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MILPITAS PLANNING COMMISSION 
AGENDA REPORT 

 

Meeting Date: March 20, 2013 

 

PUBLIC HEARING 

APPLICATION: Site Development Permit Amendment No. SA12-0009, Hillview 
Executive Park Sign Program Amendment 

 
APPLICATION  
SUMMARY: A request for minor modifications to an existing sign program.   
 
LOCATION: 860 and 890 Hillview Court (APN 28-26-004 and 005) 
APPLICANT: Joe DiChoso, Corporate Sign Systems, 1014 Timothy Drive, San Jose, 

CA 95133 
OWNER: The Irvine Company, 550 Newport Center Drive, Newport Beach, CA 

92660 
 
RECOMMENDATION: Staff recommends that the Planning Commission: 

 
Adopt Resolution No. 13-008 approving the project subject to 
conditions of approval. 

 
PROJECT DATA: 
General Plan/ 
Zoning Designation: Town Center (TWC)/Town Center (TC) 
Overlay District: Site and Architectural Overlay (-S)  
Specific Plan: N/A 
 
Site Area: 2.80 Acre  
Total Allowable Sign Area: 660 square feet  
Proposed Sign Area: 470 square feet 
 
CEQA Determination: Categorical exempt pursuant to Section 15311, Class 11, (a) (Accessory 

Structures, On-premise Signs) of the California Environmental Quality 
Act (CEQA). 

  
PLANNER: Cindy Hom, Assistant Planner  
 
PJ:  2862 
 
ATTACHMENTS:  A. Resolution No. 13-008 
 B. Project Plans 
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LOCATION MAP   
 
 

Project Site 

No scale 
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BACKGROUND 
In July 1990, the Planning Commission granted site and architectural approval for the construction of 
Hillview Executive Office park on a 12-acre site consisting of four buildings (2 two-story buildings and 
2 three-story buildings).  Each building is located on its own separate parcel.  Two of the four buildings 
are managed under a different property owner group and have a separate sign program.  Subsequent 
approvals included a sign program that was approved on September 1999. 
 
On September 18, 2012, Joe DiChoso with Corporate Sign Systems submitted an application to allow 
for an amendment to the existing sign program.  The proposed amendment would allow for an 
additional sign location on the building façade.  The application is submitted pursuant to Milpitas 
Municipal Code MMC XI-10-57.03-1 (J) (Applications for Modifications of or Amendment) and XI-
10-24.05 (F) (Sign Programs) which requires Planning Commission review and approval of a site 
development permit amendment for modifications to an existing sign program. 
 
PROJECT DESCRIPTION 
The project is situated within the Hillview Executive Park that is located at the northeast terminus of 
Hillview Court.  The subject site is bounded by Hillview Court to the south, Extended Stay Inn and 
Embassy Suites to the east and southwest, and two (2) two-story professional office buildings to the 
north and west.   The site is improved with four buildings that provide approximately 129,026 square 
feet of office space with various site improvements including surface parking, landscaping, and 
decorative plazas. The project site is zoned Town Center and is surrounded by two hotels and a variety 
of commercial office, retail, and service uses.  A vicinity map of the subject site location is included on 
the previous page.   
 
The project proposes a minor amendment to the existing sign program to allow for an additional sign 
location.  The purposed of additional sign location will allow one of the anchor tenant’s to install their 
business identification with respect to their location.  The current sign program allows wall signs 
consisting of 24-inch and 30-inch halo-illuminated reverse channel letters on the south facing 
elevations.  The existing and proposed sign locations are depict in Figure 1 below: 

Figure 1:  
Sign Location Map 
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Sign Area 
Per MMC XI-10-24.03 (B) (Maximum Permissible Sign Area), the maximum allowable sign area is 
660 square feet for signs, which is based on one square feet of sign area for every two lineal foot of 
building perimeter.  As demonstrated in Table 1, the project proposes 470 square feet of sign area, 
which is less than the maximum allowed for the site. 
 

