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CITY OF SUNNYVALE 

REPORT 
Planning Commission 

 
  April 13, 2009 

 

 
SUBJECT: 2009-0022 - California Ezra Bible Academy [Applicant] 

Chan Yeh Trustee [Owner]: The property is located at 532 
Mercury Drive (at Midas Wy.) in an M-S (Industrial & 
Service) Zoning District. 

Motion Application for a Use Permit to allow an institution of higher 
learning (educational use) at a 10,816 square foot tenant 
space in an industrial multi-tenant building. 

REPORT IN BRIEF  
 
Existing Site 
Conditions 

Multi-tenant Office/R&D Building 

Surrounding Land Uses 
North Office/R&D  

South Office/R&D  

East Office/R&D  

West Office/R&D  

Issues Compatibility of use, landscaping and parking 

Environmental 
Status 

A Mitigated Negative Declaration has been prepared 
in compliance with California Environmental Quality 
Act provisions and City Guidelines. 

Staff 
Recommendation  

Approve with conditions 
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PROJECT DATA TABLE 
 EXISTING PROPOSED REQUIRED/ 

PERMITTED 
General Plan Industrial Industrial Industrial 

Zoning District M-S (Industrial 
and Service) 

M-S (Industrial 
and Service) 

M-S (Industrial and 
Service) 

Lot Size (s.f.) 59,764 Same 22,500 min. 

Gross Floor Area (s.f.) 20,448 Same 26,894 max.  

Gross Floor Area of 
Tenant 

10,816 Same N/A 

Lot Coverage (%) 34.2% Same 45% max. 

Floor Area Ratio 
(FAR) 

34.2% Same 35% max.  

No. of Buildings On-
Site 

1 Same N/A 

Building Height (ft.)  23’-5” Same  75 max. 

No. of Stories 1 Same 8 max. 

Setbacks (First/Second Facing Property) 

Front (Mercury Drive) 67’-11” Same 25’ min. 

Left Side  1’-4” Same 0 min. 

Right Side  45’ (46’-4” total) Same 0 min. (20’ total)  

Rear 62’ Same 0 min. 

Landscaping (sq. ft.) 

Total Landscaping 7,675 (12.8%) 7,615 (12.7%) 11,953 min. 
(20%) 

Parking 

Total Spaces 81 79 539 min.  
or by UP 

Standard Spaces 63 61 269 min. 

Compact Spaces/ 
% of Total 

14 (17%) 14 (18%) 268 (50%) max. 

Accessible Spaces 4 Same 4 min. 

Bicycle Parking 0 6  
(2 Class I,  
4 Class II 

6 min.  
(2 Class I,  
4 Class II 

Starred items indicate deviations from Sunnyvale Municipal Code 
requirements. 
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ANALYSIS 
 
Description of Proposed Project
 
The proposed project is to allow an institution of higher learning (California 
Ezra Bible Academy) within a 10,816 square foot tenant space in an existing 
multi-tenant industrial building. The two remaining tenants in the building are 
office/R&D uses. California Ezra Bible Academy is a university that offers 
bachelors, masters and doctoral degrees in theology for students 18 years and 
older. The project includes standard site upgrades to allow for compliance with 
local and State handicap and fire accessibility requirements, resulting in 
further deficiencies to on-site parking and landscaping. No modifications are 
proposed to the building exterior. 
 
The Sunnyvale Municipal Code (SMC) allows consideration of an “Education-
Institution of Higher Learning” use in an M-S (Industrial and Service) zoning 
district through a Use Permit application. The Code definition of “Education - 
Institution of Higher Learning” includes technical or trade schools where 
training is conducted and educational credits, degrees and “certificates of 
completion” are earned.  The proposed use meets this definition. 
 
Background
 
The existing building was built in 1977. No significant permits have been 
obtained for this property.  
 
Environmental Review
 
A Mitigated Negative Declaration has been prepared in compliance with the 
California Environmental Quality Act provisions and City Guidelines. The 
initial study focused on the project impacts on transportation/traffic and 
hazards and hazardous materials, and determined that with mitigation the 
proposed project would not create any significant environmental impacts (see 
Attachment C, Initial Study).  
 
