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APPLICATION: Conditional Use Permit Amendment No. UA09-0002, Site 

Development Permit Amendment No. SA09-0003, and 
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APPLICATION  
SUMMARY: A request to allow for an 18,457 square foot building expansion of an 

existing Walmart Store to accommodate grocery and alcohol sales and for 
the installation of related site and building improvements.  

 
LOCATION: 301 Ranch Drive (APN 22-29-016), Milpitas, CA 95035 
APPLICANT/OWNER:  
RECOMMENDATION: Staff recommends that the Planning Commission:  Adopt Resolution 

No. 10-016 approving the project subject to conditions of approval 
and certification of the project EIR. 

 
PROJECT DATA: 
General Plan/ 
Zoning Designation: General Commercial (GNC)/General Commercial (C2) 
Overlay District: Site and Architectural Overlay (-S)  
Specific Plan: N/A 
 
Site Area:   14.56 Acres   
Existing Building Square Footage:  131,725 Square Feet 
Proposed Building Addition:   18,457 Square Feet 
Proposed Building Square Footage:  150,172 Square Feet  
Floor Area Ratio (FAR):   24% 
Parking Provided:   780 
Parking Required:   751 
 
CEQA Determination: In accordance with Article 7 of the CEQA Guidelines, an Environmental 

Impact Report (EIR) was prepared and circulated between November 5, 
2009 to December 21, 2009.  The Final EIR was made available on 
February 18, 2010. 

  
PLANNER: Cindy Hom, Assistant Planner  
 
PJ:  2525 
 
 

 

PUBLIC HEARING 
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ATTACHMENTS:   A. Resolution No. 10-016 (EIR) 
B.  Resolution No. 10-017 (Entitlements) 
C. Project Plans 
D. Project Description 
E. Comment Letters 
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BACKGROUND 
On March 24, 1993, the Planning Commission approved Conditional Use Permit No. 1163 and granted 
site and architectural approval for the development of a 131,725 square foot Walmart Store with an 
outdoor garden center.  The Conditional Use Permit covered internal uses that included automotive 
service and repairs, a garden center, and a fast food service area.  On March 31, 1993, the project 
approval was appealed to the City Council.  The City Council held a public hearing on April 20, 1993 
and upheld the Planning Commission decision to approve Conditional Use Permit No. 1163 and the site 
and architectural approval.     
 
Subsequent amendments were approved for temporary tent sales, periodic temporary RV sales within 
the parking lot, and minor site development permit approvals for the construction of an equipment 
enclosure in 2004 and storage enclosure in 2007.  On January 12, 2005, the Planning Commission 
approved Conditional Use Permit Amendment No. UA2004-18 that allowed for the sale of refrigerated 
and frozen convenience food items. 
 
On January 26, 2009, John Clarke with Walmart Stores Inc. submitted an application to allow for an 
18,457 square foot building expansion, remodel of the exterior building façade, installation of 
associated site improvements, replacement of existing signage, and an amendment to the existing 
conditional use permit to allow for grocery and alcohol sales.  The application is submitted pursuant to 
the following Milpitas Municipal Codes:  
 XI-10-5.02-1 [Grocery Store within 1,000 feet of residential zone and Liquor Store (Alcohol 

Beverage Sales)],  
 XI-10-57.03 (C)(1)(e)(i) (Additions to a nonresidential building) 
 XI-10-57.04(I) (Modifications requested by the applicant) 

The proposed modifications to the existing Site Development Permit and Conditional Use Permit 
require Planning Commission review and approval.   
 
In addition, an environmental impact report (EIR) has been prepared for the project for the Planning 
Commission’s review and consideration. Consideration of whether to certify the EIR is required before 
the Planning Commission may consider the amendment of the Site Development Permit and the 
Conditional Use Permit. 
 
PROJECT DESCRIPTION 
The project site is located on a 14.56 acre parcel that is bounded by the McCarthy Ranch Marketplace 
shopping center to the south, Ranch Drive to the east and north, and North McCarthy Boulevard to the 
west.  Surrounding land uses consist of commercial retail uses to the south, industrial offices to the 
north and west, and agricultural uses to the northwest.  A vicinity map of the subject site location is 
provided on the previous page.   
 
The project site is currently developed with a 131,725 concrete tilt up building and existing site 
improvements.  The existing Walmart Store contains a general merchandise sales area, a fast food 
service area (McDonald’s Restaurant), a stockroom receiving area, loading dock, an outdoor garden 
center, and a tire and lube express center.  The existing building architecture is characterized by a 1990s 
contemporary “big box” architectural style that is painted with beige and neutral blue tones.  Individual 
channel letter signs are located along the west elevation and north elevation.  Existing site 
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improvements include an asphalt parking lot that provides 835 parking spaces, site lighting, and 
landscaping consisting of ornamental trees and various shrubs and groundcover.   
   
The project proposal entails an 18,457 square foot building addition proposed at the southern portion of 
the building that would accommodate proposed grocery sales and support areas.  In conjunction with 
the grocery sales, the applicant also proposes sale of all types of alcohol.  The proposed addition would 
extend the existing building approximately 54-feet outward in width and 315-feet in depth into the 
existing parking lot. As a result, the proposed addition would remove approximately two rows of 
parking (56 parking spaces).  A new entry vestibule would be constructed at the southeast corner of the 
building.  The project also proposes various physical improvements to the site and building that include 
parking lot restriping, landscaping modifications, accessibility improvements, façade upgrades, and 
replacement of existing signage on the building and on the McCarthy Ranch Marketplace identification 
signs.  Proposed modifications and project compliance with development standards are further 
discussed in the sections below.  
 
Development Standards 
 

Table 1  
C2 Development Standards 

 
 Zoning Ordinance Proposed Consistent 

Setbacks (Minimum)    

Front to Primary Structure None 280’  Yes 

Interior/Street Side 15’ min  197’/110’ Yes 

Rear 15’ min. 80’  Yes 

Lot Area (Maximum) 10,000 s.f. 634, 236 s.f.  Yes 

Floor Area Ratio (Maximum) 50% 24%  Yes 

Building Height (Maximum) None  28’ Yes 

Parking (Minimum) discussed 
further Parking Section below.  751   779 Yes 

 

Access and Site Circulation 
Site Access 

Access to the site is provided by two existing driveways onto Ranch Drive that provides access to and 
from the Walmart Store and a third driveway which provides shared access to the McCarthy Ranch 
Marketplace located southeast of the Walmart Store.  All three driveways are stop-controlled and 
provide single-lane ingress and egress.  The project proposes no changes to the existing driveways. 
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Local and Regional Roadway Access 

Primary roadway access to the project site is provided by Ranch Drive and McCarthy Boulevard.  
McCarthy Boulevard is an arterial that provides a regional connection to Calaveras Blvd/State Route 
237/Interstate 880 to the south as well as Dixon Landing Road and Interstate 880 to the north.    

Public Transit Service    

The project site is serviced by the Santa Clara Valley Transit Authority (VTA) bus and light rail 
service.  There is an existing VTA bus stop near the north Ranch driveway entrance.  This VTA bus 
stop is serviced by Bus Route 47 that links to industrial campuses, Milpitas Square, and the Tasman 
Light Rail Station to the south and Route 825, which is a commuter route that serves both the Altamont 
Commuter Express and Amtrak Capitol Corridor.   If the project is approved, the applicant proposes to 
improve the existing bus stop with a new bus shelter pad as part of the project.  Staff recommends as a 
condition of approval, that the applicant shall obtain necessary approvals for the installation of this 
improvement prior to building occupancy. 