Table 1:   
Sign Area Calculations 

 
Sign Type  Quantity Max. Letter Ht./Sq. Ft. Total Square Footage 
Parapet Sign 4 30” / 65 s. f.  340 
Eyebrow Sign  2 24” / 65 s. f.  130 
Total Sign Area Proposed 470 
Total Sign Area Allowed 660 

Sign Program 
The purpose of a sign program is to provide uniformity and design consistency with other signs within 
a multi-tenant complex.  The sign program provides design standards and requirements for height, sign 
type, allocation of sign area, designation of sign locations, and specify the type of illumination as 
shown in the below Figure 2: 
 

Figure 2:  
Sign Program Requirements 

  
 
The sign program amendment provides for an orderly and harmonious development in that it provides 
proper business identification and would compliment existing signs in terms of sign type, illumination, 
and placement on the buildings.    

ADOPTED PLANS AND ORDINANCES CONSISTENCY 

General Plan 
The table below outlines the project’s consistency with applicable General Plan Guiding Principles and 
Implementing Policies: 
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Table 2  
General Plan Consistency 

 
Policy Consistency Finding 
Implementing Policy 2.a-I-3  
        Encourages economic pursuits, 

which will strengthen and promote 
development through stability and 
balance. 

Consistent.  The proposed monument sign would help 
promote the businesses within the Hillview Executive 
Business park and encourage economic pursuits.  

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 sign program will provide for 
aesthetic and appropriate signage to promote business 
retention  

 
Sign Ordinance 
The project is consistent with Chapter 24 (Signs) of the Milpitas Municipal Code in that the proposed 
sign program amendment complies with the total allowable sign area, sign height, and appropriateness 
of the sign design by incorporating compatible design and scale with the building architecture and with 
other signs in the business park. As demonstrated in the above sections, the proposal complies with the 
Milpitas Sign Ordinance in terms of sign area and design guidelines for high quality, professional signs. 
 
ENVIRONMENTAL REVIEW 
The Planning Division conducted an initial environmental assessment of the project in accordance with 
the California Environmental Quality Act (CEQA).  Staff determined that the project is categorically 
exempt per Section 15311, (Class 11) Accessory Structures, because the project includes the 
installation of an on-premise sign. 
 
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. 
 
CONCLUSION 
The proposed sign program amendment allows for one additional sign location and maintains the same 
height and sign area requirements as the original sign program.  The sign program amendment is 
compatible with other adjacent signs in terms of scale, color, design, materials and provides an orderly 
and attractive multi-tenant sign for the existing office building.   
 
RECOMMENDATION 
 
STAFF RECOMMENDS THAT the Planning Commission adopt Resolution No. 13-007 approving 
Site Development Permit Amendment No. SA12-0009 subject to the attached Conditions of Approval. 
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Attachments: 
A. Resolution No. 13-008 
B. Plans 
 
 
 
 



ATTACHMENT A  

RESOLUTION NO. 13-008 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MILPITAS, 
CALIFORNIA, APPROVING SITE DEVELOPMENT PERMIT AMENDMENT NO. 

SD12-0009, HILLVIEW EXECUTIVE OFFICE PARK, TO ALLOW MINOR 
MODIFICATIONS TO AN EXISTING SIGN PROGRAM AT 

860 AND 890 HILLVIEW COURT 
 

WHEREAS, on September 25, 2012, an application was submitted by Joe DiChoso, 
Corporate Sign Systems, to request for a sign program amendment for the Hillview Executive 
Office Park at 860 and 890 Hillview Court (APN 28-26-004 and 005), The property is located 
within the Town Center Zoning district; and 
 

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 is categorically exempt; and 

 
WHEREAS, on March 20, 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 considered the full record before it, which may 
include but is not limited to such things as the staff report, testimony by staff and the public, and 
other materials and evidence submitted or provided to it. Furthermore, the recitals set forth above 
are found to be true and correct and are incorporated herein by reference.   
 

 
Section 2: The project is categorically exempt per Section 15311, (Class 11) Accessory 

Structures of the California Environmental Quality Act.  The project proposal consists of a 
master sign program that allows for the installation of an on-premise signs for an existing 
industrial campus. 

