
  AGENDA ITEM: VIII-2 

 

 
 

MILPITAS PLANNING COMMISSION 
AGENDA REPORT 

 

Meeting Date: November 13, 2013 

 

PUBLIC HEARING 

APPLICATION: SITE DEVELOPMENT PERMIT NO. SD13-0015 AND 
CONDITIONAL USE PERMIT AMENDMENT NO. UA13-
0005 

 
APPLICATION  
SUMMARY: A request for façade modifications to the Great Mall incorporating 

the new Red Robin Restaurant, along with the request for ancillary 
bar and sales of all types of alcohol. 

 
LOCATION: 248 Great Mall Drive (APN: 86-24-060) 
APPLICANT: Red Robin International Inc., Brad Smith property Development 

Manager, 6312 S Fiddlers Green Circle, 200 N, Greenwood 
Village, CO 80111 

OWNER: Mills Corporation, 1300 Wilson Blvd #400, Arlington, VA 22209 
 
RECOMMENDATION: Staff recommends that the Planning Commission: 

Adopt Resolution No. 13-031 approving Site Development 
Permit No. SD13-0015 and Amending Conditional Use Permit 
No. 1167.2 subject to the conditions of approval.   

 
PROJECT DATA: 
     General Plan/ 
     Zoning Designation: General Commercial / General Commercial with Site and 

Architectural Overlay (C2-S), and is located within the Transit 
Area Specific Plan.  

      
CEQA Determination: Categorically Exempt from further environmental review pursuant 

to Class 1, Section 15301 (Existing Facilities) of the California 
Environmental Quality Act (CEQA).  

  
PLANNER: Tiffany Brown, Assistant Planner 
 
PJ:  2958 
 
ATTACHMENTS:  A.  Resolution No. 13-031 
 B.  Site Plans 
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Map 1 
Project Location 

 
Map 2 

Project Site 
 

 

Not to Scale.
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BACKGROUND 
History 
In the early 1950’s, the Ford Motor Company opened the Milpitas Assembly Plant on 
approximately 100 acres.  The plant was closed in 1983 and renovated into the Great Mall (1993) 
with approximately 1.7 million square feet of retail space which opened in September of 1994. 
 
In 1995, a Conditional Use Permit was reviewed and approved for a restaurant (Fresh Choice) 
with 190 indoor seats, 32 outdoor seats, and the service of beer and wine.  With the closing of 
Fresh Choice in February of 2012, the Planning Division received an application for a new 
nationwide chain sit-down restaurant (Red Robin) that mainly serves burgers, sandwiches, 
salads, fries and more.   
 
The Application 
On June 26, 2013, Brad Smith representing Red Robin submitted an application pursuant to 
Section 57 of the Milpitas Zoning Ordinance for a Site Development Permit and Conditional Use 
Permit Amendment. The following is a summary of the requests: 
 

• Site Development Permit: To evaluate the façade modifications to the Great Mall exterior 
tenant space per Title XI-10-57.03. 

• Conditional Use Permit Amendment: to amend conditional use permit no UP1167.2 per 
Section to allow a full service bar. 

 
PROJECT DESCRIPTION 

Overview 
The Great Mall is located at the south end of Milpitas near Great Mall Parkway and Montague 
Expressway on a 100 acre site.  The property is zoned General Commercial and is a part of the 
Transit Area Specific Plan and is surrounded by Multi-Family to the north and west, Mixed Use 
Very High Density to the South, and Heavy Industrial to the east.  The tenant space for the 
restaurant is located at the southeast portion of the mall, facing the Union Pacific Railroad tracks.  
The restaurant will locate within a 6,763 square foot tenant space renovated with a new lobby, 
dining area, and full service bar totaling in 178 seats.  The hours of operation are 11:00am to 
11:00pm daily.   
 
Conditional Use Permit  
The project site is zoned General Commercial and is located within a mall surrounded by 
commercial retail and eatery uses.  The project location was previously approved for a restaurant 
use with ancillary sales of beer and wine.  The sale of alcoholic beverages is ancillary and in 
conjunction with the bona fide restaurant.  It is typical for a Red Robin to offer the sale of 
alcohol with their meals.  This application is subject to State laws regarding the sale of alcoholic 
beverages.   
 
