
M E M O R A N D U M 
Department of Planning and Neighborhood Services 
 
To: Transportation & Land Use Subcommittee 

Through: Felix Reliford, Acting Planning & Neighborhood Services Director 
 
From: Sheldon S. Ah Sing, Senior Planner  

Subject: Serra Center Mixed Use Development 

Date: September 25, 2012 
 
 
Background: 
In March 2009, the owners of the Serra Center submitted a preliminary application for the 
redevelopment of the 16.2 acre site located at Calaveras Boulevard and Serra Way within the 
Midtown Specific Plan. The project included the development phasing of retail (277,061 square 
feet), restaurant (58,404 square feet), office (235,949 square feet), hotel (291 rooms) supported 
by a multi-level parking structure and residential (45 units).  The initial request was to rezone the 
property from General Commercial to Mixed Use. This preliminary project was presented to the 
TALU and the Planning Commission in the spring of 2009. The project did not proceed at the 
request of the owners because of the state of the economy. 
 
Current Proposal: 
The site currently includes multiple buildings with retail, restaurants, offices and two motels. 
There is also presently an independent proposal (Conditional Use Permit) to include a child care 
center within the existing building at the intersection of Serra Way and Abel Street. 
 
The current proposal by the owners is for a similar project in size and scale as the previous 
project. However, there is emphasis on the first phase of the development which is the 
construction of 41 townhome dwelling units. Staff has not had enough time to thoroughly review 
the technical aspects of the project; however, a broad overview was done to make some early 
recommendations.   
 
Analysis: 
Staff supports the buffer of the multi-story parking garage with residential as proposed.  The 
proposed residential will shield the existing residential homes to the south of the project.   
 
Staff does have concerns about the phasing and ability of the project to deliver the commercial 
square footage in a timely manner. It is not clear from the owners with this submittal of the 
timing of the phasing. Staff is concerned that the residential component would be constructed 
and years later the commercial aspect would follow. Primary residential growth for the City is 
planned around the future BART station and further “density leakage” undermines the Transit 
Area Plan. Staff’s position is that the proposal for the child care center is a detriment to the 
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phasing of the project. The child care center would be located in the second phase of the 
development at a prominent location for the shopping center (Building 4—Present, Building F—
Future). Staff recommends that phase one include a component of the future commercial space. 
 
The plan will have to demonstrate a strong commitment to a phasing plan that delivers and 
provides assurances to the City for the timely development of the vertical mixed use components 
of the project. The project at a minimum requires General Plan, Specific Plan and Zoning 
amendments, along with a Site Development Permit, Tentative Map and Conditional Use Permit.  
A Development Agreement may be warranted to assure the phasing of the development.  
 
Environmental analysis is also necessary in accordance with State law. In accordance with 
CEQA, the project cannot piecemeal the phases of development. The project on its whole needs 
to be analyzed for its potential impacts on the environment and this will help streamline the 
implementation of the master plan in the future. 
 
Conclusions: 
The project’s location is a key gateway into Milpitas and the transformation of the site from an 
outdated commercial center into a vibrant mixed use activity center is long overdue.  In 
summary: 
 
1.  Staff supports the buffer of the multi-story parking garage with residential; 
 
2.  Staff recommends denial of the CUP for the proposed child care center because it is a 

detriment to the phasing of the master plan;  
 
3. The first phase of the development needs to include a component of the future commercial 

space; and 
 
3.  The proposal needs to be a comprehensive application to address the long-term 

development of the site. 
 
Recommendation: 
Concur with staff’s conclusions and provide additional direction. 
 
Attachments: 
Conceptual plan from 2009 
Conceptual plan from 2012 with applicant summary 
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Concept from 2009 
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Milpitas is a prospering city of development and the Gateway to the Silicon Valley. The Serra Center mixed use 
project is located at the entrance to the City of Milpitas which makes it the Gateway to the City of Milpitas also. 
This project is located within the Midtown Specific Plan and is the core of the redevelopment of core of the City 
which incorporates Gateway Office zoning overlay district. Since this property is situated at the entrance, the 
innovative and enlightening fac;:ade of the multi height structures will provide a focal point along Calaveras 
Boulevard, making this the Gateway characteristic of the General Plan. The main feature of this new 
development will be the 6 story element towering over the Calaveras City entrance and the main intersections 
of highway 237 and 880. 

With careful land planning and placement of the buildings on the site, we are able to provide an efficient flow of 
traffic from the Calaveras corridor into the site to the parking garage and surface street parking. This attention to 
the traffic studies and City concerns has been taken into account to move the traffic into the property and 
reduce the possibilities of traffic congestion. With this development, we have maintained the pedestrian first 
attention to the site to focus the safety of the site and the surroundings from overwhelming traffic circulation. 
Along with this approach, we have focused on gathering places for pedestrian to gather and socialize in our 
many pockets of interesting nodes. This approach will also benefit the Main Street running longitudinally from 
Abbott to Abel which continues the retail visitor's experience. 