 
Section 3: Site Development Permit Findings. All elements of the sign, including design, 

lighting, scale, length and materials, are consistent with the intent of the General Plan and 
Milpitas Sign Ordinance.  It is consistent with General Plan Policy 2.a-I-3 and 2.a-I-7 in that the 
project promotes business and encourages economic pursuits.  The project conforms to the 
Milpitas Zoning Ordinance in that it complies with the development standards in terms of the 
total allowable sign area, design guidelines, and compatibility with other signs and the building 
architecture.    

 
Section 4: The design, scale and materials of the sign harmonize with the architectural 

design and details of the building as well as the site it serves.  The proposed halo illuminate 
individual letters compatible and in keeping with the architecture of the building and site layout.   
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Section 5: The design, placement, and scale of the tenant signs are appropriate and 

provide clear visibility and legibility from the distance where they are normally viewed from on 
the building. 
 

Section 6: The proposed halo-illuminated wall signs provide a contrast between the 
background and letters that provides for attractive distinct business identification.   

 
Section 7: The following findings are made pursuant to provisions applicable to sign 

programs: 
a) Provides overall design and style consistency and uniformity in terms of sign type, 

illumination, and placement.   
b) Maintains and complements the architectural style of the buildings and addresses 

compatibility of the design and style with existing signage.  
c) Complies with the design guidelines of the Milpitas Zoning Ordinance in that the 

proposed channel letter signs provide an attractive scale, relates to the building and 
site layout, and provide for orderly and harmonious business identification.  

 
Section 8: The Planning Commission of the City of Milpitas hereby approves Site 

Development Permit No. SA12-0009, Hillview Executive Park Sign Program subject to the 
above Findings, and Conditions of Approval attached hereto as Exhibit 1.   
 
PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of 
Milpitas on March 20, 2013. 
 

 
Chair 

 
TO WIT: 
 
I HEREBY CERTIFY that the following Resolution was duly adopted at a regular meeting of 
the Planning Commission of the City of Milpitas on March 20, 2013, and carried by the 
following roll call vote:  
 

COMMISSIONER AYES NOES ABSENT ABSTAIN 

Garry Barbadillo     

Lawrence Ciardella     

John Luk     

Rajeev Madnawat     

Sudhir Mandal     
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Zeya Mohsin     

Gurdev Sandhu     

Demetress Morris     
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EXHIBIT 1 
 

CONDITIONS OF APPROVAL 
Site Development Permit No. SD12-0011 

A request to permit a sign program amendment for the Hillview Executive Park located at 860 
and 890 Hillview Ct. (APN 28-26-0045 and 005).   

 
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 
March 20, 2013, in accordance with these Conditions of Approval.     
 
Any deviation from the approved site plan, floor plans, 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)                                                                

 
Site Development Permit Amendment No. SA12-0009 shall become null and void if the 
project is not commenced within two (2) years from the date of approval.  Pursuant to 
Section 64.06(B) of the Zoning Ordinance of the City of Milpitas:  
 
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. 
 

2.  Pursuant to Section 64.06(1), the owner or designee shall have the right to request an 
extension of Site Development Permit Amendment No. SA12-0009 if said request is made, 
filed and approved by the Planning Commission prior to expiration dates set forth herein. (P)  

 
3. Prior to the issuance of building permits, 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)  

4. If, at time of building permit review, there is an outstanding project job account balance due 
to the City for recovery of review fees, review of permits will not be initiated until the 
balance is paid in full. (P) 

 
(P) = Planning 
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Sign Program covers only buildings

860 and 890 (owned by The Irvine Co.)

Maximum sign area shall not exceed

1 square foot of sign area per 2 lineal feet

of building perimeter or 2 square feet of

sign area for each lineal foot of street

frontage (whichever is greater)

Sign Area Calculation:

676 LF / 2 = 338 SF sign area allowed

Each tenant would be allowed HALO-lit

channel letters painted to match logo.

Allowable signs  include 30” max

Halo-lit reverse channel letters and logos

only. Attaches in high position along

building face. 24” high eyebrow sign

also allowed(per diagram on

Halo lit is same as back lit, the

proposed lighting is consistent with

existing sign program.

