carlo Park, Project No. 5112 (Steve Erickson) 
8. Approve and Authorize City Manager to Execute Agreement with Swinerton Builders for $219,983 for 

Construction Management Services for Fire Station No. 2 Replacement Project No. 3447 (Steve Erickson) 
9. Delegation of Authority to City Manager (City Manager, City Attorney)  

 
PUBLIC HEARINGS 

10. Approve Community Development Block Grant Allocations for FY 2019-20 and Adopt Annual Action Plan 
(Sharon Goei, Robert Musallam)  

11. Council + Housing Authorityy  Adopt Resolutions Approving FY 2019-20 Budget, Capital Improvement 
Program, and Appropriations (Gann) Limit  (Jane Corpus)  

 
COMMUNITY DEVELOPMENT 

12. Approve Staff Recommendation of Clear Channel Outdoors for Digital Billboard Project at Barber Ct. and 
Authorize City Manager to Negotiate and Execute a Lease Agreement (Alex Andrade) 

 
PUBLIC SAFETY 

13. 1
st
 Reading/Intro of Ordinance No. 172.6 for Massage Regulations update (Police, City Attorney) 

 
LEADERSHIP 

14. 1
st
 Reading/Intro of Ordinance for Municipal Code “clean up” (Ashwini Kantak, Chris Diaz)  

 
PREVIEW NEXT AGENDA    

15. Preview list of anticipated agenda items for June 18, 2019 Regular City Council meeting (Mary Lavelle)  
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CITY OF MILPITAS 
AGENDA REPORT 

(AR) 
 
 
 

Item Title: Receive an update on the General Plan Update project and recommendations from the 
General Plan Advisory Committee (GPAC), discuss the Land Use Alternatives Report, 
and provide direction to staff regarding the Preferred Land Use Map 

Category: Community Development 

Meeting Date: 5/21/2019 

Staff Contact: Ned Thomas, Planning Director, 408-586-3273 
Jessica Garner, Planning Manager, 408-586-3284 

Recommendations: 1. Receive update on the General Plan Update project from the consultant team and 
staff. 

2. Receive recommendations from the General Plan Advisory Committee (GPAC) and 
discuss the Draft Land Use Alternatives Report. 

3. Provide direction to the consultant team and staff regarding the preferred General 
Plan Land Use Map. 

 

BACKGROUND: 
The Milpitas General Plan establishes a long-range vision for how the community will grow and a legal 
foundation for all land use and development decisions in the community. The General Plan should express 
community priorities and values and may be considered the City’s “constitution” or blueprint because it 
establishes goals and policies to guide growth, traffic patterns, housing, conservation, fiscal sustainability, 
economic development, and more over the next 20 years.  
 
The current process of preparing a comprehensive update to the Milpitas General Plan began in 2016. To 
date, the consultant team and staff have completed the following tasks and milestones: 

 Project Website – The General Plan Update website has been active since June 2016 and provides 
information regarding upcoming meetings, online surveys, contact forms, project documents, and other 
resource materials. The project website is https://milpitas.generalplan.org/. 

 GPAC Meetings. – Since June 2016, the General Plan Advisory Committee (GPAC) has held 12 meetings.  
The GPAC provides receives data and analysis from the consultant team and provides input on key issues 
and trends facing the City. The GPAC also assists in the development of General Plan Goals, Policies, and 
Actions, as well as the Land Use Map.  The GPAC met most recently in December 2019. 

 Visioning Workshops – The consultant team and staff conducted a series of three public visioning 
workshops in the fall of 2016. These workshops provided an opportunity for the public to learn about the 
General Plan Update process, provide input on issues, opportunities, and challenges facing the 
community, and provide input on key topics such as land use and traffic. The City Council and the General 
Plan Advisory Council (GPAC) received summaries of the results of these workshops in a series of memos 
in 2017.    

 Existing Conditions Report – This report, completed in May 2017 and updated in July 2018, establishes 
baseline conditions for the General Plan Update and documents the City’s development patterns, land 
uses, natural resources, utilities, infrastructure, public services, economic and fiscal conditions, 
environmental constraints, regulatory requirements, and recent City planning efforts. This Report is located 
at https://milpitas.generalplan.org/content/documents-and-maps. 

 Community Profile Report – This short-format report provided the City Council and GPAC with a summary 
of key development patterns, natural resources, socioeconomic conditions, and environmental constraints 
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for consideration in charting the course for Milpitas’ future. The report was completed in October 2017 and 
is located at: https://milpitas.generalplan.org/content/documents-and-maps.  

 Issues and Opportunities Memos – This series of memos provided the GPAC with summaries of the public 
outreach efforts, identification of community values and concerns, descriptions of focus areas for goal and 
policy development, and the identification of key concerns and potential solutions.  

 City Council Land Use Map Study Session – In March 2018, the City Council conducted a focused study 
session to review options and provide input regarding potential changes to the draft Land Use Map.  
Feedback provided by the Council was instrumental in preparing the draft Land Use Alternatives Report. 

 Land Use Alternatives Report – This report identifies 14 Opportunity Areas within Milpitas, based on input 
from the community and City leadership, where changes to land use designations under the General Plan 
may be appropriate. The report provides quantitative and qualitative analysis for each Opportunity Area to 
forecast potential growth effects as well as consistency with the community’s vision. This document will 
serve as the primary tool to aid the City Council in determining the appropriate growth and land use 
intensity for the General Plan Update.  The Draft Land Use Alternatives Report was completed in 
September 2018 and is located at: https://milpitas.generalplan.org/content/documents-and-maps. 

 GPAC Land Use Map Summary Memo – Over the course of two meetings held in September and October 
2018, the GPAC reviewed and discussed the draft Land Use Alternatives Report and provided detailed 
feedback and direction on the Land Use Map.  This memo summarizes recommendations from the GPAC. 

The General Plan Update is now at a critical juncture where the consultant team and staff need direction from 
the City Council on the preferred Land Use Map in order for the project to move forward. As noted above, the 
Council-appointed GPAC and staff have provided recommendations to the Council to guide the decision-
making process. Major steps to be completed in the General Plan Update process include drafting the Goals, 
Policies, and Actions that comprise each of the General Plan Elements (chapters) and commencing the 
environmental impact analysis required under the California Environmental Quality Act (CEQA).  

 
ANALYSIS: 
The General Plan Update consultants have developed the Land Use Alternatives Report to assist the Council 
in its discussion about the General Plan Land Use Map (see Attachment 1). Also attached is a summary memo 
with input and recommendations from the General Plan Advisory Committee (GPAC) (See Attachment 2). The 
Alternatives Report is based on direction received from the Council in a study session held March 2018, public 
comment gather during a series of Community Visioning Workshops held in late 2016, feedback from the 
General Plan Advisory Committee (GPAC), and additional input from staff and the consultant team. The Report 
identifies areas across the City where change may be appropriate and provides analysis of alternative 
scenarios for potential new development.  
 
Below are detailed descriptions of the Land Use Alternatives Report and an accompanying GPAC memo: 
 
Land Use Alternatives Report.  The Land Use Alternatives Report is a tool for the City Council to identify and 
evaluate a diverse range of geographic locations within the city where changes to existing land uses and 
development patterns are likely to occur over the next 20 years. The Report refers to these various geographic 
locations as “Land Use Opportunity Areas” (Opportunity Areas) and provides analysis of the land use, 
circulation, fiscal sustainability, and economic development characteristics associated with the build-out of 
each Opportunity Area according to the existing and proposed land use designations. “Build-out” refers to 
future development potential as allowed by the density and permitted use types established by the General 
Plan and within the 20-year plan horizon. Build-out is not a prediction of what level of development will 
necessarily occur, but rather, an estimate of the level of development that could occur within the plan 
timeframe. The timing, intensity, and rate of future development are largely based on market conditions. 
 
GPAC Recommendations Memo.  Over the course on two sequential meetings (held September 20 and 
October 17, 2018), the General Plan Advisory Committee (GPAC) reviewed the Land Use Alternatives Report 
in detail and provided  recommendations for land use and development intensity modifications within the 
Opportunity Areas identified in the Report. In some cases, GPAC members reached consensus regarding 
potential changes to the map, and in other cases, GPAC members had differing views. This memo provides a 
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summary of feedback from GPAC members with respect to all of the Opportunity Areas analyzed in the Land 
Use Alternatives Report.   
 
In those instances where the GPAC did not reach consensus regarding land use changes within a given area, 
this memo summarizes the differing views presented by the GPAC members. The memo also provides 
professional recommendations from the consultant team and staff, accompanied by the rationale for each 
recommendation. 
 
The Land Use Alternatives Report and the GPAC Recommendations Memo will be the primary tools used by 
the City Council in determining a Preferred Land Use Map. The Preferred Land Use Map will be the foundation 
for several subsequent tasks undertaken as part of the General Plan Update, including the drafting of Goals, 
Policies, and Actions that comprise each of the General Plan Elements (chapters) and commencing the 
environmental impact analysis required under the California Environmental Quality Act (CEQA).  
 
POLICY ALTERNATIVES: 
This is an information item for Council direction. No policy alternatives to consider. 
 
FISCAL IMPACT: 
This is an information item for Council direction. No fiscal impact.  
  
CALIFORNIA ENVIRONMENTAL QUALITY ACT :   
The City will prepare a full Environmental Impact Report (EIR) as part of the General Plan Update project. The 
current phase of the overall process is not a project under CEQA. 
 
Recommendations: 
1) Receive update on the General Plan Update project from the consultant team and staff. 

2) Receive recommendations from the General Plan Advisory Committee (GPAC) and discuss the Draft Land 

Use Alternatives Report. 

3) Provide direction to the consultant team and staff regarding the preferred General Plan Land Use Map. 
 
Attachments:    
A: Draft Land Use Alternatives Report (binder) 
B: GPAC Land Use Alternatives Recommendations Memo 
C: Summary Maps 
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LAND USE ALTERNATIVES 
REPORT 
SEPTEMBER 2018  
(AMENDED 1/23/2019 TO INCLUDE OPPORTUNITY AREA 14) 

259



 
 

260



TABLE OF CONTENTS 
CHAPTER 1: INTRODUCTION...................................... 1-1 
1.1 PURPOSE OF THE LAND USE OPPORTUNITIES REPORT................... 1-1 

1.2 ORGANIZATION................................................... 1-1 

1.3 GENERAL PLAN UPDATE OVERVIEW................................... 1-2 

1.4 LAND USE ALTERNATIVES OUTREACH PROCESS......................... 1-3 

1.5 NEXT STEPS IN THE GENERAL PLAN LAND USE MAP UPDATE PROCESS..... 1-9 

CHAPTER 2: LAND USE ALTERNATIVES............................. 2-1 
2.1 DEFINING THE LAND USE ALTERNATIVES ................................... 2-1 

2.2 LAND USE DESIGNATIONS ................................................ 2-2 

2.3 ALTERNATIVE ANALYSIS – ECONOMIC AND CIRCULATION BACKGROUND .......... 2-15 

2.4 ALTERNATIVE ANALYSIS BY OPPORTUNITY AREA ............................ 2-17 

2.5 CITY-WIDE GROWTH POTENTIAL .......................................... 2-90 

2.6 PLAN BAY AREA 2040 REGIONAL GROWTH PROJECTIONS ...................... 2-93 

TABLES 
2-1: Acreage by Land Use Designation .............................................. 2-9 

2-2: Opportunity Area #1: Existing and New Development Potential ................. 2-18 

2-3: Sunny Hills Neighborhood Node/Commercial Center Revenue Impacts ............. 2-19 

2-4: Opportunity Area 2: Existing and New Development Potential .................. 2-23 

2-5: California Circle Revenue Impacts ........................................... 2-24 

2-6: Opportunity Area 3 Existing and New Development Potential ................... 2-28 

2-7: McCarthy Ranch Industrial Area Revenue Impacts .............................. 2-29 

2-8: Opportunity Area 4 Existing and New Development Potential ................... 2-33 

2-9: Southwestern Employment Area Revenue Impacts ................................ 2-34 

2-10: Opportunity Area 5 Existing and New Development Potential .................. 2-38 

2-11: Midtown Specific Plan Area Revenue Impacts ................................. 2-39 

2-12: Opportunity Area 6 Existing and New Development Potential .................. 2-43 

2-13: Central Manufacturing Area (South) Revenue Impacts ......................... 2-44 

2-14: Opportunity Area 7 Existing and New Development Potential .................. 2-48 

2-15: Central Manufacturing Area (North) Revenue Impacts ......................... 2-49 

2-16: Opportunity Area 8 Existing and New Development Potential .................. 2-53 

2-17: Landess Neighborhood Node/Commercial Center Revenue Impacts ................ 2-54 

2-18: Opportunity Area 9 Existing and New Development Potential .................. 2-58 

2-19: Calaveras & North Park Neighborhood Node/Commercial Center Revenue Impacts ..... 
 2-59 

2-20: Opportunity Area 10 Existing and New Development Potential ................. 2-63 

2-21: Jacklin & 680 Neighborhood Node/Commercial Center (East) Revenue Impacts ....... 
 2-64 

2-22: Opportunity Area 11 Existing and New Development Potential ................. 2-68 

2-23: Jacklin & 680 Neighborhood Node/Commercial Center (West) Revenue Impacts ....... 
 2-69 

2-24: Opportunity Area 12 Existing and New Development Potential ................. 2-73 

261



TABLE OF CONTENTS  
 

II MILPITAS GENERAL PLAN UPDATE | LAND USE ALTERNATIVES REPORT 

 

2-25: Milpitas Town Center Revenue Impacts ....................................... 2-74 

2-26: Opportunity Area 13 Existing and New Development Potential ................. 2-78 

2-27: Jacklin Neighborhood Node/Commercial Center Revenue Impacts ................ 2-79 

2-28: Opportunity Area 14 Existing and New Development Potential ................. 2-84 

2-29: Serra Center Commercial Gateway Revenue Impacts Revenue Impacts ............ 2-85 

2-30: Growth Projections By Alternative .......................................... 2-91 

2-31: Job Growth By Land Use ..................................................... 2-92 

2-32: Plan Bay Area 2040 Jurisdictional Household Forecast ....................... 2-94 

2-33: Plan Bay Area 2040 Jurisdictional Employment Forecast ...................... 2-94 

FIGURES 
1-1: Initial Conceptual Land Use Opportunity Area Map Results ..................... 1-7 

2-1: Existing General Plan Alternative Map ....................................... 2-11 

2-2: Opportunity Area Alternatives Map ........................................... 2-13 

2-3: Opportunity Area 1 Land Use Alternatives .................................... 2-21 

2-4: Opportunity Area 1 Existing Conditions ...................................... 2-22 

2-5: Opportunity Area 2 Land Use Alternatives .................................... 2-26 

2-6: Opportunity Area 2 Existing Conditions ...................................... 2-27 

2-7: Opportunity Area 3 Land Use Alternatives .................................... 2-31 

2-8: Opportunity Area 3 Existing Conditions ...................................... 2-32 

2-9: Opportunity Area 4 Land Use Alternatives .................................... 2-36 

2-10 Opportunity Area 4 Existing Conditions ...................................... 2-37 

2-11 Opportunity Area 5 Land Use Alternatives .................................... 2-41 

2-12 Opportunity Area 5 Existing Conditions ...................................... 2-42 

2-13 Opportunity Area 6 Land Use Alternatives .................................... 2-46 

2-14 Opportunity Area 6 Existing Conditions ...................................... 2-47 

2-15 Opportunity Area 7 Land Use Alternatives .................................... 2-51 

2-16 Opportunity Area 7 Existing Conditions ...................................... 2-52 

2-17 Opportunity Area 8 Land Use Alternatives .................................... 2-57 

2-18 Opportunity Area 8 Existing Conditions ...................................... 2-58 

2-19 Opportunity Area 9 Land Use Alternatives .................................... 2-61 

2-20 Opportunity Area 9 Existing Conditions ...................................... 2-62 

2-21 Opportunity Area 10 Land Use Alternatives ................................... 2-66 

2-22 Opportunity Area 10 Existing Conditions ..................................... 2-67 

2-23 Opportunity Area 11 Land Use Alternatives ................................... 2-71 

2-24 Opportunity Area 11 Existing Conditions ..................................... 2-72 

2-25 Opportunity Area 12 Land Use Alternatives ................................... 2-76 

2-26 Opportunity Area 12 Existing Conditions ..................................... 2-77 

2-27 Opportunity Area 13 Land Use Alternatives ................................... 2-81 

2-28 Opportunity Area 13 Existing Conditions ..................................... 2-82 

2-29 Opportunity Area 14 Land Use Alternatives ................................... 2-88 

2-30 Opportunity Area 14 Existing Conditions ..................................... 2-89 

 

262



CHAPTER 1: INTRODUCTION 
In 2016, the City of Milpitas embarked on a multi-year process to comprehensively update its General Plan. 
Specifically, the General Plan provides policy guidance on land use, housing, transportation, infrastructure, 
community design, conservation, and other development-related topics. State law requires every city and 
county in California to prepare and maintain a general plan planning document.  

As part of the General Plan Update process, the City will revise the General Plan Land Use Map (Land Use 
Map). The Land Use Map is one of the General Plan’s primary mechanisms for shaping the city’s future 
development pattern. The map assigns a land use designation to each parcel within the city and the city’s 
Sphere of Influence (SOI). The designations describe the range of uses allowed and the development 
intensity permitted on associated parcels. 

1.1 PURPOSE OF THE LAND USE ALTERNATIVES REPORT 

The purpose of the Land Use Alternatives Report is to provide the City with a tool to identify and evaluate 
a diverse range of geographic locations within the city where changes to existing land uses and 
development patterns may be appropriate.  These various locations are referred to as “Land Use 
Opportunity Areas” (Opportunity Areas) in this report.  These Opportunity Areas have been identified as 
potential locations to accommodate future growth, support economic development, maintain fiscal 
sustainability, and ensure adequate protection of natural resources and open space.  

This report provides an analysis of the land use, circulation, fiscal sustainability, and economic development 
characteristics associated with the buildout1 of each Opportunity Area according to the existing and 
proposed land use designations. The report purposely omits recommendations regarding how the City 
should proceed with modifications to the Land Use Map. Instead, it provides the necessary information to 
facilitate the community’s discussion on important land use issues, culminating with possible changes to 
the map. 

The report will be used by the City County, the Planning Commission, the General Plan Advisory Committee 
(GPAC), and the community at-large to select the preferred Land Use Map. The City anticipates that the 
Land Use Alternatives Report will stimulate discussion and lead to confirmation and selection of courses of 
action to be reflected on the preferred Land Use Map and in the General Plan Policy Document.  

1.2 ORGANIZATION 

This Land Use Alternatives Report is organized into the following two chapters. 

CHAPTER 1: INTRODUCTION 

Chapter 1 describes the principal documents associated with the General Plan Update process, how the 
Opportunity Areas were selected and the vision for the areas was derived, and the next steps in the General 
Plan Update process. 

                                                            
1 “Buildout” refers to future development potential of an area, as allowed by the density and permitted use types 
established by the General Plan.  Buildout is not an estimate of what level of development will necessarily occur, but 
rather, is an estimate of the level of development that COULD occur.  The timing, intensity, and rate of future 
development is largely based on market conditions.   
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CHAPTER 2: LAND USE ALTERNATIVES 

Chapter 2 describes and analyzes the land use Opportunity Areas.  The report includes two alternatives, as 
summarized below, for each of the fourteen Opportunity Areas. 

• Existing General Plan Alternative:  The Existing General Plan Alternative pertains to buildout according 
to the existing General Plan Land Use Map, originally adopted in 1994 and amended through 2018. 
Figure 2-1 depicts the Existing General Plan Map. 

• Opportunity Areas Alternative: The Opportunity Area Alternative identifies potential changes in land 
use and development intensity within 14 specific areas of Milpitas. This alternative focuses on the 
intensification of jobs-generating uses in employment centers, the expansion of transit-oriented mixed-
use development, and the revitalization of neighborhood-serving commercial centers through the 
intensification of commercial uses and introduction of housing. Figure 2-2 depicts the Opportunity 
Areas Land Use Map.  

The chapter provides an analysis of both alternatives, by Opportunity Area, and on a citywide basis. The 
analysis focuses on land use, built form, and circulation network characteristics and changes, residential 
and employment growth projections, and economic development/fiscal implications associated with each 
alternative. 

The chapter also introduces three new land use designations that are proposed for locations within some 
of the Opportunity Areas, in order to help fulfill the community’s desire to generate additional jobs and 
encourage residential development. 

1.3 GENERAL PLAN UPDATE OVERVIEW 

The Land Use Alternatives Report serves as one of the key deliverables that the City and the General Plan 
Update consultant team are preparing as part of the General Plan Update process. Other milestone 
documents prepared as part of the General Plan Update, listed in order of anticipated completion, are as 
follows. 

EXISTING CONDITIONS REPORT 

The Existing Conditions Report, published in June, 2018, establishes a baseline of existing conditions in the 
planning area for the General Plan Update process. Specifically, the report identifies development patterns, 
natural resources, socioeconomic conditions, and environmental constraints, and identifies the regulatory 
environment for each topic.  The report serves as a resource for the City Council, the Planning Commission, 
the GPAC, members of the public, City staff, and the consultant team through the General Plan Update 
process. This facilitates all parties informed participation in the process, ensuring that the updated General 
Plan addresses Milpitas’ unique circumstances at this particular point in time. 

The Existing Conditions Report is principally a technical document that comprises a substantial amount of 
data. To make this information more accessible to lay readers, the report incorporates numerous maps and 
graphics. 

The Existing Conditions Report is available on the project’s website: milpitas.generalplan.org  (Document 
Center) or through this link.   
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LAND USE ALTERNATIVES REPORT 

The Land Use Alternatives Report presents possible modifications to land use and development intensity in 
a manner that will support the community’s vision for increased economic development opportunities, a 
range of housing options, preservation of established residential neighborhoods, and quality job growth. 
The potential changes to the land use map identified in this report are based upon public input gathered 
to date, information contained in the Existing Conditions and Issues and Opportunities Reports, input 
provided by the GPAC, direction received from the City Council, and Staff and consultant’s team 
consideration of development opportunities. 

GENERAL PLAN POLICY DOCUMENT  

The Policy Document contains the goals, policies, and strategies related to various elements of the General 
Plan. The General Plan must address at least seven elements - or issue categories - to the extent that they 
are relevant locally.  These state-mandated elements include land use, circulation, housing, open space, 
conservation, noise, and safety. The City may also address other topics of community interest in the General 
Plan, such as economic development, community health and wellness, utilities and community services, 
and sustainability. The General Plan sets out the goals, policies, and action items in each of these areas and 
serves as a policy guide for how the City will make key planning decisions in the future.  It also identifies 
how the City will interact with Santa Clara County, adjacent and nearby cities, and other local, regional, 
State, and Federal agencies on shared development-related decisions and actions.  

The Policy Document contains the goals and policies that will guide future decisions within the city. It also 
identifies action programs that will ensure the goals and policies in the General Plan are carried out.  

ENVIRONMENTAL IMPACT REPORT 

The Enivronmental Impact Report (EIR) responds to the requirements of the California Environmental 
Quality Act (CEQA) as set forth in Sections 15126, 15175, and 15176 of the CEQA Guidelines. The Planning 
Commission and City Council will use the EIR during the General Plan Update process in order to understand 
the potential environmental effects associated with implementing the General Plan.  The EIR will be 
prepared concurrently with the Policy Document in order to facilitate the development of a General Plan 
that is largely self-mitigating.  In other words, as environmental impacts associated with the new General 
Plan Land Use Map and Policy Document are identified, goals, policies, and action programs may be 
incorporated into the Policy Document in order to reduce or avoid potential environmental impacts.   