The sale of alcohol in the State of California is regulated by the Alcoholic Beverage Control Act 
(California Business and Profession Code Sections 23000-25762).  The California Department of 
Alcoholic Beverage Control is required to deny an application for a license if issuance of the license 
would result in or add to an undue concentration of licenses in a particular area, unless the local 
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governing body finds that it would serve the public convenience or necessity.   An undue 
concentration is defined under Business and Profession Code Section 23958.4 as an area where: (a) 
there is a crime reporting district that has a 20% greater number of reported crimes than the average 
of all crime reporting districts in the jurisdiction or (b) the ratio of retail licenses of the type applied 
for, to the population in the census tract or census division exceeds the ratio for the county in which 
the applicant premises are located.            
                          
According to the Department of Alcohol Beverage Control, the project falls within an undue 
concentration area for the type of liquor license sought, which authorizes seven (7) on-sale licenses 
while the census tract currently has seven (31) active licenses.  In order for the Department of 
Alcoholic Beverage Control to grant the pending license application, the Planning Commission is 
required to make a finding pursuant to Business and Profession Code Section 23958.4 that sale of 
alcohol will not have a negative impact on the surrounding community and serves the public 
convenience or necessity.   
 
Alcohol Beverage Control Findings.  Based on staff’s analysis, the following findings can be made 
that the project will not be detrimental to the surrounding area and serves the public convenience or 
necessity.  See findings below. 
 
Site & Architectural 
The application includes modifying the exterior wall of the tenant space to incorporate a new 
entryway and add definition to the façade by introducing protruding walls and pop outs (See 
Attachment B).  The proposal includes painting the new protruding walls a Red Robin Dark red 
and new entryway with aluminum accents over the door and windows. The proposal includes 
new landscaping in the existing planters in front of the tenant space and will keep the existing 
Melaleuca trees.  
REQUIRED FINDINGS  
A finding is a statement of fact relating to the information that the Planning Commission or City 
Council has considered in making a decision.  Findings shall identify the rationale behind the 
decision to take a certain action.  
 
Conditional Use Permit (Section XI-10-57.04 (F) 
 

1. The proposed use, at the proposed location will not be detrimental or injurious to 
property or improvements in the vicinity nor to the public health, safety, and general 
welfare. 
 
The project site is zoned General Commercial and is located within a mall surrounded by 
commercial retail and eatery uses.  The project location was previously approved for a 
restaurant use with ancillary sales of beer and wine.  The sale of alcoholic beverages is 
ancillary and in conjunction with the bona fide restaurant.  It is typical for a Red Robin 
to offer the sale of alcohol with their meals.  The proposed restaurant with ancillary sales 
of all types of alcoholic beverages will reactivate the vacant tenant space, supporting the 
surrounding uses. 
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2. The proposed use is consistent with the Milpitas General Plan, specifically Policies 2.a-I-
3 and 2.a-I-5 in that: 

A restaurant use is a compatible use within the mall, and the service of alcoholic 
beverages is an ancillary use to a restaurant, which promotes and encourages economic 
pursuits while providing economic opportunities for all Milpitas residents within existing 
land use constraints encourages economic pursuits and promotes business within the 
City. 
 

3. The proposed use is consistent with the Milpitas Zoning Ordinance: 
 
The proposed restaurant with full service bar will reactivate the vacant tenant space, 
support the surrounding uses, and meets the development standards within the zoning 
ordinance in that the restaurant will not generate additional traffic or a parking deficit 
because the dining area proposes fewer seats then originally approved for which requires 
less parking. 
 

4. The project is consistent with the Transit Area Specific Plan specifically Policy 4.77 in 
that: 
 
The new restaurant will support and strengthen sales for neighboring retail businesses. 
 
Department of Alcoholic Beverage Control findings pursuant to Business and Profession 

Code Section 23958.4: 
                          

According to the Department of Alcohol Beverage Control, the project falls within an undue 
concentration area for the type of liquor license sought, which authorizes seven (7) on-sale licenses 
while the census tract currently has seven (31) active licenses.  In order for the Department of 
Alcoholic Beverage Control to grant the pending license application, the Planning Commission is 
required to make a finding pursuant to Business and Profession Code Section 23958.4 that sale of 
alcohol will not have a negative impact on the surrounding community and serves the public 
convenience or necessity.   
 
Alcohol Beverage Control Findings.  Based on staff’s analysis, the following findings can be made 
that the project will not be detrimental to the surrounding area and serves the public convenience or 
necessity: 

• The proposed eating establishment is not located within a crime reporting district.   
• The proposed alcohol sales is a complementary service to the existing food service.   

The project is located in the Great Mall in the General Commercial Zoning District and is 
surrounding by other commercial and restaurant uses.  The addition of alcohol sales at this 
location would provide a public convenience and necessity for dining customers in that the 
sale of alcoholic beverages is ancillary and in conjunction with the bona fide restaurant and 
it is typical for Red Robin Restaurants to offer the sale of alcohol with their meals. 

• As conditioned, the applicant shall be required to obtain training for responsible alcohol 
serving.   
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Site Development Permit (Section XI-10-57-03(F) 
 

1. The layout of the site and design of the proposed buildings, structures and landscaping 
are compatible and aesthetically harmonious with adjacent and surrounding development. 
 