Bicycle Facilities  

There is a bike lane along North McCarthy Boulevard that extends from the South Ranch Drive and 
North McCarthy Boulevard intersection to Dixon Landing Road.  Additionally, there is a bike route 
that runs along Ranch Drive and continues southbound down South McCarthy Boulevard.  Currently, 
there are existing bicycle racks that were installed as part of the original development.  The project 
proposes to replace and upgrade the existing bicycle racks with 15 new bicycle parking spaces that are 
located under the proposed metal canopy.  Staff recommends as a condition of approval, that prior to 
building permit issuance; the plans shall provide detail and specifications on new bicycle racks.     

Pedestrian Circulation 

According to the Site Plan (Sheet SP-1), existing pedestrian circulation is provided by a public 
sidewalk located on the east and west side of North McCarthy Boulevard and along the northern leg of 
Ranch Drive and a concrete walkway along the south and east building perimeter.  The project 
proposes new pedestrian pathways to enhance pedestrian connectivity.  The applicant proposes new 
decorative paving crosswalks with striping at the store entrances.  Two new striped pedestrian crossings 
are proposed at the north and south end of the parcel.  One is located near the north Ranch Drive 
driveway entrance that would provide a pedestrian connection from the public sidewalk on Ranch 
Drive to the concrete walkway that leads to the store entrances.  The second pedestrian crossing is 
located along the main drive aisle on the south side of the site.  The new pedestrian pathway would 
provide a connection from the parking field on the south side to the store entrances.  To further enhance 
the pedestrian connection with the surrounding development, staff recommends the following 
conditions of approval: 

 The applicant shall work with the adjacent property owner to obtain permission for the design and 
construction of striped pedestrian crossing and associated median and/or ramp modifications at the 
shared driveway for McCarthy Ranch Marketplace and Walmart entrances.   

 Prior to building permit issuance, the applicant shall obtain design approval and bond for all 
necessary public improvements along Ranch Drive, including but not limited to the installation of 
new pedestrian crosswalk, pedestrian-flashing warning signals, new mid block ramp, signage, 
striping, and installation of new median as shown on Engineering Services Exhibit “S” attached to 
this application.   
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Parking 
The site consists of surface parking areas that flank the building of the north, west, and south side.  
Currently there are 835 standard parking spaces.  The proposed building expansion and accessibility 
upgrade would remove 56 parking stalls.  The build out of the project would provide 780 on-site 
standard parking spaces.  Based on Milpitas Parking Ordinance (Section XI-10-53), 751 parking spaces 
are required based on a parking ratio of one parking space per 200 square feet of Gross Floor Area 
(GFA). The project also contemplates a medical clinic use within the proposed building expansion.  
The size of the medical clinic has not been determined.  However, the medical clinic use is a permitted 
use in the General Commercial district and is parked at a ratio of 1/225 square feet of GFA which 
requires less parking than retail.   

Landscaping  
The site is developed with existing landscaping that includes 199 ornamental trees consisting of 
Loquat, Crape Myrtles, Olive, Lone Plane, Aristocrat Pear, African Sumac, and Brisbane Box trees.   
The project proposes to remove and replace 38 trees with 39 new 24-inch box trees to accommodate the 
building expansion and parking lot modifications.  The project proposes replacement trees consisting of 
Loquat and Brisbane Box trees.  Trees that are proposed for removal consist of Loquat, Aristocrat Pear, 
and Brisbane Box trees, based on the tree survey on Sheet L-3 of the project plans (Attachment C). Per 
Milpitas Municipal Code X2-7.01-1(b), all trees which have a 37-inch or greater circumference of any 
trunk measured 4 ½ -feet from the ground and located on developed commercial or industrial property 
are considered a protected tree.  The proposed trees that are to be removed have trunks measuring less 
than the 37-inches and therefore are not considered protected trees.    

Grading and Drainage 
A portion of the existing parking lot located at the south parking field will be removed to accommodate 
the proposed expansion of the building.  The asphalt surface over the remaining parking aisle will need 
to be removed and replaced to allow for relocation and installation of new planters that will be 
incorporated to provide storm water treatment opportunities for the new impervious surface areas and 
to be consistent with storm water run-off regulations.   

Building Addition 

The project proposes an 18,457 square foot addition that would increase the total floor area to 150,182 
square feet (including the existing 5,335 square foot outdoor garden center).  The expansion proposes 
to allocate part of the new square footage for food sales, support areas, replace the main entry with a 
new vestibule area and to add an additional loading dock space.  Proposed floor changes are 
summarized in the table below: 
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Table 2. 

Summary of Proposed Floor Plan Changes 
 

 Existing Proposed Change 

General Merchandise 101,069 sq. ft.  87,007 sq. ft. (14,062) sq. ft. 

Food Sales Area 0 sq. ft. 23,191 sq. ft. 23,191 sq. ft. 

Storage and Receiving 
Areas  

18,407 sq. ft. 28,415sq. ft. 10,008 sq. ft  

Tire and Lube Express 5,170 sq. ft. 5,170 sq. ft. 0 sq. ft. 

Fast Food Tenant 1,744 sq. ft. 1,064 sq. ft. (680) sq. ft. 

Building Total without 
Garden Center 

126,390 sq. ft. 144,847 sq. ft. 18,457 sq. ft. 

Outdoor Garden Center 5,335 sq. ft. 5,335 sq. ft. 0 sq. ft. 

Total Area  131,725 150,182 18,457 

 

Façade Improvements 
The project proposes to update and revitalize the building exterior to provide design continuity with the 
McCarthy Ranch Marketplace and its “California Ranch” theme.  The proposed building modifications 
include: 

 A new enhanced entry feature is designed with a “salt box” style metal roof and painted stucco 
walls, which also allows for the cart storage area to be hidden from the public view by the same 
building materials.  

 New vertical columns are proposed on all elevations on the building.  The columns are constructed 
with countrylane faux (fiber cement) siding that provides architectural continuity with the 
California Ranch style as well as adds visual interest to helps break up the existing concrete walls 
that are otherwise unarticulated.    

 New metal trellises consisting of a translucent panel system canopy and concrete masonry block 
posts are added along the main entrance and along the garden center entrance which provides a 
visual connection for all the major architectural elements. 

 A new large planting area is added to the mid section of the building creating a natural element that 
adjoins the identity wall and provides a shaded seating area for pedestrians. 

 The existing fence is replaced with a new black metal fencing with a security fence fabric. 
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 The entire building is newly painted with earth tone tans and browns that are compatible with the 
Irvine Campus located to the immediate north and neutral with the McCarthy Ranch Marketplace to 
the south.  The proposed color blocking also helps minimize the massing of the building and 
appearance of bulk.   

