
 
CITY OF SUNNYVALE REPORT 
ZONING ADMINISTRATOR HEARING 

April 24, 2013 

 

File Number: 2013-7103 Permit Type:  Use Permit and Vesting 
Tentative Parcel Map 

Location: 120 San Gabriel Dr. (APN: 205-44-022) 

Applicant/Owner: Kier & Wright Civil Engineers / Walton San Gabriel Owner 
VI, LLC 

Staff Contact: Noren Caliva-Lepe, (408) 730-7637, ncaliva-
lepe@sunnyvale.ca.gov 
 
Project Description: Use Permit and Vesting Tentative Parcel Map to allow 
seven industrial condominiums and one common lot. 

Reason for Permits: A Use Permit is required in order to consider plans for 
multiple ownership of industrial sites. A Tentative Map is required to create 
condominium units for individual ownership and a common lot.  

Issues: Parking, Underground Utilities  

Recommendation: Approve with Conditions 
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PROJECT DESCRIPTION 

 Existing Proposed 

General Plan: Industrial Same 

Zoning District: M-S Same 

Lot Size : 12.4 acres Same 

Gross Floor Area: 304,904 sq. ft. Same 

Number of Buildings: 8 Same 

Parking: 994  Same 

Landscaping: 88,063 (16.3%) Same 

 

Previous Planning Projects related to Subject Application   
(see discussion below) 

Yes  

Neighborhood Preservation Complaints  No 

Deviations from Standard Zoning Requirements  No 

 
Background: The subject site is approximately 12.4 acres in size and is bound 
by Central Expressway to the north, Wolfe Road to the east, Kifer Road to the 
south, and Sunnyvale East Channel to the west. San Gabriel Drive bisects the 
campus. The site contains 8 buildings, including six one-story office/R&D 
(research and development) buildings, a three-story building with rooftop 
parking, and a five-level parking structure. The three-story building and 
parking structure are attached by a parking garage bridge. The entire site was 
previously occupied by Maxim, who vacated the site over a year ago.  
 
The six one-story buildings were built in the 1970s. In 1999, the City Council 
approved a Use Permit to build the additional two buildings for Maxim (File 
Number 1999-1283). At that time, the entire campus was comprised of 
individually owned lots. In order to create a campus environment with parking 
shared among the buildings and floor area ratio averaged throughout the site, 
the City Council required that the lots be merged into one lot. As required by 
the SMC, publicly-visible art was also installed along the Wolfe Road frontage. 
The requirement for undergrounding utilities was deferred to future building 
remodel or construction.  
 
More recently, staff-level permits (File Numbers 2011-7603 and 2012-8008) 
were approved for façade upgrades to all buildings and landscaping upgrades 
to the entire site. The landscaping upgrades included the removal of several 
trees, installation of water-efficient landscaping, and outdoor employee seating 
and recreation areas.  
 
 
Use Description: This permit does not include review of a new use. Since 
Maxim left he site, it has remained vacant. No potential tenants or buyers have 
been identified at this time. Any future uses would be subject to Sunnyvale 
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Municipal Code (SMC) Chapter 19.22, which encourages primarily industrial 
uses, such as offices, R&D and manufacturing. Other uses, such as 
commercial or institutions of higher learning (i.e. colleges) may be considered 
through a separate permit subject to parking availability and neighborhood 
compatibility. No site or building modifications are proposed as part of this 
permit.  
 
Vesting Tentative Parcel Map Description: The applicant is proposing a 
condominium project, with seven industrial condominium units and one 
common lot. There are two components that define a condominium project. 
One component is a condominium unit for individual ownership, which can be 
a cube of air space, water, earth, buildings, and site improvements. The second 
component is a common undivided interest in a portion of a property, which 
means that each owner of a condominium unit owns an equal portion that 
common property. The traditional condominium project found in Sunnyvale is 
comprised of air space units (own air space within a structure) and a common 
lot equally owned by each of the condominium owners, such as parking and 
landscaping.  
 