1.4 LAND USE ALTERNATIVES OUTREACH PROCESS 

The land use alternatives and Opportunity Areas identified and analyzed in this report were developed 
through an extensive outreach process that included public input received at community workshops, GPAC 
recommendations, and City Council direction. These three phases of the outreach approach are described 
below. 
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COMMUNITY VISIONING WORKSHOPS 

In September, October, and November of 2016, the 
General Plan Update team held three public 
visioning workshops to help kick-off the General 
Plan Update process. City residents and 
stakeholders attended workshops at the Barbara 
Lee Senior Center Community Room at City Hall. 
The workshops provided an opportunity for the 
public to offer its thoughts on what it values about 
its community and the city, and what important 
issues should be addressed in updating the General 
Plan.   

Each workshop included a presentation by the 
general plan update team that explained the role of 
the General Plan, an overview of the General Plan 
Update process, and an opportunity for the 
workshop participants to ask questions and seek 
clarification on the process and the role of the 
community.  Workshop participants were asked to 
complete activities and exercises in order to 
provide information to the General Plan Update 
team.  Each workshop focused on different themes 
and topics to be addressed in the General Plan.  At 
each workshop, participants were provided an 
opportunity to identify where future land uses 
should be located within the community, ideas for 
community design, and transportation priorities. 
The maps prepared by the Visioning Workshop 
participants were reviewed and organized by 
theme, and major themes from the Visioning 
Workshop mapping activities were considered 
during the development of the land use 
Opportunity Areas.  

A full summary of the input received during the 
Visioning Workshops is available online through 
this link. 
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GENERAL PLAN ADVISORY COMMITTEE  

Potential changes to the Land Use Map have been 
discussed by the GPAC over the course of several 
meetings in the past year.  For example, during the May 
30th, 2018 GPAC meeting, the committee discussed the 
city’s land use character and opportunities to enhance 
the community’s identity through identification and 
further creation of community design elements. This 
included a collaborative experience where GPAC 
members identified possible Opportunity Areas for 
land use enhancements.  Additionally, during the June 
20th, 2018 GPAC meeting, the committee discussed 
opportunities for economic development, increased 
local employment opportunities, and locations 
throughout the city where new job growth 
opportunities should be targeted.  Information, 
direction, and feedback provided by the GPAC has been 
incorporated in the Opportunity Areas discussed in this 
report.   

CITY COUNCIL INPUT 

At the March 29th, 2018, City Council Study Session 
Meeting, the Council provided direction on land use 
mapping concepts to be included and analyzed in the 
Land Use Alternatives Report.  Ideas presented during 
this workshop include focusing on the enhancement 
and reimagining of select locations within the city, 
encouraging additional mixed-use development, and 
supporting job generation. The Council also expressed 
support for enhancing development within the 
Midtown Specific Plan Area. The City is currently 
updating the Midtown Specific Plan and it is anticipated 
that this revised document will address key Council 
considerations for this area of the city.  

PROJECT TEAM SYNTHESIS OF 
OUTREACH INPUT 

Based upon the input received through the outreach 
process, City staff and the consultant team developed 
a conceptual Opportunity Sites map that identifies 
where and how land use and development intensity 
changes could occur, in order to realize the 
community’s land use priorities. This map is included as 
Figure 1-1. Subsequently, the map was refined by City 
staff and the consultant team into the Opportunity 
Areas Alternative. A citywide and Opportunity Area-
specific version of the map appear in Chapter 2. 
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1.5 NEXT STEPS IN THE GENERAL PLAN LAND USE MAP UPDATE PROCESS 

The City Council, the Planning Commission, the GPAC, City staff, and the consultant team will use this report 
to prepare and refine the Preferred Land Use Map.  

First, the GPAC will make recommendations for land use and development intensity modifications to the 
existing Land Use Map, ostensibly within the Opportunity Areas identified in this report. Next, the City 
Council will review the GPAC’s input and recommendations, and direct City staff and the consultant team 
to prepare the preferred Land Use Map. 

As the map evolves in the coming weeks and months, and the initial preferred land use map is developed, 
the final iteration of the map and an accompanying analysis of the proposed changes will be posted on the 
project’s website, www.milpitas.generalplan.org. Please refer to the site for additional information on the 
project. 
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CHAPTER 2: LAND USE ALTERNATIVES 
This chapter presents and analyzes two land use alternatives for future growth in the City of Milpitas. The 
first alternative, the Existing General Plan Alternative, describes buildout conditions associated with the 
General Plan’s existing Land Use Map.  

The second alternative, the Opportunity Areas Alternative, describes revised buildout conditions associated 
with land use designation changes within the fourteen Opportunity Areas. This chapter presents the 
alternatives on both a citywide and individual Opportunity Area-specific basis, and compares the citywide 
buildout information between alternatives. The chapter also introduces and defines three new land use 
designations that are intended to support the mixture of uses and development intensity envisioned within 
the Opportunity Areas. 

The alternatives include broad analysis, including land use conditions, residential and employment growth 
potential, and economic and circulation network implications. This approach is intended to help foster 
meaningful discussions regarding the development and selection of the preferred Land Use Map.   

2.1 DEFINING THE LAND USE ALTERNATIVES 

EXISTING GENERAL PLAN ALTERNATIVE 

The Existing General Plan Alternative (see Figure 2-1) comprises the current General Plan Land Map. The 
map was originally adopted as part of the City’s 1994 General Plan Update and includes all subsequent 
amendments through 2018. The Existing General Plan Land Use Alternative is characterized by the 
following attributes: 

• The residential and mixed-use designations accommodate a broad range of residential densities, 
spanning from 0.1 du/ac in hillside areas to 90 du/ac within close proximity to transit stations. 

• Large areas of single family residential development is primarily located in the north and eastern 
portions of the city. 

• Industrial park and manufacturing uses are consolidated into several large areas located along the city’s 
western edge and in the center of the city south of Los Coches Street. 

• Open space is concentrated along drainage areas, creek corridors, and beyond the city’s eastern 
boundary in the hillside areas occupying the easternmost portion of the Planning Area.   

• Two of the City’s major growth areas are located within the Midtown and Transit Area Specific Plan 
areas. The associated plans implement the goals and policies of the General Plan through the regulation 
of use, density, height and other design standards. Many of the future residential uses are planned 
within close proximity to transit opportunities within the Transit Area Specific Plan TASP, and as mixed-
use housing opportunities within the Midtown Specific Plan. 

OPPORTUNITY AREA ALTERNATIVE 

The Opportunity Area Alternative (see Figure 2-2) comprises focused land use changes and development 
intensification within fourteen Opportunity Areas. These changes are intended to accommodate additional 
housing and jobs, support economic development opportunities, and promote the redevelopment of aging 
and underutilized centers, while continuing to provide the services for Milpitas residents. The Opportunity 
Areas are intend to provide the City with options to accommodate additional growth that fulfills the City’s 
vision for future development. Each of the fourteen Opportunity Areas are discussed in detail in Section 
2.3.  
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2.2 LAND USE DESIGNATIONS 
The existing Milpitas General Plan includes a range of land use designations that dictate where uses and 
what intensities of development can occur within the city and the Planning Area. The existing General Plan 
Land Use Map (see Figure 2-1) applies the designations to individual parcels.  A brief description of each of 
the adopted General Plan land use designations is provided below.   

EXISTING LAND USE DESIGNATIONS 

VALLEY FLOOR 

The Valley Floor portion of the Planning Area are the relatively flat portions of the city west of the eastern 
hillsides. The urbanized Valley Floor contains the majority of the developed area of the City. Approximately 
one-third of the developed land in the Valley Floor is devoted to Single Family Low-Density Residential use, 
with all designated residential areas accounting for about 46 percent of the Valley Floor.  Approximately 25 
percent of the Valley Floor is designated for industrial (Manufacturing and Industrial Park) uses, while 
approximately 15 percent of the total land in the Valley Floor is vacant and available for development. The 
following use descriptions apply to the Valley Floor portion of the Planning Area. 

Residential Designations 

Single-family Low Density 

(3 to 5 units per gross acre) All housing units are to be individually owned, either on separate lots or as part 
of a clustered Planned Unit Development. Single-unit detached residences will be the typical housing type 
in this category. 

Single-family Moderate Density 

(6 to 15 units per gross acre) All housing units are to be individually owned, either on separate lots or as 
part of a clustered Planned Unit Development. Developments with densities ranging from 7 to 10 units per 
acre may be approved only if proposals are found to be consistent with policies and programs of the 
General Plan and compatible with the surrounding neighborhood. Single-unit attached residences will 
typically be built within this density range. Densities higher than 10 units per acre would be consistent only 
for sites of 5 acres or less, accompanied by specific findings relating to: appropriate relationship to 
surrounding land uses, and affordability [for Planned Unit Developments (PUDs) the acceptable floor area 
range is 600 to 1,100 sq. ft.] 

Multifamily Medium Density 

(7 to 11 units per gross acre) This density range would allow single-family attached and semi-detached 
houses and duplexes.  

Multifamily High Density 

(12 to 20 units per gross acre) This density range would accommodate a variety of housing types, ranging 
from row houses to triplexes and four-plexes, stacked townhouses and walk-up garden apartments. 
Densities up to 40 units per gross acre may be permitted for proposals designed as Planned Unit 
Developments (PUDs) provided that the following criteria are met: sewer and water service is sufficient to 
accommodate the proposal as well as other developments permitted by the General Plan. Any 
improvements to the sewer or water system that would be required to accommodate any such higher 
density proposals would be made conditions of project approval; cumulative traffic, from the increased 
density and other existing or future projects, must not cause any street intersection to operate below Level 
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of Service (LOS) E; and the design of such higher density projects will not have adverse shadow, view 
obstruction or loss of privacy impacts that are not mitigated to acceptable levels. 

Multifamily Very High Density 

(31 to 40 dwelling units per gross acre) This density range would accommodate a variety of housing types, 
ranging from row houses and townhouses to lofts and stacked flats with structured parking. Increased 
densities are permitted within the Transit Oriented Development overlay zone (TOD).  

High Density Transit-Oriented Residential 

A classification similar to the Midtown Plan’s “Multifamily Very High Density” designation, these properties 
are intended for medium-density residential neighborhoods further from BART, at the interior of sub-
district neighborhoods. A minimum average gross density of 21 units per acre is required, up to a maximum 
of 40 units per acre. Residential and related uses are allowed, but not commercial uses.  

Very High Density Transit-Oriented Residential 

Intended to create residential districts near BART and light rail stations, this designation requires housing 
to be built at an average density of at least 41 units per gross acre, up to a maximum of 60 and 90 units per 
gross acre. Small local-serving commercial uses are permitted at the ground floor level, including retail, 
restaurants, and personal services uses.  

Mobile-home Park 

This is an overlay category that may be combined with Single-family Low Density, Multifamily Medium 
Density and Multifamily High Density Residential, or Highway Service classifications.  

Mobile home Park, along with accessory uses, is the permitted use. Maximum residential density would 
range from 6 to 7 units per gross acre when combined with the use classifications as follows: In addition to 
the above-stipulated densities, one additional housing unit per gross acre may be permitted upon a finding 
by the Planning Commission that the proposed project is of a superior functional and aesthetic design based 
upon it exceeding adopted mobile home park development standards.  

Mixed Use Designations 

Mixed Use 

(Residential component: 21 to 30 units per gross acre; non-residential component: FAR of 0.75) This 
designation allows for commercial offices, retail and services, high density residential and public and quasi-
public uses. Mixed-use buildings can contain a combination of residential and commercial uses.  The 
intensity for the non-residential component is a maximum floor area ratio (FAR) of 0.75.  The residential 
density is 21 to 30 units per gross acre and is calculated separately from the non-residential component. 
Increased residential densities are permitted within the Transit Overlay District (TOD). 

Residential – Retail High Density Mixed Use 

This district is intended to be a true mixed use area with retail, restaurants, and services on the ground 
floor, and residential or office uses on the floors above. The residential density is a minimum average gross 
density of 31 units per acre and a maximum of between 40 and 60 units per gross acre. In addition, 200 
square feet of retail or restaurant space is required per unit, using the minimum density (i.e. the 
requirement is based on the number of units required to meet the minimum density). Sites may be 
developed for office and hotel uses without residential development, although ground floor retail or 
restaurant square footage will still be required. For nonresidential projects, the minimum FAR ranges from 
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1.5 to 2.25. However, there is no FAR limit for hotels. A FAR of 2.5 may be permitted on individual sites with 
approval of a conditional use permit by the Planning Commission.  

Boulevard Very High Density Mixed Use 

This classification is intended to provide high-density housing, retail, and employment along Montague 
Expressway with a landscaped boulevard character. Projects may include a wholly residential or non-
residential concept or a project that integrates residential and non-residential uses vertically or 
horizontally.  

Permitted uses include residential, office, commercial, and medical uses. Sites developed with a mix of 
uses, or non-residential uses, must adhere to the FAR maximum which ranges from 1.5 to 2.25. Residential 
projects shall have a minimum average gross density of 41 units per acre and can be built up to between 
60 to 90 units per acre.  

A FAR of 2.5 may be permitted on individual sites with approval of a conditional use permit by the Planning 
Commission. Special criteria would need to be met, including the following: (1) the proposed uses include 
a hotel or office uses that create substantial new jobs, and do not include residential uses; (2) the design 
of the project is  extremely high quality and is compatible with the scale of surrounding buildings; (3) there 
are no adverse traffic impacts beyond those studied in the Transit Area Plan EIR or the project will be 
required to mitigate such impacts individually; and (4) buildings do not shade public parks or plazas more 
than 30% between 10 AM and 3 PM as measured on March 15th.  

Institutional Designations 

The Institutional classification is for parcels owned by public agencies and intended to be accessed by the 
public. There are three institutional classifications:  

1. Schools  

2. Correctional Facility  

3. Public Facilities  

Commercial Designations 

Town Center 

This designation provides for a variety of commercial, civic and residential uses appropriate to the Center's 
role as the functional and visual focus of Milpitas. The Town Center is a meeting place and a market place, 
the home of commercial and professional firms, an entertainment area and a place for restaurants and 
hotels. Because of this unique and relatively intensive mix of activities, very high density residential 
developments (i.e., up to 40 units per acres) may be permitted within the Town Center because of the 
increased economic support the residents would offer to the commercial uses.  

General Commercial 

This classification provides for a wide range of retail sales, and personal and business services accessed 
primarily by the automobile. It includes commercial uses in which shopping may be conducted by people 
walking to several stores as in a center, and may include uses customarily of a single-purpose character 
served from an adjacently parked automobile.  
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Retail Sub-Center 

This classification accommodates neighborhood shopping facilities that provide for convenience needs, 
such as groceries and minor hardgood purchases. The General Plan provides for nine sub-centers, between 
two and 20 acres in size, distributed throughout the city.  

Professional and Administrative Office 

This classification provides advantageous locations for medical, law, and similar services required to serve 
residents and businesses. While office uses can be located in all of the commercial districts, the Professional 
Administrative Office areas are solely for these uses.  

Highway Service 

This classification provides for motels, mobile home parks, and non-retail services such as car-rental offices. 
Eight highway service areas are designated on the General Plan Diagram, typically at the intersection of 
major streets and/or freeways. 

Industrial Designations 

Manufacturing 

This classification encompasses a variety of light and heavy industrial activities, such as manufacturing, 
packaging, processing, warehousing and distribution, and ancillary support uses.  

Industrial Park 

This classification accommodates research, professional, packaging and distribution facilities in a park-like 
setting, free from noise, odor and other such nuisances.  

HILLSIDE AREA 

The Hillside Area comprises approximately 6,000 acres generally east of Piedmont Road, Evans Road and 
the portion of North Park Victoria Drive north of Evans Road. The undeveloped portion of the Hillside Area 
is characterized by gentle to steep slopes, grassy terrain with some chaparral and trees, wildlife, geologically 
unstable areas, the Ed R. Levin County Regional Park, and a feeling of remoteness from the more urban 
portions of the city. These conditions warrant Plan proposals and use classifications that differ considerably 
from those for the Valley Floor Area. To ensure safety and to preserve its natural ambiance, all development 
in the Hillside Area is to be of low-density rural residential nature. Three categories of residential uses are 
provided. The Low and the Medium Density categories accommodate existing development; all new 
development is to be at a Very Low Density. 

Residential Designations 

Residential densities are per gross acre of developable land provided that at least one housing unit may be 
built on each existing parcel designated for residential use. Densities outlined in the classifications are 
maximums for the classifications; these decrease with increase in slope as outlined in the classifications 
and defined in detail in the City’s Zoning Ordinance. The City may further reduce the permitted density on 
a site if such a reduction is necessary or appropriate for reasons of site conditions, access, views or geologic 
hazards. Second units permitted by local regulations and state access-mandated density bonuses for 
affordable housing are in addition to densities otherwise permitted.  
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Very Low Density 

The maximum permitted density for this classification is one dwelling unit per ten gross acres. The 
maximum density decreases with increase in slope until 80 acres per housing unit is required for land with 
an average slope of 50 percent or greater. This designation includes most of the Hillside Area.  

Low Density 

The maximum density for this classification is 1.0 housing unit per gross acre. This density decreases with 
increase in slope until ten acres of land are required per housing unit for sites with an average slope of 27 
percent or more. Three relatively small areas of the Hillside (representing prior developments) are shown 
on the General Plan Diagram with this designation.  

Medium Density 

The maximum density for this classification is approximately 3.0 units per gross acre on level land and 
decreases with increasing slope until ten acres of land are required per unit for sites with an average slope 
of approximately 27 percent or more. Areas designated as Medium Density (all existing) include: 
Development along the base of the hillside area; Summitpointe residential and golf course; Calaveras Ridge 
PUD; and The Country Club Estates. 

NEW LAND USE DESIGNATIONS 

The majority of the existing General Plan land use designations shown in the Opportunity Area map (Figure 
2-2) are consistent with the adopted land use designations of the existing General Plan, as listed above. 
The exceptions, including three new land use designations applicable in several of the Opportunity Areas, 
are described below. 

Neighborhood Center Mixed-Use  

The parcels in Opportunity Areas 1, 8, and 9 are proposed to be redesignated to Neighborhood Center 
Mixed-Use (NCMU). The NCMU designation will support additional neighborhood commercial serving uses, 
while allowing for multifamily residential development in conjunction with a commercial development. The 
designation’s development parameters include a maximum floor-to-area ratio (FAR) of 0.75, and up to 1 
dwelling unit per 1,500 square feet of non-residential square footage (1DU/1500 Sq. Ft.), and the provision 
of vertical and/or horizontal mixed use development.  The designation’s draft description is as follows:  

• Neighborhood Center Mixed-Use (NCMU) Proposed Land Use Description: 

The Neighborhood Center Mixed-Use (NCMU) designation is intended to accommodate a mix of 
commercial and residential uses with an emphasis on commercial activity as the primary use, and 
residential uses, hotel, and office development allowed on a limited basis. This category includes retail 
activities, personal services, and professional and medical offices that primarily serve the adjacent 
neighborhoods. Residential development is subject to other policies to ensure that NCMU areas 
primarily serve surrounding neighborhoods. The purpose and vision of the NCMU designation is to 
provide for a varied mix of retail and commercial services, and other related uses in these areas to: 

o Preserve and enhance neighborhood shopping areas, by providing the scale of development 
and range of uses that are appropriate for neighborhood shopping and services. The NCMU 
designation allows FARs up to 0.75. 
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o Encourage retention and establishment of a variety of new retail, entertainment, and personal 
service establishments, to meet the needs of the surrounding area's residents, workers, and 
visitors. 

o Requires active uses at the ground level, including grocery stores, specialty retail, restaurants, 
plazas, or walk-in personal services such as banks and salons. 

o Provide opportunities for vertical or horizontal mixed-use residential development to provide 
for area vibrancy, and encourage redevelopment of aging centers by allowing Multifamily 
dwelling units at a rate of 1 unit per 1,500 square feet of new neighborhood serving retail and 
commercial services.  

Business Park Research and Development  

The parcels in Opportunity Area 4 are proposed to be redesignated to Business Park Research and 
Development (BPR&D). The BPR&D designation will accommodate office, research and development, clean 
light industrial, supporting commercial, and similar uses at a Floor-Area-Ratio (FAR) of up to 2.5. The 
designation’s draft description is as follows: 

• Business Park Research and Development (BPR&D)  

The Business Park Research and Development (BPR&D) is intended to accommodate business parks, 
high-intensity office buildings, light manufacturing parks, and light industrial areas that provide for a 
variety of businesses that support employment opportunities and services for Milpitas and the region. 
The BPR&D designation would enable the integration of research and development, office, small 
warehouse and light manufacturing uses in one location, and allows existing firms to grow/expand 
operations onsite. Additionally, as manufacturing in the city shifts to more high tech products and 
services, the designation will support the consolidation of management, design, and manufacturing 
uses on a single, integrated site, which can be important for the overall efficiency of business 
operations, and potentially increase local business-to-business transactions. The BPR&D designation 
allows a maximum Floor-Area-Ratio of 2.5. 

Additionally, uses that support businesses including, health and fitness centers, restaurants/cafés, 
convenience retail, and day care facilities would be conditionally allowed onsite as a minor use 
associated with a main employment generating use, hotel uses would also be allowed on a conditional 
basis when located in close proximity to transit facilities and major roadway intersections. 

Neighborhood Commercial 

The parcels in Opportunity Areas 10, 11, and 13 are proposed to be redesignated to Neighborhood 
Commercial (NC). The NC designation will allow for additional neighborhood commercial serving uses at a 
maximum FAR of 0.75. The designation’s draft description is as follows: 

• Neighborhood Commercial (NC) Proposed Land Use Description: 

Neighborhood Commercial (NC) designation supports commercial uses that serve the surrounding 
neighborhoods at a Floor-Area-Ratio of up to 0.75. The Neighborhood Commercial designation 
supports a broad range of commercial uses such as neighborhood-serving retail stores and services, 
commercial and professional offices. New residential uses are not allowed within this land use 
designation. 
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INTENSIFICATION OF EXISTING LAND USE DESIGNATIONS 

To fulfill the community’s vision for future development, the Opportunity Areas Alternative incorporates 
modified versions of existing designations that allow intensified development in the manner described for 
the following two Opportunity Areas.  

• Opportunity Area 3 would retain the existing Industrial Park (INP) land use designation, but would 
increase the allowed Floor-Area-Ratio (FAR) from the existing 0.5 up to a maximum of 1.0. 

• Opportunity Area 7 would retain the existing Manufacturing (MFG) land use designation, but would 
increase the allowed Floor-Area-Ratio (FAR) from the existing 0.4 up to a maximum of 1.0. 

