
   1  

MEMORANDUM 
Planning Department 
 
Date: August 20, 2026 
To: Zoning Administrator 
From: Sean Manalo, Associate Planner 

 
 
Subject: LIVING WATER BAPTIST CHURCH - 297 AUTREY STREET– MINOR 

SITE DEVELOPMENT PERMIT (P-MS26-0113):  A request to allow for the 
construction of a new 9,995-square feet church and landscape 
improvements on a 1-acre parcel in the Single Family Residential (R1-6) 
Zoning District located at 297 Autrey Street. The project is categorically 
exempt from further environmental review under the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 
15303 (Construction of New Facilities under 10,000 square feet), and, on a 
separate and independent basis, Section 15183 (Projects consistent with a 
Community Plan, General Plan, or Zoning). 

 
Location: 297 Autrey Street  (APN: 026-03-079) 
 
Zoning/GP:  Single-Family Residential (R1-6) Zone / Low Density Residential (LDR) 
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Application and Background: 

On August 28, 2025, Jimmy Chang (the “Applicant”), on behalf of the property owners, 
Living Water Baptist Church, submitted a Minor Site Development Permit application to 
construct a new 9,995-square-foot church building on a 1.0-acre lot located at 297 
Autrey Street (the “Project”). In 1962, the site was part of a larger parcel and was 
proposed to be part of an expansion of an adjacent church, which never occurred. 
Formerly, the use on the site was a daycare center. On January 14, 2003, the Milpitas 
Planning Commission granted a Conditional Use Permit (UP2003-49) to Living Water 
Baptist Church to locate a religious facility on the lot and expand the existing parking 
area. Since 2003, the Living Water Baptist Church has maintained religious services 
and community outreach activities from the existing church building.   
 

The proposed project would expand the existing community assembly use from 2,587 
square feet to 9,995 square feet. The project would also increase the fixed seating 
capacity from 55 to 174 seats. Despite this increase, the proposed use would remain 
classified as a minor assembly use and would not exceed the threshold for a major 
assembly use, which is defined as having more than 200 fixed seats under Milpitas 
Municipal Code (MMC) Title XIII Chapter E.4 (Definitions). 
 
The construction of new non-residential development up to 10,000 square feet requires 
a Minor Site Development Permit (MSD) to be reviewed by the Zoning Administrator, as 
stated per MMC Section XIII.D.4.020-B. Maps 1 and 2 demonstrate the aerial location 
and zoning map of the Project site. The subject property is surrounded by residential 
uses to the north and west, the Hetch Hetchy Trail, designated as Parks Open Space to 
the east, and the Peace United Methodist Church, designated as a Community 
Assembly use to the south, as demonstrated in Map 1 (Zoning Map), Map 2 (Aerial 
Map), and Table 1 (Surrounding Zoning and Land Uses).  
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Map 1: Zoning Map of 297 Autrey Street 

 

   
 

Map 2: Aerial Map of 297 Autrey Street 
 

 
 

Project Site 

Project Site 
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Table 1: Surrounding Zoning and Land Uses 
 

 General Plan Zone Uses 

Subject Site 
Low Density 

Residential (LDR) 

R1-6, Single Family 

Residential 

Living Water 

Baptist Church 

(Community 

Assembly Use) 

North 
Low Density 

Residential (LDR) 

R1-6, Single Family 

Residential 

Single-Family 

Residences 

South 
Low Density 

Residential (LDR) 

R1-6, Single Family 

Residential 

Peace United 

Methodist 

Church 

(Community 

Assembly Use) 

East 
Permanent Open 

Space (POS) 
Parks Open Space 

Hetch Hetchy 

Trail 

West 
Low Density 

Residential (LDR) 

R1-6, Single Family 

Residential 

Single-Family 

Residences 

 
 

 

Project Details: Site Improvements  

 

The existing (previous) 2,587-square foot single-story, church building was primarily 
comprised of a sanctuary hall, restrooms, office, kitchen, and meeting room The 
Applicant is requesting a Minor Site Development (MSD) Permit to construct a new 
single-story church building in its place. The proposed new single-story church 
building will increase the square footage and include a large 140-seat capacity 
sanctuary hall, two crying rooms, a smaller community room/sanctuary hall, office, 
lobby, dining hall, and kitchen (See Attachment B).  

The Project would include a small outdoor patio area on the rear half of the lot, as 
well as the reconfiguration and restriping of the existing parking area at the front of 
the property. The parking lot would also be expanded to accommodate the additional 
parking demand associated with the proposed development. An accessible path of 
travel will be provided through the parking lot area with the main entry of the building 
facing Autrey Street. The proposed Project will also maintain a rear yard (lawn space) 
and a small 6-foot wide side yard along the southern property line adjacent to Peace 
United Methodist Church.  
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The plan set also identifies approximately 11 fruit trees on site that will be removed. All 
trees identified to be removed are under the 56-inch circumference threshold for 
designation as protected trees, and thus do not require a removal permit under the 
City’s Tree Removal Ordinance (MMC Section X-2-7.01[a]).  

 

Figure 1 shows the existing/proposed site plan and floor plan. Figure 2 shows the existing 
floor plan and Figure 3 shows the proposed Project’s new floor plan. If the Applicant 
receives approval of this MSD Permit request, the Applicant will be required to 
subsequently obtain a demolition permit and a building permit to allow for the construction 
of the proposed Project from the City’s Office of Building Safety. Additionally, the 
Applicant may be required to obtain other potential types of permits issued (and 
inspections) by other reviewing City Departments to allow for construction of the Project 
as listed in the attached Resolution and Conditions of Approval (Attachment A).   

 
 

Figure 1: Existing and Proposed Site Plan (Attachment B – Sheet A1.0) 

 

 



August 20, 2026 

 6 

Figure 2: Existing Floor Plan, (Attachment B, Sheet A1.2) 
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Figure 4: Proposed New Floor Plan, (Attachment B, Sheet A1.3) 
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Project Details: Operations 
The applicant provided an operations description for their proposed use (See 
Attachment C). New Life Community Church proposes to offer worship services, bible 
studies, fellowship program/activities and worship gatherings for their parishioners.  
Morning prayer services will be held Tuesday through Saturday from 6:00am – 8:00am 
and is typically attended by 10-20 parishioners   Weekends are projected to be the 
busiest day of the week between preparation and hosting of weekly Sunday worship 
services. Sundays will also feature worship services from 11:00am to 1:00pm, followed 
by fellowship lunches and Bible Study classes from 1:00pm to 3:00pm. The applicant 
states that the current congregation consists of approximately 65 members (adults and 
children), and they envision growing to 100 participants.  

 
 
Sign Plans 
No signage is included in this development application. The applicant will be required to 
obtain separate permits for signs identifying the church in compliance with the Zoning 
Code.  
 

 

Project Analysis 

The subject site is in the R1 Zoning District. The Project wholly complies with the 
applicable development standards as shown in Table 2, and does not require any 
deviations from required standards: 

 

Table 2: R1 Zoning District Development Standards 

Standards Required/Minimum Existing Proposed Complies 

Lot Area 6,000 square feet 
41,585 

square feet  

41,585 square 
feet.  