Environmental Context: The subject site is located in an area occupied by 
many industrial uses, some of which use and store hazardous materials and 
chemicals as part of their normal operation. The highest level of hazardous 
materials use in the immediate area is associated with Arasor located at 1220 
Midas Way, across the street from the project site. In addition, remediation 
(cleanup) was completed for an underground fuel tank leak in 1995 at an 
industrially-used site located at 506 Oakmead Parkway. Additional information 
about the hazardous materials use of these tenants is provided below. There 
are other smaller industrial uses throughout the area which use and store 
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hazardous materials in limited quantities, but are not considered to be 
significant. 
 
1220 Midas Way (Arasor) – Arasor is a developer and manufacturer of optical 
and wireless electronics, which requires the storage of toxic gases on-site, 
including arsine, hydrogen chloride and phosphine. Of these gases, arsine is 
the most toxic. The City’s Hazardous Materials Coordinator conducted a plume 
model (worst case) for an accidental release and found that the toxic plume 
could potentially be lethal out to 780 feet with exposure of 60 minutes. The 
project site is located approximately 600 feet from Arasor; therefore, at the 
worst case scenario, the project site would be fully within the toxic plume.   
 
506 Oakmead Parkway – The State Water Resources Control Board monitors 
leaking underground storage tank sites and found an underground fuel tank 
leak reported in 1988 at the property located at 506 Oakmead Parkway, which 
is approximately 750 feet east of the project site. Mandatory remediation was 
required by the State and oversight was conducted by the Santa Clara Valley 
Water District during the cleanup process. The case was closed in 1995 when 
the State found the remediation of the site to be in compliance with established 
regulations. No additional cases have been reported within 1,000 feet of the 
project site, and the site is not located within any underground pollution 
plumes. 
 
Environmental Determination/Mitigation Measures: Employees at an office 
or manufacturing use have regular, full-time, daily attendance for extended 
periods, and can be appropriately trained on a regular basis to recognize and 
respond to hazards which may arise in their environment. Uses such as 
schools, on the other hand, involve a more irregular attendance by a changing 
population of students who attend infrequently and for shorter periods. It is 
more difficult to appropriately train irregular and infrequent users to recognize 
and respond to potential hazards in the environment. The occupancy of the 
532 Mercury Drive site by a school, which would include irregular attendance 
and irregular emergency training of students, has some potential for exposure 
of the student population to hazardous materials impacts in the event of an 
accidental release of chemicals from nearby industrial sites.  
 
However, various local, State, and Federal laws, regulations, and ordinances 
require sufficient engineering controls on such uses to help prevent chemical 
releases, and in the event of a release, to help protect human health and the 
environment. The implementation and enforcement of these regulations 
regarding the use, storage, transport, and disposal of hazardous materials 
should prevent potential impacts to the school. In addition, the City’s 
Hazardous Materials Coordinator recommends that the following mitigation 
measures be implemented in order to prepare the proposed users of the site to 
effectively deal with uses that operate with hazardous materials, including the 
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potential for a toxic gas release. With implementation of existing regulations 
and the recommend mitigation measures, staff finds the impacts of hazards 
and hazardous materials to be less than significant. 
The following mitigation measures are proposed: 

WHAT: 1.  The applicant shall develop a Site Safety Plan addressing the risks 
presented to employees and trainees/students, from the 
surrounding industrial facilities. The plan shall include the 
following components: 

• Identification of high risk locations within 1,000 ft. 
• Knowledge of risks presented by these facilities (toxic gases, 

corrosive vapors, liquid leaks, fires). 
• Contact information for nearby high risk facilities (names 

and phone numbers of management / safety personnel at 
nearby facilities). 

• Arrangements with nearby facilities for phone notification in 
the event of a hazardous material release or potential 
release. 

• Procedures for appropriate responses to chemical releases 
from nearby high risk facilities (complete evacuation / 
shelter in place procedures), addressing the specific needs of 
trainee/student population. 

• Initial and ongoing safety training program for staff to insure 
on-site personnel are familiar with the Site Safety Plan and 
emergency procedures.  

• Site and floor plan showing, at a minimum,  building exits, 
evacuation routes, interior area of refuge (shelter in place), 
fire extinguishers and air handler shutoffs. 

• The plan shall be reviewed by the City’s Hazardous Materials 
Coordinator and updated annually.  