Table 2-1 summarizes existing and new land use designations’ acreages for the Existing General Plan and 
the Opportunity Area Alternatives, and the difference in acreage for each designation between the two 
alternatives.  
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Table 2-1:  Acreage By Land Use Designation 

General Plan Land Use 

Existing 
General Plan 
Alternative 

(Acres) 

Opportunity 
Areas 

Alternative 
(Acres) 

Difference 
(Acres) 

Commercial, Office, and Industrial 

BPR&D – Busness Park Research & Development  -- 488.26 488.26 

GNC - General Commercial 357.52 314.48 -43.04 

HWS - Highway Service 138.56 37.21 -101.35 

INP - Industrial Park 685.55 225.55 -460.00 

MFG – Manufacturing 661.04 634.55 -26.49 

NC – Neighborhood Commercial  -- 24.17 24.17 

PAO - Professional & Administrative Office 13.96 2.06 -11.90 

RSC - Retail Subcenter 62.27 12.54 -49.73 

TWC - Town Center 133.92 133.92 -- 
Residential  

HLD - Hillside Low Density 391.04 391.04 -- 

HMD - Hillside Medium Density 239.00 239.00 -- 

HVL - Hillside Very Low Density 4,297.81 4,297.81 -- 

MFH - Multi-Family High Density 328.40 301.54 -26.86 

MFM - Multi-Family Medium Density 160.92 160.92 -- 

MHP - Mobile Home Park 53.11 53.11 -- 

SFL - Single Family Low Density 1,491.96 1,491.96 -- 
SMD - Single Family Medium Density 171.43 171.43 -- 
URR - Urban Residential 25.27 25.27 -- 
VHD - Multi-Family Very High Density 149.24 149.24 -- 
Mixed–Use  

BVMU - Boulevard Very High Density Mixed Use 54.09 80.58 26.49 

HDTOR - High Density Transit Oriented 33.16 33.16 -- 

MXD - Mixed Use 65.23 142.01 76.78 

NCMU – Neighborhood Center Mixed-Use -- 104.59 104.59 

RRMU - Residential Retail High Density Mixed Use 5.01 5.01 -- 

Conservation 

Parks and Open Space (POS) 2,320.65 2,320.65 -- 

Public Facilities   

Public Facilities ( PF) 302.68 301.76 -0.92 
Other 

ROW - Right-of-Way 75.11 75.11 -- 
WW – Water Way  49.68 49.68 -- 
Total Acres  12,266.61 12,266.61 0 

SOURCE: CITY MILPITAS GIS DATASET, DE NOVO PLANNING GROUP 2018. 
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2.3 ALTERNATIVE ANALYSIS – ECONOMIC AND CIRCULATION BACKGROUND  
This section describes the background, assumptions, and methods used to analyze the Opportunity Areas’ 
economic development and fiscal/revenue implications, as well as the circulation/traffic implications. 

Economic and Fiscal Implications - Background  

The revenue analysis is intended to be preliminary and is not a full fiscal impact analysis since changes in 
expenditures are not estimated.  Once the City has settled on a preferred General Plan land use alternative, 
a full fiscal impact analysis will be prepared to estimate all General Fund service costs and revenues. 

New development under the General Plan update would generate additional General Fund revenues from 
a variety of sources.  This analysis is focused on the General Fund revenue sources that are most directly 
affected by land use decisions, and which can thus be influenced to some degree by the General Plan 
update.  The most important revenues in this regard are property tax, sales tax, and transient occupancy 
tax. The analysis is organized by Opportunity Area and is based on the potential new development that 
could occur in each area.  The revenue implications for each Opportunity Area are driven by the value and 
intensity of new potential development, as well as the number of new residents and jobs generated in each 
area.   

The City’s property tax revenues would increase as property values rise and new development activity 
occurs.  Property in California is subject to a base 1.0 percent property tax rate, which is shared among 
various local jurisdictions and special districts.  Overall, the City receives approximately 16 percent of the 
base 1.0 percent property tax generated within the City limits. The property tax revenue estimates for each 
land use Opportunity Area depend on the projected mix of land uses and the value of new development 
that would occur in each area.  Assessed property value assumptions were estimated by land use type and 
reflect the estimated development costs of new construction, excluding the cost of land.  Because land 
within the City is currently generating property tax revenue, this analysis excludes the existing land value 
from assessed value calculations. 

Sales tax revenues associated with the General Plan update would be expected to accrue from new taxable 
retail spending at Milpitas retailers by new residents and employees, as well as business-to-business taxable 
transactions resulting from new businesses that are accommodated through the General Plan update.  New 
retail space developed under the new plan would also have the potential to increase the City’s capture of 
retail sales.  The sales tax revenue estimates for each Opportunity Area are based on the taxable spending 
in Milpitas that would be generated by new residents and employees.  Although buildout of the General 
Plan would undoubtedly include a net increase in retail space in the City, any new retail space is expected 
to be supported at least in part by the net increase in residents and workers.  The following analysis did not 
separately calculate revenues from new retail space to avoid double-counting these revenues. Overall, the 
estimates of new sales tax revenues in each Opportunity Area are conservative because they do not assume 
any changes in underlying spending patterns, incomes, or injections of sales.  The estimates also do not 
include any business-to-business sales tax revenues that would be generated by new businesses that locate 
in Milpitas.  This revenue could be significant if Milpitas is able to attract a company that sells computers, 
telecommunications hardware, or other equipment subject to sales tax.   
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The City currently receives General Fund revenue from 2,812 rooms in twenty hotels located in Milpitas.  
There are currently several planned and proposed hotels in the development pipeline, which could add an 
estimated 1,000 hotel rooms to the City’s inventory. The new employment and business activity generated 
by the General Plan Update could significantly influence the amount of TOT revenue generated in these 
existing and future planned hotels.  Should the General Plan update include plans for additional hotels, the 
City could see an even greater increase in revenues from this funding source. The TOT estimates for each 
land use Opportunity Area reflect the TOT revenue generated by new business-related lodging demand 
that would occur due to the increase in employment and business activity in each area.  The estimates are 
based on the existing ratio of citywide jobs to hotel rooms (18 jobs per hotel room) and the existing average 
annual General Fund TOT revenue generated per room (approximately $3,800 per room).  The citywide 
jobs to hotel rooms ratio was multiplied by the projected new employment in each land use Opportunity 
Area to estimate the new corporate hotel room demand that would be supported by new business activity 
in each area.  To translate this new corporate hotel room demand into TOT revenue, the new hotel room 
demand estimates were multiplied by the average existing General Fund TOT revenue generated per room.   

Circulation and Traffic Implications - Background  

Milpitas is part of the greater San Francisco Bay Area in Silicon Valley and is geographically divided by major 
regional freeways. Interstates I-880 and I-680 run parallel in the north-south direction through the city 
while State Route (SR) 237 connects the two Interstates through the center of the City.  Milpitas is bounded 
by San Jose to the south and west, Fremont to the north, and unincorporated Santa Clara County to the 
east. The interstates and state highway that bisect Milpitas connect Silicon Valley to a majority of the San 
Francisco Bay Area and beyond into northern California.  Given its central location, Milpitas is home to 
many major regional employers creating high levels of traffic congestion during peak commute hours.  A 
majority of commute trips by residents are in single-occupancy vehicles, with a low percentage of residents 
using public transit. On-going improvement and investment in public transit infrastructure aims to shift 
commuters away from single-occupancy vehicles to public transit. Once complete, the Milpitas BART 
Station will provide connections to the entire BART network which includes stations in Contra Costa, 
Alameda, San Francisco, San Mateo, and Santa Clara counties, including downtown San Francisco and 
Oakland, and both San Francisco and Oakland International Airports.  

For the Milpitas General Plan Land Use Alternatives Report, a series of 14 “Opportunity Areas’ were created 
showing where changes in land use and/or density may occur.  A high-level traffic analysis was conducted 
of the impacts on transportation from each alternative land use.  The discussion below includes references 
to level of service and (LOS) and vehicle miles traveled (VMT), both of which are standard performance 
metrics in fields of transportation planning and engineering used to measure the potential impact of a 
project on the surrounding roadway facilities.  The LOS performance metric is typically used to analyze 
intersections, roadway segments, and freeways and is a representation of perceived congestion reporting 
the change in delay experienced by a user on the roadway network. VMT, as a performance metric, is the 
measure of the total number of vehicle miles traveled throughout a given location.  VMT can be reported 
as an area wide total or per service population, where the service population is the number of residents 
and employees in the given area.  When comparing the magnitude of these performance metrics, 
decreasing VMT is generally preferred while a lower LOS grade is considered undesirable.   
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2.4 ALTERNATIVE ANALYSIS BY OPPORTUNITY AREA 
This section describes the 14 Opportunity Areas’ existing conditions and envisioned buildout conditions.  
For each Opportunity Area, the following discussion and information is provided: 

• Existing Setting.   Describes current conditions within the Opportunity Area, including types of uses and 
number of housing units 

• Vision.  Describes the purpose and intent of the potential change within the Opportunity Area.    

• Growth Potential. Identifies the number of new housing units, population increases, and new jobs that 
may occur within each Opportunity Area upon full buildout.    

• Economic and Fiscal Findings. Describes the potential for job growth, economic development, and 
revenue generation associated with each Opportunity Area. 

• Circulation Findings.  Describes the implications associated with traffic congestion, mobility, and 
alternative transportation associated with each Opportunity Area.   

Figures displaying the existing and proposed Land uses, and existing site condition photos are included 
following the discussion of each Opportunity Area.  
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OPPORTUNITY AREA 1: SUNNY HILLS NEIGHBORHOOD NODE/COMMERCIAL CENTER 

Setting: The Sunny Hills Neighborhood Node/Commercial Center primarily provides commercial services to 
residents living in the surrounding neighborhoods.  Existing assessed non-residential square feet in this area 
totals approximately 231,243 square feet of primarily service retail and commercial services (including 
grocery, restaurant and service retail), and approximately 282 multifamily dwelling units. Structures within 
the area range in year of construction from 1962 to 2000 with 1992 being the median year.  

Vision: Under the Opportunity Area 1 Alternative, the Sunny Hills Neighborhood Node/Commercial Center 
changes from the Multi-Family High Density (MFH-17.49 acres), Mixed Use (MXD-0.38 acres), and Retail 
Subcenter (RSC-20.40 acres) designations to the newly-proposed Neighborhood Center Mixed Use (NCMU) 
designation.  The NCMU designation is intended to accommodate a mix of commercial and residential uses 
with an emphasis on commercial activity as the primary use, and residential and office uses allowed on a 
limited basis. Specifically, the designation supports retail, personal services, and offices that primarily serve 
the adjacent neighborhoods. This potential change is envisioned to encourage the center’s revitalization 
by providing opportunities for increased development intensities, while creating a more vibrant center 
through a land use mix that supports a pedestrian-oriented mixed-use environment. The NCMU 
designation allows for FAR’s up to 0.75, and up to 1 dwelling unit per 1,500 square feet of non-residential 
square footage (1DU/1500 Sq. Ft.). 

Growth Potential:  Table 2-2 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 1 Alternative. As shown in Table 2-2 under the Existing General Plan 
Alternative the area could include approximately 71 additional dwelling units, and an additional 21,249 
square feet of retail/service/commercial development. Under the intensified land uses allowed by the 
Opportunity Area 1 Alternatives’ NCMU designation, the area could include approximately 362 additional 
dwelling units and an additional 569,573 square feet of retail/service/commercial mixed-use development.  

Table 2-2:  Opportunity Area 1: Existing and New Development 
Potential 

Land Use Acres   Dwelling 
Units  

Nonresidential 
Sq. Ft.  

Population 
Increase 2 Job Growth  

Existing Assessed Conditions 

MFH, MXD, RSC 38.27 282 231,243 -- -- 
New Development Potential: Existing General Plan Alternative 1 

MFH, MXD, RSC 38.27 71 21,249 238 37 
New Development Potential: Opportunity Area 1 Alternative 1 

NCMU 38.27 362 569,573 1,212 1,069 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 
2 Assumes 3.35 Persons per Household. Note Multi-Family Mixed-Use Units may reduce HH size over time, and thus reduce this 

population projection 

Economic and Fiscal Findings:  The Opportunity Area 1 Alternative would increase the number of residential 
units and the amount of commercial space developed in the Sunny Hills Neighborhood Node/Commercial 
Center area (Opportunity Area 1).  Under this Alternative, some existing commercial uses would shift from 
the Retail Subcenter and Mixed Use land use designations to a new Neighborhood Commercial Mixed Use 
designation, which would provide a mix of retail, entertainment, and personal service uses to serve 
surrounding neighborhoods.  The intensified land uses would allow Opportunity Area 1 to support 1,069 
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jobs at buildout of the Alternative, a significant increase from the 37 new jobs that would be provided under 
buildout of the existing General Plan.   

General Fund Revenue Implications: Buildout of the Opportunity Area 1 Alternative would generate 
approximately $1.6 million in annual revenue to the City’s General Fund.  Most of the revenue generated 
in Opportunity Area 1 would stem from increases in property tax, transient occupancy tax, and sales tax 
revenue. 

Table 2-3:  Sunny Hills Neighborhood Node/Commercial Center Revenue 
Impacts 

Sunny Hills Neighborhood Node/ 
Commercial Center 

Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $105,000  $936,000  $831,000  
Transient Occupancy Tax $8,000  $225,000  $217,000  
Sales Tax $30,000  $198,000  $168,000  
Franchise Tax $8,000  $92,000  $84,000  
Business License Tax --  $12,000  $12,000  
Other Revenue $19,000  $129,000  $110,000  

Total Annual General Fund Revenue $170,000 $1,592,000 $1,422,000 

Buildout Assumptions 

Multi-family Condominiums 35 181 146 
Multi-family Apartments 36 181 145 

Net New Residential Units 71 362 291 

Neighborhood Commercial Mixed Use - 797,453 797,453 
Mixed Use 4,204  (3,952) (8,156) 
Retail Subcenter 17,045  (223,928) (240,973) 

Net New Non-Residential Sq. Ft. 21,249 569,573 548,323 

Net New Employees  37 1,069 1,032 
Net New Residents  236 1,211 975 
Net New Service Population 1 255 1,746 1,491 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: Changes proposed for the Sunny Hills Opportunity Area will encourage 
the center’s revitalization by providing incentives for property owners to reinvest and redevelop their 
properties.  The proposed Neighborhood Center Mixed use designation will provide new retail space for 
goods and services retailers in an attractive setting with common amenities1.  NCMU will support 
commercial uses that serve the surrounding neighborhoods and multifamily residents developed in 
conjunction with a commercial component.  While the existing retail centers provide inexpensive space for 
local businesses that serve the community, they are dated and aging.  Existing low-volume businesses 
would be at risk of displacement as properties redevelop.  However, to stay competitive in the long term, 
                                                            

1 These amenities can include but are not limited to gathering spaces, outdoor seating, pop-up retail spaces, play 
areas, venues for small-scale  special events, and areas for food trucks.  
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retail facilities need to offer physically attractive shopping environments that encourage shoppers to stay 
and linger on the premises.   

Circulation Findings:  This Opportunity Area is located between the I-880 and I-680 freeways. Dixon Landing 
Road and North Milpitas Boulevard are major arterial roads that bisect the middle of the Opportunity Area. 
North Milpitas Boulevard/Dixon Landing Road is a four-legged signalized intersection with protected left-
turn phasing on all approaches. Marked crosswalks and pedestrian signals are provided across all four legs, 
as well as pedestrian curb ramps.  North Milpitas Boulevard has average hourly vehicle volumes of 
approximately 700 in the a.m. peak hour and 900 during the p.m. peak hour. Increased development 
intensity is expected to increase congestion along Dixon Landing Road. 

The current land use designations within the Sunny Hills node are Multi-Family High Density, Mixed Use, 
and Retail Subcenter. The existing majority of retail centers are south on North Milpitas Boulevard from 
this neighborhood, which increases traffic volumes along this corridor. This land use alternative would 
change the land use designation to Neighborhood Center Mixed Use. The new designation will support 
commercial uses for the neighborhoods and multifamily residents surrounding, potentially reducing local 
trips to the North Milpitas Boulevard commercial district. While the increased intensity of building in this 
area might affect Level of Service for traffic, this designation alternative is expected to decrease vehicle 
miles traveled from the neighborhoods surrounding due to daily amenities becoming closer in distance to 
residents of the surrounding neighborhoods. Additionally, the commercial area proposed will be within 
walking distance of the majority of the Single-Family Homes and Multi-Family residences, which will 
encourage an increase in active transportation users. The proposed land use will not decrease the Multi-
Family designation, but would replace the Mixed Use and Retail Subcenter designations.  
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OPPORTUNITY AREA 2: CALIFORNIA CIRCLE 

Setting: The California Circle area provides for industrial park and residential multifamily uses. Existing 
assessed non-residential development in the area totals approximately 902,417 square feet of light 
industrial, commercial service, and hotel uses. Multifamily dwelling units have been planned and approved 
within this area (residential developments in this area are currently under construction). In addition to the 
residential project, the area includes assembly uses.  The presence of these sensitive uses has led to several 
discussions of land use conflicts between residential and other sensitive receptors being within close 
proximity to industrial uses. Conflicts between uses may limits the area’s ability to serve as an industrial 
employment center. Structures within this area range in year of construction from 1984 to 2007 with 2007 
being the median year. 

Vision: Under the Opportunity Area 2 Alternative, the California Circle area changes from the Multi-Family 
High Density (MFH-9.37 acres) and Industrial Park (INP-67.80 acres) designations to the City’s Mixed Use 
(MXD) designation. This concept builds upon the area’s recent residential and commercial development by 
redesignating its parcels to Mixed-Use (MXD) with the intent of reducing land use conflicts. The MXD 
designation will support the area’s continued transformation to a mixed-use district that includes multi-
family and single-family attached residential, commercial, hotels and other visitor-serving, and assembly 
uses. 

Growth Potential:  Table 2-4 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 2 Alternative. As shown in Table 2-4 under the Existing General Plan 
Alternative the area could include approximately 142 additional dwelling units, and an additional 73,058 
square feet of industrial development. Under the intensified land uses allowed by the Opportunity Area 1 
Alternatives’ MXD designation, the area could include approximately 1,417 additional dwelling units and 
an additional 551,816 square feet of retail/service/commercial development. 

Table 2-4:  Opportunity Area 2: Existing and New Development 
Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase 2 Job Growth 

Existing Assessed Conditions 

INP, MFH 77.17 -- 3 902,417 -- -- 
New Development Potential: Existing General Plan Alternative 1 

INP, MFH 77.17 142 73,058 476 104 
New Development Potential: Opportunity Area 2 Alternative 1 

MXD 77.17 1,417 551,816 4,747 1,525 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 
2 Assumes 3.35 Persons per Household. Note Multi-Family Mixed-Use Units may reduce HH size over time, and thus reduce this 

population projection 
3 Note: includes only current assessed units. Units under construction at the time of assessment are not included.   
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Economic and Fiscal Findings:  The Opportunity Area 2 Alternative would significantly increase the 
residential and non-residential development capacity in the California Circle area (Opportunity Area 2). 
Under the Alternative, approximately 737,000 square feet of existing non-residential space would shift 
from industrial park uses to a mix of commercial and assembly uses. Overall, the new development 
potential would allow Opportunity Area 2 to support 1,525 jobs and an estimated 4,746 new residents in 
1,417 units at buildout.   

General Fund Revenue Implications: Buildout of the Opportunity Area 2 Alternative would generate 
approximately $4.1 million in annual General Fund revenue. Residential property values would drive most 
of the net increase in property tax revenue generated. Similarly, most of the new sales tax revenue 
generated under the Opportunity Area 2 Alternative would stem from new resident taxable spending in 
Milpitas. 

Table 2-5:  California Circle Revenue Impacts 

California Circle Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $208,000  $2,515,000  $2,307,000  
Transient Occupancy Tax $22,000  $321,000  $299,000  
Sales Tax $62,000  $647,000  $585,000  
Franchise Tax $17,000  $202,000  $185,000  
Business License Tax $1,000  $17,000  $16,000  
Other Revenue $39,000  $408,000  $369,000  
Total Annual General Fund Revenue $349,000 $4,110,000 $3,761,000 

Buildout Assumptions 

Multi-family Condominiums 71  708  637  
Multi-family Apartments 71  709  638  
Net New Residential Units 142 1,417 1,275 

Mixed Use --  1,289,171  1,289,171  
Industrial Park 73,058  (737,355) (810,413) 
Net New Non-Residential Sq. Ft. 73,058 551,816 478,758 

Net New Employees  104 1,525 1,421 
Net New Residents  475 4,746 4,271 
Net New Service Population 1 527 5,509 4,982 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: The Mixed Use designation proposed for this Opportunity Area builds 
upon the area’s recent residential and commercial development.  The designation will support the area’s 
continued transformation to a mixed-use district that includes multi-family residences; commercial, 
including hotels and other visitor-serving, uses, and assembly uses. New mixed use development will add 
new employees and residents who will make significant contributions to the City’s economic prosperity 
through their local expenditures.  New development under this designation will also support the City’s 
economic development efforts by offering attractive environments for live, work, and play --critical 
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attributes to attract highly skilled workers and the businesses that employ them. Partially offsetting these 
benefits, however, would be the potential for displacement of existing industrial tenants. 

Circulation Findings:  This Opportunity Area lies in-between I-880 and the BART tracks. California Circle cuts 
through the center of the area, connecting to Dixon Landing Road and Milmont Drive.  The area is just south 
of the intersection of California Circle/Northbound I-880 Ramps, where marked crosswalk and pedestrian 
signals are provided across the south California Circle leg, as are pedestrian curb ramps. There is only one 
access point to the neighborhoods and commercial areas, via Dixon Landing Road.  Dixon Landing Road is 
currently a heavily-congested arterial that carries both local traffic and regional traffic from I-880.  An at-
grade UPRR crossing located on Dixon Landing Road east of Milmont Drive currently interrupts vehicular 
and pedestrian traffic flow during train crossing activities. 

The proposed Opportunity Area 2 Alternative would create residential units with increased commercial 
mixed-use including hotels and other visitor-serving uses. This area is intended to function as a 
neighborhood center, which would increase walkability from surrounding neighborhoods to the 
commercial area. There is only one access point to this Opportunity Area, so the increased development 
intensity is expected to increase congestion along Dixon Landing Road. 
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OPPORTUNITY AREA 3: MCCARTHY RANCH INDUSTRIAL AREA 

Setting: The McCarthy Ranch Industrial Area is generally bounded by State Route 237 to the south, 
Interstate 880 to the east and Coyote Creek to the west.  This area is commonly referred to as the McCarthy 
Business Park and is comprised of R&D and office buildings.  All of the parcels within the 192-acre site are 
designated Industrial Park (INP).  Existing assessed development in this area totals approximately 1.5 million 
square feet of industrial, warehouse, and office uses. The existing structures within the area were built in 
2001.  

Vision: Under the Opportunity Area 3 Alternative, the McCarthy Ranch Industrial Area would retain the 
current land use designation of Industrial Park (INP), however, to enable the area to accommodate a 
greater variety of employment-generating industrial park uses the intensity standard for Industrial Park 
land use designation in this area would increase the maximum FAR from 0.5 to 1.0. 

Growth Potential:  Table 2-6 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 3 Alternative. As shown in Table 2-6 under the Existing General Plan 
Alternative the area could include approximately 1.5 million square feet of additional industrial park floor 
space development. Under the intensified land uses allowed by the 1.0 FAR under the Opportunity Area 3 
Alternative, the area could include approximately 3 million square feet of additional industrial park floor 
space development.  

Table 2-6:  Opportunity Area 3 Existing and New Development Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase Job Growth 

Existing Assessed Conditions 

INP 192.29 -- 1,499,203 -- -- 
New Development Potential: Existing General Plan Alternative 1 

INP 192.29 -- 1,524,651 -- 2,178 
New Development Potential: Opportunity Area 3 Alternative 1 

INP (1.0 FAR) 192.29 -- 3,049,301 -- 4,356 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 

Economic and Fiscal Findings:  The Opportunity Area 3 Alternative would double the non-residential 
development potential and employment growth in the McCarthy Ranch Industrial Area.  The new space 
developed within Opportunity Area 3 would likely be a mix of traditional industrial, creative industrial, and 
creative office space.   