(No Change from 
Existing) 

Yes 

Lot Width 55 feet Appx 194 feet 
Appx 194 feet 

(No Change from 
Existing) 

Yes 

Front 
Setback 

20 feet 20 feet 73 feet Yes 

Interior Side 
Setback 

1 side adjacent to 
garage, minimum  

6 feet 
Total minimum:  

13 feet 

 
5-ft adjacent 
to garage, 

Total 
Minimum 13-

feet 

 

Yes 
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6-feet adjacent 
to South 

Property Line 
(existing),  

 

60-feet adjacent 
to the North 

Property Line 

Rear Yard 
Setback 

20 feet 
Approximately 

80- feet 
20 feet Yes 

Building 
Height, Max 

30 feet 
Approximately 

13-feet 
29 feet, 6 

inches  
(Single Story) 

Yes 

 

As proposed, the Project is consistent with the purpose and intent of the Single-Family 
Residential (R1) Zoning District, which is intended for a lower density development, 
including clustered residences, and to stabilize and protect the residential character of 
these neighborhoods within the community. 

 
 
General Plan Conformance 
  
The General Plan designation for the property is Low Density Residential and the 
zoning is Single-Family Residential (R1) Zoning District. The Low Density Residential 
land use designation encompasses housing units located on individual lots or within 
clustered Planned Unit Developments, with single-unit detached residences as the 
predominant housing type. Table 3 demonstrates Project consistency with the City of 
Milpitas General Plan. 

 

Table 3:  

General Plan Consistency 

General Plan Policy Consistency Finding 

LU -1: Accommodate a well-balanced 
mix of land uses that meets the diverse 
needs of Milpitas residents, businesses, 
and visitors with places to live, work, 
shop, be entertained and culturally 
enriched. 

Consistent: The existing church 
(community assembly) use will be 
maintained with this project and advances 
Milpitas’s land-use goal by introducing a 
larger community-serving use that 
complements nearby housing, 
employment, and commercial activity. By 
helping families access care locally, the 
Project supports a well-balanced mix of 
land uses and strengthens the city’s ability 
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General Plan Policy Consistency Finding 

to meet the diverse needs of residents, 
businesses, and visitors. 

CD 6-4 Maintain viable neighborhood-
serving commercial uses throughout 
the City in order to serve surrounding 
neighborhoods and minimize vehicle 
miles traveled. Encourage a diverse 
mix of commercial uses, including 
retail, service, office, entertainment, 
and assembly uses. 

Consistent. The church facility 
(community assembly use) would be 
consistent with this goal because it 
constitutes a viable neighborhood-serving 
commercial use that provides an essential 
daily service to nearby residents. By 
locating worship/assembly use services 
within the neighborhood, the Project also 
contributes to a balanced mix of 
neighborhood-serving uses and supports 
the City’s vision for inclusive family and 
community-serving development. 

 

 
 
Architecture, Colors, and Materials 
 

The Applicant has designed the Project with a Transitional Modern architectural style 
which clean lines, minimal ornamentation, smooth stucco exteriors, and simple 
geometric forms. Elements of Transitional Modern architecture may include neutral 
color palettes, large windows emphasizing natural light, open-concept floor plans, and 
modern fixtures/hardware.  
 
The front façade of the Project will include exterior stucco walls to be white with dark 
grey accents. The proposed shingle roofing will be similar to the roof of the existing 
residence and proposes charcoal black composite shingle roofing. Window and glass 
door frames will have clear metal window trims. Front facing windows will apply solar 
window films to reduce solar glare that may be associated with the Project.  
 

A defining feature of the proposed construction is the mix of roof pitches, combining a 
sloping hipped roof of 12:14 pitch with a dominant large roof area at the entry of the 
building that slopes from across the sides of the property with a 3:12 pitch. This feature 
also allows increased interior light as it intersects the ceiling. The building will feature a 
prominent tower feature with a 4:12 pitch. A 4:12 pitch is a common residential pitch 
that offers an ideal balance of durability and functionality as it allows rain to shed quickly 
and reduces the risk of leaks and structural strain to the building.  
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While the Project would increase the size and mass relative to the original structure, the 
proposed single-story main building would maintain a visual character consistent with 
the zoning district. Its architectural style, proportions, orientation, and color palette 
would comply with the applicable development standards for buildings within the zoning 
district. Figure 6 shows the existing front façade of the existing building and Figures 7 
and 8 show the proposed Project’s colored renderings of the remodeled and expanded 
residence, including a colors and materials description (See Attachment C). 
Additionally, Figure 9 shows an aerial view of the Project site compared to the 
immediate neighborhood and Figure 10 provides the proposed front rendering of the 
Project.  
 
 
 

Figure 6: Previous Front Façade of 297 Autrey Street  
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Figure 7: Proposed Front Façade Rendering (North Elevation) (Attachment B) 

  

 

 

Figure 8: Colors/Materials Description, Front Facade 
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Figure 9: Aerial View of Project Site and Immediate Neighborhood  

 

 

Figure 10: Proposed Project Elevations (Attachment B, Sheet A4.0) 
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Parking:  
The proposed Project’s 9,995-square-foot development includes several sanctuary 
spaces, a lobby, kitchen, office, and dining area. Table 4 below demonstrates the 
Project’s consistency with the City’s minimum parking requirements. 

Table 4: 
Parking Summary 

 

Space Function 
Square 

footage 

Zoning Ordinance 
Requirement  

Per MMC Section 
XIII-Table C.6.050-

A 

Total 

Required 

Total 

Provided 

Community 
Assembly Use 

(Sanctuary Halls, 
Crying Rooms,) 

5,773 

One space per 5 

permanent seats, or 

1 space per 100 sf 

of seating area 

35 
(174 fixed 

seats) 

 

 

Pastor’s Office         493 one per 400 sq. ft.            2  

Dining Area         861 one per 400 sq. ft.            2  

Lobby        1715 one per 400 sq. ft.            4  

Kitchen       467  one per 400 sq. ft.           2  

Parking Spaces 

(Total) 
            45 45 

 

 

    Zoning Ordinance    
    Requirement Per  
          MMC Title  
    
XIII-Section C.6.040 

        Total 
    Required 

   Total  
Provided 

Standard Parking Spaces 

 
See Table C.6.050-A 22      45 

Compact Parking Spaces Maximum 40% of Stalls 18       0 

Total Parking Spaces  45 
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Traffic, Access, and Circulation  
 
The proposed place of worship/community assembly use would primarily serve the local 
community and is not anticipated to substantially affect transportation level of service (LOS) 
in the surrounding area. The Project is therefore presumed to result in a less-than-
significant vehicle miles traveled (VMT) impact, as it is expected to generate no more than 
the City’s 110 daily-trip screening threshold. Accordingly, a full VMT analysis is not 
required, and VMT impacts are presumed to be less than significant. 
 

The Project utilizes a single access route via Autrey Street for parishioners/guests to 
access the facility. Onsite circulation and drive aisles have been reviewed by staff to ensure 
ample access and spacing requirements for fire truck access and solid waste management. 
Onsite volume and speed of vehicular traffic would be low enough such that shared use of 
the drive aisles between pedestrians and vehicles would be feasible.   

 
 
PUBLIC COMMENT/OUTREACH 

 
Staff provided public notice of the application in accordance with City and State public 
noticing requirements. A notice was published in the Milpitas Post on August 7, 2026. In 
addition, 75 notices were sent to owners and occupants within 300 feet of the project site. A 
public notice was also provided on the project site, on the City's Website, www.milpitas.gov, 
and posted at City Hall. At the time of publishing this report, staff has received 1 public 
comment related to scale/intensity, architectural compatibility, and glazing/glare. (See 
Attachment E)   

 

 

California Environmental Quality Act (CEQA): 

The Project is categorically exempt from further environmental review under the 
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 
15303 (Construction of New Facilities under 10,000 square feet), and, on a separate 
and independent basis, Section 15183 (Projects consistent with a Community Plan, 
General Plan, or Zoning).The Project involves the demolition of the existing church 
building and proposes the construction of new church building with an expanded ground 
floor that meets or exceeds all of the objective design standards of the R1 zoning 
district.  
 