2. The applicant shall acknowledge in writing that it is locating in an 
industrial area that may result in higher levels of noise, traffic, and 
exposure to hazardous materials than would normally be 
encountered in non-industrial areas.  

 
WHEN:  These mitigation measures were converted into conditions of approval 

for this Use Permit prior to its review by the City’s Planning 
Commission. The conditions will become valid when the Use Permit is 
approved. The mitigation measures are required to be approved by the 
City prior to occupancy of the site by either employees or 
trainees/students. 

 
WHO:   The applicant shall draft and submit Mitigation Measure #1 for review 

and approval by the Director of Community Development. The 
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property owner will be solely responsible for implementation and 
maintenance of the mitigation measure. 

 The applicant shall draft and submit Mitigation Measure #2 for review 
and approval of the City’s Hazardous Materials Specialist, which shall 
be included as an exhibit in the Use Permit document. The property 
owner will be solely responsible for implementation and maintenance 
of the mitigation measure. 

 
HOW:   The conditions of approval will require these mitigation measures if 

the project is approved. 
 
Use Permit 
 
Detailed Description of Use: Ezra California Bible Academy offers degrees in 
theology to students 18 years and older. Classes will be structured in the form 
of lectures and small group seminars, and will be offered Monday through 
Friday from 7 a.m. to 11 p.m. A maximum of 5 employees (including 
instructors) and 50 students are anticipated to be on-site at any given time. No 
mass assemblies of non-enrolled students are proposed on-site. 
 
The proposed floor plan includes classrooms, library, administrative areas and 
a “recreation room”. The recreation room will be minimally used by the college, 
and will accommodate small assemblies/presentations for enrolled students 
and employees. The library and recreation room will be provided for use of staff 
and enrolled students only, and will not be open to the public (Attachment B, 
Recommended Conditions of Approval). 
 
Site Layout: The site layout consists of a multi-tenant office/R&D building, 
with access provided by three driveways along Mercury Drive. The building is 
surrounded by surface parking on all sides, with landscaping along the 
property lines and adjacent to the building. No changes to the site layout are 
proposed. 
 
Architecture: No exterior modifications to the building are proposed with this 
application.  
 
Landscaping: Current landscaping on site consists of shrubs, groundcover and 
trees, of which six are greater than 38 inches in circumference and are 
considered “protected”. No trees are proposed for removal as part of this 
project.  
 
The site was developed in 1997 with approximately 7,675 square feet of 
landscaping (12.8%), where 11,953 square feet (20%) is required by current 
City Code. In order to meet fire accessibility requirements (30-foot turning 
radius), approximately 60 square feet of landscaping (ground cover and shrubs) 
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must be removed (Attachment B, Recommended Conditions of Approval). This 
results in approximately 7,615 square feet of landscaping (12.7%). Although 
the proposed project will result in a further deficiency in landscaping, there are 
limited opportunities for adding landscaping to the site. Parking spaces or 
driveway areas would have to be removed, or a portion of the building would 
have to be demolished in order to provide additional landscaping on-site. Staff 
does not recommend these alternatives in order to provide additional 
landscaping, and finds that the benefit of this safety upgrade outweighs the 
loss of landscaping.   
 
Parking/Circulation: The existing building was developed under the “General 
Industrial Office/R&D” rate which allows a minimum of 1 space 500 square 
feet minimum and a maximum of 1 space per 250 square feet maximum. There 
are 81 existing on-site parking spaces, which complies with this parking 
requirement. To meet current handicap accessibility requirements, the existing 
handicap parking spaces must be widened and re-striped (Attachment B, 
Recommended Conditions of Approval). This will result in the loss of two 
parking spaces, with 79 on-site parking spaces remaining.  
 
SMC Parking Requirements: The proposed use would occupy 10,816 square feet 
of the building. A strict interpretation of the City’s parking regulations would 
result in a minimum parking requirement of 539 spaces. It is unlikely that a 
school of this size would generate a parking demand of this magnitude due to 
the nature of the use and the limitations to class sizes and building occupancy. 
Therefore, staff finds the City’s parking requirements to be unreasonable and 
does not accurately reflect the parking demand of the proposed use.   
Proposed Parking Requirements: Project specific conditions may also be 
considered when determining the appropriate parking demand. Based on the 
City’s parking requirements for office/R&D uses, approximately 19 parking 
spaces would be required for the two existing tenants. With a total of 79 
parking spaces, 60 parking spaces could potentially be used for additional 
tenants. The applicant estimates no more than 5 employees (including 
instructors) and 50 students to be on-site at any given time. Assuming that all 
students and employees drive to the site alone, the applicant estimates no 
more than 55 vehicles on-site. As parking spaces are shared and are not 
assigned to particular tenants, staff finds that limiting the subject tenant to no 
more than 55 students and employees at a given time will result in adequate 
parking for the entire building. To further ensure compliance with   tothe 
recommended occupancy limitation, staff also recommends that class starting 
times are staggered by a minimum of 15 minutes to reduce potential overlap of 
students on-site.  
 