Signage 
The project proposal includes replacement of existing signs with Walmart’s new branding.  The project 
proposes individual pan channel letter signs.  The primary Walmart sign will be internally illuminated, 
while other subsequent wall signs will not be illuminated.  All the letters will have white sign face and the 
Walmart logo (stylized spark) will be yellow will be compatible with the new color scheme and building 
architecture.  Based on MMC XI-30-3.02 (a), the maximum allowable sign area is 2,806 square feet based 
on public street frontage.  The project proposes a sign area of 512.63 square feet, well within the total 
allowable sign area.  Conformance with the total allowable sign area is demonstrated in the following table: 

 
Table 3: 

Sign Area Calculations 
 

Sign ID Sign Copy Dimensions Total 
A (illuminated)  Walmart * 8’x37’-3” 298 
B (non-illuminated) Market & Pharmacy 3’-5”x29’-8 ½” 102.74 
C (non-illuminated) Outdoor Living 3’-4 15/16” x22’-7 15/16” 77.31 
D (non-illuminated) Tire & Lube 2’-0”x13’-6 5/8” 27.10 
E (non-illuminated) Tire  1’-0”x2’-3 3/8” 4.56 
F (non-illuminated) Lube 1’-0”x2’-11” 2.92 
Proposed Sign Area  512.63 
Total Allowable Sign Area  2806.3 

Sustainability Features 
The proposed expanded area will utilize sustainable features such as skylights that are equipped with 
auto dimming sensors, light dimmers that will dim to 65% illumination during late night hours, energy 
efficient HVAC units, recycled building material, water-conservation fixtures, ozone-friendly 
refrigerants, and a new energy saving cool white roof will be installed as part of the overall renovations 
of the building.  

Modifications to the existing store operations 
In addition to the above site improvements, the applicant also proposes an amendment to the existing 
conditional use permit to allow for sale of groceries and all types of alcohol.  The applicant proposes to 
extend store hours to operate on a 24-hour, seven days a week basis, but limiting the alcohol sales to 
2AM in accordance with state law.    

Grocery Sales 

The applicant requests an amendment to expand their existing sales of refrigerated and frozen food 
convenience items that was approved with Conditional Use Permit No. UA2004-18 in January 2005 to 
include the sale of grocery items such as fresh produce, meats, and poultry.  The proposed grocery sales 
area would occupy approximately 23,191 square feet of building.  A conditional use permit is required 
for grocery stores that are within 1,000 feet from any residential use as per MMC XI-10-5.02-1.   
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Alcohol Sales 

In addition to the grocery sales, the applicant proposes the sale of all types of alcohol.  The project is 
located in census tract number 5046.02, which has authorized three permits for on-sale, and two 
permits for off-sale.  Currently, the City has 26 active on-sale permits, with no pending on-sale permits, 
one active off-sale permit, and one pending off-sale permit (Walmart). The proposed alcohol sales do 
not fall within an over concentration area for liquor license according the Alcoholic Beverage Control.  
The sale of alcoholic beverages will be an accessory use to the sale of food, and is customarily  found 
in grocery stores.  

 
ENVIRONMENTAL REVIEW 
The Planning Division conducted an initial environmental assessment of the project in accordance with 
the California Environmental Quality Act (CEQA). Based on the environmental assessment, an 
Environmental Impact Report (EIR) was required for the environmental clearance of the proposed 
project.   
 
The EIR identifies the potential for significant effects on the environment from the development of the 
project, but most effects can be substantially reduced through the implementation of mitigation 
measures.  The draft EIR was circulated for public review between November 5 and December 21, 
2009.  Staff reviewed all comments received regarding the draft EIR during the review period and 
prepared written responses on the environmental issues raised by the commenter. The comment letters, 
written responses and any revisions to the draft EIR that resulted from the responses are contained in 
the Final EIR (FEIR).  The draft and final EIR together constitute the EIR for the proposed project.  
The FEIR was made available for public review on February 18, 2010. 
 
The two significant issues related to the project proposal include potential traffic impacts and the 
potential for urban decay impacts.  The traffic impacts and urban decay impacts are discussed in 
Section 4.10 and 4.11 of the EIR.  The sections below summarize staff’s analysis and conclusions.   
 
Traffic 
Project impacts on intersection operations, roadway operations, and capacity were analyzed in the EIR. 
Based on the conclusions of the EIR, the following mitigation measures will be required to offset 
operational deficiencies that would occur under the project conditions.  

 MM TRANS-1a: Prior to the issuance of building permits, the project applicant shall provide 
fair-share fees to the City of Milpitas for improvements to the Dixon Landing Road/N.Milpitas 
Boulevard intersection and the widening of Dixon Landing Road in the amount of $31,960 
($3,000 for the intersection improvement and $28,960 for the roadway widening). The fees will 
go towards the following intersection improvements: 1) modifying the signal operation to 
include a southbound right-turn overlap and subsequent signal timing optimization or 2) adding 
a northbound left turn lane, a southbound right-turn lane, and eastbound left-turn and right turn 
lanes. The widening shall consist of adding an additional lane in each direction between I-880 
and N. Milpitas Boulevard. Both improvements are identified in the Valley Transportation Plan 
2035.  
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 MM TRANS-1b: Prior to the issuance of final certificate of occupancy, the project applicant 
shall provide the City of Milpitas the full cost of signal timing modifications at the N. McCarthy 
Boulevard/Ranch Drive (south) intersection in the estimated amount of $2,500 dollars. The 
modifications shall consist of re-timing the signal to increase the current cycle length. This 
mitigation measure shall not apply if the signal timing is modified prior to the applicant seeking 
the final certificate of occupancy.  

Furthermore, the EIR concluded that the project will cause a significant and unavoidable impact 
because the project will contribute trips to four roadway segments on McCarthy Boulevard that are 
expected to operate at unacceptable levels in the year 2030.   Although all four segments would operate 
at unacceptable levels without the proposed project, the proposed project would increase the traffic 
volumes by more the one percent of the roadway’s capacity, which is considered a significant impact.  
The mitigations listed below are proposed to reduce the impacts; however, the proposed improvements 
may not fully mitigate the impact to a level of less than significant therefore traffic impacts to 
McCarthy Boulevard are considered significant and unavoidable and thus require the City to adopt 
overriding considerations.  The required findings for the Statement for Overriding Considerations are 
found in Exhibit B attached to the Planning Commission Resolution No. 10-016. 

 
 MM TRANS-3: Prior to issuance of building permits, the project applicant shall provide a 

traffic management fee in the amount of $180,000 to the City of Milpitas. The fees shall be used 
for circulation and traffic operation improvements within the City of Milpitas, including signal 
coordination and intersection improvements. Specific improvements that shall be fully funded 
by funds collected shall include: 

 
 McCarthy Boulevard/Technology Drive: The eastbound approach shall be re-striped to 

provide two left-turn lanes and one shared through/right lane. 
 McCarthy Boulevard/SR-237 Westbound Ramps: An additional westbound right-turn lane 

shall be constructed to provide two left-turn lanes, two through lanes, and two right turn 
lanes for the westbound approach. 

 Ranch Drive: The roadway shall be restriped to extend the existing two-way left-turn lane 
from the northern Walmart driveway to the end of the existing westbound left-turn lane at 
the McCarthy Boulevard/Ranch Drive (North) intersection.  

Urban Decay 
As a part of the EIR, an urban decay analysis was conducted to evaluate if the project would result in 
physical deterioration that substantially impairs the proper utilization of affected real estate or the 
health, safety, or welfare of the surrounding community.  Physical deterioration includes abnormally 
high business vacancies and abandoned buildings and commercial sites that may lead to blight-like 
conditions in an area.   

The study concluded that the project is not anticipated to cause closure of any competing grocery stores 
either within the market area that covers portions of south Fremont and north San Jose and Milpitas or 
outside of the market area because there are no discount grocery stores like the proposed project within 
the market area or within a reasonable distance of the market area.  Conventional grocery stores such as 
Save-mart located in the Calaveras Plaza may experience negative sales impact, however, sales 
diversion attributable to the Walmart expansion would not be significant enough to cause store closure.  
Furthermore, other grocery stores such as ethnic or upscale stores of Marina Foods or Safeway, cater to 
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market niches that have minimal or no overlap with the discount orientation of Walmart or are located 
far enough in distance from the project site to be negligibly impacted.   