The proposed condominium project is unique. The condominium units are 
cubes around the buildings and down below the ground. The common lot 
owned by the Owner’s Association includes land around the condominium 
unit, which includes surface parking, the five-story parking structure, 
landscaping area, outdoor employee recreation areas, and walkways. The 
common undivided interest begins at a certain distance above the ground on 
top of the entire lot, known as a “cloud condominium”. The proposed 
condominium project is subject to the standard requirements, such as the 
required creation of an Owners’ Association and Conditions, Covenants and 
Restrictions (CC&Rs) (see Attachment B). 
 
Parking: SMC 19.46 requires a minimum of two parking spaces per 1,000 
square feet and a maximum of four spaces per 1,000 square feet of gross floor 
area. The entire site requires a minimum of 610 spaces and a maximum of 
1,220 spaces. The site meets parking requirements by providing 994 spaces.  
 
Although the rooftop parking on the three-story building will be privately 
owned, a Parking Management Plan will be required to allow for all parking 
spaces within the development to be shared among the tenants (see 
Attachment B). 
 
Landscaping: Approximately 16.3% of the entire site is currently landscaped, 
which is considered to be a legal nonconformity because 20% minimum is 
required by the SMC. To meet the landscaping requirements, an additional 
20,208 square feet of landscaping would have to be added to the site. As 
previously discussed, staff worked extensively with the property owners on 
landscaping improvements last year, which included new landscaping for all 
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areas not devoted to building footprints, parking or circulation. Staff finds that 
these latest improvements are sufficient.  
 
Site Upgrades: As part of a Use Permit or Tentative Map application, site 
upgrades are required. Attachment B provides a complete list, including 
upgrades required by the Department of Public Works. The following upgrades 
are required by the SMC Title 19. 
 

 Sidewalks/Easements: SMC 19.38.080 requires sidewalks to be 
installed along public street frontages. Most of the entire campus already 
has walkways along the back of the curb line that allows for pedestrian 
movement between each building. A gap exists along a portion of the 
Kifer Road frontage next to the Sunnyvale East Channel, which is 
required to be filled. In addition, a sidewalk easement over the entire 
walkway along the street frontages is required (see Attachment B). 

 
 Bicycle Parking: The existing site provides 2 bicycle parking spaces 

(racks). SMC 19.46.150 requires 31 total bicycle spaces, 24 of which 
must be secured (i.e. lockers or within a building) and 7 racks. Condition 
of Approval GC-7 requires upgrades to existing bicycle parking facilities 
per SMC requirements. 

 
 Trash Enclosures: Unscreened trash bins are currently stored within 

the parking lot areas. Staff recommends that trash enclosures be 
installed throughout the site per City standards, as noted in the 
Condition of Approval. The applicant has provided a site plan showing 
the potential location of new trash enclosures. A separate staff-level 
permit will be required to ensure adequate sizing, location, and design 
prior to parcel map recordation.   

 
 Undergrounding Utilities: SMC 19.38.090 requires boundary and 

service drops to be placed underground. The previously approved Use 
Permit in 1999 also notes this future requirement. The applicant has 
expressed some concern about the timing to complete the 
undergrounding. The SMC provides an option for a deferral agreement, 
subject to review and approval by the Director of Community 
Development to ensure compliance in a timely manner.  

 
Public Contact:  58 notices were sent to surrounding property owners and 
residents adjacent to subject site in addition to standard noticing practice. No 
letters were received. 
 
Environmental Determination: A Categorical Exemption Class 15 (minor land 
divisions of four or fewer parcels) relieves this project from CEQA provisions. 
The project results in only one lot or parcel, with condominium units.  
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FINDINGS   

In order to approve the Use Permit the following findings must be made:   
 
1. The proposed use attains the objectives and purposes of the General Plan 

of the City of Sunnyvale. [Finding Met] 
 
Land Use and Transportation Chapter  
Policy LT-4.1: Protect the integrity of the City’s neighborhoods whether 

residential, industrial, or commercial.  