With the information provided by the applicant and staff’s recommended 
conditions, staff finds that the parking capacity can accommodate the proposed 
use. However, staff has included Condition of Approval #1.D.a., which requires 
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that further expansion of the use beyond the maximum 55 people would 
require review and approval by the Director of Community Development, with a 
parking management plan (Attachment B, Recommended Conditions of 
Approval). 
 
Bicycle Parking: No bicycle parking is currently provided on-site. The applicant 
will provide 6 bicycle parking spaces (2 Class I and 4 Class II) along the 
building entry to comply with Code standards and VTA Guidelines (Attachment 
B, Recommended Conditions of Approval).  
 
Stormwater Management: This project does not require compliance with the 
new Stormwater Management requirements since the project is not disturbing 
an area of 10,000 square feet or more. 
 
Compliance with Development Standards/Guidelines: The project meets 
most applicable development standards, with the exception of landscaping and 
parking. Standard site upgrades (fire accessibility and handicap accessibility) 
will further result in deficiencies to landscaping and on-site parking. However, 
the benefits of these site upgrades outweigh the losses, and options to add 
landscaping and parking are unreasonable. Staff finds that the proposed 
project, with implementation of the recommended conditions of approval 
(including occupancy limitations), can be accommodated on-site. 
 
Siting educational uses within industrial neighborhoods may not always be 
appropriate where there is heavy use of hazardous materials and higher risks 
associated with accidents or where the area is more oriented to commercial 
service. The subject property is located within an area primarily used for 
office/R&D and commercial uses two blocks away on Lawrence Expressway. 
This can be seen as a land use limitation for nearby existing and future 
industrial uses. The current composition of uses in this neighborhood tends 
towards office/R&D and lighter R&D; however, other heavier industrial uses 
are permitted in this zoning district.  
 
If new industrial uses are introduced later, those uses may require special 
plans in response to a school neighbor. In addition, the annual review of Site 
Safety Plans by this project will assure continued compatibility with the 
neighborhood context in regards to hazardous materials. Therefore, staff finds 
that the use is compatible with the neighborhood. 
 
Expected Impact on the Surroundings: No significant impacts on 
surrounding properties are expected to result from the proposed uses. 
Implementation of the Conditions of Approval and mitigation measures will 
ensure that impacts on traffic, parking and hazards/hazardous materials will 
be minimal. Requiring that additional permits be attained for any proposed 
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expansion or modifications to the use also helps to reduce impacts on 
neighboring businesses. 
 
Fiscal Impact 
 
No fiscal impacts other than normal fees and taxes are expected. Based on trip 
generation estimates from the Institution of Transportation Engineers (ITE) for 
college uses, the City’s Transportation and Traffic Division found that the 
proposed project will not result in a net increase in peak hour trips; therefore, 
the project is not subject to payment of a transportation impact fee. 
 
Public Contact 
 
Staff has had phone conversations with an adjacent property owner of an 
industrial building. The owner expressed concerns regarding the compatibility 
of the proposed use with the neighborhood and potential parking spill-over. 
Staff finds that the composition of uses in the neighborhood and 
implementation of the recommended conditions in Attachment B will help 
reduce negative impacts to nearby businesses. 
 

Notice of Negative 
Declaration and Public 

Hearing 

Staff Report Agenda 

• Published in the Sun 
newspaper  

• Posted on the site  
• 116 notices mailed to the 

property owners and 
residents within 300 ft. of 
the project site  

 

• Posted on the City 
of Sunnyvale's 
Website 

• Provided at the 
Reference Section 
of the City of 
Sunnyvale's Public 
Library 

• Posted on the 
City's official notice 
bulletin board  

• City of Sunnyvale's 
Website  

 
Conclusion 
 
Findings and General Plan Goals: Staff was able to make the required 
Findings based on the justifications for the Use Permit. Findings and General 
Plan Goals are located in Attachment A. 