General Fund Revenue Implications: Compared to the buildout of the Existing General Plan, buildout of the 
Opportunity Area 3 Alternative would generate an additional $1.5 million in annual General Fund revenue.  
Most of the difference would stem from the increase in development capacity, which would increase 
property value, and the increase in employment growth, which would increase business-related lodging 
demand in Milpitas.    
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Table 2-7:  McCarthy Ranch Industrial Area Revenue Impacts 

McCarthy Ranch Industrial Area Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $671,000  $1,342,000  $671,000  
Transient Occupancy Tax $458,000  $916,000  $458,000  
Sales Tax $105,000  $210,000  $105,000  
Franchise Tax $129,000  $258,000  $129,000  
Business License Tax $25,000  $50,000  $25,000  
Other Revenue $81,000  $161,000  $80,000  
Total Annual General Fund Revenue $1,469,000 $2,937,000 $1,468,000 

Buildout Assumptions 

Net New Residential Units -- -- -- 

Industrial Park 1,524,651 3,049,301 1,524,651 

Net New Non-Residential Sq. Ft. 1,524,651 3,049,301 1,524,651 

Net New Employees  2,178 4,356 2,178 
Net New Residents  -- -- -- 
Net New Service Population 1 1,089 2,178 1,089 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: The proposed change to this Opportunity Area would increase the 
Industrial Park designation’s maximum FAR to 1.0.  With a higher permitted intensity of development, 
property owners and developers would have the capacity to renovate or redevelop existing older industrial 
properties to accommodate new tenants that seek modern, higher quality industrial space.  Such space 
provides a higher level of operational flexibility such as higher ceiling heights for robotic or vertical 
manufacturing, dock-high doors, and open office work spaces.  Several ‘creative industrial’ projects have 
been proposed in the vicinity of this area that are designed to provide a more dynamic work environment 
with amenities for employees2.  Many, but not all, of these projects seek higher intensity of development 
at or near a 1.0 FAR to ensure project financial feasibility.  By upgrading its industrial stock, Milpitas will be 
positioned to retain and attract traditional and advanced manufacturing firms.  One potential impact of this 

                                                            

2 According to NAIOP Commercial Real Estate Development Organization, creative industrial developments “feature 
office amenities such as indoor-outdoor gathering areas, extensive glass for natural lighting, bifold vertical glass 
rollup doors and open floor plans for a collaborative work experience. Additional outdoor amenities might include 
fire pits, water features, a bocce ball court or a movie wall. The industrial elements involve modern early suppression 
fast response (ESFR) sprinkler systems, higher clear heights (from 27 to 32 feet) and multiple true dock-high loading 
doors (where the height of the slab at the bottom of the door is about four feet above ground level, with limited use 
of wells). By integrating creative office design elements and on-site amenities into high-quality, state-of-the-art 
industrial buildings, creative industrial development is poised to deliver what the next generation of industrial space 
users needs to bolster their corporate images and drive their businesses forward.”  See www.NAIOP.org  for more 
information. 
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change, however, is that there is a risk of displacing existing industrial businesses as inexpensive, older 
industrial space is replaced with new industrial facilities with amenities that command higher rents.    

Circulation Findings: McCarthy Boulevard bisects the center of the Opportunity Area, connecting Dixon 
Landing Road to SR-237. North McCarthy Boulevard/Ranch Drive South is a four-legged signalized 
intersection with protected left-turn phasing on all approaches. Northbound North McCarthy Boulevard 
has a right-turn overlap onto eastbound Ranch Drive. Marked crosswalks and pedestrian signals are 
provided across all four legs, as are pedestrian curb ramps. South of the Opportunity Area, McCarthy 
Boulevard connects to the SR-237 Westbound Ramps at a four-legged signalized intersection with 
protected left-turn phasing on northbound McCarthy Boulevard onto the westbound SR-237 onramp. 
Marked crosswalks and pedestrian signals are provided across the North McCarthy Boulevard leg and both 
SR-237 legs, as are pedestrian curb ramps. There are only two entry points into this area via SR-237 and 
Dixon Landing Road, which are both heavily-congested corridors.  McCarthy Boulevard parallels I-880 and 
freeway traffic diverts onto McCarthy Boulevard during peak congestion periods on I-880. 

The proposed change land use intensity identified by the Opportunity Area 3 Alternative would allow an 
increase of the floor area ratio (FAR) to 1.0 throughout the Industrial Park, which is expected to 
accommodate additional local job growth. North McCarthy Boulevard has the capacity to accommodate 
increased vehicle volumes to area, however the only two entry points onto North McCarthy Boulevard for 
this area are heavily congested. The increase in building space in this area is expected to decrease LOS on 
both Dixon Landing Road and SR-237. The Coyote Creek Trail runs parallel to North McCarthy Boulevard, 
which would allow for active transportation alternatives to the area. However, there is currently only one 
path at Ranch Drive to connect trail users to the Industrial Park, which is the southern section of the area. 
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OPPORTUNITY AREA 4: SOUTHWESTERN EMPLOYMENT AREA 

Setting:  The Southwestern Employment Area is bounded by Highway 237 to the north, Interstate 880 to 
the east, Montague Expressway to the south, and the City limit to the west.  This area includes the Oak 
Creek Business Park south of Tasman Drive and the Milpitas Business Park north of Tasman Drive.  The area 
is the home to several of the city’s largest employers, including Cisco Systems, KLA Tencor, and SanDisk, as 
well as many other companies. This area is generally comprised of light industrial, R&D, and office uses, 
with limited commercial uses located in the northern and southwest portions of the site.  The area is 
currently designated Industrial Park (INP 392.20 acres), Highway Service (HWS 95.15 acres), and Public 
Facilities (PF 0.92 acres). Existing assessed development in the area totals approximately 7.7 million square 
feet of industrial, R&D, office, and commercial uses. Structures within the area were constructed between 
1972 to 2010 with 1992 being the median year of construction. 

Vision: Under the Opportunity Area 4 Alternative, the area would change from the Industrial Park (INP 
392.20 acres), Highway Service (HWS 95.15 acres), and Public Facilities (PF 0.92 acres) designations to the 
Business Park Research and Development (BPR&D) designation.  The BPR&D designation is intended to 
enhance the area’s ability to attract technology companies within proximity to transit by redesignating the 
area’s parcels to allow for increased intensities and allowed uses. BPR&D will accommodate office, research 
and development, clean light industrial, supporting commercial, and similar uses up to a FAR of 2.5. 

Growth Potential:  Table 2-8 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 4 Alternative. As shown in Table 2-8 under the Existing General Plan 
Alternative the area could include approximately 306,039 square feet of additional industrial park 
development. Under the intensified land uses allowed by the Opportunity Area 1 Alternatives’ BPR&D 
designation, the area could include approximately 5 million additional square feet of business park R&D, 
and office development.  

Table 2-8:  Opportunity Area 4 Existing and New Development Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase Job Growth 

Existing Assessed Conditions 

INP, HWS, PF 488.26 -- 7,727,799 -- -- 
New Development Potential: Existing General Plan Alternative 1 

INP, HWS, PF 488.26 -- 306,039 -- 437 
New Development Potential: Opportunity Area 4 Alternative 1 

BPR&D 488.26 -- 5,126,097 -- 12,860 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 
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Economic and Fiscal Findings:  The Opportunity Area 4 Alternative would significantly increase the non-
residential development potential and employment growth in the Southwestern Employment Area.  Under 
this alternative, parcels in the Southwestern Employment Area would be re-designated to the newly 
proposed Business Park/Research & Development (BPR&D) designation.  The area would accommodate a 
mix of office, research and development, clean light industrial, and a small amount of supporting 
commercial.  Because the new designation would allow for a FAR up to 2.5, most of the net increase in new 
development under this Alternative would be expected to be office and office-oriented R&D space. 

General Fund Revenue Implications: Due to the significant increase in commercial development allowed 
under the Opportunity Area 4 Alternative, buildout of the Alternative would generate almost $10 million 
more in annual General Fund revenue within Opportunity Area 4 than buildout of the Existing General Plan.  
On balance, commercial property values would be higher under the Alternative than under the Existing 
General Plan due to the different types of commercial spaces that would be developed.  For this reason, 
property tax revenue accounts for a greater share of the total revenue generated under the Opportunity 
Area 4 Alternative than under the Existing General Plan. 

Table 2-9:  Southwestern Employment Area Revenue Impacts 

Southwestern Employment Area Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $135,000  $5,543,000  $5,408,000  
Transient Occupancy Tax $92,000  $2,703,000  $2,611,000  
Sales Tax $21,000  $621,000  $600,000  
Franchise Tax $26,000  $761,000  $735,000  
Business License Tax $5,000  $147,000  $142,000  
Other Revenue $16,000  $476,000  $460,000  
Total Annual General Fund Revenue $295,000 $10,251,000 $9,956,000 

Buildout Assumptions 

Net New Residential Units -- -- -- 

Industrial Park 306,039  (5,710,929) (6,016,968) 
Highway Service -- (1,580,207) (1,580,207) 
Business Park/R&D -- 12,417,233  12,417,233  

Net New Non-Residential Sq. Ft. 306,039 5,126,097 4,820,058 

Net New Employees  437 12,860 12,423 
Net New Residents  -- -- -- 
Net New Service Population 1 219 6,430 6,211 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: This change to the City’s General Plan would provide a potential area 
for major employer expansions or location for new employers seeking a large-floorplate campus.  Milpitas 
is the logical extension of higher-intensity industrial and office/R&D development that the western end of 
State Route 237 (primarily in Santa Clara and North San Jose) is currently undergoing.  As land availability 
continues to tighten in the west valley, technology firms will continue to migrate to the east to take 
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advantage of land availability.  Over the past two decades, major technology firms have tended to make 
‘major moves’ to acquire real estate (e.g., 500,000 to 2,000,000 or more square feet) and prefer locations 
that can offer entitled sites without having to undergo long term planning processes.  Having a pool of ‘high 
FAR’ square feet in this area with access to public transit will give Milpitas an advantage in attracting 
technology firms when they are ready to ‘move.’ 

It should be noted that new, high-intensity redevelopment of existing office and industrial stock will likely 
not occur in the short term.  New development at the high end (e.g., 2.5 FAR) will not occur until rents rise 
to make office/R&D construction economically feasible –this may take one or two business cycles (five to 
fifteen years depending on length of cycles; real estate cycles are typically seven years). 

Circulation Findings:  McCarthy Boulevard is aligned in the north-south direction, bisecting the center of 
this Opportunity Area.  The area is between I-880 and Coyote Creek, with access provided via SR-237, East 
Tasman Drive, and Montague Expressway. McCarthy Boulevard/East Tasman Drive is a four-legged 
signalized intersection with protected left-turn phasing on all approaches. The southbound McCarthy 
Boulevard approach has a right turn overlap. VTA’s Alum Rock – Santa Teresa light rail line runs along the 
median of East Tasman Drive and crosses McCarthy Boulevard in the intersection. Marked crosswalks and 
pedestrian signals are provided across all four legs, as are pedestrian curb ramps. Tasman Drive between 
Alder Drive and I-880 SB Ramps has vehicle volumes greater than existing capacities in the westbound 
direction during the a.m. peak period. McCarthy Boulevard–O’Toole Avenue/Montague Expressway is a 
four-legged signalized intersection with protected left-turn phasing on all approaches, and right turn 
channelization on all approaches except for eastbound Montague Expressway.  McCarthy Boulevard on the 
north leg turns into O’Toole Avenue on the south leg. Marked crosswalks and pedestrian signals are 
provided across all legs except the east Montague Expressway leg, as are pedestrian curb ramps on all 
corners except for on the northeast side of the intersection where there is no sidewalk. VTA operates an 
at-grade light-rail line along the median of Tasman Drive between Thompson Street to McCarthy Boulevard. 
The light-rail train receive priority service as it travel across the signalized intersections on Tasman Drive. 

The Opportunity Area 4 Alternative includes FARs of up to 2.5 in order to attract technology, business, and 
research growth within Milpitas. As a result, the area is expected to have regional job growth, which could 
impact regional traffic congestion along SR-237 and I-880. The area would be served by a light rail station 
on East Tasman Drive, which could lower the reliance on vehicle travel to and from the area.  The Coyote 
Creek Trail runs parallel to McCarthy Boulevard, which could allow for bicycle usage to sites, however there 
is no existing connection from the trail into the Opportunity Area. Tasman Drive currently has higher vehicle 
volumes during the peak hours than capacity; as a result, development of the Opportunity Area may lead 
to decreased LOS on Tasman Drive. It should be noted that several intersections along Montague 
expressway in the southern portion of the Opportunity Area operate below acceptable LOS while the 
average delay per vehicle it notably high. 
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OPPORTUNITY AREA 5: MIDTOWN SPECIFIC PLAN AREA 

Setting: The Milpitas Midtown Specific Plan, originally adopted in March 2002 (updated in 2010), presents 
a framework for new development and reinvestment on approximately 500 acres of the city’s central core. 
The Specific Plan envisions the area’s transition into an attractive and economically vital district that 
accommodates a mixture of housing, shopping, employment, entertainment, and cultural and recreational 
activities organized within a system of landscaped boulevards, streets and pedestrian/ bicycle linkages are 
envisioned.  

Vision: The City of Milpitas is currently in the initial phase of updating the Midtown Specific Plan. It is 
anticipated that the plan update will include new and/or updated policies and guidelines, streetscape 
improvements, and infrastructure and public open spaces components that reflect the changing nature of 
the area. The Specific Plan process provides the opportunity to plan for the Midtown Area more 
comprehensively as well as on the basis of more specific information than is possible in a general plan. 
While the Specific Plan provides more detailed direction for the area, it is ultimately a policy document that 
will shape future growth and investment in the area. This report assumes that the land use designations 
currently specified in the area will remain present following the Specific Plan’s update. Growth potential 
for the area is provided; however, any land use changes associated with the Specific Plan’s update could 
amount to additional growth.  

Growth Potential:  Table 2-10 below presents growth potential for the Midtown Specific Plan area. As shown 
in Table 2-10 the area could include approximately 1,434 additional dwelling units, and an additional 1.4 
million square feet of service/commercial and manufacturing/industrial development.  

Table 2-10:  Opportunity Area 5 Existing and New Development 
Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase 2 Job Growth 

Existing Assessed Conditions 

GNC, INP, MFH, 
MFG, PF, MXD, 
RSC, VHD 

496.35 2,403 1,998,016 -- -- 

New Development Potential 1 

GNC, INP, MFH, 
MFG, MXD, VHD 

496.35 1,434 1,437,403 4,804 2,063 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 
2 Assumes 3.35 Persons per Household. Note Multi-Family Mixed-Use Units may reduce HH size over time, and thus reduce this 

population projection 

Economic and Fiscal Findings:  The residential and non-residential development potential in the Midtown 
Specific Plan Area (Opportunity Area 5) would be the same under the existing General Plan and the 
Opportunity Area 5 Alternative. New non-residential development in Opportunity Area 5 would consist of 
a mix of manufacturing, general commercial, and mixed commercial uses. At buildout, both the 
Alternative and the existing General Plan would support 1,434 new residential units and 2,063 new jobs in 
Opportunity Area 5. 
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General Fund Revenue Implications: Buildout of the Alternative and the existing General Plan in Opportunity 
Area 5 would generate roughly $5 million in annual General Fund revenue.  Property tax would be the 
largest source of revenue, accounting for roughly 60 percent of the annual revenue generated from 
Opportunity Area 5. 

Table 2-11:  Midtown Specific Plan Area Revenue Impacts 

Midtown Specific Plan Area Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $2,692,000  $2,692,000  -- 
Transient Occupancy Tax $432,000  $432,000  -- 
Sales Tax $680,000  $680,000  -- 
Franchise Tax $235,000  $235,000  -- 
Business License Tax $24,000  $24,000  -- 
Other Revenue $432,000  $432,000  -- 
Total Annual General Fund Revenue $4,495,000 $4,495,000 -- 

Buildout Assumptions 

Multi-family Condominiums 717 717 -- 
Multi-family Apartments 717 717 -- 
Net New Residential Units 1,434 1,434 -- 

General Commercial 389,409 389,409 -- 
Industrial Park 7,009 7,009 -- 
Manufacturing 705,336 705,336 -- 
Mixed Use 483,391 483,391 -- 
Multi-family Very High Density (147,742) (147,742) -- 

Net New Non-Residential Sq. Ft. 1,437,403 1,437,403 -- 

Net New Employees  2,063 2,063 -- 
Net New Residents  4,804 4,804 -- 
Net New Service Population 1 5,835 5,835 -- 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: While no changes are proposed for the Midtown Specific Plan area, 
the existing specific plan provides for intensified and densified development that will implement the 
General Plan’s vision.   

Circulation Findings: This Opportunity Area is located between the BART tracks and I-880.  South Main 
Street-South Abel Street are in a north-south alignment, connecting West Calaveras Boulevard (SR-237), 
Great Mall Parkway, and Montague Expressway within this Opportunity Area.    

Calaveras Boulevard between Abel Street and Milpitas Boulevard is a constraint corridor with two lanes in 
each direction of travel, while the remaining Calaveras Boulevard has three lanes in each direction of travel.  
Abel Street/West Calaveras Boulevard is a four-legged signalized intersection with protected left-turn 
phasing on all approaches.  Both West Calaveras Boulevard approaches have channelized right turns onto 
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Abel Street. A right turn overlap is provided from northbound South Abel Street to eastbound West 
Calaveras Boulevard. Marked crosswalks and pedestrian signals are provided across all four legs, as well as 
pedestrian curb ramps. The intersection of Abel Street/West Calaveras Boulevard operates poorly at a LOS 
of E during the p.m. peak period, with average delays of 78 seconds. West Calaveras Boulevard bisects the 
north section of this land use opportunity, and is elevated above the Opportunity Area. While the road is 
elevated above, an increase in development density may worsen the LOS of Abel Street/West Calaveras 
Boulevard since it is a connector to I-880, I-680, and the proposed Town Center. While a determination in 
a proposed land use for this area has not been made, densified mixed-use development of 
residential/employments opportunities has the potential to decrease VMT. 

Union Pacific Railroad tracks run parallel to and along the east side of South Main Street and pass bisect 
the Opportunity Area. The Santa Clara Valley Transportation Authority’s (VTA’s) Alum Rock – Santa Teresa 
light rail line runs on elevated tracks above the median of Great Mall Parkway, including a grade-separated 
station in this Opportunity Area.   

South Main Street-Oakland Road/Montague Expressway is a four-legged signalized intersection with 
protected left-turn phasing and right turn channelization on all approaches.  South Main Street on the north 
leg turns into Oakland Road on the south leg. Marked crosswalks and pedestrian signals are provided across 
all four legs, as well as pedestrian curb ramps.  On average, there are significant delays of over 120 seconds 
per vehicle at this intersection of South Main Street-Oakland Road/Montague Expressway, resulting in LOS 
E and LOS F operations during the peak periods. Montague Expressway is a congested and constrained 
corridor where the intensification of development along the corridor has the potential to result in more 
vehicle delay and deteriorating LOS. Development in this Opportunity Area should promote design and 
transportation demand management strategies to encourage fewer vehicle trips.  
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OPPORTUNITY AREA 6: CENTRAL MANUFACTURING AREA - SOUTH 

Setting: The Central Manufacturing Area - South is bounded by Montague Expressway to the north, the City 
Limit to the south and east, and Berryessa Creek to the west.  The area primarily supports manufacturing, 
warehouse and storage uses. All parcels within the 26.49-acre area are designated Manufacturing (MFG). 
Existing assessed non-residential development in the area totals approximately 288,947 square feet of 
primarily general manufacturing, warehousing, and mini-storage uses. Structures within this area were 
constructed between 1979 to 1984 with 1982 being the median year of construction.  

Vision: Under the Opportunity Area 6 Alternative the Central Manufacturing Area – South changes from 
Manufacturing (MFG) to the Boulevard Very High Density Mixed Use (BVMU) designation. This is intended 
to allow the area to accommodate additional residential and/or commercial development within proximity 
to the Transit Area Specific Plan and associated transit stations. The Boulevard Very High Density Mixed 
Use (BVMU) designation would encourage redevelopment through intensified land uses which allow for 
residential densities between 41-75 dwelling units per acre, and nonresidential development with an FAR 
of up to 1.5. 

Growth Potential:  Table 2-12 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 6 Alternative. As shown in Table 2-12 under the Existing General Plan 
Alternative the area could include approximately 20,471 additional square feet of manufacturing and 
warehousing development. Under the intensified land uses allowed by the Opportunity Area 6 Alternatives’ 
BVMU designation, the area could include approximately 1,007 additional dwelling units and an additional 
463,736 square feet of retail, service, and commercial development.  

Table 2-12:  Opportunity Area 6 Existing and New Development 
Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase 2 Job Growth 

Existing Assessed Conditions 

MFG 26.49 -- 288,947 -- -- 
New Development Potential: Existing General Plan Alternative 1 

MFG 26.49 -- 20,471 -- 20 
New Development Potential: Opportunity Area 6 Alternative 1 

BVMU 26.49 1,007 463,736 3,373 1,216 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 
2 Assumes 3.35 Persons per Household. Note Multi-Family Mixed-Use Units may reduce HH size over time, and thus reduce this 

population projection 

Economic and Fiscal Findings:  The Opportunity Area 6 Alternative would significantly increase the 
residential and non-residential development capacity in South Central Manufacturing Area.  Existing non-
residential uses in the area would shift from manufacturing to very high density mixed uses. Due to the 
significant increase in non-residential development potential that would occur, buildout of the Alternative 
would provide 1,196 more jobs in Opportunity Area 6 than buildout of the existing General Plan. The 
Alternative would also allow residential uses in Opportunity Area 6 and would provide up to 1,007 new 
residential units and roughly 3,375 new residents at buildout.   
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General Fund Revenue Implications: Buildout of the Opportunity Area 6 Alternative would generate 
approximately $3.0 million in annual General Fund revenue from Opportunity Area 6.  Residential property 
values would account for most of the increase in property tax revenue generated within Opportunity Area 
6.  Similarly, most of the new sales tax revenue generated under this Alternative would stem from new 
resident taxable spending. 

Table 2-13:  Central Manufacturing Area (South) Revenue Impacts 

Central Manufacturing Area (South) Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $10,000  $1,772,000  $1,762,000  
Transient Occupancy Tax $4,000  $256,000  $252,000  
Sales Tax $1,000  $466,000  $465,000  
Franchise Tax $1,000  $152,000  $151,000  
Business License Tax --  $14,000  $14,000  
Other Revenue $1,000  $295,000  $294,000  

Total Annual General Fund Revenue $17,000 $2,955,000 $2,938,000 

Buildout Assumptions 

Multi-family Condominiums -- 503  503  
Multi-family Apartments -- 504  504  

Net New Residential Units -- 1,007 1,007 

Boulevard Very High Density Mixed Use -- 752,683  752,683  
Manufacturing 20,471 (288,947) (309,418) 

Net New Non-Residential Sq. Ft. 20,471 463,736 443,264 

Net New Employees  20 1,216 1,196 
Net New Residents  -- 3,375 3,375 
Net New Service Population 1 10 3,983 3,973 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: The changes proposed for the Central Manufacturing Area (South) 
recognize the importance of the Transit Area Specific Plan’s transit stations to attract both new residents 
and businesses by re-designating the area’s parcels to Boulevard Very High Density Mixed Use.  Over the 
past decade, businesses have shifted location preferences to areas near transit and this change would 
position Milpitas to capture new residential and commercial development.  New residents and employees 
will contribute significantly to the City’s fiscal sustainability through their local expenditures.  A potential 
negative impact of this change, however, will be the potential, over time, for displacement of existing 
businesses particularly older manufacturing businesses.   
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Circulation Findings:  This Opportunity Area has one access point via Montague Expressway and is separated 
from the surrounding residential areas by a creek and I-880. The intersection of South Milpitas 
Boulevard/Montague Expressway is at the northwest corner of the Opportunity Area, connecting the area 
to Town Center and locations between I-680 and the BART station.  South Milpitas Boulevard/Montague 
Expressway will be a four-legged signalized intersection with right turn channelization on westbound 
Montague Expressway and southbound South Milpitas Boulevard.  It should be noted that the intersection 
of South Main Street – Oakland Road/Montague Expressway operates unacceptably at LOS E and F, 
including average delays longer the 120 seconds.  