Goal LT-6: Support an economic development environment that is 
supportive of a wide variety of businesses and promotes a 
strong economy within existing environmental, social, fiscal 
and land use constraints.  

Policy LT-7.1: Maintain a diversity of commercial enterprises and 
industrial uses to sustain and bolster the local economy.   

 
The project provides individual ownership opportunities for businesses. 
The project also provides space for a variety of industrial uses, including 
incubator spaces for small businesses and larger companies.  

 
2. The proposed use ensures that the general appearance of proposed 

structures, or the uses to be made of the property to which the application 
refers, will not impair the orderly development of, or the existing uses being 
made of, adjacent properties. [Finding Met] 
 
As conditioned, the additional site upgrades will further enhance the site 
and add positively to the streetscape. Staff does not anticipate negative 
impacts associated with the proposed project.  
 

 
ALTERNATIVES: 

 
1. Approve the Use Permit and Vesting Tentative Parcel Map with 

recommended Conditions in Attachment A. 

2. Approve the Use Permit and Vesting Tentative Parcel Map with 
modifications. 

3. Deny the Use Permit and Vesting Tentative Parcel Map. 
 
RECOMMENDATION 

 
Alternative 1. Approve the Use Permit and Vesting Tentative Parcel Map with 
recommended Conditions in Attachment A. 
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Reviewed by: 
 
 
 
 
Gerri Caruso 
Principal Planner 

Prepared By:  Noren Caliva-Lepe, Associate Planner 

 
Attachments: 
 
A. Standard Requirements and Recommended Conditions of Approval 
B. Site and Architectural Plans 
C. Letter from the Applicant 

 
 

 
 



2013-7103 120 San Gabriel Dr.    May 15, 2013 

Page 7 of 15 

 

RECOMMENDED 
CONDITIONS OF APPROVAL AND  

STANDARD DEVELOPMENT REQUIREMENTS 
May 15, 2013 

 
Planning Application 203-7103 

120 San Gabriel Drive 
Use Permit and Vesting Tentative Parcel Map to allow seven industrial 

condominiums and one common lot. 
 

The following Conditions of Approval [COA] and Standard Development 
Requirements [SDR] apply to the project referenced above. The COAs are 
specific conditions applicable to the proposed project.  The SDRs are items 
which are codified or adopted by resolution and have been included for ease of 
reference, they may not be appealed or changed.  The COAs and SDRs are 
grouped under specific headings that relate to the timing of required 
compliance. Additional language within a condition may further define the 
timing of required compliance.  Applicable mitigation measures are noted with 
“Mitigation Measure” and placed in the applicable phase of the project. 
 
In addition to complying with all applicable City, County, State and Federal 
Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly 
accepts and agrees to comply with the following Conditions of Approval and 
Standard Development Requirements of this Permit: 
 

GC: THE FOLLOWING GENERAL CONDITIONS OF APPROVAL AND 
STANDARD DEVELOPMENT REQUIREMENTS SHALL APPLY TO THE 
APPROVED PROJECT. 

 

GC-1. CONFORMANCE WITH APPROVED PLANNING APPLICATION: 
All building permit drawings and subsequent construction and 
operation shall substantially conform with the approved planning 
application, including: drawings/plans, materials samples, building 
colors, and other items submitted as part of the approved application. 
Any proposed amendments to the approved plans or Conditions of 
Approval are subject to review and approval by the City. The Director 
of Community Development shall determine whether revisions are 
considered major or minor.  Minor changes are subject to review and 
approval by the Director of Community Development.  Major changes 
are subject to review at a public hearing. [COA] [PLANNING]  

 