This 16 acre development will be the center for retail, restaurants, office, meeting areas, and more. With the 
specialty neighborhood food market on the eastern edge, the scale of the buildings will complement the 
surrounding neighborhood and make this complex more inviting to all. The five retail buildings will house the 
retail and restaurants along the Calaveras Boulevard. It will be faced with glazing, lights, and displays on the 
first two levels of each building. The life of the center will come alive and provide the neighborhood with more 
energy from the shops and restaurants for all to enjoy. 

In compliance with the City General Plan, the upper floors of each building shall house the offices and 
residential spaces and extend to the focal pOint, the six story office tower. The residential units will be accessed 
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Project Information Document 
from the street level through a private secured entrance, Separately from this lobby shall be another lobby for 
the office component of each building. Elevators and stairs will provide code compliant access for the disabled 
and for others, Another design feature will be the skywalks which connect the upper floors together with 
complimentary occupancy types, At the same time it will provide direct and uninterrupted access and maintain 
our pedestrian safe zone for access of the site, Proposed in Building F will be a highly rated signature 
restaurant to anchor the new development and provide a focal point for the neighborhood to gather and enjoy 
the Serra Center experience, To accommodate the visitors to the site, a central parking structure is proposed to 
feed out to all the buildings with skywalks and ground level access, The ground level is organized with the 
internal streets, pathways, nodes, and open spaces for the enjoyment and enjoyment within the center. At the 
same time we have provided the needed compliance to fire and service access without noticeable effects on the 
pedestrian experience, 

Careful attention to detail has been developed and designed for to maintain the connection to the 
neighborhood around the Serra Center. As the only Architect in the City and a director of the Chamber of 
Commerce, I have gathered data and walked the neighborhood surrounding the site to gather some good 
feedback about the best approach to blend Serra Center with the neighborhood, We are sensitive to the 
residential area along Junipero and we have incorporated the design of three story residential units, open 
space, and curb appeal to blend into the surroundings, We have master planned this area to focus our attention 
to the architectural style and character of the buildings and landscaping. This residential portion will be the 
buffer to the parking structure and the other mixed use building in the Serra Center. 

Our design efforts provide the variation of the masses to reduce overall building footprints, The changes in 
height, setbacks, architectural style and characteristics will provide a visitors experience like no other. The 
blend will provide a cohesive design style to the center yet will also embellish the beauty of each building on 
site, 

Our goal is to provide the neighborhood with a place to gather, enjoy family time, and increase social aspects of 
business and personal lifestyles, This center will provide the entertainment, services, and bonding elements to 
the neighborhood, The continuous activities and lifestyle will generate more life to the neighborhood, The 
continuous attention to the Mid-Town Specific Plan has been followed in the development of this center and will 
definitely identify this as the Gateway to the City of Milpitas, 
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M E M O R A N D U M 
Department of Planning and Neighborhood Services 
 
To: Transportation & Land Use Subcommittee 

Through: Felix Reliford, Acting Planning & Neighborhood Services Director 
 
From: Sheldon S. Ah Sing, Senior Planner  

Subject: Transit Area Specific Plan Streetscape Fixtures 

Date: September 25, 2012 
 
 
Background: 
In June 2008, the City Council adopted the Transit Area Specific Plan, which includes the vision 
for 7,109 dwelling units, 993,843 square feet of office and 287,075 square feet of retail space 
over a 437 acre area. The plan also anticipates 36 acres of public park land. The transit area is 
intended to be a cohesive neighborhood with consistent focus towards walking and transit usage. 
However, the planning area is divided by creeks, roadways, railways and various developed 
parcels. As a planning strategy, the specific plan created sub-districts with specific planning and 
vision criteria to take advantage of local characteristics. 
 
While the specific plan contained cross sections of streets identifying the various streetscape 
elements and fixtures, such as trees, street lighting, trash receptacles, benches, and bicycle racks, 
only trees and street lighting was specified in detail.  Since the City is embarking on utilizing 
LED technology for street lights within the Transit Area, the street light standards specified were 
incompatible with the technology.  Furthermore, several development projects are in review for 
building permits and it is important to have a consistent streetscape element plan in place.  
 
Taking into consideration the vision of the specific plan, staff compiled a streetscape element 
plan (see attachment) that includes LED street lighting that is consistent in design with what was 
adopted with the specific plan, trash and recycling receptacles, benches, bicycle racks and lighted 
bollards. 
 
Recommendation: 
Recommend approval of the Transit Area Specific Plan Streetscape Fixtures Plan to the City 
Council. 
 
Attachments: 
Conceptual Transit Area Specific Plan Streetscape Fixtures Plan 
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