The proposed Opportunity Area 6 Alternatives land use designation would accommodate residential and 
commercial development. This designation is within one-half mile of the light rail and new BART station, 
providing public transportation for local and regional travel. Proximity to public transit has the potential to 
partially offset increased vehicle demand on Montague Expressway. 
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OPPORTUNITY AREA 7: CENTRAL MANUFACTURING AREA - NORTH 

Setting: The Central Manufacturing Area - North is generally bounded by Los Coches Street to the north, 
Montague Expressway to the south, Interstate 680 to the east and the Union Pacific railroad to the west.  
This Manufacturing district is comprised of Class A warehouse space and Class A&B R&D space. All parcels 
within the 492-acre Opportunity Area are currently designated Manufacturing (MFG). Existing assessed 
development in this area totals approximately 6.7 million square feet. The structures within this area were 
constructed between 1961 to 2009 with 1985 being the median year of construction. 

Vision: Under the Opportunity Area 7 Alternative, the Central Manufacturing Area - North would retain the 
current land use designation of Manufacturing (MFG); however, to enable the area to accommodate a 
greater variety of employment-generating uses and to facilitate new and more modern manufacturing 
operations that require more intensive site development standards, the designation’s maximum FAR would 
increase from 0.4 to 1.0. 

Growth Potential:  Table 2-14 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 7 Alternative. As shown in Table 2-14 under the Existing General Plan 
Alternative the area could include approximately 493,488 square feet of additional manufacturing 
development. Under the intensified land uses allowed by the Opportunity Area 7 Alternatives’ 1.0 FAR, the 
area could include approximately 2.6 million square feet of additional manufacturing and office park 
development.  

Table 2-14:  Opportunity Area 7 Existing and New Development 
Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase Job Growth 

Existing Assessed Conditions 

MFG 492.14 -- 6,766,475 -- -- 
New Development Potential: Existing General Plan Alternative 1 

MFG 492.14 -- 493,488 -- 493 
New Development Potential: Opportunity Area 7 Alternative 1 

MFG (1.0 FAR) 492.14 -- 2,602,882 -- 2,603 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 

Economic and Fiscal Findings:  The Opportunity Area 7 Alternative would significantly increase the non-
residential development potential and employment growth in the North Central Manufacturing Area 
(Opportunity Area 7).  Although the general land uses would likely remain the same under the Alternative, 
increases in the maximum FAR would allow the area to accommodate higher-intensity manufacturing and 
industrial uses and generate additional jobs. 

General Fund Revenue Implications: Compared to the buildout of the Existing General Plan, buildout of the 
Opportunity Area 7 Alternative would generate an additional $1.8 million in annual General Fund revenue 
from Opportunity Area 7.  Most of the difference would stem from the significant increase in development 
capacity allowed under the Opportunity Area 7 Alternative.   
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Table 2-15:  Central Manufacturing Area  - North Revenue Impacts 

Central Manufacturing Area - North Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $237,000  $1,249,000  $1,012,000  
Transient Occupancy Tax $104,000  $547,000  $443,000  
Sales Tax $24,000  $126,000  $102,000  
Franchise Tax $29,000  $154,000  $125,000  
Business License Tax $6,000  $30,000  $24,000  
Other Revenue $18,000  $96,000  $78,000  

Total Annual General Fund Revenue $418,000 $2,202,000 $1,784,000 

Buildout Assumptions 

Net New Residential Units -- -- -- 

Manufacturing 493,488 2,602,882 2,109,394 

Net New Non-Residential Sq. Ft. 493,488 2,602,882 2,109,394 

Net New Employees  493 2,603 2,109 
Net New Residents  -- -- -- 
Net New Service Population 1 247 1,301 1,055 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: The economic development implications for this Opportunity Area are 
similar to Opportunity Area 3 (McCarthy Ranch Industrial Area).  It would enable the area to accommodate 
more intense manufacturing and other industrial uses, such as ‘creative industrial’ that may generate 
additional jobs and tax revenue by increasing the Manufacturing designation’s maximum FAR to 1.0.  With 
a higher permitted intensity of development, property owners and developers would have the capacity to 
renovate or redevelop existing older industrial properties to accommodate new tenants that seek modern, 
higher quality industrial space.  Such space provides a higher level of operational flexibility such as higher 
ceiling heights for robotic or vertical manufacturing, dock-high doors, and open office work spaces.  Several 
‘creative industrial’ projects have been proposed in the vicinity of this area that are designed to provide a 
more dynamic work environment with amenities for employees.  Many, but not all, of these projects seek 
higher intensity of development at or near a 1.0 FAR to ensure project financial feasibility.  By upgrading its 
industrial stock, Milpitas will be positioned to retain and attract advanced manufacturing firms that is 
widely viewed as the future of manufacturing.  One potential impact of this change, however, is that there 
is a risk of displacing existing, traditional industrial businesses as inexpensive, older industrial space is 
replaced with new industrial facilities with amenities that command higher rents.   
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Circulation Findings:  South Milpitas Boulevard is aligned north-south through the center of the Opportunity 
Area, connecting East Calaveras Boulevard to Montague Expressway. The area is located south of East 
Calaveras Boulevard at Los Coches Street.   

The Opportunity Area Alternatives’ increase in FAR to 1.0 to accommodate additional manufacturing and 
other uses is expected to result in job growth to the area. There are multiple access points to the area from 
surrounding residential neighborhoods to the north, south and east, reducing the potential for additional 
traffic volumes to disproportionately impact adjacent congested roads. However, the area has limited west 
connections due to the BART tracks, which could lead to an increase in traffic volumes and a decrease in 
LOS on South Milpitas Boulevard. The southern section of the Opportunity Area is within a half mile of the 
BART and light rail stations, which could help to offset some of the impacts to South Milpitas Boulevard.   
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OPPORTUNITY AREA 8: LANDESS NEIGHBORHOOD NODE/COMMERCIAL CENTER 

Setting: The Landess Neighborhood Node/Commercial Center provides for commercial services to the 
residents living in the surrounding neighborhoods. The parcels within the 38.03-acre area are currently 
designated for General Commercial (GNC) uses. Existing assessed commercial development in the area 
totals approximately 410,525 square feet of retail and commercial services, including a grocery store, 
restaurants, and service retail. Structures were constructed between 1969 to 2010 with 1980 being the 
median year of construction.  

Vision: Under the Opportunity Area 8 Alternative, the center changes from the General Commercial (GNC) 
to Neighborhood Center Mixed Use (NCMU) designation.  The NCMU designation is intended to 
accommodate a mix of commercial and residential uses with an emphasis on commercial activity as the 
primary use, and residential and office uses allowed on a limited basis. Specifically, the designation supports 
retail, personal services, and offices that primarily serve the adjacent neighborhoods. This potential change 
is envisioned to encourage the center’s revitalization by providing opportunities for increased development 
intensities, while creating a more vibrant center through a land use mix that supports a pedestrian-oriented 
mixed-use environment. The NCMU designation allows for FAR’s up to 0.75, and up to 1 dwelling unit per 
1,500 square feet of non-residential square footage (1DU/1500 Sq. Ft.). 

Growth Potential:  Table 2-16 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 8 Alternative. As shown in Table 2-16 under the Existing General Plan 
Alternative, the area could include an additional 410,525 square feet of retail/service/commercial 
development. Under the intensified land uses allowed by the Opportunity Area 8 Alternatives’ NCMU 
designation, the area could include approximately 621 additional dwelling units and an additional 521,274 
square feet of retail/service/commercial mixed-use development.  

Table 2-16  Opportunity Area 8 Existing and New Development Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase 2 Job Growth 

Existing Assessed Conditions 

GNC 38.03 -- 410,525 -- -- 
New Development Potential: Existing General Plan Alternative 1 

GNC 38.03 -- 162,060 -- 270 
New Development Potential: Opportunity Area 8 Alternative 1 

NCMU 38.03 621 521,274 2,080 1,010 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 
2 Assumes 3.35 Persons per Household. Note Multi-Family Mixed-Use Units may reduce HH size over time, and thus reduce this 

population projection 

Economic and Fiscal Findings:  The Opportunity Area 8 Alternative would allow new residential uses and 
increase the non-residential development capacity of the Landess Neighborhood Node/Commercial 
Center area (Opportunity Area 8).  Due to the increase in allowable non-residential development, 
buildout of the Alternative would accommodate 740 more jobs in Opportunity Area 8 than buildout of 
the existing General Plan.  Unlike the existing General Plan, the Alternative would include residential uses 
in Opportunity Area 8, allowing the area to support up to 621 new housing units and roughly 2,081 new 
residents at buildout.   
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General Fund Revenue Implications: Buildout of the Opportunity Area 8 Alternative would generate 
approximately $2.1 million in annual General Fund revenue.  The new residential property values would 
drive most of the increase in property tax revenue generated by the Opportunity Area 8 Alternative.  
Similarly, most of the new sales tax revenue generated would stem from new resident taxable spending. 

Table 2-17:  Landess Neighborhood Node/Commercial Center Revenue 
Impacts 

Landess Neighborhood Node/ 
Commercial Center 

Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $123,000  $1,240,000  $1,117,000  
Transient Occupancy Tax $57,000  $212,000  $155,000  
Sales Tax $13,000  $300,000  $287,000  
Franchise Tax $16,000  $109,000  $93,000  
Business License Tax $3,000  $12,000  $9,000  
Other Revenue $10,000  $191,000  $181,000  

Total Annual General Fund Revenue $222,000 $2,064,000 $1,842,000 

Buildout Assumptions 

Multi-family Condominiums -- 310  310  
Multi-family Apartments -- 311  311  

Net New Residential Units -- 621 621 

Neighborhood Commercial Mixed Use -- 931,799  931,799  
General Commercial 162,060 (410,525) (572,585) 

Net New Non-Residential Sq. Ft. 162,060 521,274 359,214 

Net New Employees  270 1,010 740 
Net New Residents  -- 2,081 2,081 
Net New Service Population 1 135 2,586 2,451 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: Changes proposed for this Opportunity Area will encourage the 
revitalization by providing incentives for property owners to reinvest and redevelop their properties.  The 
proposed Neighborhood Center Mixed use designation will provide new retail space for goods and services 
retailers in modern, attractive settings, potentially with common amenities. NCMU will support commercial 
uses that serve the surrounding neighborhoods and multifamily residents developed in conjunction with a 
commercial component.  New residents will contribute to the City’s fiscal sustainability through their local 
expenditures.  While the existing commercial properties provide inexpensive space to local businesses and 
do serve the community presently, many are dated and require renovation and redevelopment to stay 
competitive.   
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Circulation Findings: This commercial and neighborhood center is located east of the I-680 northbound 
off-ramp on Dempsey-Landess Road. Landess Road and South Park Victoria Drive intersect near the 
center of the Opportunity Area. Landess Road is a collector that connects I-680 to South Park Victoria 
Road and Piedmont Road, turning into the Montague Expressway west of I-680. The center of Landess 
Road is the city limit line between the City of Milpitas and San Jose. South Park Victoria Drive parallels I-
680 and is a north-south arterial between Landess Road and Jacklin Road, and a collector north of Jacklin 
Road.  Existing daily traffic on the street averages 10,000 vehicles per day based on 2016 traffic counts. 
The I-680 Northbound Off-Ramp/Dempsey Road – Landess Avenue is a four-legged signalized 
intersection, with protected left-turn phasing on the eastbound Landess Road approach and a right turn 
overlap on the I-680 northbound off-ramp approach. The I-680 northbound off-ramp on the south leg 
turns into Dempsey Road on the north leg. Marked crosswalks and pedestrian signals are provided across 
all legs except the east Landess Road leg, as are pedestrian curb ramps.   

The current land use designation for this node is General Commercial, and the area is bordered by Multi-
Family Medium and High-Density residential uses. The center is also located near Rancho Milpitas Middle 
School as well as Single-Family Low- and Medium-Density housing. The change in land use to Neighborhood 
Center Mixed Use under the Opportunity Area 8 Alternative will support commercial uses for the 
neighborhoods within walking distance of this node, and will build additional multi-family residences. While 
there may be a decrease in LOS for Landess Avenue and/or Park Victoria Drive, the City’s main commercial 
area is on the opposite side of I-680, so the shift in shopping and services trips to the nearby area would 
have the potential to reduce local traffic congestion along I-680 and in the Town Center. In addition, 
because of the proximity to the nearby Middle School and housing, active transportation modes for 
students will be viable, and will also help to decrease VMT in the area. The Opportunity Area will also 
allocate space for additional multi-family residences, placing housing closer to jobs and daily amenities. 
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OPPORTUNITY AREA 9: CALAVERAS & NORTH PARK NEIGHBORHOOD 
NODE/COMMERCIAL CENTER 

Setting: The Calaveras & North Park Neighborhood Node/ Commercial Center provides commercial services 
to residents living in the surrounding neighborhoods. The area is currently designated Retail Sub-Center 
(RSC 17.15 acres), Professional & Administrative Office (PAO 6.12 acres), and General Commercial (GNC 
5.02 acres). Existing assessed non-residential development in this area totals approximately 238,527 square 
feet, including approximately 194,000 square feet of service retail and commercial service uses -including 
grocery, restaurant and service retail, and approximately 44,000 square feet of office uses. Structures 
within this area were constructed between 1963 to 1989 with 1982 being the median year of construction.  

Vision: Under the Opportunity Area 9 Alternative, the center would change from the Retail Subcenter, (RSC) 
Professional & Administrative Office (PAO), and General Commercial (GNC) designations to the 
Neighborhood Center Mixed Use (NCMU) designation. The NCMU designation is intended to accommodate 
a mix of commercial and residential uses with an emphasis on commercial activity as the primary use, and 
residential and office uses allowed on a limited basis. Specifically, the designation supports retail, personal 
services, and offices that primarily serve the adjacent neighborhoods. This potential change is envisioned 
to encourage the center’s revitalization by providing opportunities for increased development intensities, 
while creating a more vibrant center through a land use mix that supports a pedestrian-oriented mixed-use 
environment. The NCMU designation allows for FAR’s up to 0.75, and up to 1 dwelling unit per 1,500 square 
feet of non-residential square footage (1DU/1500 Sq. Ft.). 

Growth Potential:  Table 2-18 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 9 Alternative. As shown in Table 2-18 under the Existing General Plan 
Alternative, the area could include an additional 93,258 square feet of office, and commercial retail 
development. Under the intensified land uses allowed by the Opportunity Area 9 Alternatives’ NCMU 
designation the area could include approximately 436 additional dwelling units and an additional 416,836 
square feet of retail/service/commercial mixed-use development.  

Table 2-18: Opportunity Area 9 Existing and New Development Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase 2 Job Growth 

Existing Assessed Conditions 

RSC, PAO, GNC 28.28 1 238,527 -- -- 
New Development Potential: Existing General Plan Alternative 1 

RSC, PAO, GNC 28.28 -- 93,258 -- 241 
New Development Potential: Opportunity Area 9 Alternative 1 

NCMU 28.28 436 416,836 1,461 691 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 
2 Assumes 3.35 Persons per Household. Note Multi-Family Mixed-Use Units may reduce HH size over time, and thus 
reduce this population projection 
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Economic and Fiscal Findings:  The Opportunity Area 9 Alternative would allow new residential uses and 
increase the non-residential development potential in the Calaveras & North Park Neighborhood 
Node/Commercial Center area. Under the Alternative, the retail subcenter, general commercial, and 
professional and administrative office uses in Opportunity Area 9 would be re-designated as neighborhood 
commercial mixed use.  Due to the increase in non-residential development potential, buildout of the 
Alternative would support 450 more jobs in Opportunity Area 9 than buildout of the existing General Plan. 
The Alternative would also permit residential uses within Opportunity Area 9, potentially supporting up to 
436 new units at buildout. 

General Fund Revenue Implications: Buildout of the Opportunity Area 9 Alternative would generate 
approximately $1.5 million in annual General Fund revenue.  Most of this annual revenue would stem from 
property tax revenue generated by new residential uses in Opportunity Area 9. Similarly, most of the new 
sales tax revenue generated under the Opportunity Area 9 Alternative would stem from new resident 
taxable spending in Milpitas.   

Table 2-19:  Calaveras & North Park Neighborhood Node/Commercial 
Center Revenue Impacts 

Calaveras & North Park Neighborhood Node/ 
Commercial Center 

Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $71,000  $880,000  $809,000  
Transient Occupancy Tax $51,000  $145,000  $94,000  
Sales Tax $12,000  $210,000  $198,000  
Franchise Tax $14,000  $75,000  $61,000  
Business License Tax $3,000  $8,000  $5,000  
Other Revenue $9,000  $134,000  $125,000  

Total Annual General Fund Revenue $160,000 $1,452,000 $1,292,000 

Buildout Assumptions 

Multi-family Condominiums -- 218  218  

Multi-family Apartments -- 218  218  

Net New Residential Units -- 436 436 

Neighborhood Commercial Mixed Use -- 655,363  655,363  
General Commercial 21,303  (56,004) (77,307) 
Professional & Administrative Office 36,509  (44,155) (80,664) 
Retail Subcenter 35,447  (138,368) (173,815) 

Net New Non-Residential Sq. Ft. 93,258 416,836 323,578 

Net New Employees  241 691 450 
Net New Residents  -- 1,460 1,460 
Net New Service Population 1 120 1,806 1,685 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 
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Economic Development Implications: Changes proposed for this Opportunity Area will encourage the 
revitalization by providing incentives for property owners to reinvest and redevelop their properties.  The 
proposed Neighborhood Center Mixed use designation will provide new retail space for goods and services 
retailers in modern, attractive settings with the potential for common amenities. NCMU will support 
commercial uses that serve the surrounding neighborhoods and multifamily residents developed in 
conjunction with a commercial component.  New residents will contribute to the City’s fiscal sustainability 
through their local expenditures.  While the existing commercial properties provide inexpensive space to 
local businesses and do serve the community, many are dated and require renovation and redevelopment 
to stay competitive.   

Circulation Findings: This neighborhood and commercial center is east of the I-680 northbound off-ramp 
on East Calaveras Boulevard. East Calaveras Boulevard and South Park Victoria Drive bisect the main 
section, with Dempsey Road along the south point of the focused area. Calaveras Boulevard is designated 
as an arterial by the City of Milpitas, connecting I-680 to I-880, and is the major east-west route in the city.  
Park Victoria Drive parallels I-680 and is a north-south arterial between Landess Road and Jacklin Road, and 
a collector north of Jacklin Road. Existing daily traffic on the street averages 10,000 vehicles per day based 
on 2016 traffic counts.  Calaveras Boulevard/Park Victoria Drive is a four-legged signalized intersection, 
with protected left turn phasing on both Calaveras Boulevard approaches, and split phasing on the Park 
Victoria Drive approaches.  Marked crosswalks and pedestrian signals are provided across all legs, as well 
as pedestrian curb ramps.   

This node’s current land use designations are General Commercial and Retail Subcenter. The area is 
adjacent to Calaveras Hills High School, Single Family Low Density and Multi-Family High Density land uses. 
The proposed Opportunity Area 9 Alternative would re-designate the area as Neighborhood Center Mixed 
Use, including revitalization of current commercial parcels with the addition of multi-family residences. The 
resulting development pattern has the potential to reduce the VMT in surrounding residential 
neighborhoods. The land use will also allocate space for additional multi-family residences, placing housing 
closer to jobs and daily amenities. While LOS may decrease along East Calaveras Boulevard and North Park 
Victoria Drive, there is expected to be a modest decrease in local traffic congestion along I-680 and in the 
Town’s Center. 
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OPPORTUNITY AREA 10: JACKLIN & 680 NEIGHBORHOOD NODE/ COMMERCIAL 
CENTER - EAST 

Setting: The Jacklin & 680 Neighborhood Node/ Commercial Center – East provides for office employment, 
and commercial services to residents living in the surrounding neighborhoods. The area is currently 
designated Retail Sub-Center (RSC 2.40 acres), Professional & Administrative Office (PAO 1.13 acres), and 
Highway Service (HWS 4.43 acres). Existing assessed non-residential development in the area includes 
approximately 42,594 square feet, including approximately 28,000 square feet of service retail and 
commercial service uses, and approximately 14,000 square feet of office uses. Structures in this area were 
constructed between 1985 to 1990 with 1988 being the median year of construction.  

Vision: Under the Opportunity Area 10 Alternative, the Jacklin & 680 Neighborhood Node/ Commercial 
Center – East would be redesignated Neighborhood Commercial (NC). The NC designation is intended to 
accommodate a mix of commercial uses that serve the surrounding neighborhoods at an FAR of up to 0.75. 
The designation supports a broad range of commercial uses, including neighborhood-serving retail stores 
and services and commercial and professional offices.  

Growth Potential:  Table 2-20 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 10 Alternative. As shown in Table 2-20 under the Existing General 
Plan Alternative, the area could include an additional 42,594 square feet of commercial, retail service, and 
office development. Under the intensified land uses allowed by the Opportunity Area 10 Alternatives’ NC 
designation, the area could include an additional 152,321 square feet of retail service and commercial 
development.  

Table 2-20:  Opportunity Area 10 Existing and New Development 
Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase Job Growth 

Existing Assessed Conditions 

RSC, PAO, HWS 7.95 -- 42,594 -- -- 
New Development Potential: Existing General Plan Alternative 1 

RSC, PAO, HWS 7.95 -- 42,822 -- 81 
New Development Potential: Opportunity Area 10 Alternative 1 

NC 7.95 -- 152,321 -- 221 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 

Economic and Fiscal Findings:  The Opportunity Area 10 Alternative would include a modest increase in 
the non-residential development potential in the East Jacklin & 680 Neighborhood Node/Commercial 
Center area.  Under this alternative, the retail subcenter, professional and administrative office, and 
highway service land uses would be re-designated as neighborhood commercial. As a result of the 
increase in non-residential development potential, buildout of the Alternative would support 140 more 
jobs in Opportunity Area 10 than buildout of the existing General Plan.   

General Fund Revenue Implications: Buildout of the Alternative would generate approximately $204,000 in 
annual General Fund revenue from Opportunity Area 10. Most of the difference would stem from the 
increase in development capacity, which would increase property tax revenue.  
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Table 2-21:  Jacklin & 680 Neighborhood Node/Commercial Center - East 
Revenue Impacts 

Jacklin & 680 Neighborhood Node/ 
Commercial Center - East 

Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $25,000  $123,000  $98,000  
Transient Occupancy Tax $17,000  $46,000  $29,000  
Sales Tax $4,000  $11,000  $7,000  
Franchise Tax $5,000  $13,000  $8,000  
Business License Tax $1,000  $3,000  $2,000  
Other Revenue $3,000  $8,000  $5,000  

Total Annual General Fund Revenue $55,000 $204,000 $149,000 

Buildout Assumptions 

Net New Residential Units -- -- -- 

Neighborhood Commercial --  194,915  194,915  
Highway Service 38,590  --  (38,590) 
Professional & Administrative Office 4,232  (14,020) (18,252) 
Retail Subcenter --  (28,574) (28,574) 

Net New Non-Residential Sq. Ft. 42,822 152,321 109,499 

Net New Employees  81 221 140 
Net New Residents  -- -- -- 
Net New Service Population 1 41 111 70 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: Changes proposed for this Opportunity Area will encourage the 
revitalization by providing incentives for property owners to reinvest and redevelop their properties and 
enhance the architectural quality of development.  The proposed Neighborhood Commercial designation 
will provide new commercial space for a mix of retailers and other commercial uses.  The Neighborhood 
Commercial designation will support commercial uses that serve the surrounding neighborhoods and 
provide attractive, modern space for new local-serving businesses.  While the existing commercial 
properties provide inexpensive space to local businesses and do serve the community, many are dated and 
require renovation and redevelopment to stay competitive.   