The analysis also looked at potential cumulative urban decay impacts that include the proposed project 
along with other planned or approved projects.  The study concluded that one or more grocery stores 
may be at risk of closure under the cumulative scenario, but the impact would be considered less than 
significant because local grocery stores have the benefit of being conveniently located to nearby 
residential areas which likely minimizes the amount of lost sales.  Although the study identified Save-
mart as a grocery store at risk of closure, it is only at risk under the cumulative scenario which assumes 
all planned or approved projects within the market area of the Milpitas Walmart are developed. 

Based on the EIR analysis, the proposed project would generate $12.4 million in food sales within the 
market area.   Accordingly, $3.5 million of the $12.4 million is projected to be diverted sales from other 
existing outlets, equating to 1.2 percent of total food sales in the market area.  The report anticipates 
that the diverted sales would be a less than significant impact because the diverted sales would be offset 
by new demand from household growth generated from residential development within the market area.  
Moreover, the negative sales impact is spread among a number of stores, such that the decline in sales 
would not be severe enough to cause store closure. 

The urban decay study concludes that the project is unlikely to cause urban decay or physical 
deterioration because in general there are low vacancies within the market area.  The low vacancy also 
indicates the market area’s stable performance and ability to backfill vacancies.  Diverted sales would 
be offset by new housing.  Under the cumulative scenario, the project may result in one potential store 
closure assuming all other projects in the market area are developed as planned.   
 
Mitigation Monitoring and Report Program (MMRP) 
The mitigation measures required to reduce the impacts to a less than significant level are included as a 
part of the Mitigation, Monitoring and Reporting Program.  This program identifies the required 
mitigation measures, the city department responsible for ensuring compliance, and timing of the 
mitigations measures.     

ADOPTED PLANS AND ORDINANCES CONSISTENCY 

General Plan 
The General Plan Consistency Analysis is provided in the Environmental Impact Report. Table 4 
below is an abbreviated summary and mainly highlights consistency with major policies for this 
project.  

 
Table 4  

General Plan Consistency 
 

Policy Consistency Finding 

Principle 2.a-G-1 

Maintain a land use program that 
balances Milpitas regional and local 
roles by providing for a highly 
amenable community environment and a 

Consistent.  The project is located within the 
McCarthy Ranch Marketplace Shopping Center, which 
serves as a regional shopping destination given its 
proximity to I-880 and SR-237.  Proposed grocery 
sales are consistent with purpose and intent of the 
General Commercial in that the project affords a 
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Policy Consistency Finding 
thriving regional industrial center.  pleasant shopping environment and convenience.  The 

land use would be compatible with the neighboring 
commercial and office uses.   

Implementing Policy 2.a-I-3  
Encourage economic pursuits which will 
strengthen and promote development 
through stability and balance. 

Consistent.  The project would add new employment 
opportunities and offer convenient access to food and 
beverages, and general merchandise sales in a safe and 
secure environment that would promote a stable and 
balanced economic development and shopping 
convenience for patrons. 
 

Implementing Policy 2.a-I-5 

Maintains policies that promote a strong 
economy which provides economic 
opportunities for all Milpitas residents 
within existing environmental, social, 
fiscal and land use constraints. 

Consistent.  The project consists of an expansion of an 
existing Walmart Store that would provide convenient 
food and beverage and general merchandise sales, 
which provides economic opportunities for Milpitas 
residents via job or shopping opportunities.    

Implementing Policy 2.a-I-6  

Endeavor to maintain a balanced 
economic base that can resist downturns 
in any one economic sector.   

Consistent.  The existing Walmart store would be 
expanded to offer a “one-stop” shopping experience by 
adding grocery sales to other services already provided 
such as optometry services, general merchandise sales, 
pharmacy, and photo center. 

Implementing Policy 2.a-I-7 

Provide opportunities to expand 
employment, participate in partnerships 
with local business to facilitate 
communication, and promote business 
retention. 

Consistent.  The project would provide and expand 
employment opportunities in Milpitas by providing 
opportunities for temporary and permanent jobs within 
the construction and service industries. 

Implementing Policy 2.a-I-10 
 
Foster community pride and growth 
through beautification of existing and 
future development. 

Consistent.  The project would revitalize the existing 
outdated building with façade and associated site 
improvements to provide architectural continuity with 
the adjacent McCarthy Ranch Marketplace retail 
buildings and decorative amenities such as new metal 
trellises, bicycle racks, and seating areas.   

Guiding Principle 3.a-G-2 
 
Maintain acceptable service standards 
for major streets and intersections. 

Consistent.  As conditioned, the project would 
implement all feasible mitigation for its traffic impacts. 

Implementing Policy 3.a-I-1 
 
Strive to maintain CMP LOS standards 

Consistent.  As conditioned, the project would 
implement all feasible mitigation for its traffic impacts. 
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Policy Consistency Finding 
and goals for the CMP Roadway System 
in Milpitas 

Implementing Policy 3.b-I-2 
 
Require new development to pay its fair 
share of street and other traffic 
improvements based on its impacts.  

Consistent.  As conditioned, the project would install 
necessary improvements related to the pedestrian 
crosswalk on Ranch Drive and VTA bus shelter pad as 
well as pay a fair-share contribution towards traffic 
improvements. 

Guiding Principle 3.d-G-1 
 
Promote walking and bicycling for 
transportation and recreation purposes 
by providing a comprehensive system of 
sidewalks, bicycle lanes, and routes, and 
off-street trails.  

Consistent.  The project would enhance pedestrian 
connectivity with new pedestrian crosswalks and 
designated pathways.   

 
Zoning Ordinance 
The project is consistent with the Milpitas Zoning Ordinance in terms of land use.  Grocery store and 
alcohol sales are conditionally permitted in the General Commercial Zoning Districts with the approval 
of a conditional use permit.  The addition of groceries and alcohol sales to the existing convenience 
food sales and general retailing is consistent with the purpose and intent of the General Commercial 
Zoning district in that the project affords a shopping environment with a range of retail and services 
necessary to support the daily needs of residents and visitors to Milpitas. 
 
The proposed building expansion and associated improvements conforms to the development standard 
for the General Commercial Zoning district in terms of development standards and the Milpitas Parking 
Ordinance (Section 53) requirements as discussed above.  The proposed layout of the site and design of 
the building conforms to all setback, height, and FAR regulations.  The proposed modifications to the 
building exterior provide for architectural compatibility with the adjacent McCarthy Ranch 
Marketplace and Irvine Business Campus.   
 
The project will not be detrimental or injurious to property, improvements, public health, safety, and 
general welfare in that the proposed uses are suitable and appropriate at this location given that the 
existing Walmart store is located in a regional shopping center near employment centers, freeways and 
future residential development. 
 
The proposed façade improvements provide for an attractive and harmonious development with the use 
of the California Ranch style architecture and decorative elements, including but not limited to, the 
countrylane faux sidings, metal trellises, and color blocking that adds articulation and minimizes the 
perception of bulk and massing.       
  
PUBLIC COMMENT/OUTREACH 
Staff publicly noticed the application in accordance with City and State law.  In addition, properties 
within a 1,000-foot were sent notices for the scoping meeting for the preparation of the Environmental 
Impact Report held on March 17, 2009.  As of the time of writing this report, there have been additional 
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comments from the public regarding the project, other than what has been documented in the FEIR.  
Those comments are provided in Attachment E for the Planning Commission’s review and 
consideration. 
CONCLUSION 
 The EIR identifies the potential for significant effects on the environment from the development of the 
project and most of the impacts can be substantially reduced through the implementation of mitigation 
measures.  The EIR has been completed in compliance with CEQA and the CEQA Guidelines and 
provides an adequate analysis of the potential environmental effects of the project.   
 