 
Findings for Approval:  
In accordance with MMC Section D.4.020-F of the City’s Zoning Ordinance, the Zoning 
Administrator (Review Authority) may consider and approve a Minor Site Development if 
the required findings can be made. Findings shall identify the rationale behind the 
decision to take a certain action and are analyzed below: 

https://www.milpitas.gov/
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1. The proposed project is consistent with this Title 

 

This finding can be met. The Project involves the demolition of the existing church 

building and the construction of a new single-story church building residence that will 

meet all R1 zoning district development standard requirements related to parking, 

building height, setbacks, and other standards. The site is surrounded by one- and 

two-story similar sized single-family residences, as well as a similar community 

assembly use to the south. The Project’s contemporary design and materials are 

consistent with the suburban feel of the area and supports the residential 

characteristics of the R1 zoning district. The architectural style will be designed 

similarly to neighboring properties maintaining a Transitional Modern style and 

design. 
 

 

 

2. The proposed use and project are consistent with the goals and policies of the 
General Plan 
 
This finding can be met. The Project is consistent with the Milpitas General Plan, 
particularly Policies LU 6-1 and CD 6-4 as described in Table 3, which encourage 
the establishment of uses for the City's residents for community serving services. 
The Project is a minor community assembly place that contributes to a balanced 
mix of neighborhood-serving uses and supports the City’s vision for inclusive 
community-serving development for residents and families. The Project complies 
with the standards described in the Milpitas Zoning Ordinance and maintains the 
existing use onsite and maintains the character and development pattern of the 
existing residential neighborhood.  The Project will be permitted and deemed 
consistent with the objectives of the General Plan and this Title upon approval of 
a Minor Site Development permit.  
 
 
 

 

3. The project will not be detrimental to public health, safety, and general welfare 
 

This finding can be met. The proposed use, at the proposed location, will not be 
detrimental or injurious to property or improvements in the vicinity nor to the 
public health, safety and general welfare because the applicant has 
demonstrated compliance with the generally applicable development standards 
in the R1 zone. As per the Conditions of Approval, applicable life and safety 
codes shall be applied and implemented through the future building permit 
process with review by all relevant City departments.  
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4. And, the proposed project is in compliance with the provisions of the California 
Environmental Quality Act (CEQA).  
 

This finding can be met. The Project maintains a conditionally permitted minor 
community assembly use and requests a Minor Site Development Permit to allow 
a new site development for a new church building, landscaping, and parking lot 
restriping and reconfiguration that meets or exceeds all of the objective design 
standards of the R1 zoning district. The Project complies with the California 
Environmental Quality Act (CEQA) and is categorically exempt pursuant to 
CEQA Guidelines Section 15303 (New construction or conversion of small 
structures), and, as a separate and independent basis, Section 15183 (Projects 
Consistent with a Community Plan, General Plan, or Zoning). 
 

 

5. The proposed siting, form, and architectural style of single-family residential, 
commercial, and industrial developments are appropriate for the project site and 
surroundings and create a visually cohesive design, and are consistent with all 
applicable design standards in this Title. 
 

 

The proposed church is appropriately sited and designed for the Project site and 
surrounding area. The project’s massing, scale, building placement, access, 
landscaping, and exterior materials are compatible with the site’s context and 
applicable development standards for the zoning district. Furthermore, the project 
will be setback approximately 73 feet from the front property line, in excess of the 
20 feet required under the zoning district. Glazing will be installed to reduce lower 
exterior visible reflectance to minimize potential excessive glare associated with 
the Project.  

As the zoning district and surrounding neighborhood do not establish a 
prescribed architectural style, the Project incorporates a cohesive architectural 
design through consistent building forms, materials, colors, and site 
improvements. The church’s single-story design will create an orderly and 
visually compatible development that respects adjacent uses and privacy of 
neighbors and is consistent with all applicable design standards of this Title. 

 

 

Recommendation: 

STAFF RECOMMENDS THAT the Zoning Administrator: Open and close the public hearing, 
consider the exemption in accordance with CEQA and Adopt Resolution No. 26-011 
approving Minor Site Development Permit No. MS26-0113 subject to the findings and 
attached Conditions of Approval. 
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Attachments: 
A. Resolution No 26-011 and Conditions of Approval Letter 
B. Project Plans 
C. Materials Description 
D. Operations Description 

E. Public Comment (258 Autrey Street) 
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ATTACHMENT A 
 
 
 

RESOLUTION NO. 26-005 
 

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE CITY OF MILPITAS 
APPROVING A MINOR SITE DEVELOPMENT PERMIT NO. MS26-0113 TO ALLOW A 

NEW 9,995-SQUARE FOOT CHURCH AND LANDSCAPE AND PARKING 
IMPROVEMENTS ON  A 1-ACRE PARCEL LOCATED AT  

297 AUTREY STREET  APN: 026-030-79 
 

WHEREAS, on August 26, 2025, an application was submitted by Jimmy Chang 
(“Applicant”), on behalf of Living Water Baptist Church to obtain a Minor Site Development 
Permit (MSD) to allow for the construction of a new 9,99- square foot church and 
landscape improvements on a 1-acre parcel in the Single Family Residential (R1-6) 
Zoning District located at 297 Autrey Street. (APN 02603079) (“Property”); and 

 
WHEREAS, the property is located within the Single Family Residential (R1-6) 

zoning district; and 
 

WHEREAS, the Planning Department completed an environmental assessment 
for the Project in accordance with the California Environmental Quality Act (CEQA), and 
recommends that the Zoning Administrator determine this Project is categorically exempt; 
and 

 
WHEREAS, on August 20, 2026, the Zoning Administrator held a duly noticed 

public hearing on the subject application, and considered evidence presented by City 
staff, the applicant, and other interested parties. 

 
NOW THEREFORE, the Zoning Administrator of the City of Milpitas hereby finds, 

determines and resolves as follows: 
 

SECTION 1: Recitals. The Zoning Administrator 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 incorporated 
herein by reference. 

SECTION 2: CEQA. The project is Categorically Exempt from further environmental 
review under the California Environmental Quality Act (CEQA) pursuant to CEQA 
Guidelines Section 15303 (Construction of New Facilities under 10,000 square feet) and on 
a separate and independent basis, Section 15183 (Projects consistent with a Community 
Plan, General Plan, or Zoning).The Project involves the demolition of the existing church 
building and proposes the construction of new church building with expanded ground floor 
that meets or exceeds all of the objective design standards of the R1 zoning district. 
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SECTION 4 Minor Site Development Permit (Section XIII-D.4.020 (F)): The Zoning 
Administrator makes the following findings based on the evidence in the public record 
in approving Site Development Permit No. MS25-0106.  

a) The proposed project is consistent with this Title.  

This finding can be met. The Project involves the demolition of the existing church 
building and the construction of a new single-story church building residence that will 
meet all R1 zoning district development standard requirements related to parking, 
building height, setbacks, and other standards. The site is surrounded by one- and 
two-story similar sized single-family residences, as well as a similar community 
assembly use to the south. The Project’s contemporary design and materials are 
consistent with the suburban feel of the area and supports the residential 
characteristics of the R1 zoning district. The architectural style will be designed 
similarly to neighboring properties maintaining a Transitional Modern style and 
design. 
 

b) The proposed use and project are consistent with the goals and policies of the General 
Plan.  