Conditions of Approval: Conditions of Approval are located in Attachment B. 
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Alternatives 
 
1. Adopt the Mitigated  Negative Declaration and approve the Use Permit 

with attached conditions. 

2. Adopt the Mitigated  Negative Declaration and approve the Use Permit 
with modified conditions. 

3. Adopt the Mitigated Negative Declaration and deny the Use Permit. 

4. Do not adopt the Mitigated  Negative Declaration and direct staff as to 
where additional environmental analysis is required.  

 
Recommendation 
 
Alternative 1. 

 
Prepared by: 
 
  

Noren Caliva 
Project Planner 

 
Reviewed by: 

 

Gerri Caruso 
Principal Planner 

 

Reviewed by: 

 

Trudi Ryan 
Planning Officer 

 
Attachments: 
A. Recommended Findings 
B. Recommended Conditions of Approval 
C. Mitigated Negative Declaration 
D. Site and Floor Plans 
E. Site Photos 
F. Project Description/Use Permit Justifications 
G. Staff’s Parking Analysis 
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Recommended Findings - Use Permit 
 
Goals and Policies that relate to this project are: 
 
Land Use and Transportation Element 
Policy N1.1 – Protect the integrity of the City’s neighborhoods; whether 

residential, industrial or commercial. 
 
N1.1.4 Anticipate and avoid whenever practical the incompatibility that can 

arise between dissimilar uses. 
 
Policy N1.14 Support the provision of a full spectrum of public and quasi-public 

services that are appropriately located. 
 
1. The proposed use attains the objectives and purposes of the General Plan 

of the City of Sunnyvale (Finding met).  
 

The proposed institute of higher learning would support businesses and 
religious institutions within the City. The proposed location is located 
ideally near a major arterial (Lawrence Expressway) and Highway 101 
and public transit. As conditioned, the proposed use is compatible with 
the neighborhood with primary uses composed of office/R&D and 
commercial uses two blocks away on Lawrence Expressway.  

  
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 either the orderly development of, or 
the existing uses being made of, adjacent properties (Finding met).  

 
Based on information provided by the applicant, staff reviewed the needed 
parking for the proposed use and determined that demand could be met, 
with implementation of the attached conditions of approval. Conditions of 
Approval require further evaluation if expansion should occur in the 
future. 
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Recommended Conditions of Approval - Use Permit 

 
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 of this 
Permit: 
 
Unless otherwise noted, all conditions shall be subject to the review of approval 
of the Director of Community Development. 
 
1. GENERAL CONDITIONS 

A. Project shall be in conformance with the plans approved at the public 
hearing. Minor changes may be approved by the Director of 
Community Development; major changes may be approved at a 
public hearing.   

B. The Use Permit shall expire if the use is discontinued for a period of 
one year or more, or as prescribed by the Sunnyvale Municipal Code. 

C. The Use 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 exercised, unless a written request for an extension is 
received prior to expiration date and is approved by the Director of 
Community Development, or as prescribed by the Sunnyvale 
Municipal Code. 

D. The approved use is for an institution of higher learning for students 
18 years and older. The use is limited with the following provisions: 

a) The maximum number of occupants that will be allowed on-site 
at any given time is 55 people (including students and 
employees). Any expansion or modification of the approved use 
beyond the maximum 55 people shall be reviewed and approved 
by the Director of Community Development through a separate 
application, with a parking management plan. 

b) The library and recreation room will be provided for use of 
employees and enrolled students only, and will not be open to 
the public. 

c) Mass assemblies of non-enrolled students are prohibited on-site. 

d) Class starting times shall be are staggered by a minimum of 15 
minutes to reduce potential overlap of students on-site. 
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2. COMPLY WITH OR OBTAIN OTHER PERMITS 
A. Obtain the necessary Building permits for all tenant improvements 

related to this use. 

B. Obtain approval from the Crime Prevention Division of Public Safety 
Department for crime prevention measures appropriate to the 
proposed development prior to issuance of a Building Permit. 