Furthermore, as conditioned, the proposed project is consistent with the General Plan and Milpitas 
Zoning Ordinance in terms of land use, development standards, parking requirements, and sign 
regulations.  The proposed Walmart expansion with the added grocery and alcohol sales would provide 
additional shopping opportunities to patrons and attractive upgrades to the building and site 
improvements. 
 
RECOMMENDATION 
STAFF RECOMMENDS THAT the Planning Commission close the public hearing following public 
testimony and adopt Resolution No. 10-016 certifying the Environmental Impact Report and adopt  
Resolution No. 10-017 approving Conditional Use Permit Amendment No. UA09-0002 and Site 
Development Permit Amendment No. SA09-0003, subject to the conditions of approval. 
 
Attachments: 
A. Resolution No. 10-016 (EIR) 
B. Resolution No. 10-017 (Entitlements) 
C.  Project Plans 
D.  Project Description 
E. Comment Letters 
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Purpose and Intent

To promote the quality of design desired for this Retail Project, this Sign Program establishes criteria for the design, implementa-
tion and regulation of Walmart signage, as well as site or thematic graphics for the Walmart located in Milpitas, CA. Signage of 
high quality design and materials using appropriate colors is considered an integral part of the image and success of this Retail 
Project.

Walmart may utilize any or all of the sign types described herein. All signage shall comply with applicable provisions of the Zon-
ing Ordinance and land use plans of the City of Milpitas. All building and site signage shall be consistent with this Sign Program to 
provide a consistent and comprehensive design character.  

The intent of this Sign Program is to ensure that signage for Walmart is designed and executed in a manner which will achieve the 
following objectives while providing desired project identification.

EXTERIOR SIGNAGE

The objectives of exterior signage are:

• To provide concise identity and information for shoppers and prospective shoppers while avoiding visual competition with 
the building’s aesthetic or the site landscaping.

• To produce creative signage in good taste that will enhance Walmart’s image while complementing the architectural and 
landscape design theme.

• To provide functional signage to effectively serve the needs of consumers while providing proper identification of the 
Walmart.

• To expedite the review and approval of Walmart’s signage by providing guidelines and criteria that explain acceptable 
standards for the signage.
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General Provisions and Specifications

No sign shall be installed without the approval of this Sign Program by the City of Milpitas.

• Signs shall meet or exceed minimum industry standards for graphic quality and shall be designed to be compatible with 
and complementary to the surrounding building facades. Sign fabrication work shall meet or exceed minimum industry 
standards for quality.

• The sign copy, color, size and design shall be consistent with this Sign Program which shall be subject to approval by the 
City of Milpitas. Letter heights and logos, where specified, shall be determined by measuring the normal capital letter of a 
font exclusive of swashes, ascenders and descenders.

• Wall signs shall be affixed without visible means of attachment unless attachments make an intentional design statement 
and are an integral part of the design.

• Walmart’s sign contractor shall repair any damage to the building caused by its work.
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Construction Specifications & Miscellaneous Requirements

• All identification signs and secondary identification signs shall consist of face-illuminated individual dimensional letter 
forms and/or symbols (or an assembly of dimensional letter forms where Walmart’s logotype is script-style letters). All let-
ter/symbol faces shall be translucent acrylic with integral color.

• The cabinet and/or channel letters shall be constructed of 0.060 - 0.090 aluminum, with 1/8” plastic face and fastened to 
the wall or fascia in an approved manner. All metal shall receive a minimum of two (2) coats of primer and two (2) coats of 
finish paint. Metal sheet seam joints shall be joined by pop rivets. Halo lighting, LED and/or neon need secondary ground 
fault consistent with UL2161. All letters shall have service access to lamps, ballasts and wiring.

• All fascia signs shall be centered left to right on the fascia or building frontage and generally centered top and bottom 
between fascia reveals. The vertical position will vary depending on the configuration of the sign and the locations of the 
reveals on the sign fascia.

• Power will be provided from the site and/or building electrical panel to a junction box at all sign locations. Power con-
nection shall be Walmart’s responsibility. A time clock shall be provided by Walmart to turn off power to its wall signs. All 
electrical signs shall bear the Underwriters Laboratory “UL” symbol (not visible to the public view), and the installation of 
all electrical signs shall comply with applicable building and electrical codes. Walmart shall pay for electrical service for the 
signs. All conductors, transformers and other equipment shall be concealed.

• All penetrations of the building structure required for sign installation shall be neatly sealed in a watertight condition. All 
bolts, fastenings, clips, etc., shall be painted to match the adjacent building surface.

• All lettering shall be restricted to the “net sign area”. No projection above or below the “net sign area” shall be permitted, 
except as otherwise approved in writing.

• Any hole or other building damage resulting from the removal of a sign shall be repaired and painted to match the building 
surface in the vicinity of the damage.

• Walmart shall maintain its signs in accordance with applicable City of Milpitas standards and shall replace defective lights 
and components in a timely manner.

• All sign installers shall comply with applicable State and local statutes, regulations and ordinances, and shall possess a 
current, valid City of Milpitas business license, and shall provide evidence of a current, valid Workman’s Compensation 
Insurance policy.



�

STORE NO. 2119-03
Milpitas, CA

Site Plan Indicating Signage
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Proposed Pylon Sign

Proposed Panel Replacement to Existing 4’-9” x 15’-9” = 74.81 S.F. Pylon Signage

Before

After
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Front Elevation

ILLUMINATED SIGN (I): 
Configuration: Channel letters with vacuum formed face (pan-formed) 
anchored to building surface (concrete block or plaster). Internally illuminated with LED.
Face:  Constructed with Sunguard Weatherable Polycarbonate
Color: White with a yellow spark
Mounting: Anchor bolt/bracket - size to be submitted to jurisdiction for approval prior to 
installation.
Minimum 3 anchors per sign

NON-ILLUMINATED SIGN (N): 
Configuration: Plexiglas formed letters stud mounted to 
building surface (concrete block or plaster).
Face: Constructed with Sta-Tuf Plastic
Color: White 
Mounting: Threaded stud - size to be submitted to 
jurisdiction for approval prior to installation.
Minimum 3 studs per sign.

CB A D

E

FSIGN

Sign Area Sub-Total:
Total Building Signage Area:

(I)
(N) 
(N)
(N)
(N)
(N)

NAME

Walmart
Market & Pharmacy
Outdoor Living
Tire & Lube
Tire (2)
Lube

DIMENSION

8’-0” x 37’-3”
3’-5 1/2” x 29’-8 1/2”
3’-4 15/16” x 22’-7 15/16”
2’-0” x 13’-6 5/8”
1’-0” x 2’-3 3/8”
1’-0” x 2’-11”

TOTAL

298.00 sf
102.74 sf
77.31 sf
27.10 sf
4.56 sf
2.92 sf

���.�� sf
��0.�� sf

A

C
B

D

F
E
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Rear Elevation

ILLUMINATED SIGN (I): 
Configuration: Channel letters with vacuum formed face (pan-formed) 
anchored to building surface (concrete block or plaster). Internally illuminated with LED.
Face:  Constructed with Sunguard Weatherable Polycarbonate
Color: White with a yellow spark
Mounting: Anchor bolt/bracket - size to be submitted to jurisdiction for approval prior to 
installation.
Minimum 3 anchors per sign

NON-ILLUMINATED SIGN (N): 
Configuration: Plexiglas formed letters stud mounted to 
building surface (concrete block or plaster).
Face: Constructed with Sta-Tuf Plastic
Color: White 
Mounting: Threaded stud - size to be submitted to 
jurisdiction for approval prior to installation.
Minimum 3 studs per sign.