This finding can be met. The Project is consistent with the Milpitas General Plan, 
particularly Policies LU 6-1 and CD 6-4 as described in Table 3, which encourage 
the establishment of uses for the City's residents for community serving services. 
The Project is a minor community assembly place that contributes to a balanced mix 
of neighborhood-serving uses and supports the City’s vision for inclusive community-
serving development for residents and families. The project complies with the 
standards described in the Milpitas Zoning Ordinance and maintains the existing use 
onsite, and maintains the character and development pattern of the existing 
residential neighborhood.  The project will be permitted and deemed consistent with 
the objectives of the General Plan and this Title upon approval of a Minor Site 
Development permit. 
 

c) The project will not be detrimental to public health, safety, and general welfare; and,  

This finding can be met. The proposed use, at the proposed location, will not be 
detrimental or injurious to property or improvements in the vicinity nor to the public 
health, safety and general welfare because the applicant has demonstrated 
compliance with the generally applicable development standards in the R1 zone. As 
per the Conditions of Approval, applicable life and safety codes shall be applied and 
implemented through the future building permit process with review by all relevant City 
departments. 
 

d) The proposed project is in compliance with the provisions of the California     
      Environmental Quality Act.  
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This finding can be met. the Project maintains a conditionally permitted minor 
community assembly use and requests a Minor Site Development Permit to allow a new 
site development for a new church building, landscaping, and parking lot restriping and 
reconfiguration that meets or exceeds all of the objective design standards of the R1 
zoning district. The Project complies with the California Environmental Quality Act 
(CEQA) and is categorically exempt pursuant to CEQA Guidelines Section 15303 (New 
construction or conversion of small structures), and, as a separate and independent 
basis, Section 15183 (Projects Consistent with a Community Plan, General Plan, or 
Zoning). 

 

e) The proposed siting, form, and architectural style of single-family residential,  
    commercial, and industrial developments are appropriate for the project site and  
    surroundings and create a visually cohesive design, and are consistent with all  
    applicable design standards in this Title. 
 

    The proposed church is appropriately sited and designed for the project site and  
    surrounding area. The project’s massing, scale, building placement, access,  
    landscaping, and exterior materials are compatible with the site’s context and  
    applicable development standards for the zoning district. Furthermore, the project will be   
    setback approximately 73-feet from the front property line, in excess of the 20-feet  
    required under the zoning district. Glazing will be installed to reduce lower exterior visible  
    reflectance to minimize potential excessive glare associated with the Project  

    As the zoning district and surrounding neighborhood do not establish a prescribed     
    architectural style, the project incorporates a cohesive architectural design through  
    consistent building forms, materials, colors, and site improvements. The church’s  
    single-story design will create an orderly and visually compatible development that  
    respects adjacent uses and privacy of neighbors and is consistent with all applicable  
    design standards of this Title. 
 

          SECTION 5: The Zoning Administrator of the City of Milpitas hereby adopts 
Resolution No. 26-011 approving a request a Minor Site Development Permit No. MS26-
0111 for the construction of a new 9,995-square foot building with landscape 
improvements and parking lot expansion on a 1.0-acre site located at 297 Autrey Street 
as based on the above Findings and subject to the Conditions of Approval attached here 
to as Exhibit 1. 

 
PASSED AND ADOPTED at a regular meeting of the Zoning Administrator of the City of 
Milpitas on August 20, 2026: 
 
 
_____________________________________      Date: _________________________ 
Jay Lee, AICP    
Planning Director 
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ATTACHMENT A 

 
CONDITIONS OF APPROVAL:  

MINOR SITE DEVELOPMENT PERMIT NO. MS26-0113  
at 297 Autrey Street (APN  026-030-79) 

 
The City of Milpitas Zoning Administrator approves Minor Site Development Permit No. 
MS26-0113 in accordance with Section D.4.020. of the Zoning Ordinance Update of the 
Milpitas Municipal Code, subject to and conditioned upon all applicable State and local laws 
and regulations and the Conditions of Approval outlined below. This Minor Site Development 
Permit entitlement to allow for the construction of a new 9,995-square foot church and 
landscape improvements on a 1-acre lot located within the Single-Family (R1-6) Residential 
Zoning District at 297 Autrey Street (APN: 026-030-79), subject to all necessary reviews, 
approvals, studies, and inspections for the issuance of such building permits. 

 
APPROVED SUBJECT TO THE FOLLOWING CONDITIONS OF APPROVAL: 
 
General Conditions of Approval:   
 
1. General Compliance. The applicant, including all successors in interest (collectively 

"Permittee") shall comply with each and every condition set forth in this Permit.  This 
Minor Site Development Permit No. MS26-0113 ("Permit") shall have no force or effect 
and no building permit shall be issued unless and until all things required by the below-
enumerated precedent conditions have been performed or caused to be performed. 
(P)   
 

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

 
3. Acceptance of Permit. Should Permittee fail to file a timely appeal within twelve (12) 

calendar days of the date of approval of this Permit, inaction by Permittee shall be 
deemed to constitute each of the following: (P) 

i. Acceptance of this Permit by Permittee; and 
ii. Agreement by the Permittee to be bound by, comply with, and to do all things 

required of or by Permittee pursuant to all the terms, obligations, and conditions 
of this Permit.     

 
4. Permit Expiration.  Pursuant to Section XI-10-64-06 of the Milpitas Zoning Code, this 

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

i. Completes a foundation associated with the project; or 
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ii. Dedicates any land or easement as required from the zoning action; or 
iii. Complies with all legal requirements necessary to commence the use, or obtains 

an occupancy permit, whichever is sooner. 
 

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

 
6. Notice.  Pursuant to California Government Code Section 66020, any protest filed in 

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

 
7. Cost and Approval.  Permittee shall fully complete and satisfy each and every 

condition set forth in this Permit and any other condition applicable to the project to 
the sole satisfaction of the City.  Additionally, Permittee shall be solely responsible 
and liable for the cost to satisfy each and every condition.  Permittee shall pay all 
required fees and charges to the City at the rate in effect at time of building permit 
issuance, or, the rate in effect when the fees and charges are due and paid in full to 
the City. There is no vesting of any fees or charges with the approval of this Permit. 
(P) 

8. Conditions.  Each and every condition set forth in this Exhibit shall apply to the project 
and continue to apply to the project so long as the Permittee is operating the project 
under the permits and approvals in this Permit. (P) 

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

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

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

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

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

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

15. Permittee shall develop the approved project in conformance with the approved plans 
(date stamped 8/20/2026) approved by the Zoning Administrator in accordance with 
these Conditions of Approval. (P) 

Any deviation from the approved site plan, elevations, materials, colors, landscape 
plan, or other approved submittal shall require that, prior to the issuance of building 
permits, the Permittee shall submit modified plans and any other applicable materials 
as required by the City for review and obtain the approval of the Planning Director or 
Designee. If the Planning Director or designee determines that the deviation is 
significant, the owner or designee shall be required to apply for review and obtain 
approval of the Zoning Administrator or City Council, as applicable, in accordance with 
the Milpitas Zoning Code. (P) 
 

16. Fire Department Conditions of Approval 
a. Electronic documents.  The fire code official may require electronic base 

documents for all construction documents and operational permits. The fire 
code official shall designate the software base format for the electronic 
documents.  CFC Section 106.1.1, added by MMC Section V-300-2.28, and 
CFC Section 106.1.1. 