GC-2. PERMIT EXPIRATION: 
The permit shall be null and void two years from the date of approval 
by the final review authority at a public hearing if the approval is not 
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exercised, unless a written request for an extension is received prior 
to expiration date and is approved by the Director of Community 
Development. [SDR] (PLANNING)  

 
GC-3. SIGNS: 

A Master Sign Program will be required for the entire site.  
[PLANNING] [COA] 

 

GC-4.   ENCROACHMENT PERMIT:  
 Prior to any work in the public right-of-way, obtain an encroachment 

permit with insurance requirements for all public improvements 
including a traffic control plan per the latest CA Manual on Uniform 
Traffic Control Devices (MUTCD) standards to be reviewed by the 
Department of Public Works. [COA] [PUBLIC WORKS] 

 
GC-5.  USES: The building is approved for use by industrial, corporate office, 

and research and development office uses, as set forth in Sunnyvale 
Municipal Code Chapter 19.22. Other uses, such as commercial or 
institutions of higher learning may be considered through a separate 
permit subject to parking availability and neighborhood compatibility. 
[COA] [PLANNING] 

 

GC-6. PARKING MANAGEMENT PLAN (NONRESIDENTIAL) 
A Parking Management Plan shall be submitted for review and 
approval by the Director of Community Development prior to parcel 
map. [COA] [PLANNING]  

 

GC-7.     BICYCLE SPACES: 
Provide 31 bicycle parking spaces, of which 24 must be secured and 7 
racks (per VTA Bicycle Technical Guidelines) as approved by the 
Director of Community Development. [COA] [PLANNING]  

 

TM: THE FOLLOWING CONDITIONS SHALL BE MET PRIOR TO THE 
APPROVAL OF THE FINAL MAP OR PARCEL MAP. 

 
TM-1. VESTING TENTATIVE PARCEL MAP:  

This vesting tentative parcel map is a single parcel for condominium 
purposes only. Any additional parcels to be added to the current 
project shall require a separate review process by Planning Division 
and require a new tentative map. Any alteration of the conditionally 
approved vesting tentative parcel map is subject to additional 
approval by the City prior to parcel map approval. [COA] 
[PLANNING/PUBLIC WORKS] 
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TM-2. PARCEL MAP COMPLIANCE WITH VESTING TENTATIVE PARCEL 

MAP:  

The submittal, approval and recordation of the parcel map shall be in 
accordance with the provisions of the California Subdivision Map Act 
and Sunnyvale Municipal Code Title 18 Subdivision requirements. 
The parcel map shall be substantially the same as the vesting 
tentative parcel map. The recordation of the subject parcel map must 
occur prior to any grading or building permit issuance. [COA] [PUBLIC 
WORKS] 
 

TM-3. RESERVATION/ABANDONMENT OF EASEMENTS:  

Reservation of new and/or abandonment of existing public/private 
utility easement(s), ingress/egress easement(s) necessary for the 
project shall be recorded with the parcel map for public easements 
(such as Emergency Vehicle Access Easement, Public Utility 
Easement, Pedestrian Access Easement, etc.).  Quitclaim deed is 
required for abandonment of private easements and shall be recorded 
prior to parcel map recordation and referenced on the parcel map. All 
easements shall be kept open and free from buildings and structures 
of any kind except those appurtenances associated with the defined 
easements. Applicant shall secure an easement for future relocation of 
existing sanitary sewer main line underneath existing the parking 
structure. [COA] [PUBLIC WORKS]  

 

TM-4.      STREET DEDICATION: 
Dedicate the portion of San Gabriel Drive as recorded under book 
9940 O.R. 608 located at the end of the street on the parcel map as 
an easement for public purposes. [COA] [PUBLIC WORKS] 
 