The Great Mall is a unique building in that it is a 1.7million square foot space that 
allows for multiple retail and restaurant uses.  The Mall Façade is consistent around the 
building but allows for variation to the façade for tenant spaces that introduce an 
exterior entrance.  This allows the mall to establish variety and awareness to mall 
consumers.  The proposal for the restaurant is consistent with the Red Robin Restaurant 
colors and style and is aesthetically designed to be compatible with the rest of the Mall.  
The proposal includes enhancing the existing landscaping areas around the restaurant.   
 

2. The project is consistent with the Milpitas General Plan, specifically Policy 2.a-I-10 in 
that: 
 
The façade changes to the restaurant are vibrant and promote the new restaurant which 
supports the neighboring commercial uses and provides beautification of the existing 
development. 

 
3. The project is consistent with the Milpitas Zoning Ordinance: 

 
In that the new façade provides depth and interest in the new tenant space area and 
meets the development standards for height, setbacks, landscaping and parking 
requirements. 

 
4. The project is consistent with the Transit Area Specific Plan: 

 
The new restaurant will support and strengthen sales for neighboring retail businesses. 

 
ENVIRONMENTAL REVIEW 
The Planning Division conducted an initial environmental assessment of the project in 
accordance with the California Environmental Quality Act (CEQA).  The proposed project is 
categorically exempt from further environmental review pursuant to Class 1, Section 15301 
(Existing Facilities) of the California Environmental Quality Act (CEQA) in that the restaurant is 
locating within an existing tenant space within the mall. 
 
PUBLIC COMMENT/OUTREACH 
Staff publicly noticed the application in accordance with City and State law.  As of the time of 
writing this report, there have been no inquiries from the public. The table below provides a 
summary of the City’s public noticing efforts for this project.  
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Table 1 
Public Noticing Summary 

 
Notice of Public Hearing Agenda 

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

 Eight hundred and fifty two (852) 
notices mailed to property owners and 
residents within 1,000 feet to the 
project site (10 days prior to the 
hearing)    

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

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

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

 

 
The map below illustrates the extent of the mailed notices. 
 

Map 3 
Public Notice Radius 
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CONCLUSION 
The proposed restaurant with full service bar will reactivate the vacant tenant space, 
supporting the surrounding uses.  The sale of alcoholic beverages is ancillary and in 
conjunction with the bona fide restaurant.  It is typical for a Red Robin Restaurant to offer the 
sale of alcohol with their meals.  As conditioned, the project will not be detrimental to public 
health. 
 
RECOMMENDATION 
STAFF RECOMMENDS THAT the Planning Commission adopt Resolution No. 13-031 
approving Site Development Permit No. SD13-0015 and Amending Conditional Use Permit No. 
1167.2 subject to the conditions of approval.   
 
Attachments: 

A.  Resolution No. 13-031 
B. Site Plans 



ATTACHMENT A. 

RESOLUTION NO. 13-031 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MILPITAS, 
APPROVING SITE DEVELOPMENT PERMIT NO. SD13-0015 AND CONDITIONAL 
USE PERMIT AMENDMENT NO. UA13-0005, FOR RED ROBIN RESTAURANT, TO 
ALLOW FAÇADE MODIFICATIONS TO THE EXTERIOR OF THE GREAT MALL 

AND FULL SERVICE BAR FOR THE RESTAURANT LOCATED AT 248 GREAT 
MALL PARKWAY 

 
WHEREAS, A Conditional Use Permit (No. 1166) was approved by the City on March 

24, 1993 for the use of a restaurant with 190 indoor seats and 32 outdoor seats. 
 
WHEREAS, A Conditional Use Permit (No. 1167.2) was approved by the City on 

February 23, 1994 to allow the ancillary sales of beer and wine within the restaurant.   
 
WHEREAS, on July 26, 2013, an application was submitted by Brad Smith representing 

Red Robin International Inc., 6312 S Fiddlers Green Circle, 200 N, Greenwood Village, CO 
80111 for a Site Development Permit and Conditional Use Permit to allow façade modifications 
to the exterior of the Great Mall and ancillary sales of alcohol with bar for the restaurant located 
at 248 Great Mall Parkway (the “Project”).  The property is located within General Commercial 
with Site and Architectural Overlay (C2-S), and is located within the Transit Area Specific Plan 
(APN: 86-24-060). 

 
WHEREAS, The sale of alcohol in the State of California is regulated by the Alcoholic Beverage 

Control Act (California Business and Profession Code Sections 23000-25762).  The California Department of 
Alcoholic Beverage Control is required to deny an application for a license if issuance of the license would 
result in or add to an undue concentration of licenses in a particular area, unless the local governing body 
finds that it would serve the public convenience or necessity.   An undue concentration is defined under 
Business and Profession Code Section 23958.4 as an area where: (a) there is a crime reporting district that has 
a 20% greater number of reported crimes than the average of all crime reporting districts in the jurisdiction or 
(b) the ratio of retail licenses of the type applied for, to the population in the census tract or census division 
exceeds the ratio for the county in which the applicant premises are located. 