b. Premises identification.  New buildings shall have approved address 
numbers.  Address numbers shall be illuminated and located where they 
are clearly visible from the street.  CFC Section 505 

c. Required water supply (hydrants that meet the minimum City Engineering 
Division Design Standards). An approved water supply capable of supplying 
the required fire flow for fire protection shall be provided to premises upon 
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which facilities, buildings or portions of buildings are hereafter constructed 
or moved into or within the jurisdiction.  CFC Section 507.1 

d. Required access.  Exterior doors and openings required by the California 
Fire Code, or the California Building Code shall be maintained readily 
accessible emergency access by the fire department.  

e. Sprinkler system supervision and alarms, and monitoring. Valves controlling 
the water supply for automatic sprinkler systems, pumps, tanks, water levels 
and temperatures, critical air pressures and waterflow switches on all 
sprinkler systems shall be electrically supervised by a listed fire alarm 
control unit in conformance to the CA Fire Code Section 903.4. 

f. Monitoring. Alarm, supervisory and trouble signals shall be distinctly 
different and shall be automatically transmitted to an approved supervising 
station or, when approved by the fire code official, shall sound an audible 
signal at a constantly attended location. 

g. Fire Alarm System. A manual fire alarm system is required per 2022 CFC 
907.2.1. 

h. Automatic Fire Sprinkler System Riser Location. The fire sprinkler system 
riser shall not be located within electrical rooms or storage closets and shall 
be provided with clear access and working clearance. The fire sprinkler 
system riser location shall be approved by the fire code official. 

i. Electronic documents: The Fire Code Official may require electronic base 
documents for all construction documents and operational permits. The Fire 
Code Official shall designate the software base format for the electronic 
documents.  CFC Section 105.4.2.2, added by MMC Section V-300-2.11, 
and CFC Section 102.9 
 

j. Fire Department Access:  Fire Department apparatus and staff access shall 
be provided to all buildings and site.  Detailed review will be done during 
construction permit process.  The plans submitted appear to be in general 
conformance with the requirements.  CFC Section 503 
 
The proposed site appears to be in general conformance with the Fire Code 
requirements. 

k. Turning Radius:  Fire apparatus access roads shall meet the Milpitas Fire 
Department turning radii guidelines and shall provide continuous apparatus 
travel.  Turning radii for fire apparatus access roads shall be a minimum net 
clearance of 48 feet 6 inches for the outside radius and 28 feet 0 inches for 
the inside radius.  The layout for the outside and the inside radius shall be 
from the same reference point (center).  CFC Section 503.2.4 
 

l. Fire Apparatus Clearance:  Fire apparatus access roads shall provide a 
minimum clear width of 26 feet.  This requirement is for the use and 
function of a fire ladder apparatus.  International Fire Code, Appendix D, 
Sections D103.1 and D105.2, adopted and amended by Milpitas Municipal 
Code.  MMC V-300-2.142 and 2.145 
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m. Marking of Fire Access Roads.  The required access road shall be 
designated and clearly marked as a fire lane. The designated fire lane 
shall be identified as set forth in Section 22500.1 of the Vehicle Code. The 
designation shall be indicated (1) by a sign posted immediately adjacent 
to, and visible from, the designated place clearly stating in letters not less 
than one inch in height that the place is a fire lane, (2) by outlining or 
painting the place in red and, in contrasting color, marking the place with 
the words "FIRE LANE", which are clearly visible from a vehicle, or (3) by 
a red curb or red paint on the edge of the roadway upon which is clearly 
marked the words "FIRE LANE".   CFC Section 503.3.  Minimum marking 
shall be pole signage and red curb with “FIRE LANE” stencil.  Signage 
and red curbs shall be done throughout and as needed to clearly identify 
the no parking zones. 
 
All curbs not designated as no parking shall be “red-curbed” painted is 
noted. 
 

i. Fire Protection Water Supply (Hydrants, On-site and Public):  An 
approved water supply (hydrants on-site and public) capable of 
supplying the required fire flow for fire protection shall be provided 
upon which facilities, buildings, or portions of buildings are 
hereafter constructed or moved into or within the jurisdiction.  Water 
supply shall meet the Fire Code and the City of Milpitas 
Engineering Division water supply guidelines and the CFC Section 
507, Appendix B and Appendix C. 

ii. No Parking in Front of Hydrants: No parking is permitted in front of 
fire hydrants.  Hydrants located on streets (Public or Private Street) 
shall have an unobstructed clearance of not less than 30 feet per 
CA Vehicle Code 22514 (F) 

 
17. Police Department Conditions of Approval 

 
 

Traffic:   

 

a) Vehicles coming and leaving the church only have road access 

from Autrey Street. Based on the proposed layout and 

architecture of the parking lot, and the current layout of the 

driveway, access to the property will remain the same and 

should not be of concern.  

b) With the size of the parking lot and the proposed church 

increasing in size exponentially, a larger attendance group is 

anticipated. With a larger attendance group, vehicle traffic and 

congestion in the residential neighborhoods listed above, 

especially Autrey Street, will be of more concern. The church 
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shall ensure vehicles traveling through the driveway shall at no 

time, unreasonably impede the flow of traffic, impacting 

emergency service accessibility to the church.  

c) Police Department shall always have access to parking lot.  

d) Traffic signal lights are not utilized at the driveways of the site, 

and the approval of this project would not appear to change the 

need for such installation on this public roadway. 

 

Parking:  

 

e) Parking ratios will be designed to comply with the minimum 

requirements of the State Density Bonus Law. The total number 

of outdoor guest parking spaces provided on-site will be 47 

spaces.  

f) Parking lot areas shall have postings with appropriate signs per 

22658(a) CVC to assist in removing vehicles at the property 

owners’/managers’ request. 

g) “No Trespassing/Loitering” signage should be posted at the 

entrances of parking lots in conspicuous areas. Signs should be 

at least 2’ x 1’ overall size, with a white background and black 2’’ 

high letters. 

h) The parking lot project should allow circulation for police patrols 

(vehicles, foot, and bicycles) to prevent and reduce the likelihood 

of criminal activity occurring in the area. 

 

Addressing:  

 

i) Address numbers shall be illuminated during hours of darkness 

and strategically positioned to be readily visible from the street. 

Address numbers should have a minimum height of 12 inches. 

If numerous alarm zones are utilized for common areas, then 

zone numbers should be clearly marked above appropriate 

doorways (i.e., storage, office, etc.).  

 

Lighting:  

 

j) During hours of darkness, lighting of sufficient wattage shall be 

provided in parking lots and associated driveways, circulation 

areas, aisles, passageways, recesses, alleys, and grounds 
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contiguous to buildings to ensure that any person on or about 

the premises is clearly visible. 

 

Visibility:  

 

k) A building design that encourages visibility of potential crime 

locations and natural surveillance. 

l) Stairwells and elevators should be of open design whenever 

possible, making users open to visual scrutiny. 

m) Any posters, material, and objects near common area exterior 

windows (i.e., clubhouse) should not block views in those 

common areas from the street. 

n) All trash enclosures should be located at the parking lot’s 

perimeter, not adjacent to exterior doors or in areas where such 

enclosures can compromise surveillance. 

o) Any other line of sight obstructions (including recessed doors, 

alcoves, etc.) should be avoided on building exterior walls and 

interior hallways. 

p) From a public safety perspective, the grounds and area 

surrounding the church should have as much natural 

surveillance as possible and be exposed to public view. When 

natural surveillance is afforded, the likely occurrence of 

burglaries, robberies, etc., in that area is substantially reduced 

because the risk of detection and apprehension of the 

perpetrator increases. Seclusion is one of the main elements 

sought after by perpetrators of a crime. 