TM-5.     PEDESTRIAN ACCESS EASEMENT:  
The developer shall dedicate a PEDESTRIAN ACCESS EASEMENT 
(PAE) to the City upon and over all existing on-site walkways for 
public pedestrian access purpose fronting San Gabriel Drive.  The 
subject PAE shall be delineated on the parcel map. The developer 
shall verify if the existing on-site walkways are in compliance with the 
latest the American with Disabilities Act (ADA) requirements and 
modify as needed prior to parcel map recordation.  The maintenance, 
repair, and/or replacement of improvements within said PAE shall be 
the sole responsibility of the property owners as determined by the 
appropriate covenants, conditions and restrictions. Said easements 
are not offered, nor are they accepted for dedication by the City. The 
existing 22’ wide PSE shall be abandoned as part of the parcel map. 
[COA] [PUBLIC WORKS]   
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TM-6. PUBLIC WORKS FEES:  

The developer shall pay all applicable Public Works development fees 
associated with the project, including but not limited to, utility 
frontage and/or connection fees and off-site improvement plan check 
and inspection fees, prior to any permit issuance. The actual fee 
amount would be based upon the fee structure/rate at the time of fee 
payment. [COA] [PUBLIC WORKS] 

 
TM-7. SUBDIVISION AGREEMENT AND SECURITIES:  

The developer shall execute a Development Permit and provide 
improvement securities and/or cash deposit(s) for all proposed public 
improvements prior to parcel map recordation or any permit issuance, 
whichever occurs first. [PUBLIC WORKS] 
 

TM-8. CONDITIONS, COVENANTS AND RESTRICTIONS (CC&RS) (DRAFT 
REVIEW): 
Any proposed deeds, covenants, restrictions and by-laws relating to 
the subdivision are subject to review and approval by the Director of 
Community Development and the City Attorney. Four (4) sets of the 
CC&Rs including all information required below shall be submitted to 
the Engineering Division of the Public Works Department for routing. 
In addition to requirements as may be specified elsewhere, the 
CC&R’s shall include the following provisions: 

a) Membership in and support of an association controlling and 
maintaining all common facilities shall be mandatory for all 
property owners within the development. 

b) The owners association shall obtain approval from the Director of 
Community Development prior to any modification of the CC&R's 
pertaining to or specifying the City. 

c) The developer shall create Owner’s Associations which comport 
with the state law requirements for Common Interest 
Developments. Conditions, Covenants, and Restrictions (CC&Rs) 
shall be recorded to address issues of common use and 
maintenance for the campus development. 

d) The Standard Development Requirements and Conditions of 
Approval included as part of the approved Planning Application, 
Permit #2012-7070, and associated map shall be incorporated 
into the CC&Rs as an exhibit or attachment.  The included map 
shall clearly indicate all public/private easements as disclosure 
for property owners.  The CC&Rs shall include a list of all 
attachments and/or exhibits. 

e) The CC&Rs shall contain language for Best Management 
Practices “Agreement to Maintain” pursuant to Sunnyvale 
Municipal Code 12.60.200. 
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f) The CC&Rs recorded for the campus as a whole shall state that 
the amenities building must be maintained in common by all 
buildings in the campus and cannot be sold for separate 
ownership. 

g) The CC&Rs shall contain the following provisions: 

i) The owners association shall maintain parkstrip landscaping 

in perpetuity along the public street fronting the project site. 

ii) Property owners are prohibited from modifying drainage 

facilities and/or flow patterns unless reviewed and approval 

granted from the Public Works Department.  

g. The CC&Rs shall contain the following language: 

i) “Right to Remedy Failure to Maintain Common Area. In the 

event that there is a failure to maintain the Common Area so 

that owners, lessees, and their guests suffer, or will suffer, 

substantial diminution in the enjoyment, use, or property 

value of their Project, thereby impairing the health, safety and 

welfare of the residents in the Project, the City, by and 

through its duly authorized officers and employees, will have 

the right to enter upon the subject Property, and to 

commence and complete such work as is necessary to 

maintain said Common Area. The City will enter and repair 

only if, after giving the Association and Owners written notice 

of the failure to maintain the Common Area, they do not 

commence correction of such conditions in no more than 

thirty (30) days from the giving of the notice and proceed 

diligently to completion. All expenses incurred by the City 

shall be paid within thirty (30) days of written demand.  Upon 

a failure to pay within said thirty (30) days, the City will have 

the right to impose a lien for the proportionate share of such 

costs against each lot in the Project. 