E

F SIGN

Sign Area Sub-Total:
Total Building Signage Area:

(N)
(N)

NAME

Tire (2)
Lube

DIMENSION

1’-0” x 2’-3 3/8”
1’-0” x 2’-11”

TOTAL

4.56 sf
2.92 sf

�.�� sf
��0.�� sf

E
F
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Left Elevation

ILLUMINATED SIGN (I): 
Configuration: Channel letters with vacuum formed face (pan-formed) 
anchored to building surface (concrete block or plaster). Internally illuminated with LED.
Face:  Constructed with Sunguard Weatherable Polycarbonate
Color: White with a yellow spark
Mounting: Anchor bolt/bracket - size to be submitted to jurisdiction for approval prior to 
installation.
Minimum 3 anchors per sign

NON-ILLUMINATED SIGN (N): 
Configuration: Plexiglas formed letters stud mounted to 
building surface (concrete block or plaster).
Face: Constructed with Sta-Tuf Plastic
Color: White 
Mounting: Threaded stud - size to be submitted to 
jurisdiction for approval prior to installation.
Minimum 3 studs per sign.

SIGN

Sign Area Sub-Total:
Total Building Signage Area:

N/A

NAME

N/A

DIMENSION

N/A

TOTAL

N/A

N/A sf
��0.�� sf
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Right Elevation

ILLUMINATED SIGN (I): 
Configuration: Channel letters with vacuum formed face (pan-formed) 
anchored to building surface (concrete block or plaster). Internally illuminated with LED.
Face:  Constructed with Sunguard Weatherable Polycarbonate
Color: White with a yellow spark
Mounting: Anchor bolt/bracket - size to be submitted to jurisdiction for approval prior to 
installation.
Minimum 3 anchors per sign

NON-ILLUMINATED SIGN (N): 
Configuration: Plexiglas formed letters stud mounted to 
building surface (concrete block or plaster).
Face: Constructed with Sta-Tuf Plastic
Color: White 
Mounting: Threaded stud - size to be submitted to 
jurisdiction for approval prior to installation.
Minimum 3 studs per sign.

SIGN

Sign Area Sub-Total:
Total Building Signage Area:

N/A

NAME

N/A

DIMENSION

N/A

TOTAL

N/A

N/A sf
��0.�� sf
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WAL-MART EXPANSION – MILPITAS, CALIFORNIA 

Project Description 

Introduction and Background 

The project is located in the City of Milpitas, California.  Milpitas is in Santa 
Clara County at the southern tip of the San Francisco Bay.  Milpitas is approximately 46 miles 
south of San Francisco and eight miles north of San Jose.  Highway 880 connects Milpitas to San 
Jose and provides the major regional access to the City. 

The proposed project consists of the expansion and remodeling of the existing 
Wal-Mart store located at the southeast corner of McCarthy Boulevard and Ranch Drive in 
Milpitas.  The project will include the addition of approximately 18,457 square feet to the 
southern portion of the approximately 131,725 square foot Wal-Mart store.   

The General Plan designates the overall shopping center site as General 
Commercial.  The General Commercial land use designation provides for a wide range of retail 
sales and personal and business services primarily accessed by automobiles.  The Zoning Map 
designates the overall shopping center site as General Commercial ("C-2"), which permits a wide 
range of retail sales and personal and business services primarily oriented to the automobile 
customer.  The site is also within the Site and Architectural Review zone ("S"), which is intended 
to promote orderly, attractive, and harmonious development. 

The existing Wal-Mart store was approved by the City of Milpitas in 1992.  The 
expansion project will require a Site Development Permit and a Conditional Use Permit. 

Description of Site and Surrounding Area 

1. On-Site Conditions 

The 14.56-acre Wal-Mart site is developed with an approximately 131,725 square 
foot Wal-Mart store, including a 5,335 square foot outdoor garden center and a Tire and Lube 
Express, as well as surrounding parking, loading, and landscaped areas.  The expansion area to 
the south of the existing Wal-Mart store is currently marked for parking, but Wal-Mart uses 
some of the space for storage. 

2. Surrounding Land Uses 

The Wal-Mart store is within a larger shopping center.  The following uses 
surround the Wal-Mart parcel: 

• North: Ranch Drive abuts the project site to the north.  There is 
developed land zoned "Industrial Park" beyond. 

• South: The remainder of the shopping center abuts the Project site to 
the south. 

ATTACHMENT D
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• East: Ranch Drive abuts the Project site to the east.  Interstate 880 is 
beyond and there are residential uses on the other side of Interstate 880 
(within 1,000 feet of the store). 

• West: McCarthy Boulevard abuts the Project site to the west.  There is 
undeveloped land zoned "Industrial Park" beyond. 

Project Description 

The project includes a number of physical alterations and improvements to the 
Wal-Mart store, as described below.  The City approvals required for the planned expansion are 
a Site Development Permit, which is required for development in the "S" zone and for additions 
of 10,000 square feet or greater to nonresidential uses, and a Conditional Use Permit for grocery 
sales within 1,000 feet of residential uses and for alcohol sales. 

The project may add the following uses within the Wal-Mart store: 

• Grocery sales 

• Alcohol sales 

• Medical clinic/vision center 

• 24-hour operations 

1. Building Expansion  

The existing approximately 131,725 square foot Wal-Mart store will be enlarged 
by approximately 18,457 square feet1, increasing the total floor area to 150,182 square feet 
(including the existing 5,335 square foot outdoor garden center).  The existing store contains: (1) 
general merchandise sales floor area; (2) retail tenant area; (3) stockroom receiving area; (4) 
ancillary area; (5) outdoor garden center; and (6) Tire and Lube Express area.  It has one main 
entrance and two loading spaces.  The expansion proposes to change the existing building such 
that the store will: (1) have additional square feet of food sales floor area, food sales support 
area, and ancillary space; (2) replace the existing entry with a new vestibule area; and (3) add an 
additional loading space for a total of three loading spaces.  The expanded store may also include 
a medical clinic use, which would be included in the proposed additional 18,457 square feet. 

In addition, the bale and pallet recycle area on the north side of the store will 
remain in its current location and walls will be painted to match the building colors.  

The following is a breakdown of the proposed floor plan before and after the proposed 
expansion:  

                                                                 
1 Wal-Mart plans to demolish approximately 78 square feet and build approximately 18,535 square feet, which 

results in a total additional square footage of 18,457 square feet (18,535 square feet less 78 square feet). 
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Existing Proposed  Change

General Merchandise Sales Area 101,069 sq. ft.  87,007 sq. ft.  (14,062) sq. ft.

Food Sales Area 0 sq. ft.  23, 191 sq. ft.  23,191 sq. ft.

Food Sales Support Area   0 sq. ft.    9,409 sq. ft. 9,409  sq. ft.

Stockroom Receiving Area  9,560 sq. ft. 8,423 sq. ft.  (1,137) sq. ft.

Ancillary Area  8,847 sq. ft. 10, 583 sq. ft.  1, 736 sq. ft.

Tire and Lube Express  5,170 sq. ft.  5,170 sq. ft.  0 sq. ft.

Food Tenant Area 1,744 sq. ft. 1,064 sq. ft.  (680) sq. ft.