 

Accessibility:   

 

q) All areas controlled by electronic security devices (i.e., access 

cards, keypads, etc.) should have Knox boxes installed near 

such access points, with the Knox boxes containing the 

appropriate security devices to gain entry. If keypads control 

access points, management should provide the Police 

Department with the needed code(s) and regularly update the 

Police Department if such code(s) change. If a Knox box or 

keypad is not feasible for an entry point, an appropriate security 

device, such as an electronic fob, shall be provided to the Police 

Department. 
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r) An up-to-date map of the interior of any building accessible to 

the public should be provided to the police department. The map 

should minimally identify entry/exit points, elevators/stairwells, 

storage areas, entry/exit points controlled by electronic security 

devices, locations of security cameras, maintenance areas, 

stairwells, recreation centers, etc 

 

 

Noise:  

 

s) When residential and commercial areas are near each other, 

there may be an increase in noise complaints from residents, 

which may increase calls for service. Church events must be 

cognizant of City of Milpitas noise ordinances. 

 

t) The Milpitas Municipal Codes restrict loud noise in 

neighborhoods if it’s clearly louder than the normal background 

sound or over 65 decibels at the property line. Between 10:00 

p.m. and 7:00 a.m., any noise that can be heard from 50 feet 

away is considered a violation of Section V-213-3. 

 

Landscaping:  

 

u) Landscaping shall be of the type and situated in locations to 

maximize observation while providing the desired degree of 

aesthetics. Security planting materials are encouraged. 

Landscaping shall not conceal doors or windows from view, 

obstruct visibility of the parking lot from the street, nor hinder 

access to the roof if needed.  

 

Security:  

 

v) A security camera system should be required for the site, with 

coverage at all access points into the housing development. 

Additionally, the security camera system should cover the 

parking lot area, have the clarity necessary to identify an 

individual, vehicle, etc., and have a field of view to maximize the 

coverage area. The video/security system shall have the 

capacity to save/store footage for a minimum of thirty (30) days 

and have the capability to be downloaded. A copy of 
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video/security footage shall be made available to law 

enforcement upon request for investigative purposes. 

 

Miscellaneous:  

 

w) The property manager shall file an emergency notification form 

with the police department so law enforcement can contact the 

property manager in the event of any major accident, 

emergency, or unforeseen circumstance. 

 

i. An increase in calls for service is expected. Implementing 

these proposed items should increase the effectiveness of 

police personnel and reduce the likelihood that 

perpetrators are attracted to this area. 

 

 
 

18. Building Department Conditions of Approval 
 
Compliance with California Code of Regulations. The Project shall comply with the 
requirements of the Office of Building Safety and the California Code of Regulations 
Title 24 and the Milpitas Municipal Code as adopted by the City. Building permits shall 
be submitted to and approved by the Office of Building Safety prior to start of 
construction.  All California Code of Regulations Title 24 and Milpitas Municipal Code 
requirements applicable at the time of building permit application must be met in 
advance of any building permit approvals or related construction.  Changes to the site 
plan and/or building plan require review and approval by the Office of Building Safety..  
(B) 
 
 

 
 
19. Engineering Conditions of Approval 

The project/development shall comply with the requirements of the Engineering 
Division and as may be amended by the City of Milpitas. (LD)    
 

PRIOR TO CONSTRUCTION PLAN SUBMITTALS 
The following conditions shall be met prior to any detailed construction plan check submittals 
(Building or Engineering, except demolition and rough grade plans), unless otherwise 
approved by the Director of Engineering/City Engineer. City reserves the right to reject any 
plan check submittal if any of the following conditions are not met. (E) 

 



August 20, 2026 

 31 

a. Modifications: The Site Development Plan dated XXXX is subject to change during 
the plan check stage based upon City’s previous comments and conditions stated 
herein.  

 
20. Solid Waste and Recycling Handling Plan: Permittee shall submit final Solid Waste 

and Recycling Handling Plan based upon City’s previous comments for City’s review 
and approval by the Solid Waste Program. The Plan shall show calculations of waste 
generation volumes and how materials will be transferred from the waste generation 
areas to the trash enclosure/external collection point; demonstrate how recycling, food 
waste, and yard trimmings shall have a separately maintained process from garbage 
handling; address other requirements such as waste generation and compactor sizing, 
chute shut-off and property management responsibility for bin management and litter 
control; outreach and education to tenants/occupants, and procure sufficient service 
frequency based upon waste generation calculation volumes.  

  
21. Stormwater Control Plan: Permittee shall submit City approved final Stormwater 

Control Plan (SWCP) that complies with the latest Municipal Regional Stormwater 
NPDES Permit, including Low Impact Development (LID) Section C3.c.i.(2)(b) 
measures for harvesting and reuse, infiltration, or evapo-transpiration, for City’s review 
and approval by the Engineering Department. 
 

22. Submittal Requirements: Permittee to ensure that all plan check submittals are in 
accordance with City’s submittal check list for each permit type, including but not 
limited to, payment of permit fees and/or fee deposit at the time of the submittal.  

 
23. Project Job Account/Fee Deposit: Permittee shall open a new PJ account as a deposit 

to cover the costs for Engineering Department’s services for review and inspection of 
the project. The amount shall be determined based on the approved City fee schedule 
at the time of application submittal.  

 
PRIOR TO OFF-SITE PLAN APPROVAL/ENCROACHMENT PERMIT ISSUANCE 
The following conditions shall be addressed as part of the off-site improvement plan review 
and shall be met prior to encroachment permit issuance, unless otherwise approved by the 
Director of Engineering/City Engineer. (E) 

 
24. Improvement Agreement and Securities: Permittee shall execute an Improvement 

Agreement and provide improvement securities in accordance with MMC Title XI, 
Section 17, and submit all other supplemental documents as stipulated in the 
Improvement Agreement (such as certificate of insurance). 

 
25. Public Improvement Design Standards: All public improvements shall be designed and 

constructed in accordance with all applicable public improvement design standards, 
including but not limited to: 
a. Milpitas Design Guidelines:  

(https://www.milpitas.gov/317/Land-Development-Procedures-Guidelines);  
b. Standard details and specifications:  

https://www.milpitas.gov/317/Land-Development-Procedures-Guidelines
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(https://www.milpitas.gov/333/Standard-Details-Specifications); and 
c. Americans with Disabilities Act (ADA) requirements, where applicable. 

 
26. Sanitary Sewer Calculations: Permittee shall submit a completed “Sewer Needs 

Questionnaire” form and sanitary sewer calculations to justify lateral size design, 
allocation of discharge for each of the lateral, and impact to the existing main. 
Permittee shall be responsible to implement any necessary improvements if there is 
any identified deficiency to the existing main as a result of the project. 
 

27. Storm Drain Design: Permittee shall submit storm drain hydrology and hydraulic 
calculations based upon a 10-year storm event to justify the size of the storm drain 
lateral flowing full, without surcharging the main line pipe, and to be reviewed and 
approved by the Engineering Department.  
 

28. Domestic Water and Fire Service Calculations: Permittee shall submit potable water 
and fire service calculations to confirm adequacy of lateral size, pressure and flow, to 
be reviewed and approved by the Engineering Department and Fire Department. 
Hydraulic modeling analysis by the City and paid by the Permittee may be required as 
needed. Permittee shall be responsible to implement any necessary improvements if 
there is any identified deficiency to the existing main as a result of the project.  