iii) It is understood that by the provisions hereof, the City is not 

required to take any affirmative action, and any action 

undertaken by the City will be that which, in its sole 

discretion, it deems reasonable to protect the public health, 

safety and general welfare, and to enforce it and the 

regulations and ordinances and other laws. 

iv) It is understood that action or inaction by the City, under the 

provisions hereof, will not constitute a waiver or 

relinquishment of any of its rights to seek redress for the 
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violation of any of the provisions of these restrictions or any of 

the rules, regulations and ordinances of the City, or of other 

laws by way of a suit in law or equity in a court of competent 

jurisdiction or by other action. 

v) It is further understood that the remedies available to the City 

by the provision of this section or by reason of any other 

provisions of law will be cumulative and not exclusive of the 

maintenance of any other remedy.  In this connection, it is 

understood and agreed that the failure to maintain the 

Common Area will be deemed to be a public nuisance and the 

City will have the right to abate said condition, assess the 

costs thereof, and cause the collection of said assessments to 

be made on the tax roll in the manner provided by 

appropriate provisions of the Sunnyvale Municipal Code or 

any other applicable law. 

vi) No Waiver.   No failure of the City of Sunnyvale to enforce any 

of the covenants or restrictions contained herein will in any 

event render them ineffective. 

vii) Hold Harmless.   Declarant, Owners, and each successor in 

interest of Declarant and said Owners, hereby agree to save, 

defend and hold the City of Sunnyvale harmless from any and 

all liability for inverse condemnation which may result from, 

or be based upon, City’s approval of the Development of the 

subject Property.”  [COA] [/PLANNING/CITY ATTORNEY]  

 

BP: THE FOLLOWING SHALL BE ADDRESSED ON THE CONSTRUCTION 
PLANS SUBMITTED FOR ANY DEMOLITION PERMIT, BUILDING 
PERMIT, GRADING PERMIT, AND/OR ENCROACHMENT PERMIT 
AND SHALL BE MET PRIOR TO THE ISSUANCE OF SAID PERMIT(S). 

 

BP-1  CONDITIONS OF APPROVAL: 
Final plans shall include all Conditions of Approval included as part 
of the approved application starting on sheet 2 of the plans. [COA] 
[PLANNING]  

 

BP-2  RESPONSE TO CONDITIONS OF APPROVAL: 
A written response indicating how each condition has or will be 
addressed shall accompany the building permit set of plans. [COA] 
[PLANNING]  
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BP-3.  NOTICE OF CONDITIONS OF APPROVAL: 
A Notice of Conditions of Approval shall be filed in the official records 
of the County of Santa Clara and provide proof of such recordation to 
the City prior to issuance of any City permit, allowed use of the 
property, or Final Map, as applicable. The Notice of Conditions of 
Approval shall be prepared by the Planning Division and shall include 
a description of the subject property, the Planning Application 
number, attached conditions of approval and any accompanying 
subdivision or parcel map, including book and page and recorded 
document number, if any, and be signed and notarized by each 
property owner of record. 

For purposes of determining the record owner of the property, the 
applicant shall provide the City with evidence in the form of a report 
from a title insurance company indicating that the record owner(s) are 
the person(s) who have signed the Notice of Conditions of Approval. 
[COA] [PLANNING] 

 

BP-4. RECYCLING AND SOLID WASTE:   
All exterior recycling and solid waste shall be confined to approved 
receptacles and trash enclosures. The trash enclosure design shall be 
in accordance with City’s latest guidelines available from Public Works 
Department. Submit a detailed trash enclosure plan which includes, 
but is not limited to, the following: stress pad location and details, 
complete dimensions of trash enclosure and wall cross sections, etc. 
Provide fire sprinklers for trash enclosures within five feet of buildings. 
[COA] [PLANNING/PUBLIC WORKS] 

  

BP-5 COMPLETION OF PUBLIC IMPROVEMENTS: 
All public improvements must be completed prior to parcel map 
recordation, unless otherwise approved by the Director of Public 
Works.  