 
WHEREAS, the Project falls within in an undue concentration area for liquor licenses, and 

therefore, the Planning Commission is required to make a finding that the sale of alcohol will not 
have a negative impact on the surrounding community and serves the public convenience or 
necessity.   

 
WHEREAS, on October 23, 2013, Planning staff completed review of the proposed 

project.  

WHEREAS, the Planning Division completed an environmental assessment for the 
project in accordance with the California Environmental Quality Act (CEQA), and recommends 
that the Planning Commission determine this project exempt under CEQA. 
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WHEREAS, on November 13, 2013, the Planning Commission held a duly noticed 
public hearing on the subject application and considered evidence presented by City staff, the 
applicant, and other interested parties. 
 

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

 
Section 1: The Planning Commission has duly considered the full record before it, which 

may include but is not limited to such things as the City staff report, testimony by staff and the 
public, and other materials and evidence submitted or provided to the Commission.  
Furthermore, the recitals set forth above are found to be true and correct and are incorporated 
herein by reference.  

 
Section 2: The proposed Project is categorically exempt from further environmental 

review pursuant to Class 1, Section 15301 (Existing Facilities) of the California Environmental 
Quality Act (CEQA) in that the restaurant is located within an existing tenant space within the 
Great Mall. 

 
Section 3:  The City previously issued Conditional Use Permit No. 1166 on March 24, 

1993 and Conditional Use Permit No. 1167.2 on February 23, 1994 relating to the property 
located at 248 Great Mall Parkway.  Provisions of the Conditional Use Permit No. 1166 
approved by the City on March 24, 1993 and Conditional Use Permit No. 1167.2 approved by 
the City on February 23, 1994 not modified by this Resolution shall remain in full force and 
effect.  In the event of any conflicts between the Conditional Use Permit No. 1166 approved by 
the City on March 24, 1993 and Conditional Use Permit No. 1167.2 approved by the City on 
February 23, 1994 and this Resolution, this Resolution shall control.    

 
Any provision of Existing Entitlement Name approved by the City of Milpitas in Date not 

amended by Amending Entitlement No. UA13-0005 shall remain in full force and effect.  
Additionally, Amending Entitlement No. UA13-0005 shall govern and control in the event there 
is any conflict or discrepancies between the two documents.    

 
Section 4:  Conditional Use Permit (Section XI-10-57.04(F) - The Planning 

Commission makes the following findings based on the evidence in the public record in 
support of Conditional Use Permit Amendment No. UA13-0005:  
 

1. The proposed use, at the proposed location will not be detrimental or injurious to 
property or improvements in the vicinity nor to the public health, safety, and general 
welfare. 
 
The project site is zoned General Commercial and is located within a mall surrounded by 
commercial retail and eatery uses.  The project location was previously approved for a 
restaurant use with ancillary sales of beer and wine.  The sale of alcoholic beverages is 
ancillary and in conjunction with the bona fide restaurant.  It is typical for Red Robin 
Restaurants to offer the sale of alcohol with their meals. 
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2. The proposed use is consistent with the Milpitas General Plan, specifically Policies 2.a-I-
3 and 2.a-I-5 in that: 

A restaurant use is a compatible use within the mall and the service of alcoholic 
beverages is an ancillary use to a restaurant, which promotes and encourages economic 
pursuits while providing economic opportunities for all Milpitas residents within existing 
land use constraints encourages economic pursuits and promotes business within the 
City. 
 

3. The proposed use is consistent with the Milpitas Zoning Ordinance: 
 
The proposed restaurant with full service bar will reactivate the vacant tenant space, 
support the surrounding uses, and meets the development standards within the zoning 
ordinance in that the restaurant will not generate additional traffic or a parking deficit 
because the dining area proposes fewer seats then originally approved for which requires 
less parking.. 
 

4. The project is consistent with the Transit Area Specific Plan specifically Policy 4.77 in 
that: 
 
The new restaurant will support and strengthen sales for neighboring retail businesses. 

   
Section 5:  Department of Alcoholic Beverage Control  findings pursuant to Business 

and Profession Code Section 23958.4: 
                          

According to the Department of Alcohol Beverage Control, the project falls within an undue 
concentration area for the type of liquor license sought, which authorizes seven (7) on-sale licenses 
while the census tract currently has seven (31) active licenses.  In order for the Department of 
Alcoholic Beverage Control to grant the pending license application, the Planning Commission is 
required to make a finding pursuant to Business and Profession Code Section 23958.4 that sale of 
alcohol will not have a negative impact on the surrounding community and serves the public 
convenience or necessity.   
 