 
29. Specific Improvements: In addition to standard public improvements required under 

Milpitas Municipal Code (MMC) Title XI, Chapter 1, Section 7, Permittee shall install 
other specific improvements listed below including incidental improvements as 
required by the City as part of the encroachment permit.  
a) Installation of separate water service tap and meter for each of the following 

services: domestic water, irrigation, and fire.  
b) Installation of separate utility service lines (domestic water, irrigation, fire service). 
c) Installation of radio-transmitted water meters with a meter antenna, any repeaters 

or transmitters as needed with dedicated power supplies at no cost to the City at 
locations acceptable to the City to ensure accurate and timely reception of meter 
readings. Permittee shall execute a recorded instrument providing dedicated 
space, access rights and dedicated power supplies to the City for 
operation/maintenance/repair/replacement of subject radio antenna. 

d) Installation of reduced-pressure backflow prevention assemblies for each water 
service commensurate to the hazard level of the project site. 

e) Installation of a blowoff at the end of the existing water main along Autrey Street. 
f) Replacement of existing flushing inlet at the end of the existing sewer main along 

Autrey Street if video inspection determines it to be in unsatisfactory condition. 
g) Installation of a new ADA-compliant driveway approach to the property at the end 

of Autrey Street, including additional transitional curb/gutter/sidewalk to allow 
conformation with the existing roll curb/sidewalk along the remainder of the street. 

h) Grind and overlay of existing pavement within the existing cul-de-sac area at the 
end of Autrey Street to allow the street surface to conform to the new driveway 
approach’s alignment and gutter lip elevations.  Pavement restoration limits and 
methods are to be determined by the City. 

https://www.milpitas.gov/333/Standard-Details-Specifications
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i) Installation of new stormwater treatment facility in available vegetated public 
right-of-way or public easement area(s) along the project frontage for the 
treatment of runoff for an equivalent area of offsite public improvements.  The 
design of these stormwater treatment facilities shall comply with the Santa Clara 
Valley Urban Runoff Pollution Prevention Program’s Provision C.3 design 
standards.  Any exemptions from this requirement can only be granted with the 
approval of the City’s stormwater consultant. 
 

30. Abandonment of Existing City Utilities: Permittee shall cap, abandon or remove any 
unused existing public utilities based upon City’s Abandonment Notes and to the City’s 
satisfaction.  
 

31. Relocation and Adjustment of Existing Public Utilities: Permittee shall relocate and/or 
adjust existing public utilities as needed that are in conflict with the proposed 
improvements. 
 

32. Water Service Agreement: Permittee shall complete a water service agreement to 
obtain water service.  

 
33. Encroachment Permit: Prior to any work in the public right-of-way and/or public 

easement, obtain an encroachment permit with insurance requirements for all public 
improvements including a traffic control plan per the latest California Manual on 
Uniform Traffic Control Devices (MUTCD) standards to be reviewed and approved by 
the Engineering Department. 

 
PRIOR TO BUILDING PERMIT ISSUANCE  
The following conditions shall be addressed during the building plan check process and shall 
be met prior to any building permit issuance (except demolition permit and rough grade 
permit), unless otherwise approved by the Director of Engineering/City Engineer. (E) 

 
34. Easement Dedication: Permittee shall dedicate any additional public service utility 

easements, public access easements, and/or street easements to cover the new ADA-
compliant driveway approach and additional area behind it that the City deems 
necessary for the project. 

 
35. Abandonment/Quitclaim Easements: Permittee shall abandon/quit claim existing 

easements that the City deems to be in conflict with or unnecessary for the project. 
 

36. Utility Company Approval: Permittee shall obtain approval letters from utility 
companies (PG&E, AT&T, Comcast) for abandonment of existing and dedication of 
new public service utilities easements.  

 
37. Easements on the Building Permit Plans: Permittee shall depict all existing easements 

to remain based upon current preliminary title report and depict new easements on 
applicable building permit plans. 
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38. Stormwater Facility Operation & Maintenance Plan: Permittee shall incorporate design 
details into applicable construction plans in accordance with City approved Storm 
Water Control Plan (SWCP).  Permittee shall also submit Stormwater Facility 
Operation & Maintenance Plan that describes operation and maintenance procedures 
needed to ensure that treatment Best Management Practices (BMPs) and other storm 
water control measures continue to work as intended and do not create a nuisance 
(including vector control).  

 
39. Stormwater Management Facilities O&M Agreement: Permittee shall execute and 

record a Stormwater Management Facilities Operation and Maintenance (O&M) 
Agreement associated with the SWCP O&M Plan, including perpetual maintenance of 
treatment areas/units, as reviewed and accepted by the Engineering Department. The 
subject O&M Agreement shall be referenced in the CC&Rs, if applicable. 

 
40. Water Supply and Force Majeure: The City reserves the right to suspend the issuance 

of building permits in case of an emergency declaration of water supply in the case of 
a major catastrophic event that restricts City’s assurance to provide water supply.  

 
41. Water Efficient Landscapes: Permittee shall comply with Milpitas Municipal Code Title 

VIII, Chapter 5 Water Efficient Landscapes for landscape design, including but not 
limited to, providing separate water meters for domestic water service and irrigation 
service and providing applicable landscape documentation package.  

 
42. Solid Waste and Recycling Facility Design: Permittee shall comply with all applicable 

City design guidelines/details associated with haul route, turning radius, vertical and 
horizontal clearance, trash enclosure, staging area, storage area, etc.  

 
43. Recycling Report Prior to Demolition Permit Issuance: Permittee shall submit Part I of 

a Recycling Report on business letterhead to the Building Department, for forwarding 
to the Engineering Department for review and approval. The report shall describe the 
following resource recovery activities:  
a) What materials will be salvaged.  
b) How materials will be processed during demolition. 
c) Intended locations or businesses for reuse or recycling.  
d) Quantity estimates in tons (both recyclable and for landfill disposal). Estimates for 

recycling and disposal tonnage amounts by material type shall be included as 
separate items in all reports to the Building Division before demolition begins. 

Permittee shall make every effort to salvage materials for reuse and recycling, and 
shall comply with the City’s demolition and construction debris recycling ordinance.  

 
44. Recycling Report Prior to Building Permit Issuance: Permittee shall submit Part II of 

the Recycling Report to the Building Department, for forwarding to the Engineering 
Department. Part II of the Recycling Report shall be supported by copies of weight 
tags and/or receipts of “end dumps.”  Actual reuse, recycling and disposal tonnage 
amounts (and estimates for “end dumps”) shall be submitted to the Building 
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Department for approval by the Engineering Department prior to inspection by the 
Building Department.  

 
45. Grease Interceptor: Provide grease interceptors for buildings with food service. 

Contact San Jose/Santa Clara Water Pollution Control Plant at 
https://www.sanjoseca.gov/home/showpublisheddocument/72881/63756585536243
0000 for sizing and location requirements for grease interceptor(s). No grease 
interceptor(s) shall be located in any public right-of-way or public easement areas.  

 
46. Development Fees: Permittee shall pay the following development fees. The 

information listed in items “a” through “e” are based upon current fee rates; however, 
those fee rates are subject to change. The exact fee amount shall be determined at 
the time of building permit fee payment. 
a) Water connection fee at $5.97/gpd for commercial, based upon increased water 

usage. 
b) Sewer connection fee at $8.52/gpd for commercial, based upon increased average 

wastewater flow. 
c) Wastewater Treatment Plant fee per MMC VIII, Chapter 2, Section 7.04. 
d) Calaveras Boulevard Widening Traffic Impact fee per Resolution No. 7894. 
e) 3.8% of applicable fees in accordance with City Resolution No. 8969 as Permitting 

Automation Fee. 
 