Circulation Findings:  Interstate-680 borders the west side of the Opportunity Area, with the intersection of 
Jacklin Road/North Park Victoria Drive bisecting the center. I-680 Northbound Ramps/Jacklin Road is a four-
legged signalized intersection with protected left-turn phasing on the eastbound Jacklin Road approach. 
Marked crosswalks and pedestrian signals are provided across all legs except the west Jacklin Road leg, as 
are pedestrian curb ramps. North Park Victoria Drive/Jacklin Road is a four-legged signalized intersection 
with protected left-turn phasing at each approach.  Crosswalks and pedestrian signals are located on each 
leg of the intersection.  
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The proposed Neighborhood Commercial designation (identified in the Opportunity Area 10 Alternative) 
would replace the existing land uses of Retail Subcenter and Professional & Administrative Office. The 
Opportunity Area is surrounded by Single Family Low and Medium Density, and Multi-Family Medium 
Density neighborhoods. The neighborhood is separated from commercial centers and the Town Center by 
I-680. Increased FARs (up to 0.75) will allow for increased intensity of commercial uses, which is could 
potentially decrease per capita VMT in the surrounding neighborhoods due to improved access to jobs and 
daily amenities. The area is also expected to result in increased active transportation usage from residents 
of surrounding neighborhoods to the commercial center. While the LOS on Jacklin Road and Park Victoria 
Drive at this location may decrease, this change in land use has the potential to decrease local traffic 
congestion along I-680 and within City’s Town Center. 
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OPPORTUNITY AREA 11: JACKLIN & 680 NEIGHBORHOOD NODE/ COMMERCIAL 
CENTER - WEST 

Setting: The Jacklin & 680 Neighborhood Node/ Commercial Center – West provides for office employment, 
and neighborhood commercial services to residents living in the surrounding neighborhoods. The area is 
currently designated Professional & Administrative Office (PAO 4.65 acres), and Highway Service (HWS 1.78 
acres). Existing assessed non-residential development in this area includes approximately 76,631 square 
feet of which approximately 53,000 square feet includes primarily office uses. Structures in this area were 
constructed between 1980 to 2014 with 1986 being the median year of construction. 

Vision: Under the Opportunity Area 11 Alternative, the Jacklin & 680 Neighborhood Node/ Commercial 
Center – West would be redesignated Neighborhood Commercial (NC). The NC designation is intended to 
accommodate a mix of commercial uses that serve the surrounding neighborhoods at an FAR of up to 0.75. 
The designation supports a broad range of commercial uses, including neighborhood-serving retail stores 
and services and commercial and professional offices. 

Growth Potential:  Table 2-22 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 10 Alternative. As shown in Table 2-22 under the Existing General 
Plan Alternative, the area could include an additional 24,430 square feet of commercial, retail service, and 
office development. Under the intensified land uses allowed by the Opportunity Area 11 Alternatives’ NC 
designation, the area could include an additional 75,502 square feet of retail service and commercial 
development. It should be noted that redevelopment of aging office uses into commercial uses would lead 
to reduced square feet in the office land use category, which has a high job generation factor when 
compared to commercial services. 

Table 2-22:  Opportunity Area 11 Existing and New Development 
Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase Job Growth 

Existing Assessed Conditions 

PAO, HWS 6.42 -- 76,631 -- -- 
New Development Potential: Existing General Plan Alternative 1 

PAO, HWS 6.42 -- 24,430 -- 87 
New Development Potential: Opportunity Area 11 Alternative 1 

NC 6.42 -- 75,502 -- 4 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 

Economic and Fiscal Findings:  The Opportunity Area 11 Alternative would include a slight increase in the 
non-residential development potential in the West Jacklin & 680 Neighborhood Node/Commercial Center 
area.  Under the Alternative, some existing professional and administrative office and highway service 
uses would be redeveloped into neighborhood commercial uses.  Due to the new distribution of land uses 
and the different employment density factors associated with each land use category, buildout of the 
Alternative would provide 83 fewer jobs in Opportunity Area 11 than buildout of the existing General 
Plan. 
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General Fund Revenue Implications: Buildout of the Opportunity Area 11 Alternative would generate 
approximately $65,000 in annual General Fund revenue.  Property tax would be the only source of revenue 
generated from buildout of the Opportunity Area 11 Alternative.   

Table 2-23:  Jacklin & 680 Neighborhood Node/Commercial Center - West 
Revenue Impacts 

Jacklin & 680 Neighborhood Node/ 
Commercial Center - West 

Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $17,000  $65,000  $48,000  
Transient Occupancy Tax $18,000  --  ($17,000) 
Sales Tax $4,000  -- ($4,000) 
Franchise Tax $5,000  -- ($5,000) 
Business License Tax $1,000  -- ($1,000) 
Other Revenue $3,000  -- ($3,000) 

Total Annual General Fund Revenue $48,000 $65,000 $17,000 

Buildout Assumptions 

Net New Residential Units -- -- -- 

Neighborhood Commercial --  129,835  129,835  
Highway Service 4,774  (2,283) (7,057) 
Professional & Administrative Office 19,656  (52,050) (71,706) 

Net New Non-Residential Sq. Ft. 24,430 75,502 51,072 

Net New Employees  87 4 (83) 
Net New Residents  -- -- -- 
Net New Service Population 1 44 2 (42) 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: Changes proposed for this Opportunity Area will encourage the 
revitalization by providing incentives for property owners to reinvest and redevelop their properties and 
enhance the architectural quality of development.  The proposed Neighborhood Commercial designation 
will provide new commercial space for a mix of retailers and other commercial uses.  The Neighborhood 
Commercial designation will support commercial uses that serve the surrounding neighborhoods and 
provide attractive, modern space for new local-serving businesses.  While the existing commercial 
properties provide inexpensive space to local businesses and do serve the community, many are dated and 
require renovation and redevelopment to stay competitive.   

Circulation Findings:  This Opportunity Area is located on the west side of I-680. Hillview Drive and Jacklin 
Road intersect within the area.  Hillview Drive/Jacklin Road is a four-legged signalized intersection with 
protected left-turn phasing on both Jacklin Road approaches, and split phasing on the Hillview Drive 
approaches. Marked crosswalks and pedestrian signals are provided across all four legs, as are pedestrian 
curb ramps. I-680 Southbound Ramps/Jacklin Road is a four-legged signalized intersection, with protected 
left-turn phasing on the westbound Jacklin Road approach and right turn channelization on the eastbound 
Jacklin Road approach. Marked crosswalks and pedestrian signals are provided across all legs except the 
west Jacklin Road leg, as well as pedestrian curb ramps.   
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The current land use designation within this node is Highway Service and Professional & Administrative 
Office. The proposed Neighborhood Commercial designation (identified by the Opportunity Area 11 
Alternative) would increase the allowed FAR up to 0.75, providing improved access to commercial uses in 
surrounding residential areas. Providing commercial uses within one-half mile of nearby neighborhoods is 
expected to encourage active transportation usage and decrease per capita VMT related to daily amenities 
and jobs. The center is located next to I-680, and is expected to potentially reduce the amount of local 
traffic congestion on the freeway by providing commercial uses closer to surrounding neighborhoods. 
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OPPORTUNITY AREA 12: MILPITAS TOWN CENTER 

Setting: The Town Center (TWC) designation is envisioned to provide for a variety of commercial, civic and 
residential uses appropriate to the area's role as the city’s civic center and of the community’s central 
commercial district. The Town Center is a meeting place and a marketplace, the home of commercial and 
professional firms, an entertainment and dining destination, and a place to accommodate tourists. Because 
of this unique and relatively intensive mix of activities, very high density residential developments of up to 
40 units per acre are permitted, creating a district where residents can lend increased economic support 
to area businesses and are proximate to retail, services, and jobs. The area also includes many government 
buildings and community facilities, including Milpitas City Hall, the Community Center, and the Senior 
Center. The area accommodates a variety of commercial services and retail establishments, including a 
grocery store, a drugstore, banks, fitness centers, salons, restaurants, and home goods stores. The area 
accommodates development at a FAR of up to 0.85 and residences at up to 40 units per acre. Existing 
assessed non-residential development in this area totals approximately 1.2 million square feet of primarily 
retail and commercial service uses and approximately 529 multifamily dwelling units. Structures within this 
area were constructed between 1973 to 2015 with 2009 being the median year of construction. 

Vision: Based upon input provided the City Council, the GPAC, and members of the public, the TWC 
designation adequately captures the community’s vision for future development in the Town Center area.  
This report assumes no changes to the designation of parcels in the area nor modifications to the TWC. The 
growth potential for the area has been included for reference and possible discussion only. If additional 
growth is desirable, additional analysis will be required.  

Growth Potential:  Table 2-24 below presents growth potential for the Town Center area. As shown in Table 
2-24 the area could include approximately 535 additional dwelling units, and an additional 434,872 square 
feet of retail and commercial development.  

Table 2-24:  Opportunity Area 12 Existing and New Development 
Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase 2 Job Growth 

Existing Assessed Conditions 

TWC 133.90 529 1,246,962 -- -- 
New Development Potential 1 

TWC 133.90 535 434,872 1,792 791 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 
2 Assumes 3.35 Persons per Household. Note Multi-Family Mixed-Use Units may reduce HH size over time, and thus reduce this 

population projection 

Economic and Fiscal Findings:  The residential and non-residential development potential in Milpitas Town 
Center would be the same under the existing General Plan and the Opportunity Area 12 Alternative.  At 
buildout of both the Alternative and the existing General Plan, Opportunity Area 12 would support 535 
new residential units and 791 new jobs. 
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General Fund Revenue Implications: Buildout of the existing General Plan and the Opportunity Area 12 
Alternative would generate approximately $1.7 million in annual General Fund revenue.   

Table 2-25:  Milpitas Town Center Revenue Impacts 

Milpitas Town Center Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $1,011,000  $1,011,000  --  
Transient Occupancy Tax $166,000  $166,000  -- 
Sales Tax $255,000  $255,000  -- 
Franchise Tax $89,000  $89,000  -- 
Business License Tax $9,000  $9,000  -- 
Other Revenue $162,000  $162,000  -- 

Total Annual General Fund Revenue $1,692,000 $1,692,000 -- 

Buildout Assumptions 

Multi-family Condominiums 267 267 -- 
Multi-family Apartments 268 268 -- 

Net New Residential Units 535 535 -- 

Town Center 434,872  434,872  -- 

Net New Non-Residential Sq. Ft. 434,872 434,872 -- 

Net New Employees  791 791 -- 
Net New Residents  1,791 1,791 -- 
Net New Service Population 1 2,186 2,186 -- 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: The Town Center Zoning District is intended as the functional and 
visual focus of Milpitas that provides a meeting and market place for commercial, professional and 
entertainment uses.  No change is proposed for this Opportunity Area since the existing zoning will 
encourage more efficient use of land through higher density housing will ensure land is available for the 
continued focus of a mixed-use district that provides identity for the City.  The Town Center concept already 
provides for the provision of common amenities that modern mixed use developments typically provide.  
Further it will allow a dense residential population to provide increased economic support to the 
commercial uses.   

Circulation Findings:  East Calaveras Boulevard (a State Route) bisects the center of this land use designation 
in an east-west direction. North Milpitas Boulevard/East Calaveras Boulevard is a four-legged signalized 
intersection with protected left-turn phasing on all approaches. All approaches have channelized right 
turns, except for northbound Milpitas Boulevard onto eastbound East Calaveras Boulevard. Marked 
crosswalks and pedestrian signals are provided across all four legs, as are pedestrian curb ramps.   
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Intensifying the land use within existing Town Center designation on both sides of East Calaveras Boulevard 
would increase the local congestion on East Calaveras Boulevard and Milpitas Boulevard. East Calaveras 
Boulevard functions as a state highway, and is under Caltrans’ jurisdiction, connecting east and west 
Milpitas and carrying regional traffic from I-680, I-880 and the rest of SR 237.  East Calaveras Boulevard 
currently has limited pedestrian and bicycle facilities and limited access to the BART or light-rail stations.  
This area does have accessibility to the freeway; however, due to the high regional traffic volumes and wide 
configuration of East Calaveras Boulevard, the Town Center area would not be appealing for active 
transportation modes. Increased demand in this Opportunity Area has the potential to increase local traffic 
congestion and attract more regional traffic. The lack of comfortable pedestrian and bicycle connections 
reduce the likelihood that local residents would choose active transportation modes to visit the Town 
Center.   
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OPPORTUNITY AREA 13: JACKLIN NEIGHBORHOOD NODE/ COMMERCIAL CENTER 

Setting: The Jacklin Neighborhood Node/ Commercial Center provides for office employment and 
neighborhood commercial service uses to residents living in the surrounding neighborhoods. All lands 
within this Opportunity Area are designated by the Milpitas General Plan as Retail Subcenter (RSC 9.79 
acres).  Existing assessed non-residential development in the area totals approximately 140,229 square feet 
and is primarily comprised of retail and commercial service uses. Structures within the center were built in 
1988.  

Vision: Under the Opportunity Area 13 Alternative, the Jacklin Neighborhood Node/ Commercial Center 
would be redesignated from Retail Subcenter (RSC) to Neighborhood Commercial (NC). The NC designation 
is intended to accommodate a mix of commercial uses that serve the surrounding neighborhoods at an FAR 
of up to 0.75. The designation supports a broad range of commercial uses, including neighborhood-serving 
retail stores and services and commercial and professional offices. 

Growth Potential:  Table 2-26 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 13 Alternative. As shown in Table 2-26 under the Existing General 
Plan Alternative, the area could include an additional 12,272 square feet of commercial service and retail, 
development. Under the intensified land uses allowed by the Opportunity Area 13 Alternatives’ NC 
designation, the area could include an additional 99,629 square feet of retail service and commercial 
development.  

Table 2-26:  Opportunity Area 13 Existing and New Development 
Potential 

Land Use Acres Dwelling Units Nonresidential 
Sq. Ft. 

Population 
Increase Job Growth 

Existing Assessed Conditions 

RSC 9.79 -- 140,229 -- -- 
New Development Potential: Existing General Plan Alternative 1 

RSC 9.79 -- 12,272 -- 20 
New Development Potential: Opportunity Area 13 Alternative 1 

NC 9.79 -- 99,629 -- 166 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 

Economic and Fiscal Findings:  The Opportunity Area 13 Alternative would increase the non-residential 
development potential and employment growth in the Jacklin Neighborhood Node/Commercial Center 
area (Opportunity Area 13).  Under this Alternative, some existing retail subcenter uses would be 
redeveloped into neighborhood commercial uses.  Due to the overall increase in development potential, 
buildout of the Alternative would support 146 more jobs in Opportunity Area 13 than buildout of the 
existing General Plan. 

General Fund Revenue Implications: At buildout, the Opportunity Area 13 Alternative would generate 
approximately $140,000 in annual General Fund revenue.  Property tax and transient occupancy tax 
revenue would account for most of the revenue generated by this alternative.  
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Table 2-27:  Jacklin Neighborhood Node/Commercial Center Revenue 
Impacts 

Jacklin Neighborhood Node/ 
Commercial Center 

Existing 
General Plan 

Opportunity 
Area 
Alternative 

Difference 
(Alternative 
Less 
Existing) 

Annual General Fund Revenue Impacts 

Property Tax $10,000  $80,000  $70,000  
Transient Occupancy Tax $4,000  $34,000  $30,000  
Sales Tax $1,000  $8,000  $7,000  
Franchise Tax $1,000  $10,000  $9,000  
Business License Tax -  $2,000  $2,000  
Other Revenue $1,000  $6,000  $5,000  

Total Annual General Fund Revenue $17,000 $140,000 $123,000 

Buildout Assumptions 

Net New Residential Units -- -- -- 

Neighborhood Commercial --  239,858  239,858  
Retail Subcenter 12,272  (140,229) (152,501) 

Net New Non-Residential Sq. Ft. 12,272 99,629 87,358 

Net New Employees  20 166 146 
Net New Residents  -- -- -- 
Net New Service Population 1 10 83 73 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand 
from commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: Changes proposed for this Opportunity Area will encourage the 
revitalization by providing incentives for property owners to reinvest and redevelop their properties and 
enhance the architectural quality of development and potentially provide amenities to enhance shopper 
experience.  The proposed Neighborhood Commercial designation will provide new commercial space for 
a mix of retailers and other commercial uses up to a FAR of 0.75.  The Neighborhood Commercial 
designation will support commercial uses that serve the surrounding neighborhoods and provide attractive, 
modern space for new local-serving businesses.  While the existing commercial properties provide 
inexpensive space to local businesses that do presently serve the community, many are dated and require 
renovation and redevelopment to stay competitive in the long term.   

Circulation Findings:  This neighborhood center is located in the northwest portion of the City near the 
intersection of Jacklin Avenue and Arizona Avenue. Jacklin Road/Arizona Avenue is a three-legged signalized 
intersection, with protected left-turn phasing on the eastbound Jacklin Road approach. Bicycle lanes are 
provided on each Jacklin Road approach, with crosswalks and pedestrian signals provided across all legs of 
intersection.  

The current land use designation for this area is Retail Subcenter, and is proposed to be changed to the 
Neighborhood Commercial designation (identified by the Opportunity Area 13 Alternative). The proposed 
land use would increase the allowed FAR up to 0.75, and would increase commercial accessibility for 
surrounding neighborhoods and for Milpitas High School. Improved residential proximity to commercial 
uses has the potential to reduce the per capita VMT generated by students and nearby residents, and could 
help to encourage active transportation. The increase in commercial use may decrease LOS for Jacklin Road 
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nearby, though may help to slightly decrease local traffic congestion along Milpitas Boulevard south of 
Jacklin Road. 
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OPPORTUNITY AREA 14: Serra Center Commercial Gateway 

Setting: The Serra Center Commercial Gateway provides commercial services to residents living in the 
surrounding neighborhoods as well as commercial services to local businesses, employees, and visitor 
serving commercial services.  With strategic frontage along Calaveras Boulevard (SR-237), within Milpitas’s 
Midtown Specific Plan and near Main Street, this commercial center serves as an important gateway to one 
of the city’s main activity centers. Existing assessed non-residential square feet in this area totals 
approximately 507,726 square feet of primarily service retail and commercial services (including grocery, 
restaurant and service retail). Structures within the area range in year of construction from 1960 to 1998 
with 1977 being the median year.  

Vision: Under the Opportunity Area 14 Alternatives, the Serra Center Commercial Gateway would change 
from Retail Subcenter (RSC-8.92 acres), and General Commercial (GNC-37.87 acres) designations to the 
newly-proposed Neighborhood Center Mixed Use (NCMU), or Neighborhood Commercial (NC) designation.   

The NCMU designation is intended to accommodate a mix of commercial and residential uses with an 
emphasis on commercial activity as the primary use, and residential and office uses allowed on a limited 
basis. Specifically, the designation supports retail, personal services, entertainment, and offices that serve 
the adjacent neighborhoods. This potential change is envisioned to encourage the center’s revitalization 
by providing opportunities for increased development intensities, while creating a more vibrant center 
through a land use mix that supports a pedestrian-oriented mixed-use environment consistent with 
planned development in the Midtown Specific Plan’s Main Street Area. The NCMU designation allows for 
FAR’s up to 0.75, and up to 1 dwelling unit per 1,500 square feet of non-residential square footage 
(1DU/1500 Sq. Ft.). 

The NC designation is intended to accommodate a mix of commercial uses that serve the surrounding 
neighborhoods at an FAR of up to 0.75. The designation supports a broad range of commercial uses, 
including neighborhood-serving retail stores and services and commercial and professional offices. 

The difference between the NCMU and NC designations is that NCMU would allow for multi-family 
residential development, whereas NC would not allow residential uses.  The allowed non-residential uses 
and standards are the same for the two designations.   

Growth Potential:  Table 2-28 below presents growth potential for this area under the Existing General Plan 
Alternative, and the Opportunity Area 14 Alternatives. As shown in Table 2-28 under the Existing General 
Plan Alternative the area would include no additional dwelling units, and an additional 203,903 square feet 
of retail/service/commercial development. Under the intensified land uses allowed by the Opportunity 
Area 14 Alternatives’ NCMU designation, the area could include approximately 847 additional dwelling 
units and an additional 684,973 square feet of retail/service/commercial mixed-use development. Under 
the Opportunity Area 14 Alternatives’ NC designation, the area is assumed to have the potential for the 
same square footage of commercial square feet, however no additional dwelling units would be allowed.   
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Table 2-28:  Opportunity Area 14: Existing and New Development 
Potential 

Land Use Acres Dwelling Units  Nonresidential 
Sq. Ft.  

Population 
Increase 2 Job Growth  

Existing Assessed Conditions 

GNC 37.87 0 397,727 -- -- 
RSC 8.92 0 109,999 -- -- 
Total 46.79 0 507,726 -- -- 
New Development Potential: Existing General Plan Alternative 1 

GNC 37.87 0 192,497 -- 321 
RSC 8.92 0 11,406 -- 19 
Total 46.79 0 203,903 -- 340 
New Development Potential: Opportunity Area 14 (NCMU) Alternative 1 

NCMU 46.79 847 684,973 2,838 1,334 
New Development Potential: Opportunity Area 14 (NC) Alternative  

NC 46.79 0 684,973 -- 1,142 
1 Represent Net Potential Additional Units and Non-Residential Sq. Ft. 
2 Assumes 3.35 Persons per Household. Note Multi-Family Mixed-Use Units may reduce HH size over time, and thus reduce this 

population projection 

Economic and Fiscal Findings:  The Opportunity Area 14 NCMU Alternative would allow new residential uses 
and increase the amount of commercial space developed in the Serra Center Commercial Gateway area 
(Opportunity Area 14).  Under this Alternative, some existing commercial uses would shift from the Retail 
Subcenter and General Commercial land use designations to a new Neighborhood Center Mixed Use 
designation (NCMU), which would provide a mix of retail, entertainment, and personal service uses to serve 
surrounding neighborhoods.  The intensified land uses would allow Opportunity Area 14 to support an 
additional 1,334 jobs at buildout of the NCMU Alternative, a significant increase from the 340 new jobs that 
would be provided under buildout of the existing General Plan.  The NCMU Alternative would also 
potentially support up to 847 new residential units at buildout. 

Under the Opportunity Area 14 NC Alternative, the existing Retail Subcenter and General Commercial land 
uses would be re-designated as Neighborhood Commercial.  No new residential uses would be included 
under buildout of the NC Alternative or the existing General Plan.  Due to the increase in non-residential 
development potential, some existing Retail Subcenter and General Commercial uses would likely be 
redeveloped into new uses supported by the Neighborhood Commercial designation.  The increased 
development potential would allow Opportunity Area 14 to support 1,142 new jobs at buildout of the NC 
Alternative, or 800 more jobs than would be supported under buildout of the existing General Plan. 

General Fund Revenue Implications: Buildout of the Opportunity Area 14 NCMU Alternative would generate 
approximately $2.8 million in annual revenue to the City’s General Fund.  Roughly three-fourths of the 
General Fund revenue generated by the NCMU Alternative would be from increases in property tax and 
sales tax.  The new residential uses under the NCMU Alternative would drive most of the increase in 
property tax revenue.  New resident taxable spending would likewise account for most of the new sales tax 
revenue that would be generated from buildout of the NCMU Alternative.   

Buildout of the Opportunity Area 14 NC Alternative would generate approximately $980,000 in annual 
General Fund revenue, or roughly 3.5 times the amount of annual General Fund revenue than would be 
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generated from buildout of the existing General Plan.  Most of the difference would stem from the increase 
in development capacity, which would increase property value, and the increase in employment growth, 
which would increase business-related lodging demand in Milpitas. 