Alcohol Beverage Control Findings.  Based on staff’s analysis, the following findings can be made 
that the project will not be detrimental to the surrounding area and serves the public convenience or 
necessity: 

• The proposed eating establishment is not located within a crime reporting district.   
• The proposed alcohol sales is a complementary service to the existing food service.   

The project is located in the Great Mall in the General Commercial Zoning District and is 
surrounding by other commercial and restaurant uses.  The addition of alcohol sales at this 
location would provide a public convenience and necessity for dining customers in that the 
sale of alcoholic beverages is ancillary and in conjunction with the bona fide restaurant and 
it is typical for Red Robin Restaurants to offer the sale of alcohol with their meals. 

• As conditioned, the applicant shall be required to obtain training for responsible alcohol 
serving.   
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Section 6:  Site Development Permit (Section XI-10-57-03(F) - The Planning 
Commission makes the following findings based on the evidence in the public record in 
support of Site Development Permit No. SD13-0005:  
 

1. The layout of the site and design of the proposed buildings, structures and landscaping 
are compatible and aesthetically harmonious with adjacent and surrounding development. 
 
The Great Mall is a unique building in that it is a 1.7million square foot space that 
allows for multiple retail and restaurant uses.  The mall façade is consistent around the 
building but allows for variation to the façade for tenant spaces that introduce an 
exterior entrance.  This allows the mall to establish variety and awareness to mall 
consumers.  The proposal for the restaurant is consistent with the Red Robin Restaurant 
colors and style and is aesthetically designed to be compatible with the rest of the Mall.  
The proposal includes enhancing the existing landscaping areas around the restaurant.   
 

2. The project is consistent with the Milpitas General Plan, specifically Policy 2.a-I-10 in 
that: 
 
The façade changes to the restaurant are vibrant and promote the new restaurant which 
supports the neighboring commercial uses and provides beautification of the existing 
development. 

 
3. The project is consistent with the Milpitas Zoning Ordinance: 

 
As further explained in staff’s report, the new façade provides depth and interest in the 
new tenant space area and meets the development standards for height, setbacks, 
landscaping and parking requirements. 

 
4. The project is consistent with the Transit Area Specific Plan: 

 
The new restaurant will support and strengthen sales for neighboring retail businesses. 

 
Section 7: The Planning Commission of the City of Milpitas hereby adopts Resolution 

No. 13-031 amending Conditional Use Permit No. 1167.2 and approving Site Development 
Permit SD13-0013 based on the above Findings and subject to the Conditions of Approval 
attached hereto as Exhibit 1 and incorporated herein. 

 
 
PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of 
Milpitas on November 13, 2013. 
 

 
Chair 

 
TO WIT: 
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I HEREBY CERTIFY that the following resolution was duly adopted at a regular meeting of 
the Planning Commission of the City of Milpitas on November 13, 2013, and carried by the 
following roll call vote:  
 

COMMISSIONER AYES NOES ABSENT ABSTAIN 

Lawrence Ciardella     

John Luk     

Rajeev Madnawat     

Sudhir Mandal     

Zeya Mohsin     

Gurdev Sandhu     

Garry Barbadillo     

Demetress Morris     
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EXHIBIT 1 
 

CONDITIONS OF APPROVAL 
SITE DEVELOPMENT PERMIT NO. SD13-0015 AND CONDITIONAL USE PERMIT 

AMENDMENT NO. UA13-0005 
 
 

General Conditions 
 
1.  The owner or designee shall develop the approved project in conformance with the approved 

plans and color and materials sample boards approved by the Planning Commission on 
November 13, 2013, in accordance with these Conditions of Approval.     
 
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 
owner or designee shall submit modified plans and any other applicable materials as required 
by the City for review and obtain the approval of the Planning Director or Designee.  If the 
Planning Director or designee determines that the deviation is significant, the owner or 
designee shall be required to apply for review and obtain approval of the Planning 
Commission, in accordance with the Zoning Ordinance. (P)                                                                              

 
2.  Conditional Use Permit Amendment No. UA13-0005 and Site Development Permit No. 

SD13-0015 shall become null and void if the project is not commenced within two (2) years 
from the date of approval unless in conjunction with a tentative map, then the project life 
coincides with the life of the map.  Pursuant to Section 64.06(B) of the Zoning Ordinance of 
the City of Milpitas, commencement shall be:  
 
a. Completes a foundation associated with the project; or 
b. Dedicates any land or easement as required from the zoning action; or 
c. Complies with all legal requirements necessary to commence the use, or obtains an 
occupancy permit, whichever is sooner. 
 