Building Total Without Outdoor 
Garden Center

126,390 sq. ft. 144,847 sq. ft. 18,457 sq. ft.

Outdoor Garden Center 5,335 sq. ft. 5,335 sq. ft.  0 sq. ft.

Total Area  131,725 sq. ft. 150,182 sq. ft. 18,457 sq. ft.

Total Area to be Analyzed in EIR N/A 150,725 sq. ft. 19,000 sq. ft.

 

For the purposes of providing a worst-case analysis, we request that the project 
EIR evaluate the expansion at 19,000 square feet, which is approximately 3% percent larger than 
18,457 square feet.  The total store square footage considered in the EIR would be 150,725 
square feet. 

2. Existing Building Design Modifications  

Walmart recognizes the quality and appropriateness of its architecture is its public 
face. This expansion provides Walmart the opportunity to improve the architecture of the 
existing store and adapt its new architectural initiative comfortably within the context of the 
McCarthy Ranch Shopping Center and its “California ranch” theme.  Many new elements and 
features have been added to compliment the other existing retail buildings and establish a newer 
updated look. The use of more varied materials and a rich contemporary color palette not only 
compliments the existing center but also reflects the aesthetics of the neighboring office 
development. 

The front elevation has been modified to feature a “salt box” style metal roof and 
a faux wood siding tower in rich earth tone colors with a generous use of glazing, evoking the 
center’s theme.   It features a seating area adjoining the identity wall with new shade trees 
providing pedestrians a welcoming environment for entering the store or simply waiting for a 
ride. An enclosed cart storage area blends into the elevation and further reinforces the theme. 
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Masonry columned canopy structures flank the entrance on both sides giving pedestrians shelter 
and helping connect the architectural features. 

The existing garden center will remain in its current location to the northeast 
corner of the building. It will be surrounded by an attractive metal fence and more canopies.    

Rooftop equipment will be screened from off-site view by the building’s parapet 
walls. 

3. Building Sustainable Feature Modifications 

The existing store incorporates many sustainability features, and the expansion 
area will also incorporate sustainability features, which continues to establish Wal-Mart as a 
leader in the retail industry in implementing sustainable business practices that address global 
warming and reduce the energy demand footprint of its stores. Wal-Mart’s environmental goals 
are simple and straightforward: To be supplied 100 percent by renewable energy, create zero 
waste, and sell products that sustain our environment. 

Wal-Mart is passionately committed to finding ways to build stores that can 
reduce its impact on the environment. The store sustainability features may include the 
following: 

a. Daylighting (skylights/dimming): The grocery sales floor area only will include 
skylights that will be equipped with auto dimming sensors that adjust the building 
lighting depending on the weather. 

b. Night Dimming: The expansion area only will include lighting that will dim to 
about 65% illumination during the late night hours.   

c. Energy efficient HVAC units: The new HVAC units will utilize, "super" high 
efficiency packaged HVAC units.  While the industry standard EER (Energy 
Efficiency Ratio) is 9.0, the proposed new units are rated at approximately 12.1 to 
14.3, which is approximately 4-17% more efficient than required by California 
Title 24. 

d. Central Energy Management: The store will continue to be equipped with an 
energy management system that will be monitored and controlled from the Home 
Office in Bentonville, Arkansas.   

e. Water Heating: The new grocery area only will capture waste heat from the 
refrigeration equipment to heat water for the kitchen prep areas of the store.  This 
represents energy savings of approximately 165 million BTUs per year. 

f. Non-PVC Roofs: Recognizing environmental concerns with the manufacture and 
disposal of PVC, Wal-Mart has eliminated all PVC roofing and now uses a TPO 
type membrane, which is more environmentally friendly.  The entire store will 
include a TPO type membrane roof. 
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g. White Roofs: Wal-Mart participates in the Energy Saving Cool Roof Program.  
The entire building will have a "white" membrane roof.  The high solar 
reflectivity of this membrane results in lowering the "cooling" load by about 10%.   

h. LED Signage Illumination: All internally illuminated building signage will use 
LED lighting.  With lamp life ranging to 100,000 hours, using LEDs significantly 
reduces the need to manufacture and dispose of fluorescent lamps. 

i. Recycling: The expansion area only will include huge amounts of recycled 
material. 

i. Steel recycling: Current construction standards on Wal-Mart buildings 
include a substantial amount of recycled steel.  New stores are built of 
nearly 100% recycled structural steel.  Wal-Mart structural steel suppliers 
use high efficient electric arc furnaces that use 50% less energy to 
manufacture recycled steel.  Using recycled steel means less mining for 
new steel, and it is a material which can be readily recycled again if the 
building is demolished 

ii. Recycled Plastic: All of the plastic baseboards, and many of the plastic 
shelving, are manufactured from recycled material. 

j. Water-Conserving Fixtures: All new restroom sinks will include sensor-activated 
low flow faucets.  The existing restrooms will also be remodeled to include these 
new faucets.  The low flow faucets reduce water usage by 84%.  The sensors save 
approximately 20% more water than similar manual operated systems. Urinals use 
0.125 gpf, which is a savings of approximately 87.5% and toilets use 1.28 gpf, 
which is a savings of approximately 25%. 

k. Ozone-Friendly Refrigerants: Wal-Mart has aggressively converted to less ozone-
depleting refrigerants as they become available.  It will use R407a for all of the 
refrigeration equipment.  For all of the air conditioning, Wal-Mart will use R410a 
refrigerant. 

4. Parking Lot Modifications  

The store currently provides 835 parking spaces, none of which are sized for 
compact cars.  After expansion, the store will include 779 parking spaces, none of which will be 
sized for compact cars.  Moveable cart corrals may occupy 28 parking spaces.  After subtracting 
the 28 parking spaces that may be occupied by cart corrals, the store will include one space per 
200 square feet based upon a 150,182 square foot store.  This meets the City's Zoning Code 
requirement of one parking space per 200 square feet for "shopping goods, retail convenience 
goods." 

The existing bicycle racks will be removed and replaced with new bicycle racks 
near the front entrance.  A total of 20 spaces will be provided to meet City code. 
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The existing store provides cart storage areas interspersed throughout the parking 
areas.  The expansion does not propose to alter the existing design of cart storage but the exact 
location of the cart storage areas may change during and after construction.  

 

5. Security Measures  

The following security measures may be undertaken at the expanded Wal-Mart 
store: 

a. Conduct a risk analysis (crime survey) of the area to evaluate the security needs 
for the store and implement a security plan based upon this analysis. 

b. As appropriate based upon the crime survey, establish a parking lot patrol that 
assists customers, ensures safety and takes action to identify and prevent any 
suspicious activity (such as loitering and vandalism) both during the day and 
nighttime hours; and a plainclothes patrol inside the store to ensure safety and 
security.  

c. Install closed-circuit camera systems (surveillance cameras) inside and outside the 
store.  

d. Establish a Risk Control Team, which is a team of associates responsible and 
trained to identify and correct safety and security issues at the site. 

e. Provide lighting in the parking areas that will ensure public safety. 

f. Prohibit consumption of alcohol in the parking lots by having associates regularly 
"patrol" the parking areas while collecting shopping carts, and report any 
inappropriate activity to the store managers. (Also, per state law, alcohol sales 
will be limited to the hours of 6AM to 2AM of the following day.) 

6. Landscaping Modifications  

The store includes landscaping installed during the original construction of the 
store.  New planter areas will be installed to provide storm water treatment opportunities for the 
new impervious areas.  The project does not otherwise propose to alter the existing landscaping. 