Table 2-29:  Serra Center Commercial Gateway Revenue Impacts 

Sunny Hills 
Neighborhood Node/ 
Commercial Center 

Existing 
General 
Plan 

Opportunity  
Area NCMU 

Alternative 

Difference 
(NCMU 

Alternative 
Less Existing) 

Opportunity 
 Area NC 

Alternative 

Difference (NC 
Alternative 

Less Existing) 

Annual General Fund Revenue Impacts 

Property Tax $155,000  $1,668,000  $1,513,000  $567,000  $412,000  

Transient Occupancy Tax $68,000  $277,000  $209,000  $239,000  $171,000  

Sales Tax $16,000  $407,000  $391,000  $55,000  $39,000  

Franchise Tax $20,000  $146,000  $126,000  $68,000  $48,000  

Business License Tax $4,000  $15,000  $11,000  $13,000  $9,000  

Other Revenue $13,000  $259,000  $246,000  $42,000  $29,000  
Total Annual General 
Fund Revenue $276,000  $2,772,000  $2,496,000  $984,000  $708,000  

Buildout Assumptions 

Multi-family Condominiums 0 423 423 0 0 

Multi-family Apartments 0 424 424 0 0 
Net New Residential 
Units 0 847 847 0 0 

Neighborhood Commercial 
Mixed Use 

0 1,270,145 1,270,145 0 0 

Neighborhood Commercial 0 0 0 1,270,145 1,270,145 

General Commercial 192,497 (475,173) (667,670) (475,173) (667,670) 

Retail Subcenter 11,406 (109,999) (121,405) (109,999) (121,405) 
Net New Non-
Residential Sq. Ft. 203,903 684,973 481,070 684,973 481,070 

Net New Employees  340 1,334 994 1,142 802 

Net New Residents  0 2,837 2,837 0 0 
Net New Service 
Population 1 170 3,504 3,334 571 401 

1 Service population equals the resident population plus a portion of the employment population to reflect the reduced demand from 
commercial uses.  To estimate service population, employees are multiplied by 1/2. Source: BAE, 2018. 

Economic Development Implications: Although existing commercial properties in the Serra Center 
Commercial Gateway area currently provide inexpensive space to local businesses that serve the 
community, many properties are dated and will require renovation and redevelopment in order to stay 
competitive.  The changes proposed in the Serra Center Commercial Gateway area will encourage the 
area’s revitalization by providing incentives for property owners to reinvest in and redevelop their 
properties.  Assuming properties are renovated and redeveloped, the proposed Neighborhood Center 
Mixed-use and Neighborhood Commercial designations will encourage development of new retail space to 
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serve retailers seeking modern, attractive settings, potentially with common amenities3. The NCMU 
alternative, which includes a residential component, would further encourage the area’s revitalization, as 
the new residential population would provide additional support for the commercial uses.   

Circulation Findings:  This Opportunity Area is located represents a gateway to Milpitas’s central core and 
Main Street, and is accessible from all directions, and has direct access from Highway 880. Located along 
Calaveras Boulevard (State Route 237) this area is an important link from/to the nearby highway, to the 
West part of Milpitas, the Midtown Specific Plan, Town Center, and Highway 680.   

Calaveras Boulevard between Abel Street and Milpitas Boulevard is a constraint corridor with two lanes in 
each direction of travel, while the remaining Calaveras Boulevard has three lanes in each direction of travel. 
Abel Street/West Calaveras Boulevard is a four-legged signalized intersection with protected left-turn 
phasing on all approaches. Both West Calaveras Boulevard approaches have channelized right turns onto 
Abel Street. A right turn overlap is provided from northbound South Abel Street to eastbound West 
Calaveras Boulevard. Marked crosswalks and pedestrian signals are provided across all four legs, as well as 
pedestrian curb ramps. The intersection of Abel Street/West Calaveras Boulevard operates poorly at a LOS 
of E during the p.m. peak period, with average delays of 78 seconds. West Calaveras Boulevard bisects this 
land use opportunity. An increase in development density may worsen the LOS of Abel Street/West 
Calaveras Boulevard since it is a connector to I-880, I-680, Main Street and the Town Center.  

Under existing peak hour conditions the following study intersections within and adjacent to Opportunity 
Area 14 all operate at LOS C or better: I-880 Northbound Ramp/West Calaveras Boulevard, and South 
Abbott Street/West Calaveras Boulevard, Serra Way/West Calaveras Boulevard, while the intersection of 
Abel Street/West Calaveras Boulevard operates al LOS D during the AM peak hour and LOS 77.8 E- during 
the PM peak hour.  

Additionally the roadway segment of SR 237/East Calaveras Boulevard east of North Main Street in the east 
and westbound direction includes a total daily segment bidirectional volume of 67,000 vehicles. This study 
roadway segments was also analyzed using a volume-to-capacity ratio (V/C) methodology, which is based 
on a comparison of directional peak hour traffic volumes to that particular roadway’s theoretical capacity 
in that direction when it is operating at LOS D. The volume-to-capacity ratio for this segment was 1.35 in 
the westbound direction during the AM peak hour, and 1.02 for the eastbound direction during the PM 
peak hour, which indicates peak volumes are currently greater than existing capacities. 

This land use alternative would change the land use designation to either Neighborhood Center Mixed Use, 
or Neighborhood Commercial. The new designations support additional commercial uses for the 
neighborhoods and nearby multifamily residents, which could potentially reducing local trips. While the 
increased intensity of building in this area might affect Level of Service for traffic, this designation 
alternative is expected to decrease vehicle miles traveled from the neighborhoods surrounding due to 
additional daily amenities becoming closer in distance to residents of the surrounding neighborhoods, as 
well as planned development within the midtown specific plan area, and through potential mixed use areas 
created under the NCMU alternative. Additionally, the intensified commercial area proposed will be within 

                                                            

3 These amenities can include but are not limited to gathering spaces, outdoor seating, pop-up retail spaces, play 
areas, venues for small-scale special events, and areas for food trucks.  

358



 CHAPTER 2: LAND USE ALTERNATIVES 

 

MILPITAS GENERAL PLAN UPDATE | LAND USE ALTERNATIVES REPORT 2-87 

 

walking distance of the majority of the Single-Family Homes and Multi-Family residences, and planning 
development within the Midtown Specific Plan, which may encourage an increase in active transportation 
users. While a determination in a proposed land use for this area has not been made, densified mixed-use 
development of residential/employments opportunities has the potential to decrease VMT. 

Currently Calaveras Boulevard can also be seen as an impediment to pedestrians due to its width, auto 
oriented centers, and heavy traffic, however if redevelopment of the areas includes street and  frontage 
improvements, Calaveras Boulevard (CA-237) could support a more multi modal environment, while 
maintaining a grand boulevard feel. Additionally, existing natural element, such as Berryssa Creek, which 
runs along Abel Street could provide opportunities to implement planned a north-south trail connections 
linking Opportunity Area 14 with areas to the north, and areas to the south including the TASP area and 
transit opportunities.  
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 FIGURE 2-30:   
OPPORTUNITY AREA 14 EXISTING CONDITIONS   
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2.5 CITY-WIDE GROWTH POTENTIAL 

The land use alternatives analyzed in this report would accommodate differing levels of residential and 
employment growth.  Table 2-30 summarizes the increase in population, dwelling units, and jobs that may 
occur during the life of the General Plan, under the Existing General Plan and Opportunity Areas 
Alternatives. 

The growth assumptions use data from the California Department of Finance, the Santa Clara County 
Assessor, and review of on-ground conditions via site visits and aerial photographs to identify vacant and 
underutilized parcels within the city that would potentially redevelop during the General Plan planning 
horizon.   

Because the City of Milpitas is largely built out, meaning that there are very few vacant and undeveloped 
parcels remaining within core areas of the city, the growth projections contained in this report also rely on 
an analysis of the development potential associated with parcels that are considered to be underdeveloped 
or underutilized.  Parcels which are currently vacant and/or underutilized were identified using data from 
the Santa Clara County Assessor’s office.  This data was used to estimate the new development and 
redevelopment potential within the city limits under each Land Use Map Alternative.    

Given that actual development rates and growth rates in Milpitas are likely to be significantly lower than 
the maximum allowed development under the General Plan over a 20-year planning horizon (i.e. a full 
buildout projection), these growth projections were developed in order to provide a meaningful estimate 
of the upper-ranges of new growth that could potentially occur. New development and growth is largely 
dictated by existing development conditions, market conditions, and land turnover rates.   

POPULATION, AND DWELLING UNITS 

As shown on Table 2-30, new housing and population growth within the city would be increased under the 
Opportunity Area Scenario (13,100 dwelling units and 43,885 persons) when compared to the Existing 
General Plan (9,469 dwelling units and 31,722 persons).   

JOB GROWTH 

Job growth was projected based on non-residential square footage.  Vacant and underutilized commercial, 
office, industrial, and portions of mixed-use sites were anticipated to be developed.  The existing square 
footage of developed lands as well as lot areas were taken from the County’s Assessor’s database. For each 
type of non-residential development, a factor for job growth was determined based on the ratio of 
estimated jobs that correlate to a specific land use category.   

As is shown on Table 2-30, new job growth within the city would be increased under the Opportunity Area 
Alternative Scenario (31,933 new jobs) when compared to the Existing General Plan Alternative (10,181 
new jobs).   

The citywide jobs to housing ratio would be 1.82 jobs per housing unit under the Existing General Plan 
Alternative, and 2.25 jobs per housing unit under the Opportunity Area Alternative Scenario. 
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TABLE 2-30:  GROWTH PROJECTIONS BY ALTERNATIVE 

Alternative Population Dwelling 
Units 

Jobs Jobs per 
Housing Unit 

Existing Conditions 

 76,057 22,215 47,538 2.14 
New Growth Potential 

Existing General Plan 31,722 9,469 10,181 1.08 
Opportunity Area Alt 43,885 13,100 31,933 2.44 
Total Growth: Existing Plus Potential New Growth 

Existing General Plan 107,779 31,684 57,719 1.82 
Opportunity Area Alt 119,942 35,315 79,471 2.25 

SOURCES:  SANTA CLARA COUNTY ASSESSOR 2017; CALIFORNIA DEPARTMENT OF FINANCE 2017; U.S CENSUS ONTHEMAP;  ESRI  2017, DE NOVO 

PLANNING GROUP 2018. 
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JOB TYPES  

Job types were projected based on non-residential square footage and the associated land use for each 
alternative. Table 2-31 below shows the breakdown of new job growth by land use. 

As shown in Table 2-31, the new proposed Business Park Research and Development (BPR&D) land use 
designation provides the most opportunities for job growth across all alternatives. The Existing General 
Plan Alternative provides a large share of employment within the BVMU - Boulevard Very High Density 
Mixed Use, GNC - General Commercial, and INP - Industrial Park land use designations at 2,949 jobs, 2,349 
jobs, and 2,853 jobs respectively.  

TABLE 2-31: JOB GROWTH BY LAND USE 

Use  
Existing 

General Plan  
Alternative 

Opportunity 
Area 

Alternative  

MXD - Mixed Use 975 3,537 
RRMU - Residential Retail High Density Mixed Use 327 327 
BVMU - Boulevard Very High Density Mixed Use 2,949 4,454 
PAO - Professional & Administrative Office 277 -406 
RSC - Retail Subcenter 108 -885 
GNC - General Commercial 2,349 1,266 
HWS - Highway Service 169 -2,541 
MFG – Manufacturing 1,310 3,110 
INP - Industrial Park 2,853 -4,723 
RTO - Retail Transit- Oriented -- -- 
NC - Neighborhood Commercial -- 941 
NCMU - Neighborhood Commercial Mixed-Use -- 4,336 
BPR&D - Business Park Research and Development -- 23,652 
TWC - Town Center 791 791 
PF - Public Facilities -- -- 
POS - Permanent Open Space -- -- 
WW - Waterway -- -- 
Non-conforming  Sq. Ft. HDTOR -406 -406 
Non-conforming  Sq. Ft. URR -654 -654 
Non-conforming  Sq. Ft. VHD -590 -590 
Non-conforming  Sq. Ft. MFH -277 -277 
Total 10,181 31,933 

JOB GROWTH PROJECTED BASED ON NON-RESIDENTIAL SQUARE FOOTAGE  
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2.6 PLAN BAY AREA 2040 REGIONAL GROWTH PROJECTIONS 

Plan Bay Area 2040 is a long-range blueprint to guide transportation investments and land-use decisions 
throughout the greater Bay Area through 2040. This Plan describes the regional projections of employment, 
population, household and housing growth, and jurisdictional projections for household and employment 
growth through 2040.  

The Plan Bay Area 2040 forecast was done in two steps. First, the totals for the region as a whole were 
forecast. This data presented projections at the regional level. Regional totals were then allocated to 
locations within each jurisdiction to arrive at jurisdictional forecasts. Distribution of the forecast 
geographically depends in part on market factors and in part on local and regional policies, including 
decisions regarding transportation investments. Current zoning was also obtained for all parcels in the 
region as a representation of the land use controls in place during the base year. Zoning codes and general 
plans were reviewed to obtain a consistent indication of each jurisdiction’s long-term vision for land use 
type, residential dwelling units per gross acre, and commercial floor-area-ratio. Additionally, parcels 
containing structures built before 1930 were deemed non-developable due to assumed historical 
protection ordinance restrictions.  

Each jurisdiction’s forecast amount of growth was determined using the UrbanSim microeconomic model. 
This takes an existing map of current buildings, residents, and land use policies. It then simulates a subset 
of households and firms choosing new locations each year. Then a real estate development pro forma 
model was used to simulate the construction of new buildings in places with sufficient demand and current 
zoning allowances. These buildings will have occupants in future years, which form the basis of the growth 
forecast. Zoning modifications may be included to reflect the classification of ABAG’s Priority Development 
Areas into various place-types (if these require intensities higher than existing zoning allows). 

The Milpitas PDA is located within the Transit Area Specific Plan Planning area near the future Milpitas Bay 
Area Rapid Transit (BART) Station and light rail connection. Milpitas’s transit area PDA encompasses 371 
net acres and is a designated future Suburban Center (development standards identified by MTC for 
Suburban Center includes 35-100 dwelling units per acre, and FARs up to 4.0). The PDA includes the entire 
Transit Area Specific Plan area and a portion of the Midtown Specific Plan area. Milpitas has a second PDA 
that is part of the Santa Clara VTA PDA. The Santa Clara VTA PDA encompasses approximately 92 net acres 
and is a future Mixed-Use Corridor (development standards identified by MTC for Mixed-Use Corridor 
includes 25-60 dwelling units per acre, and FARs up to 2.0) along Great Mall Parkway. 

Plan Bay Area 2040 does not mandate any changes to local zoning, general plans, or require project review. 
Each city and county in the region maintains control of its own decisions to adopt plans, and permit or deny 
development projects.  However regional planning initiatives may offer cities and counties incentives to 
promote future growth near transit in existing urbanized areas that will capitalize on the existing and 
planned transportation network, and reduce the need to expand infrastructure into undeveloped parts of 
the region. 

Tables 2-32 and 2-33 present the Plan Bay Area 2040 jurisdictional forecast for households and 
employment in the City of Milpitas.  
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TABLE 2-32:  PLAN BAY AREA 2040 JURISDICTIONAL HOUSEHOLD FORECAST 
(MILPITAS) 
Area/Summary Level Households 2010 Households 2040 Growth in Households 

Milpitas Total 19,200 30,400 11,200 

Milpitas PDA 790 9,600 8,810 
SOURCE: MTC AND ABAG PLAN BAY AREA 2040:  DRAFT LAND USE MODELING REPORT 2017 

TABLE 2-33:  PLAN BAY AREA 2040 JURISDICTIONAL EMPLOYMENT FORECAST 
(MILPITAS) 
Area/Summary Level Employment 2010 Employment 2040 Growth in Employment 

Milpitas Total 42,000 58,000 16,000 

Milpitas PDA 5,600 9,900 4,300 
SOURCE: MTC AND ABAG PLAN BAY AREA 2040:  DRAFT LAND USE MODELING REPORT 2017 
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MEMORANDUM  

TO: Milpitas City Council  

FROM: Ben Ritchie, De Novo Planning Group  

SUBJECT: General Plan Advisory Committee Land Use Alternatives Report Recommendations   

DATE: April 5, 2019 

INTRODUCTION 
As part of the General Plan Update process, the City is considering a range of potential revisions to the 
General Plan Land Use Map. The Land Use Map is one of the General Plan’s primary mechanisms for shaping 
the city’s future development pattern. The map assigns a land use designation to each parcel within the city, 
which determines what type of development and what intensity of development is allowed to occur on a 
given parcel.  

The General Plan Update process is now at the stage where the consultants and staff need specific and 
focused feedback from the City Council regarding potential changes to the Land Use Map.  To assist the City 
Council with this discussion, the consultants developed the attached Land Use Alternatives Report to 
identify areas where change may be appropriate. The Report also provides alternative scenarios for 
potential new development. The GPAC reviewed the Land Use Alternatives Report in detail over two 
separate meetings in September and October 2018, and feedback and recommendations from the GPAC 
are included in the attached summary memo. The Land Use Alternatives Report and the GPAC 
Recommendations Memo are described below. 

Land Use Alternatives Report.  The Land Use Alternatives Report is a tool for the City Council to identify and 
evaluate a diverse range of geographic locations within the city where changes to existing land uses and 
development patterns are likely to occur over the next 20 years.  The Report refers to these various 
geographic locations as “Land Use Opportunity Areas” (Opportunity Areas) and provides an analysis of the 
land use, circulation, fiscal sustainability, and economic development characteristics associated with the 
buildout1 of each Opportunity Area according to the existing and proposed land use designations. 

GPAC Recommendations Memo.  Over the course on two sequential meetings (held September 20, and 
October 17, of 2018) the GPAC reviewed the Land Use Alternatives report in detail and provided  
recommendations for land use and development intensity modifications within the Opportunity Areas 
identified in the Report. In some cases, GPAC members reached consensus regarding potential changes to 
the map, and in other cases, GPAC members had differing views. This memo provides a summary of the 
GPAC’s input with respect to all of the Opportunity Areas analyzed in the Land Use Alternatives Report.   

In those instances where the GPAC did not reach consensus regarding land use changes within a given area, 
this memo summarizes the differing views presented by the GPAC members. This memo also identifies 
those instances where the GPAC’s recommendations differ from the professional recommendations of the 

                                                           
1 “Buildout” refers to future development potential of an area, as allowed by the density and permitted use types established by the General 
Plan.  Buildout is not an estimate of what level of development will necessarily occur, but rather, is an estimate of the level of development that 
COULD occur.  The timing, intensity, and rate of future development is largely based on market conditions.   
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consultant team and staff.  In such cases, those professional recommendations are included in this memo, 
accompanied by the rationale for each professional recommendation.   

This memo, along with the Land Use Alternatives Report, are intended to be the primary tools used by the 
City Council in selecting a Preferred Land Use Map.  The Preferred Land Use Map will be the foundation for 
several subsequent tasks undertaken as part of the General Plan Update.   

NEXT STEPS  
1. Members of the City Council will review the Land Use Alternatives Report and GPAC Recommendations 

Memo prior to the regular Council meeting on May 21st. Staff will hold individual meetings with each 
Council member prior to the May 21st meeting to discuss these materials and answer questions.  

2. At the Council meeting on May 21st, City staff and the consultant team will provide a brief overview of 
the General Plan Update process to date and facilitate a detailed discussion with the Council on each of 
the 14 Opportunity Areas and receive Council direction on any land use changes to each of those areas. 

3. Based on direction from the City Council, City staff and the consultant team will prepare the Preferred 
Land Use Map for Milpitas. Staff and the consultant team will hold a follow-up meeting with the City 
Council in August or September to confirm the Preferred Land Use Map. 

4. Based on the Preferred Land Use Map, the consultant team will work with City staff and the GPAC to 
finalize a draft General Plan policy document and begin the technical analysis needed for the requisite 
Environmental Impact Report (EIR). 
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SUMMARY OF GPAC RECOMMENDATIONS 
The following information summarizes the Land Use Map input and recommendations provided by the 
GPAC. The consultant team and City staff have also provided additional recommendations, where needed, 
based on their professional experience. For additional details related to possible land use changes identified 
in this memo, please refer to the Land Use Alternatives Report.  

The discussion of each Opportunity Area on the following pages includes the following information: 

1. Existing conditions description 

2. Summary of the proposed land use alternative (the proposed changes) 

3. GPAC recommendations (feedback provided by GPAC members) 

4. GPAC polling results  

5. Consultant and staff recommendations 
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OPPORTU NITY ARE A 1:  SUNNY H I LLS NEIGH BORHOOD  NODE/COMME RC IAL CENTER  

Existing Conditions: The Sunny Hills Neighborhood Node/Commercial Center primarily provides commercial 

services to residents living in the surrounding neighborhoods, and multi-family housing opportunities.   

Proposed Land Use Alternative: 

 Change the current General Plan Land Use designations from a mix of Multi-family High Density 

(MFH), Mixed Use (MXD), and Retail Sub-center (RSC) to the new Neighborhood Center Mixed Use 

(NCMU) designation.  

 Apply the new NCMU designation to accommodate a mix of commercial and residential uses, with 

an emphasis on commercial activity as the primary use, and allow residential and office uses on a 

limited basis. 

 Encourage revitalization of existing commercial areas by increasing development intensities (FAR) 

and linking commercial redevelopment with the opportunity for new residential development on a 

limited basis. 

 Create a vibrant, pedestrian-oriented, mixed-use neighborhood center. 

GPAC Input and Recommendations:  

 Re-development of high density housing could displace people and reduce the amount of overall 

affordable housing options  

 Even with 15% inclusionary affordable housing with re-development, this area may be more 

affordable by design that new housing options 

 Displacement of current residents is a concern 

 This area has redevelopment potential due to new development happening in Fremont  

 There are economic benefits to having more commercial development on the city’s border 

 Concerns related to traffic impacts on adjacent neighborhoods 

 The residential areas contain many aging structures, and new development may be beneficial for 

long-term housing options 

 Possible options to leave out the HDR area included within the Opportunity Area 
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GPAC Poll Results:  

A majority of GPAC members agreed with the recommendations in the LUA Report to replace the current 

mix of land use designations in the Sunny Hills area with the newly proposed NCMU designation.  A 

minority of GPAC members voted to exclude the high-density residential portion of the Sunny Hills area 

from this change, and retain the HDR designation.   

 

Options  Votes 

Change to NCMU, as presented in LUA report 7 

Change portions to NCMU, but exclude 

redevelopment of the HDR portion 
4 

Do nothing and leave as is  0 

 

Consultant and Staff Recommendations:  

 Agree with GPAC majority to change the current land use designation to NCMU, as presented in the 

LUA Report. 

  The new NCMU designation will increase development intensities (FAR) and introduce opportunities 

for new housing options within walking distance of shopping and restaurants.  

 Commercial redevelopment can capitalize on proximity to new development in Fremont  

 The development of new housing options will result in higher quality construction, but this may be 

offset by the loss of affordable-by-design structures 

 The majority of multi-family housing in this area was constructed in the early 1970s and would be 

approximately 70 years old by 2040. Future community needs may be better served by allowing and 

encouraging the redevelopment of these aging structures. 
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OPPORTU NITY ARE A 2:  CALIFORNIA C IRCLE  

Existing Conditions: California Circle is a transitional area currently occupied by a mix of light industrial, 

commercial service, hotel, and multi-family residential uses. Existing assessed non-residential development 

in the area totals approximately 902,417 square feet. Two multifamily residential projects have been 

approved within this area in recent years; one project is complete and the other is currently under 

construction. The area also includes a large assembly use (church), which raises issues of sensitive receptors 

being within proximity to industrial uses.  

Proposed Land Use Alternative: 

 Change the current General Plan land use designations for this area from a clumsy mix of Multi-family 

High Density (MFH) and Industrial Park (INP) to Mixed Use (MXD). 

 Reduce land use conflicts created by the introduction of new residential and commercial 

development in an area that was historically industrial in character. 