3.  Pursuant to Section 64.06(1) of the Zoning Code, the owner or designee shall have the right 
to request an extension of Conditional Use Permit Amendment No. UA13-0005 and Site 
Development Permit No. SD13-0015 if said request is made, filed and approved by the 
Planning Commission prior to expiration dates set forth herein. (P)  

 
4.  Prior to the issuance of a building permit, the owner or designee shall pay in full the project 

account balance and establish a remaining balance of 25% of the initial deposit. 
 
5. Prior to the issuance of a building permit, the owner or designee shall include within the four 

first pages of the working drawings for a plan check, a list of all conditions of approval 
imposed by the final approval of the project. (P) 

 
6. The operator shall be responsible for ensuring that all employees receive `Responsible 

Alcoholic Beverage Service’ training as offered through programs established by the 
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Alcoholic Beverage Control of the State of California. Evidence of such training and the 
training records of all employees shall be maintained on-site during business hours, and made 
available for inspection upon request. (P) 

 
7. The business owner shall hold training sessions to instruct their employees on the proper 

procedures in the handling and disposal of food items; the general maintenance and use of 
the compactor and any other procedures that would assist the business in complying with all 
State and local health and sanitation standards (refer to the County of Santa Clara 
Department of Environmental Health at (408) 729-5155 for their guidelines).  Prior to 
building permit final, the business owner shall submit an outline of the format and number of 
training sessions to the Planning Division to address; training in preparation of opening, for 
new employees, and for annual recurring training. (P) 

 
8. Prior to issuance of an occupancy permit, the required landscaping shall be planted and in 

place. (P) 
 
9. All planter areas shall be serviced by a sprinkler head or drip system. (P) 
 
10. All approved landscaping shall be permanently maintained and replaced in kind as necessary 

to provide a permanent, attractive and effective appearance. (P) 
 
11. Indemnification.  To the fullest extent permitted by law, applicant 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, and 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 related (directly or indirectly) to 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.  This indemnification shall include, but not be limited to, damages awarded 
against the City, if any, costs of suit, attorneys' fees, and other expenses incurred in 
connection with such claim, action, causes of action, suit or proceeding whether incurred by 
applicant, City, and/or the parties initiating or bringing such proceeding.  The applicant 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.  The applicant 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. The use shall comply with all local, state, and federal laws, rules, regulations, guidelines, 

requirements, and policies.  (CA/P) 
 
(P) = Planning 
 (CA) = City Attorney  
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ET-1

ES-2

ES-1

FC-1 ES-2

ECS-1 ECS-1EP-4

EC-2

ECS-1 FC-1ES-1

ES-3

ES-1ESF

TYP.

EC-2

ECS-1 ES-1EXISTING SERVICE
YARD TO REMAIN
APPLY EXTERIOR
FINISHES ONLY

EC-2

EP-1

EXISTING METAL
SIDING TO REMAIN
(NO CHANGE)

MALL ENTRY
MAIN  FACADE

T/CONC.
ELEV. 0'-0"

BT/EXIST. MTL.
SIDING
ELEV.16'-0" V.I.F.

T/WINDOW
ELEV. 10'-0"

BT/CANOPY
ELEV. 11'-10"

T/WATER TABLE
ELEV. 4'-0"

T/EXIST. PARAPET
ELEV. 25'-6" V.I.F.

ES-2

ES-3

ES-1ES-1

SIGN (N.I.C.) BY SIGN
CONTRACTOR. UNDER
SEPARATE PERMIT.

T/ PARAPET
ELEV. 28'-6" V.I.F.
(TO MATCH MALL - MAIN FACADE)

(3) LIGHT FIXTURES
STONE TRIM
SOURCE: NATIVE
CUSTOM STONE

TOP/CANOPY
ELEV. 12'-10"

T/PARAPET
ELEV.23'-4"

ES-1

ES-2

ES-3

FC-1

EP-1
EXTERIOR PAINT FINISH:
SHERWIN WILLIAMS - COLOR TO MATCH DRYVIT #461 TOAST
SOURCE: 800-321-8194

EP-2

ESF ALUMINUM STOREFRONT SYSTEM, 2" x 4 1/2":
FINISH:  CLEAR ANODIZED ALUMINUM

EC-1

EC-2

E.I.F.S.
#461 TOAST - DRYVIT
SANDBLAST FINISH

E.I.F.S.
RED ROBIN 'DARK' RED - DRYVIT CODE: RERO-01-1094-S
LIMESTONE TEXTURE

E.I.F.S.
#306 SWISS MOCHA - DRYVIT
SANDBLAST FINISH

20 GA. CLEAR ANODIZED ALUMINUM
BREAK METAL FINISH ( COLOR TO MATCH STOREFRONT FRAMING FINISH )

EP-3

EXTERIOR PAINT FINISH:
SHERWIN WILLIAMS #SW2914 VERMILLION
SOURCE: 800-321-8194

EXTERIOR PAINT FINISH - STENCIL:
SHERWIN WILLIAMS #SW7009 PEARLY WHITE
SOURCE: 800-321-8194

SS-1

PATIO SCREEN SHADE:
DRAPER INC. - EXTERIOR FLEX SHADES, CRANK OPERATED, CABLE GUIDES (BLACK).
FABRIC: MERMET - VIENNE 10% OPEN - COLOR CHARCOAL / CHARCOAL
SOURCE: 800-238-7999