47. Hazard Assessment Report: For any new back flow device proposed to be installed 
on an irrigation, domestic or fire service, the Permittee and its qualified cross-
connection specialist shall complete and submit a City of Milpitas Hazard 
Assessment Report (CMP Hazard Assessment Report (Fillable) 2026).  An existing 
Hazard Assessment Report may be submitted if completed in the last six (6) months, 
or submission of a new assessment if any of the following conditions have occurred: 
1) Initial site hazard assessment is older than six (6) months, 2) Account change; 3) 
New connection; 4) Change in onsite activities or materials that may affect water 
safety; 5) If there has been cross-connection incident in the last six (6) months or if 
this work is requirement of the State Water Resource Control Board.  The Hazard 
Assessment Report shall be submitted for review and approval by the City’s Utility 
Engineering department prior to building permit issuance. 

 
DURING CONSTRUCTION 
The following conditions shall be complied with at all times during the construction phase of 
the project, unless otherwise approved by the Director of Engineering/City Engineer. (E) 

 
48. Dewatering: If dewatering is needed during construction, Permittee shall obtain a 

Short-Term Industrial Wastewater Permit from the San Jose/Santa Clara Water 
Pollution Control Plant for discharging the groundwater to a sanitary sewer system. 

 
49. Prohibition of Potable Water Usage: Permittee shall use recycled water for 

construction purposes, including dust control and compaction. Permittee shall comply 

https://www.sanjoseca.gov/home/showpublisheddocument/72881/637565855362430000
https://www.sanjoseca.gov/home/showpublisheddocument/72881/637565855362430000
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with MMC VIII-6-5.00 and 6-6.00 where potable water usage is prohibited, unless 
otherwise approved by the City Council.  

  
50. Construction Staging and Employee Parking: Permittee shall place all construction 

related materials, equipment, and arrange construction workers parking on-site and 
not located in the public right-of-ways or public easements.  

 
51. Water Shut-down Plan: Permittee shall provide a water shut-down plan at least seven 

days in advance of the shut-down in coordination with the Engineering Inspector and 
notify affected property owners/tenants when cut-in tee(s) is/are required. 

 
 
PRIOR TO FIRST OCCUPANCY 
The following conditions shall be met prior to first building occupancy on either lot, unless 
otherwise approved by the Director of Engineering/City Engineer.  

 
52. Completion of Public Improvements: Permittee shall complete all public 

improvements, including but not limited to surface sidewalk and pavement 
improvements and subsurface utility improvements along the project frontage, as 
shown on City approved plans.  

 
53. Landscape Certificate of Completion: Permittee shall submit a Certificate of 

Completion that complies with the Milpitas Municipal Code Water Efficient 
Landscapes ordinance.  

 
54. Record Drawings: Permittee shall submit record drawings in Full size hard copy, 

AutoCAD, Tiff, and PDF formats for City records. Record drawings shall include all 
public improvements. Additionally, if the project uses recycled water, the permittee 
shall also submit record drawings of on-site irrigation facilities.  

 
55. Private Job (PJ) Balance: Permittee shall pay for any remaining balance from the 

Private Job deposit.  
 

 
Key: 

(P) = Planning 
(B) = Building 
(E) = Engineering 
(F) = Fire Prevention  
(CA) = City Attorney  
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Living Water Baptist Church Operation Letter

It has been more than 20 years since Living Water Baptist Church became a part of the Milpitas 
community. Beginning with just five members, our church has grown steadily through the love, 
encouragement, and support of our congregation and neighbors. We are excited to share that we 
are planning to construct a new church building to better serve our members and the surrounding 
community.

The new facility will allow us to expand our community outreach efforts and provide a 
welcoming place for fellowship, worship, and service. Each year, we plan to host Christmas, 
Easter, and Thanksgiving concerts featuring high-quality music, uplifting worship services, and 
fellowship programs open to both church members and our neighbors. These events are intended 
to strengthen community connections and provide meaningful opportunities for fellowship and 
engagement.

Our regular Sunday schedule consists of worship services from 11:00 a.m. to 1:00 p.m., followed 
by fellowship lunches from 1:00 p.m. to 2:00 p.m., and Bible study classes from 2:00 p.m. to 
3:00 p.m. While our current congregation consists of approximately 65 members, we anticipate 
growing to approximately 100 participants attending these Sunday activities.

In addition, morning prayer meetings are held Tuesday through Saturday from 6:00 a.m. to 8:00 
a.m., typically attended by 10 to 20 individuals.

As we have done throughout our history, we will continue providing transportation assistance to 
elderly members and others who require rides to church activities. Three church vans will be 
used for this purpose and will be operated by experienced drivers who will exercise care and 
consideration while traveling through the neighborhood.

To further minimize impacts on surrounding streets, the proposed project includes additional on-
site parking spaces to accommodate our congregation and reduce the need for street parking. We 
are committed to being good neighbors and look forward to continuing to serve the Milpitas 
community for many years to come.

Thank you 

Paster Kyubum Yim



Attachment E: Public Comment (258 Autrey Street) 

Hi Planning Department, 

We are Jixuan Liu and Hui Mi, residents at 258 Autrey Street, located very close to the 
proposed church project at 297 Autrey Street. 

 

We have a few concerns regarding the proposed project and would like to better 
understand the design and its potential impacts on the surrounding residential 
neighborhood: 
 
1. Scale and Intensity of the Proposed Development 
Based on the public hearing notice, the proposed church appears to be substantially larger 
than the existing building in terms of floor area, height, and overall massing. We would like 
to better understand the comparison between the existing and proposed building, 
including the building size, maximum occupancy, and anticipated hours and frequency of 
activities. We are concerned that a significantly larger facility may result in increased 
traffic, parking demand, and activity within this otherwise quiet residential neighborhood. 
 
2. Compatibility with the Surrounding Residential Neighborhood and View 
Based on the rendering included in the notice, the proposed front elevation appears to use 
large areas of strongly contrasting black and white exterior materials. Together with the 
scale and modern architectural character of the building, we are concerned that the 
proposed design may not be compatible with the predominantly single-family residential 
character of Autrey Street and the surrounding neighborhood.  
We are also concerned about the proposed building height and its potential impact on 
views toward the surrounding hills. The mountain views and overall visual character of this 
neighborhood were important factors when we purchased our home approximately one 
year ago, and we hope the proposed development can minimize its impact on these 
existing views. 
 
3. Potential Solar Glare from Extensive Glazing 
We are particularly concerned about the large areas of glazing shown on the proposed 



Attachment E: Public Comment (258 Autrey Street) 

elevation. The church is prominently located within the line of sight of residents traveling 
along Autrey Street, particularly when returning home during the late afternoon and 
evening. We are concerned that low-angle western sunlight reflected from the extensive 
glazing could create significant glare for approaching drivers and potentially affect traffic 
and pedestrian safety. 
We would appreciate reviewing the proposed glazing specifications and any available solar 
glare or reflectivity analysis demonstrating how potential glare impacts on nearby residents 
and drivers have been addressed. 

For the reasons above, we would greatly appreciate the opportunity to review the complete 
plan set and any relevant supporting documents so that we can better understand the 
proposed development and evaluate its potential short- and long-term impacts on the 
surrounding homes and residents. 

If available, could you please email us the complete plan set, including the cover sheet, 
site plans, floor plans, elevations, and other supporting documents available for public 
review? 

We hope to review the project in greater detail and continue communicating with the 
Planning Department regarding our concerns and potential ways to address them. 

Thank you very much for your assistance. 

Best, 
Jixuan Liu & Hui Mi 
258 Autrey Street 
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