 The MXD designation would support the area’s continued transformation to a mixed-use district that 

includes multi-family and single-family attached residential, commercial, hotel, and assembly uses. 

 Allow existing light industrial and other employment uses to continue in appropriate areas. 

 Maintain a commercial buffer between new residential uses and the 880 freeway. 

GPAC Input and Recommendations   

 Very little support for the loss of any jobs or Industrial Park (INP) uses in this area. 

 Existing odor problems in this area make it less desirable for additional residential.  

 Accommodate the mix of uses (jobs and residential) by separating uses east/west (split down 

Cadillac Court/California Circle) with Business Park Research & Development (BPR&D) on the west 

and mixed or residential uses on the east. 

GPAC Poll Results: 

None of the GPAC members supported the concept of changing all of the land uses to Mixed Use in this 

area.  A majority of GPAC members supported changing all of the non-residential uses to the newly-

proposed Business Park Research & Development designation (BPR&D), and a minority of members voted 

to convert only the west side of this area to BPR&D. 

 

Options  Votes 

Change to Mixed Use, as presented in LUA report 0 

Change all to BPR&D except for current residential 

uses 

8 

Convert west side to BPR&D and east side to MU or 

HDR 

3 

Do nothing and leave as is  0 
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Consultant and Staff Recommendations:  

 Designate the California Circle area as Specific Plan and require the preparation of a detailed Specific 

Plan for this area.   

o This would allow for comprehensive planning to ensure the proper mix and compatibility 

of residential, assembly (church), and non-nuisance causing jobs-generating uses. 

o This would allow for holistic planning to solve access and circulation challenges. 

o This would allow for the integration of public open space within the area. 

o The would reduce conflicts  

 Continued land use conflicts may limit the area’s future viability as an industrial employment center. 

 California Circle is disconnected from the City’s other major industrial park areas, which are primarily 

located west of I-880.  

 While the loss of industrial land at California Circle is a concern, the General Plan preserves large 

areas of industrial land in other areas of the city. The General Plan update proposes to increase the 

FAR in these other industrial areas, which will protect and enhance opportunities for economic 

development and employment. 

 Other industrial areas of the City are generally better served by transit and do not have conflicts with 

nearby residential development. 

 Commercial retail or office development would better serve areas adjacent to the I-880 corridor than 

new residential development. Thus, the General Plan Update may include policies to support a 

horizontal mix of uses in the California Circle area and direct residential development away from the 

I-880 corridor. 
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OPPORTU NITY ARE A 3:  MCCARTH Y RANCH IND USTRIA L AREA  

Existing Conditions: The McCarthy Ranch Industrial Area, as also known as the McCarthy Business Park, is 

primarily comprised of R&D and office buildings.  All of the parcels within the 192-acre site are currently 

designated Industrial Park (INP).  

Proposed Land Use Alternative: 

 Retain the current land use designation of Industrial Park (INP) 

 Increase the maximum FAR from 0.5 to 1.0 to accommodate a greater variety of employment 

generating industrial park uses in this area. 

GPAC Input and Recommendations:   

 Strong support for the proposed change 

 This change will allow businesses to grow and modernize 

 No land use conflicts with industrial park uses in this area  

 Should look for creek trail connections to link business parks etc. 

GPAC Poll Results:  

The GPAC unanimously supported increasing the allowable FAR from 0.5 to 1.0 in this area. 

 

Options   Votes 

Yes, as shown in LUA report 11 

No, do nothing and leave as is  0 

 

Consultant and Staff Recommendations:  

 Implement Intensified Industrial Park (INP) Land Use as presented in the LUA Report.  
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OPPORTU NITY ARE A 4:  SOUTHWE STE RN EMPLOYMENT AREA  

Existing Conditions: The boundaries of the Southwestern Employment Area are Highway 237 to the north, 

Interstate 880 to the east, Montague Expressway to the south, and the City limits to the west.  This area 

includes the Oak Creek Business Park south of Tasman Drive and the Milpitas Business Park north of Tasman 

Drive and is home to several of the city’s largest employers. This area is generally comprised of light 

industrial, R&D, and office uses, with limited commercial uses located in the northern and southwest 

portions of the site.  The area is currently designated Industrial Park (INP 392.20 acres), Highway Service 

(HWS 95.15 acres), and Public Facilities (PF 0.92 acres). 

Proposed Land Use Alternative:  

 Change the General Plan land use designation for this area from the current mix of Industrial Park 

(INP), Highway Service (HWS), and Public Facilities (PF) to the new Business Park Research and 

Development (BPR&D) designation. 

 Increase development intensities (FAR) up to 2.5 FAR and expand allowed uses to enhance the 

area’s ability to attract technology companies within proximity to transit. 

 The new BPR&D designation will accommodate office, research and development, clean light 

industrial, supporting commercial, and similar uses.  

GPAC Input and Recommendations:   

 General support for this change but with conditional support based on transit plans and bus and 

parking requirements for higher FARs 

 Unanimous support for FAR up to 1.25 and conditionally up to 2.5 with transit plan/traffic reduction 

measures and or infrastructure improvements  

GPAC Poll Results:  

The GPAC voted unanimously to allow wholesale FAR increases up to 1.25, with conditional FAR increases 

up to 2.5 for projects that include public benefits such as traffic reduction measures, special transit access 

plans, or other notable infrastructure improvements.  

 

Options  Votes 

Yes, as shown in LUA report 0 

Yes, for FAR up to 1.25, and conditionally up to 2.5  11 

No, do nothing and leave as is  0 

 

Consultant and Staff Recommendations:  

 Implement the new Business Park Research and Development (BPR&D) land use designation and 

increase the base FAR up to 1.25 and up to 2.5 conditionally on a project-by-project basis, consistent 

with the GPAC’s recommendations. 
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OPPORTU NITY ARE A 5:  M ID TOWN SPECIFIC  PLA N AREA  

Existing Conditions: The City of Milpitas is currently in the process of updating the Midtown Specific Plan. 

The Milpitas Midtown Specific Plan presents a framework for new development and reinvestment on 

approximately 500 acres of the city’s central core. The Specific Plan envisions the area’s transition into an 

attractive and economically vital district that accommodates a mix of housing, shopping, employment, 

entertainment, and cultural and recreational activities organized within a system of landscaped boulevards, 

streets and pedestrian/ bicycle linkages.  

Proposed Land Use Alternative:  

 The updated Midtown Specific Plan will shape future growth and investment in that Opportunity Area. 

 The Midtown Specific Plan Update will include new and/or updated policies and guidelines for private 

development, streetscape improvements, public open spaces, and other infrastructure to support the 

changing nature of the area.  

 The ongoing Specific Plan update process provides the opportunity to plan for the Midtown Area in a 

more comprehensive and specific manner than is possible in a general plan.  

 The Land Use Alternatives Report assumes that the Midtown Specific Plan will include updates to the 

land use designations currently specified in the area.  

 The Land Use Alternatives Report provides analysis of growth potential for the Midtown Specific Plan; 

however, land use changes associated with the Specific Plan’s update will likely result in additional 

growth.  

GPAC Input and Recommendations:  

 Support for the Midtown Specific Plan update process to guide vision and development.  

Consultant and Staff Recommendations:  

 Allow the Specific Plan Update process to guide the development and vision for this area. Following 

completion of the Land Use Alternatives Report, and following the GPAC’s discussion of this report, 

staff directed the consultant team to complete an analysis of  development potential for the Serra 

Center site, which is located within a portion of the Midtown Specific Plan Area.   

 The consultant team analyzed the Serra Center site as Opportunity Area 14, following publication of 

the LUA Report. The final page of this memo provides a brief description of the potential changes 

within the Serra Center site.  

 The GPAC did not provide specific feedback or recommendations on Opportunity Area 14, but staff 

circulated the analysis to them separately and asked for individual comments. Staff will provide this 

feedback to the Council. 

  

376



 
Subject : Memorandum  – Land Use Alternatives Report Review 

Date: January 31, 2019 

 

Milpitas General Plan Update | Land Use Alternatives Report 1-11 

 

OPPORTU NITY ARE A 6:  CENTRA L MANU FAC TU RING ARE A -  SOUTH  

Existing Conditions: The boundaries of the Central Manufacturing Area - South are Montague Expressway 

to the north, the City Limits to the south and east, and Berryessa Creek to the west.  The area primarily 

supports manufacturing, warehouse and storage uses. All parcels within the 26.49-acre area are designated 

Manufacturing (MFG).  

Proposed Land Use Alternative:  

 Change the General Plan land use designation for this area from Manufacturing (MFG) to the 

Boulevard Very High Density Mixed Use (BVMU) designation.  

 Accommodate additional residential and/or commercial development within proximity to the BART 

and VTA light rail and other amenities within the Transit Area Specific Plan area. 

 Encourage redevelopment by increasing residential densities to a range of 41 to 75 dwelling units 

per acre and increasing nonresidential development intensities to an FAR of up to 1.5.  

GPAC Input and Recommendations:   

 Minimal/little support for residential uses in this area 

 More interest in jobs 

 Minimal/little interest in retaining manufacturing  

 GPAC expressed concern over potential parking issues  

 GPAC expressed the desire for office uses  

GPAC Poll Results:  

The GPAC voted unanimously to change all parcels in this area to the newly-proposed BPR&D designation. 
 

Options  Votes 

Yes, as shown in LUA report (BVMU) 0 

Change area to BPR&D 11 

No, do nothing and leave as is  0 

 

Consultant and Staff Recommendations:  

 Implement the new Business Park Research and Development (BPR&D) Land Use with allowed FARs 

of 1.25 and up to up to 2.5 conditionally on a project by project basis, consistent with the GPAC’s 

recommendations. 

 Given this area’s proximity to BART, and access and visibility from Montague, this area may be a 

good candidate for an Innovation District overlay or other special approach to spur creative job 

growth. 

 The Council may want to consider expanding the BPR&D area north of Montague in order to provide 

a larger area for an Innovation District.   
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OPPORTU NITY ARE A 7:  CENTRA L MANU FAC TU RING ARE A -  NORTH  

Existing Conditions:  The Central Manufacturing Area - North is generally bounded by Los Coches Street to 

the north, Montague Expressway to the south, Interstate 680 to the east and the Union Pacific railroad to 

the west.  This Manufacturing district is comprised of Class A warehouse space and Class A&B R&D space. 

All parcels within the 492-acre Opportunity Area are currently designated Manufacturing (MFG).  

Proposed Land Use Alternative: 

 Retain the current land use designation of Manufacturing (MFG). 

 Increase the maximum FAR from 0.4 to 1.0 to facilitate new and more modern manufacturing 

operations that require more intensive site development standards. 

GPAC Input and Recommendations:   

 Unanimous support for FAR increased identified in Land Use Alternatives Report 

 Look to include policy direction to conditionally allow FAR increases above 1.0 for manufacturing 

uses that are consistent with the intent of the Manufacturing designation 

GPAC Poll Results:  

The GPAC voted unanimously to retain the MFG designation and increase the FAR from 0.4 to 1.0.   

 

Options  Votes 

Yes, as shown in LUA report 11 

No, do nothing and leave as is  0 

 

Consultant and Staff Recommendations:  

 Implement Intensified Manufacturing Land Use with additional policy direction for conditionally 

allowed FAR increases to accommodate high tech manufacturing requirements consistent with the 

intent of the manufacturing designation, consistent with the direction provided by the GPAC. 
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OPPORTU NITY ARE A 8:  LANDESS NEIGH BORH OOD NODE/COMME RC IA L CENTE R  

Existing Conditions:  The Landess Neighborhood Node/Commercial Center provides for commercial services 

to the residents living in the surrounding neighborhoods. The parcels within the 38.03-acre area are 

currently designated for General Commercial (GNC) uses.  

Proposed Land Use Alternative: 

 Change the designation from the General Commercial (GNC) to Neighborhood Center Mixed Use 

(NCMU) designation.  

 Accommodate a mix of commercial and residential uses with an emphasis on commercial activity 

as the primary use, and residential and office uses allowed on a limited basis.  

 Encourage the center’s revitalization by providing opportunities for increased development 

intensities, while creating a more vibrant center through a land use mix that supports a pedestrian-

oriented mixed-use environment.  

GPAC Input and Recommendations:   

 Concern over traffic impacts and parking  

 Concern related to impacts to nearby schools and school overcrowding  

 Concern over losing current uses, such as bowling ally 

 This commercial area need improvements and is highly used by surrounding neighborhoods 

 Redevelopment of this area would be a benefit to surrounding neighborhoods  

 This area has vacancies and empty spaces and is in need of revitalization 

 Need more commercial and less residential 

 

GPAC Poll Results:  

The majority of GPAC members were not in favor of allowing residential uses in this center.  The majority 

of GPAC members favored commercial revitalization by designating the area Neighborhood Commercial.   

 

Options  Votes 

Yes, as presented in LUA report NCMU 2 

Change use to NC and consider flexible FARs as long 

as it’s not impacting neighborhoods 

7 

No, do nothing and leave as is  0 

 

Consultant and Staff Recommendations:  

 Change the area to NCMU, as presented in the LUA Report.  

 Allowing limited residential uses is more likely to incentivize redevelopment. 

 San Jose is planning an urban village just south of the city limits (across Landess Ave). Creating a 

vibrant mixed-use area at this location may better position this center’s future success. 
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OPPORTU NITY ARE A 9:  CALAVE RA S &  NORTH PARK NE IGHBORHOOD NODE/COMMERCIA L 

CENTE R  

Existing Conditions: The Calaveras & North Park Neighborhood Node/ Commercial Center provides 

commercial services to residents living in the surrounding neighborhoods. The area is currently designated 

Retail Sub-Center (RSC 17.15 acres), Professional & Administrative Office (PAO 6.12 acres), and General 

Commercial (GNC 5.02 acres).  

Proposed Land Use Alternative: 

 Change the designation from Retail Subcenter, (RSC) Professional & Administrative Office (PAO), 

and General Commercial (GNC) to the Neighborhood Center Mixed Use (NCMU).  

 Accommodate a mix of commercial and residential uses with an emphasis on commercial activity 

as the primary use, and residential and office uses allowed on a limited basis.  

 Encourage the center’s revitalization by providing opportunities for increased development 

intensities, while creating a more vibrant center through a land use mix that supports a pedestrian-

oriented mixed-use environment.  

GPAC Input and Recommendations:   

 Look for other incentives (not residential) to develop additional commercial and check out East 

Palo Alto to see how they addressed commercial center revitalization 

 Need area to serve commercial and office uses 

 Not very good connectivity throughout the area 

 Road configuration limits commercial viability of the area south of Calaveras Blvd /west of Park 

Victoria 

 Look to include a commercial street frontage requirement in NCMU Land Use Description 

GPAC Poll Results:  

The GPAC provided mixed input on this area.  A majority voted to change the area to NCMU, as presented 

in the LUA Report.  A minority voted to designate a portion of the area as Neighborhood Commercial and 

a portion as Multi-Family High Density. 

 

Options   Votes 

Yes, as presented in LUA report (NCMU) 6 

Change RSC area to MFH and rest of area to NC 3 

No, do nothing and leave as is  0 

 

  

380



 
Subject : Memorandum  – Land Use Alternatives Report Review 

Date: January 31, 2019 

 

Milpitas General Plan Update | Land Use Alternatives Report 1-15 

 

Consultant and Staff Recommendations:  

 Implement Land Use NCMU as presented in the LUA Report.  

 Allowing limited residential uses is more likely to incentivize redevelopment and result in a vibrant 

mixed-use, pedestrian-oriented center.   

 Staff and the consultant team agrees with GPAC recommendations for street frontage 

requirements along major corridors, and also design characteristics that provide a transition of land 

uses in areas adjacent to major roadways. 

  

381



Subject : Memorandum  – Land Use Alternatives Report Review 
Date: January 31, 2019  

 

1-16 Milpitas General Plan Update | Land Use Alternatives Report Memo 

 

OPPORTU NITY ARE A 10:  JAC KLIN &  680  NE IGH BORH OOD NODE/  COMMERC IA L CE NTE R -  

EAST  

Existing Conditions:  The Jacklin & 680 Neighborhood Node/ Commercial Center – East provides for office 

employment and commercial services to residents living in the surrounding neighborhoods. The area is 

currently designated Retail Sub-Center (RSC 2.40 acres), Professional & Administrative Office (PAO 1.13 

acres), and Highway Service (HWS 4.43 acres).  

Proposed Land Use Alternative: 

 Re-designate the area to Neighborhood Commercial (NC).  

GPAC Input and Recommendations   

 Change entire area to GNC 

 May be better positioned to be revitalized at the higher NC FAR 

 Area has unique uses (mini-golf) 

GPAC Poll Results:  

The GPAC agreed that the area should have a consolidated commercial designation, but the majority felt 

that a lower FAR of 0.5 (as opposed to 0.75) would be more appropriate.   

Options  Votes 

Yes, as presented in LUA report (NC) 3 

Change to GNC (0.5 FAR) 6 

No, do nothing and leave as is  0 

 

Consultant and Staff Recommendations:  

 Implement Land Use NC as presented in the LUA Report.  

 The higher FAR allowance is more likely to lead to revitalization of the center and would provide 

for greater employment opportunities.   
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OPPORTU NITY ARE A 11:  JAC KLIN &  680  NE IGH BORH OOD NODE/  COMMERC IA L CE NTE R -  

WEST  

Existing Conditions:  The Jacklin & 680 Neighborhood Node/ Commercial Center – West provides for office 

employment, and neighborhood commercial services to residents living in the surrounding neighborhoods. 

The area is currently designated Professional & Administrative Office (PAO 4.65 acres), and Highway Service 

(HWS 1.78 acres).  

Proposed Land Use Alternative:  

 Re-designate the area to Neighborhood Commercial (NC).  

GPAC Input and Recommendations:   

 Change entire area to GNC 

 May be better positioned to be revitalized at the higher NC FAR 

 More support for higher FARs than Opportunity Area 10  

 Concerns related to traffic with increased densities  

GPAC Poll Results:  

The majority of GPAC members voted to change the area to Neighborhood Commercial, as proposed in the 

LUA Report.  A minority of members voted for a lower-intensity commercial use.   

 

Options  Votes 

Yes, as presented in LUA report to (NC) 6 

Change to GNC (0.5 FAR) 3 

No, do nothing and leave as is  0 

 

Consultant and Staff Recommendations:  

 Implement Land Use NC as presented in the LUA Report.  

 The higher FAR allowance is more likely to lead to revitalization of the center and would provide 

for greater employment opportunities.   
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OPPORTU NITY ARE A 12:  M I LPITA S TOWN CENTE R  

Existing Conditions:  The Town Center (TWC) designation is envisioned to provide for a variety of 

commercial, civic and residential uses appropriate to the area's role as the city’s civic center and of the 

community’s central commercial district. Because of this unique and relatively intensive mix of activities, 

very high density residential developments of up to 40 units per acre are permitted, creating a district 

where residents can lend increased economic support to area businesses and are proximate to retail, 

services, and jobs. The area also includes many government buildings and community facilities, including 

Milpitas City Hall, the Community Center, and the Senior Center. The area accommodates a variety of 

commercial services and retail establishments, including a grocery store, a drugstore, banks, fitness 

centers, salons, restaurants, and home goods stores.  

Proposed Land Use Alternative:   

 Make no land use changes to this area. 

GPAC Input and Recommendations:   

 Lack of connections to Hetch Hetchy and creek trail 

 Need to improve bus services to this area 

 Need policy incentives for south office area 

 Need for more entertainment type uses 

 Leave as TWC 

GPAC Recommendation: 

 Unanimous support to maintain the Town Center (TWC) Designation. 

Consultant and Staff Recommendations:  

 Allow the Town Center (TWC) land use to guide the development and vision for this area.  

 The desired uses and characteristics of this area are supported by the TWC designation and the 

center may benefit from additional policy guidance and incentives for redevelopment. 
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OPPORTU NITY ARE A 13:  JAC KLIN NEIGH BORH OOD NODE/  COMMERCIA L CENTE R  

Existing Conditions: The Jacklin Neighborhood Node/ Commercial Center provides for office employment 

and neighborhood commercial service uses to residents living in the surrounding neighborhoods. All lands 

within this Opportunity Area are designated by the Milpitas General Plan as Retail Subcenter (RSC 9.79 

acres).  

Proposed Land Use Alternative: 

 Re-designate the area to Neighborhood Commercial (NC).  

GPAC Input and Recommendations:   

 Area is near neighborhood services and sports center  

 Would residential be wanted in this area 

GPAC Poll Results:  

A strong majority of GPAC members voted to change the area to Neighborhood Commercial, as presented 

in the LUA Report.   

 

Options  Votes 

Yes, as presented in LUA report NC 8 

Change use to NCMU 1 

No, do nothing and leave as is  0 

 

Consultant and Staff Recommendations:  

 Implement Land Use NC as presented in the LUA Report and recommended by the GPAC.  
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OPPORTU NITY ARE A 14:  SE RRA CE NTE R COMME RC IA L GA TEWA Y  

Existing Conditions:  The Serra Center Commercial Gateway provides commercial services to residents living 

in the surrounding neighborhoods as well as commercial services to local businesses, employees, and visitor 

serving commercial services.  With strategic frontage along Calaveras Boulevard (SR-237), within Milpitas’s 

Midtown Specific Plan and near Main Street, this commercial center serves as an important gateway to one 

of the city’s main activity centers.  

Proposed Land Use Alternative: 

 Option 1: Change area to Neighborhood Center Mixed Use (NCMU). 

 Option 2: Change area to Neighborhood Commercial (NC)  

GPAC Input and Recommendations:   

 This Opportunity Area was analyzed at the request of the City after the GPAC met to review and 

discuss the other Opportunity Areas.  As such, the GPAC has not provided input related to 

Opportunity Area 14.  

 This area was added as a potential opportunity area within the Midtown Specific Plan due to the 

abundance of comments and input the city has received related to the area, which highlight the 

importance of this areas a key gateway into Milpitas and a critical component of the Midtown 

Specific Plan area.  

 While the Midtown Specific Plan update is currently being undertaken as a separate project, input, 

ideas, and land use alternatives that may help to better shape the policy direction and specific plan 

updates for this area are desired.  
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OPPORTUNITY AREA 14

OPPORTUNITY AREA 9

OPPORTUNITY AREA 1

OPPORTUNITY AREA 8

OPPORTUNITY AREA 12

While no General Plan Land Use changes are 
proposed for this area, updates to the City’s 
Zoning Ordinance are required in order to 
allow for housing, as called for in the Town 
Center land use designation.

These Opportunity Areas contain 
neighborhood-serving commercial uses, 
and have been idenƟfied for revitaliza-
Ɵon, including the addiƟon of mulƟ-fam-
ily housing on a limited basis.

The areas would be designated Neigh-
borhood Center Mixed-Use (NCMU).  
NCMU is a proposed designaƟon that is 
intended to accommodate a mix of 
commercial and residenƟal uses, with 
commercial acƟvity as the primary use, 
and residenƟal uses, hotel, and office 
development allowed on a limited basis.

NCMU will support addiƟonal neighbor-
hood commercial serving uses, while 
allowing for mulƟfamily residenƟal 
development in conjuncƟon with a 
commercial development. The designa-
Ɵon’s development parameters include 
a maximum floor-to-area raƟo (FAR) of 
0.75, up to 1 dwelling unit per 1,500 
square feet of non-residenƟal square 
footage, and the provision of verƟcal 
and/or horizontal mixed use develop-
ment.

The intent of allowing residenƟal uses is 
to further incenƟvize redevelopment 
and to create more vibrant, pedestri-
an-oriented development projects.

Neighborhood
Commercial Center
Revitalization
(With Limited Housing)
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These are areas with special 
development needs, as directed by 
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adopted Specific Plans, which are 
being updated via separate 
planning processes, that will be fully 
consistent with the General Plan.

Specific Plan Areas
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