PARAPET EDGE FASCIA:
BERRIDGE
STANDARD COLOR - COLONIAL RED

PARAPET WALL COPING:
BERRIDGE
STANDARD COLOR - SIERRA TAN

CS-1 INTEGRAL CONCRETE  COLORING: L.M. SCOFIELD CO.   CHROMIX ADMIXTURE
#C-34 DARK GRAY.  SOURCE: 800-800-9900

ECS-1
NATIVE CUSTOM STONE
#17 CEDAR CREEK w/ SILL & 12" x 20" CAP AT PATIO WALL
www.nativecstone.com, SOURCE: 706-216-5545

MP-1
STANDING METAL SEAM ROOF:
BERRIDGE - TEE-PANEL
METALLIC COLOR - ZINC COTE

EP-4
EXTERIOR PAINT FINISH - POWDER COATED OVER METAL LOUVER:
SHERWIN WILLIAMS #SW6062 RUGGED BROWN
SOURCE: 800-321-8194

EXTERIOR FINISHES

ET-1

EXTERIOR GLAZED TILE BRICK -
ELGIN BUTLER: #8800 CLASSIC RED - 2-1/4" x 7-5/8" x 3/4" THICK
GROUT: LATICRETE PERMACOLOR GROUT, COLOR # 58 TERRA COTTA
SOURCE: CHRISTIAN METZ - 773-254-0775 - cmetz@rauchclay.com

SIGNAGE AS SHOWN IN THESE DRAWINGS IS SCHEMATIC ONLY FOR
ILLUSTRATION PURPOSES AND DOES NOT IMPLY OR DESCRIBE ANY MEANS,
METHODS, OR DETAILS PRETAINING TO INSTALLATION OF THE AWNING OR
SIGNAGE. IT SHALL BE SOLELY THE SIGN CONTRACTOR'S RESPONSIBILTY TO
DESIGN, FABRICATE, AND INSTALL THE SIGN UNDER SEPARATE PERMIT. ANY
AND ALL STRUCTURAL CONSIDERATIONS SHALL BE COORDINATED BETWEEN
THE SIGNAGE CONTRACTOR, THE LANDLORD, AND HIS DESIGN
PROFESSIONALS. THE AWNING/SIGN CONTRACTOR SHALL SUBMIT SHOP
DRAWINGS DESCRIBING THE AWNING/SIGNAGE DESIGN INCLUDING
FINISHES, COLORS, AND DESIGN DIMENSIONS TO THE OWNER FOR DESIGN
INTENT REVIEW ONLY PRIOR TO AWNING/SIGN FABRICATION.

OPEN /
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ELEV.16'-0" V.I.F.

BT/ROOF DECK
24'-6" V.I.F.

ESFVP-1

FINISH FLR.
ELEV. 0'-0"

VP-1

FC-1

VP-1 FAUX IMPRESSIONS - VENETIAN PLASTER
SHERWIN WILLIAMS - SW6122 CAMELBACK

VP-2 FAUX IMPRESSIONS - VENETIAN PLASTER
SHERWIN WILLIAMS - SW2914 VERMILLION
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Irrigation

Tree Protection during Construction

The Preliminary Plant Palette represents a sampling of the types of shrub and groundcovers that we

anticipate to be appropriate for the location as well as the design style and overall theme.  This is the list

from which plant selection will be drawn from.  Not all plants listed within this plant palette may be used

in the final design and some plants not listed may be introduced.  However, the planting design intent

will remain consistent with this plan and plant palette.

The entire site will be irrigated using a fully automatic system and designed to meet Milpitas's Water Efficient

Landscape Ordinance.  The irrigation system will be predominately spot drip or bubbler with limited use of

pop-up sprays at high intensity landscape areas (min. 24" from hardscape).  The system will include in-line

valves, quick couplers, and gate valves.  The new circuits will tie into the existing irrigation system and

backflow preventer.  New irrigation controller (if needed) will be Rainbird, Irritrol, or equal. A complete irrigation

design with these parameters will be provided with the final improvement plans.

Preliminary Planting Note

Preliminary Plant Palette

The landscape design concept for the Red Robin is to provide an enjoyable and aesthetic space for the

customers that fits within the landscape framework of the mall and the existing perimeter landscape and

the surrounding area. Plant material has been selected that performs well in the specific climate

conditions of the South Bay (Sunset Zone #17).