7. Lighting Modifications  

The project does not propose any changes to the existing site lighting. 

8. Signage Modifications  

Signage on the expanded Wal-Mart building will be updated and simplified to 
include ancillary signs that describe new products and services that will be offered, such 
as “Market & Pharmacy” and “Outdoor Living.”  The existing primary Wal-Mart white 
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sign will be replaced with new white sign and yellow spark, and the existing red signs 
will be replaced with new white signs that will be more compatible with the new color 
scheme and building architecture.  All signs will be non-illuminated, except the 
"Walmart" sign at the front elevation, which will be internally lit by LED. The building 
signage will total approximately 520.11 square feet. 

9. Grading, Drainage and Utilities Modifications 

The site presently is paved and a storm drain pipe network exists for the drainage 
from the parking lot.  A portion of the existing parking lot will be removed for the proposed 
expansion of the building.  A portion of the parking lot south of the proposed expansion area will 
be moved and replaced due to the additional grading that will need to be done to accommodate 
the expansion.  The existing storm drain system will remain.  New planter areas will be installed 
to provide storm water treatment opportunities for the new impervious areas.  The existing 
domestic water service, sewer service and fire service will remain. 

10. Access and Circulation Modifications 

The existing store is accessible via three driveways off of Ranch Drive and one 
shared-access driveway with the commercial uses to the south of the project site.  The expansion 
does not propose to alter existing access to, or circulation within, the shopping center.   

The northern-most driveway off of Ranch Drive currently provides truck access to 
the Wal-Mart store.  Trucks enter the parcel and turn right and then left to access the loading 
bays at the rear of the store.  Trucks exit the store via the same driveway.  The project does not 
propose to alter truck access and circulation.   

The project does not propose to alter the existing shopping center internal 
pedestrian pathways that accommodate pedestrian movement throughout the site. 

11. Truck Delivery Modifications 

The existing Wal-Mart store receives approximately four to six eighteen-wheeler 
trucks each day, seven days per week, and eight to ten smaller vendor trucks each day, five days 
per week.  It is anticipated that the expansion will increase the total number of eighteen-wheeler 
deliveries to approximately seven to nine trucks, seven days per week (two to three of which will 
include refrigeration units) and will not add any additional smaller vendor truck deliveries.     

The existing store includes two loading spaces.  The project proposes to add an 
additional loading space, for a total of three loading dock spaces at the rear of the building, 
which will be accessed by roll-up doors.  The project also proposes to add a bale and pallet 
recycling storage area near the loading area. 

The project will reduce noise impacts, if any, by providing sealed rubber gaskets 
at the truck docks.  Further, unloading will occur directly from the truck to the building.  Also, 
engine idling by delivery trucks will be prohibited – in fact, Wal-Mart truck engines shut off 
automatically after three minutes of idling.  (If a truck includes a refrigeration unit, the unit 
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remains refrigerated by a motor in the front of the trailer, which sounds similar to a window A/C 
unit.) 

12. Hours of Operation Modifications 

The existing Wal-Mart store is not open overnight.  The proposed expanded store 
will be open 24 hours per day, seven days per week. 

Project Objectives 

The objectives of the proposed project are as follows: 

• Design a project consistent with the City of Milpitas General Plan and Zoning 
Code. 

• Expand the existing store into the adjacent vacant portion of the Wal-Mart 
property for a total planned floor area of 150,182 square feet. 

• Develop a state of the art retail store that will accommodate the retail and grocery 
demands of the Milpitas community.   

• Develop an architectural design that softens the scale and mass of the building 
with features designed to blend with the existing shopping center.   

• Maintain existing landscaping to soften the design and create a pleasant, attractive 
appearance that complements the surrounding area. 

• Provide sufficient on-site parking to ensure that adequate parking is provided for 
store customers and employees. 

• Develop an expanded store that will provide significant economic benefits to the 
City and community in terms of its diversity of employment opportunities and 
increased sales tax revenues. 
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M E M O R A N D U M 
Department of Planning & Neighborhood Services 
 

To: Planning Commission 

From: James Lindsay, Planning & Neighborhood Services Director 

Subject: Walmart Expansion Project 

Date: March 24, 2010 
 

 
I have provided below a summary of questions from Commissioners staff has answered recently 
on the project. 
 
• What are the existing entitlements for Walmart? On March 24, 1993, the Planning Commission approved 

Conditional Use Permit No. 1163 and granted site and architectural approval for the development of a 
131,725 square foot Walmart Store with an outdoor garden center.  The Conditional Use Permit covered 
internal uses that included automotive service and repairs, a garden center, and a fast food service area.  
Subsequent amendments were approved for temporary tent sales, periodic temporary RV sales within the 
parking lot, and minor site development permit approvals for the construction of an equipment enclosure in 
2004 and storage enclosure in 2007.  On January 12, 2005, the Planning Commission approved 
Conditional Use Permit Amendment No. UA2004-18 that allowed for the sale of refrigerated and frozen 
convenience food items. 

 
• Does the commission have any discretion in terms of the conditions it might impose on this applicant?  The 

Commission does have some discretion in the conditions that can be applied to a CUP.  There needs to be 
a connection to a potential negative land use impact (to surrounding properties or the public health, safety 
and welfare) that would be mitigated by the condition of approval (e.g. the condition that requires the doors 
be kept closed at Club Bahia on Dempsey to mitigate the noise impacts).  

 
• What specifically is the Planning Commission being asked to take action on and does that include a 24 

hour operation with alcohol sales: Staff is recommending the Planning Commission take the following 
actions:  (1) Certify the EIR; (2) Approve the Site Development Permit Amendment for the building 
addition, architectural changes, signage, etc.; (3) Approve the Use Permit Amendment to allow for the sale 
of fresh grocery items and alcohol.  The ABC regulates when alcohol sales can occur (not past 2:00am).  
Walmart is proposing to be open for 24 hours.  The Commission may impose a condition of approval 
requiring different store hours with the right nexus (see above). 

 
• Are than any other 24 hour establishments within a thousand foot radius? We are not aware of any stores 

that are open 24 hours within a thousand foot radius of Walmart. The Zoning Ordinance does not restrict 
the hours a store can be open (e.g. Borders bookstore could stay open for 24 hrs without any approval by 
the City).  

 
• What is the general plan and zoning for this area?  What type of uses were contemplated for this site when 

the land use and zoning were adopted?  Was retail space or a grocery store contemplated?   The General 
Plan and Zoning for the site is General Commercial (C2), the same as McCarthy Ranch Marketplace. 
Attached the excerpt from the Zoning Ordinance which includes the purpose and intent of the C2 District 
and the different uses that are permitted by right and conditionally permitted. All types of regional and local 
retail and food serving uses were contemplated with the McCarty Ranch Marketplace.  The Marketplace 
and the Great Mall are the only C2 Districts in the City that currently do not have grocery stores.  
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• How far are the closest grocery stores to this site?    The closest grocery stores to Walmart are Ranch 99 

(1+ mile), Save Mart (1.4+ miles), Safeway (2.4+ miles) and Lion Food (3+ miles). 
 
• Are we trying to meet a need of the local community in that area that might be underserved with retail and 

food options? Are we creating a "destination" type place that will draw from our nearby cities?  Yes to both, 
Walmart and McCarthy Ranch Marketplace are considered both local and regional destinations.  
The market area for Walmart includes the new residential growth areas in north San Jose and the new 
residential units planned in Milpitas south of 237 along Murphy Ranch Road and Barber Lane.  

 
 
 
 




















































































































































