 

EP: THE FOLLOWING CONDITIONS SHALL BE ADDRESSED AS PART OF 
AN ENCROACHMENT PERMIT APPLICATION.  

 

EP-1. PUBLIC SIDEWALKS:  

Install a new public sidewalk, including root barriers on Kifer Road 
along the 707 Kifer Road building.  The new sidewalk shall terminate 
at the Santa Clara Valley Water District property to the west and to 
match existing sidewalk. [COA] [PUBLIC WORKS] 
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EP-2.      CURB RAMP:  
Remove and replace existing curb ramp in accordance with the 
latest City standard details and specifications at the southwest 
corner of the Wolfe/Central intersection. [COA] [PUBLIC WORKS] 

 

EP-3. SEPARATE UTILITY LINES FOR EACH CONDOMINIUM BUILDING:  

As part of the off-site improvement plan review and approval, 
developer shall ensure there are independent and separate utilities 
(water, fire, sanitary sewer) for each of the condominium building.  
[COA] [PUBLIC WORKS] 
 

EP-4. PUBLIC FIRE HYDRANTS:  

Remove and replace one existing public fire hydrant on San Gabriel 
Drive fronting 160 San Gabriel Drive to Clow Rich 75 latest model.  
Remove and replace one existing public fire hydrant on Wolfe Road 
fronting 185 Wolfe Road and one on Kifer fronting 707 Kifer to Clow 
Rich 865 latest model. Public fire hydrants shall be maintained free 
and clear of all vines, shrubs, bushes, ivy, etc. for a minimum of four 
feet. [COA] [DPS/FIRE PREVENTION/PUBLIC WORKS]  

 

EP-5. FIRE SERVICE LINE/DOUBLE CHECK DETECTOR ASSEMBLY: 

Replace the existing DCDA’s fronting 120 and 140 San Gabriel 

Avenue and 175-177,185 North Wolfe Road and in accordance to 

latest City standard detail 21B. [COA] [PUBLIC WORKS] 

 
EP-6. BACKFLOW PREVENTORS:  

Replace domestic water backflow preventors fronting the following site 
addresses: 140 and 160 San Gabriel Avenue and 185 North Wolfe 
Road. [COA] [PUBLIC WORKS] 

 
EP-7. SEWER CLEANOUT:  

Install new sanitary sewer cleanouts at the property lines for all the 
existing buildings except for the building located at 175-177 Wolfe 
Road where a cleanout does exist. [COA] [PUBLIC WORKS] 
  

EP-8. PUBLIC STREETLIGHTS:  

For public streetlights fronting the project site, remove and replace all 
existing High-Pressure Sodium (HPS) bulbs with new Light-Emitting 
Diode (LED) bulb. [COA] [PUBLIC WORKS] 

 
EP-9. OFF-SITE LANDSCAPE PLANS:  

Submit separate landscape plans that show existing City street trees, 
ground covers, irrigation system and other appurtenances for review 
and approval by the Public Works Department prior to issuance of the 
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encroachment permit or map recordation, whichever occurs first. 
[COA] [PUBLIC WORKS] 

 

EP-10. OUTSIDE AGRENCY APPROVALS:  

This project requires approval from Santa Clara Valley Water District 
and Santa Clara County Roads and Airports Department. [COA] 
[PUBLIC WORKS] 

 
EP-11. IMPROVEMENT PLANS:  

Final approved public improvement plans shall be prepared on 
24”X36”, 4 mil mylars. [COA] [PUBLIC WORKS] 

 

 

 














