Existing trees will remain and no new turf areas are being added. Low and medium water use hardy

shrubs and groundcover are proposed for the new replacement landscape in front of the building. The

landscape (and associated irrigation) has been designed to be compliant with City of Milpitas Water

Efficient Landscape Ordinance and Bay-friendly Landscape Guidelines.

Special considerations have been provided in selection of plant material that respects the needs of the

restaurant as well as the customers. Clear and secure view corridors have been provided to ensure

safety of the customers entering the building as well as moving around the site.

Landscape Concept

General Planting Notes

1. The landscape has been designed to be compliant with the City of Milpitas Landscape Standards,

the Water Efficient Landscape Ordinance, and to blend with the surrounding landscape.

2. All planting areas are to be top-dressed with min. 3" of bark mulch.

3. Landscape is designed to meet the intent and requirements of the Bay-friendly Landscape

Guidelines.

4. Existing trees at the perimeter will remain.  No existing trees within the new construction area will

be removed.

5. Plants have been selected for their hardiness to the specific climate and none are on the invasive

species list.

6. Plants have been selected and placed to provide a tapestry of form, color, and texture with

year-round interest.  They have also been selected for their growth form, requiring minimal pruning

and shaping.

7. Soil amendments and bark mulch shall be compost and recycled materials to the greatest extent

possible.  A soil analysis shall be required with soil amended per the recommendations of the soil

report.

Landscape Areas

New Shrubs

New Turf

Landscape Area

1,469 sf 100%

0 sf 0%

1,469 sf 100%

1. All existing trees that are shown on the planting plan denoted with an 'E' or specifically shown

not to be removed are to remain on site and to be cared for throughout the construction process.

The contractor will be required to replace any trees that are removed or die due to negligence or

not specifically following these notes.

2. No items are allowed to be stored within the drip line of existing-to-remain trees.  (Construction

equipment and storage causes soil compaction which can kill the trees).

3. It is the responsibility of the General Contractor to ensure the health of all existing trees.  Trees

damaged or killed during construction are to be replaced at a size large enough to the

satisfaction of the owner.

Boulders

Groundcover 

Non-Living Groundcover 

Shrubs

Trachelospermum asiatium Medium1-Gal @24" O.C.

Asian Jasmine

Varied size (12"-48") placed in loose random groups to appear as natural rock

outcroppings.  Boulders to be in compliance with Red Robin standards and approved by

Owner prior to installation.

Mulch to be evenly distributed throughout all shrub and groundcover areas unless otherwise noted on plans.  Mulch to be

nitrogen stabilized, max. 3/4", recycled material installed at min. 2" depth.  Contractor to provide sample for approval prior to

installation. "Gorilla-Hair" is not acceptable unless specifically noted for slope areas.

Existing mall entry

canopy

Not to scale

Vicinity Map

Mall Entry

Red Robin Entry

M A L L    L O O P    R O A D

Existing Melaleuca

trees to remain

Existing hedge to

remain

Existing shrubs

and groundcover

to remain

Trash

Enclosure

Bux GB Buxus microphylla japonica 'Green Beauty' Japanese Boxwood 4 5-Gal Medium

Cal L.J. Callistemon viminalis 'Little John' Bottle Brush 18 5-Gal Medium

Hes par Hesperaloe parviflora Red Yucca 3 5-Gal Low

Mis Ada Miscanthus sinensis 'Adagio' Japanese Silver Grass 2 5-Gal Medium

Lor Suz Loropetalum chinensis 'Suzanne' Chinese Fringe Flower 3 5-Gal Medium

Nas ten Nassella tenuissima Mexican Feather Grass 36 1-Gal Low

Pit Var Pittosporum tobira 'Variegata' Variegated Tobira 8 5-Gal Medium

Pit WD Pittosporum tobira 'Wheeler's Dwarf' Wheeler's Tobira 27 5-Gal Medium

Ros R.C. Rosa 'Red Flower Carpet' Red Flower Carpet Rose 27 2-Gal Medium

Ros W.C. Rosa 'White Flower Carpet' White Flower Carpet Rose 9 2-Gal Medium
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Great mall

Great mall

368 sf.

Project Location

Mall Interior

Mall Interior

Cobble 2"-3" diameter Multi-Color River cobble in compliance with Red Robin standards.

Contractor to submit sample to Red Robin and/orLandscape Architect for approval prior

to installation.

Cobble edging to be 

Dura-Edge (800-888-7425) 

1

8

" thick steel edging with stakes per

manufacturer. Color to be brown or black.

Install 30" wide cobble strip

with steel edging along the

face of the building

Lig C.T. Ligustrum japonicum 'Columnar Topiary' Japanese Privet Topiary 5 15-Gal Medium
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