Sign Program Notes

General Regulations

A. Purpose and Intent. The purpose of these general regulations is to define

the parameters for design, size, height and location of signs. The

requirements related to the number, design type and size of signs outlined

in this Chapter are intended to be maximum standards which do not

necessarily ensure compatibility with building architecture, the

neighborhood and the community appearance. Consideration shall be given

to the sign's relationship to the overall appearance of the subject property

and surrounding area.

B. Maximum Permissible Sign Area. The following prescribes the maximum

permissible sign area for projects located within the city. Please refer to

Section X1-10.24.04, Special Regulations, of this Chapter for unique

circumstances such as shopping centers, regional shopping centers, town

center district, sign programs and off site advertising displays.

1. Maximum Sign Area In Non-Residential Zones. The

maximum permissible total sign area for commercial,

industrial, mixed use, institutional and agricultural zoning

districts will conform to the following standard:

a. The total aggregate area of all signs permitted on

any building site or property shall not exceed one

(1) square foot of sign for each two (2) lineal feet of

building perimeter on the subject parcel or not

exceed two (2) square feet of sign for each one (1)

lineal foot of public street frontage, at the

applicant's discretion.

i. For buildings or uses containing more than

one (1) business, the allowable sign area as

defined in Section (1) above shall be:

(1) Distributed to each

business proportionately to

the floor area of the

subject business to the

total floor area for all

leasable structures on the

parcel or site; or

(2) Distributed to each

business proportionately to

the building façade of the

subject business by one (1)

square feet of sign area per

one (1) lineal feet of

adjacent building façade

oriented towards a

property line of a site or

common parking area.

A Parapet Sign

= 340 s.f.

B eyebrow sign

= 130 s.f.

Max. 30 inches high

Max. 65 square feet

Max. 24 inches high

Max. 65 square feet

The total aggregate area of all exterior business

identification signs permitted on these two buildings

is 470 square feet.

The landlord shall determine which businesses will

receive parapet signs and which businesses will

receive eyebrow signs.

Not all businesses are entitled to signs.

HILLVIEW EXECUTIVE PARK

SIGN PROGRAM

860 & 890 Hillview Court, Milpitas, CA

A

B

B

B

A

A

A

A
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NORTH

Sign Program covers only buildings

860 and 890 (owned by The Irvine Co.)

Maximum sign area shall not exceed

1 square foot of sign area per 2 lineal feet

of building perimeter or 2 square feet of

sign area for each lineal foot of street

frontage (whichever is greater)

Sign Area Calculation:

676 LF / 2 = 338 SF sign area allowed

Each tenant would be allowed HALO-lit

channel letters painted to match logo.

Allowable signs  include 30” max

Halo-lit reverse channel letters and logos

only. Attaches in high position along

building face. 24” high eyebrow sign

also allowed(per diagram on

Halo lit is same as back lit, the

proposed lighting is consistent with

existing sign program.
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B.ID

1.

2. Halo illumination

3.

Fabricated aluminum reverse channel letters,

MAP painted to match PMS 185 (red).

provided by warm white

LED modules (equivalent to 3500k). Sign

connects to existing dedicated circuit (by

others). All electrical parts & connections to be

UL listed.

Mounts to existing exterior wall with 3” steel

bolts w/ masonry anchors and 1-1/2” stand-off

sleeves.

SIGN AREA:  25.25 sq. ft

WEIGHT: approx. 15 lb. per letter

1 Total

Tenant Building ID,

Illuminated Wall Sign

not to scale

SIDE VIEW/ELECTRICAL DETAIL
2

scale:   ½” = 1’

FRONT VIEW
1

not to scale

PLACEMENT RENDERING
4

scale:   1:8

ELEVATION
3

44’

18”

168’ min. frontage

121 "

WARM WHITE LED MODULES

(EQUIVALENT TO 3500K)

QTY. AS REQUIRED

INPUT VOLTAGE 12VDC

CLASS 2 UL RECOGNIZED

30 "