3. ENVIRONMENTAL MITIGATION MEASURES 

A. In addition to complying with applicable City Codes, Ordinances, 
and Resolutions, the following mitigation measures are incorporated 
into the project to minimize the identified potential environmental 
impacts: 

WHAT: 1.  The applicant shall develop a Site Safety Plan addressing the risks 
presented to employees and trainees/students, from the 
surrounding industrial facilities. The plan shall include the 
following components: 

• Identification of high risk locations within 1,000 ft. 
• Knowledge of risks presented by these facilities (toxic gases, 

corrosive vapors, liquid leaks, fires). 
• Contact information for nearby high risk facilities (names 

and phone numbers of management / safety personnel at 
nearby facilities). 

• Arrangements with nearby facilities for phone notification in 
the event of a hazardous material release or potential 
release. 

• Procedures for appropriate responses to chemical releases 
from nearby high risk facilities (complete evacuation / 
shelter in place procedures), addressing the specific needs of 
trainee/student population. 

• Initial and ongoing safety training program for staff to insure 
on-site personnel are familiar with the Site Safety Plan and 
emergency procedures.  

• Site and floor plan showing, at a minimum,  building exits, 
evacuation routes, interior area of refuge (shelter in place), 
fire extinguishers and air handler shutoffs. 

• The plan shall be reviewed by the City’s Hazardous Materials 
Coordinator and updated annually.  

2. The applicant shall acknowledge in writing that it is locating in an 
industrial area that may result in higher levels of noise, traffic, and 
exposure to hazardous materials than would normally be 
encountered in non-industrial areas.  
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WHEN:  These mitigation measures were converted into conditions of approval 
for this Use Permit prior to its review by the City’s Planning 
Commission. The conditions will become valid when the Use Permit is 
approved. The mitigation measures are required to be approved by the 
City prior to occupancy of the site by either employees or 
trainees/students. 

 
WHO:   The applicant shall draft and submit Mitigation Measure #1 for review 

and approval of the Director of Community Development. The 
property owner will be solely responsible for implementation and 
maintenance of the mitigation measure. 

 The applicant shall draft and submit Mitigation Measure #2 for review 
and approval of the City’s Hazardous Materials Specialist. The 
property owner will be solely responsible for implementation and 
maintenance of the mitigation measure, which shall be included as an 
exhibit in the Use Permit document. 

 
HOW:   The conditions of approval will require these mitigation measures if 

the project is approved. 

 
4. LANDSCAPING  

A. All landscaping shall continue to be maintained in a neat, clean, and 
healthful condition.  

B. Only landscaping areas needed to meet fire accessibility 
requirements (30-foot turning radius) shall be removed. 

C. No protected trees shall be removed as part of this project. 

5. PARKING  

A. The existing four accessible parking spaces shall be widened and re-
striped to meet current requirements  

B. All compact spaces shall be clearly marked, and included on 
building permits for review and approval by the Director of 
Community Development. 

6. BICYCLE PARKING 
A. Provide 2 Class I and 4 Class II bicycle parking spaces (per VTA 

Bicycle Technical Guidelines) as approved by the Director of 
Community Development. 

7. RECYCLING AND SOLID WASTE  
A. All exterior recycling and solid waste shall be confined to approved 

receptacles and enclosures. 
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8. SIGNS 
A. All existing/new signs shall be in conformance with Sunnyvale 

Municipal Code. 

B. Separate permits are required for new signs. 

9. FIRE REGULATIONS 
A. As applicable, comply with the requirements contained in 

Sunnyvale Municipal Code Chapter 16.52, 16.53 and 16.54; 
California Fire Code, Title 19 California Code of Regulations. 

B. Provide required number of approved fire extinguishers (minimum 
size of 2A10BC) (CCR Title 19: 568). 

C. All California Fire Code, California Building Code, and other 
appropriate codes shall be followed for the appropriate occupancy 
classification. Provide occupant loads for classrooms and recreation 
room to determine occupancy classification during building permits. 

D. All exit systems, exit signs, and emergency lighting shall comply 
with the provisions of the California Fire Code. 

E. Provide fire access roads with a minimum width of 20 feet and a 
minimum inside turning radius of 30 feet.  (MC 16.52.180) 

F. Prior to any combustible construction or materials on site, provide 
fire access drives and operational on-site fire protection systems if 
applicable. (Chapter 14 CFC) 
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