
 

 

PLANNING COMMISSION – May 13, 2026  
CONDITIONS OF A PPROVAL 
 
15521 Union Avenue 
Conditional Use Permit Application U-26-005 
 
Consider a Request for Approval for a Conditional Use Permit for a Bank (BMO) on 
Property Zoned C-1. APN 523-41-023. Categorically Exempt Pursuant to CEQA 
Guidelines Section 15301: Existing Facilities. Property Owner: Cindy Johnson, 
Donahue Schriber Realty Group LP. Applicant: Laurence Solis. Project Planner: Erin 
M. Walters.  
 
TO THE SATISFACTION OF THE DIRECTOR OF COMMUNITY DEVELOPMENT: 
 
Planning Division 
1. APPROVAL: This application shall be completed in accordance with all of the conditions 

of approval listed below and in substantial compliance with the plans approved by the 
Planning Commission on May 13, 2028.  Any changes or modifications to the approved 
plans shall be approved by the Community Development Director or the Planning 
Commission, depending on the scope of the changes. 

2. EXPIRATION: The Conditional Use Permit approval will expire two years from the 
approval date unless it is used before expiration.  Section 29.20.335 defines what 
constitutes the use of an approval granted under the Zoning Ordinance. 

3. LAPSE FOR DISCONTINUANCE: If the activity for which the Conditional Use Permit has 
been granted is discontinued for a period of one (1) year the approval lapses. 

4. USE: The approved use is a bank. 
5. HOURS OF OPERATION: The maximum hours of operation for the bank shall be 9:00 

a.m. to 5:00 p.m. Monday through Thursday, 9:00 a.m. to 6:00 p.m. on Fridays, and 9:00 
a.m. to 4:00 p.m. on Saturdays. 

6. SIGN PERMIT: A Sign Permit from the Los Gatos Community Development Department 
must be obtained prior to any changes to existing signs or installation of new signs. 

7. CERTIFICATE OF USE AND OCCUPANCY: A Certificate of Use and Occupancy from the Los 
Gatos Community Development Department must be obtained prior to commencement 
of use. 

8. BUSINESS LICENSE: A business license from the Town of Los Gatos Finance Department 
must be obtained prior to the commencement of any new or change of use.   

9. TOWN INDEMNITY: Applicants are notified that Town Code Section 1.10.115 requires 
that any applicant who receives a permit or entitlement (“the Project”) from the Town 
shall defend (with counsel approved by Town), indemnify, and hold harmless the Town, 
its agents, officers, and employees from and against any claim, action, or proceeding 
(including without limitation any appeal or petition for review thereof) against the Town 
or its agents, officers or employees related to an approval of the Project, including 
without limitation any related application, permit, certification, condition, 
environmental determination, other approval, compliance or failure to comply with 
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applicable laws and regulations, and/or processing methods (“Challenge”).  Town may 
(but is not obligated to) defend such Challenge as Town, in its sole discretion, 
determines appropriate, all at applicant’s sole cost and expense.   

 
Applicant shall bear any and all losses, damages, injuries, liabilities, costs and expenses 
(including, without limitation, staff time and in-house attorney’s fees on a fully-loaded 
basis, attorney’s fees for outside legal counsel, expert witness fees, court costs, and 
other litigation expenses) arising out of or related to any Challenge (“Costs”), whether 
incurred by Applicant, Town, or awarded to any third party, and shall pay to the Town 
upon demand any Costs incurred by the Town.  No modification of the Project, any 
application, permit certification, condition, environmental determination, other 
approval, change in applicable laws and regulations, or change in such Challenge as 
Town, in its sole discretion, determines appropriate, all the applicant’s sole cost and 
expense.  No modification of the Project, any application, permit certification, condition, 
environmental determination, other approval, change in applicable laws and 
regulations, or change in processing methods shall alter the applicant’s indemnity 
obligation.   

 
TO THE SATISFACTION OF THE DIRECTOR OF PARKS AND PUBLIC WORKS: 
Engineering Division 
 
THE FOLLOWING CONDITIONS SHALL BE ADDRESSED OR NOTED ON THE CONSTRUCTION PLANS 

SUBMITTED FOR ANY BUILDING OR GRADING PERMIT, OR IF ANOTHER DEADLINE IS SPECIFIED 

IN A CONDITION, AT THAT TIME.  

10. PUBLIC IMPROVEMENTS – Prior to the issuance of any building permit and prior to any 
work being done in the Town's right of way, the Applicant must submit Public 
Improvement Plans for review and approval. All public improvements shall be made 
according to the Town’s latest adopted Standard Plans, Standard Specifications, and 
Engineering Design Standards. No private facilities are permitted within the Town right 
of way or within any easement unless otherwise approved by the Town Engineer. The 
Applicant shall submit an application for an Encroachment Permit for any work in the 
Town right-of-way. The Encroachment Permit requires the Applicant to post the 
required bonds and insurance and provide a one (1) year warranty for all work to be 
done in the Town's right of way or Town easement. New concrete shall be free of 
stamps, logos, names, graffiti, etc. Any new concrete installed that is damaged shall be 
removed and replaced at the Contractor’s sole expense. Prior to issuance of the 
encroachment permit, the Applicant shall submit a temporary traffic control plan 
(“TTCP”) inclusive of all modes of travel for any lane or sidewalk closures. Special 
provisions such as limitations on works hours, protective enclosures, or other means to 
facilitate public access in a safe manner may be required. The TTCP shall comply with 
the State of California Manual of Uniform Traffic Control Devices (“MUTCD”) and 
standard construction practices.  
a. The project engineer shall notify the Town Engineer in writing of any proposed 



 

 

changes. Any proposed changes to the approved plans shall be subject to the 
approval of the Town. The Applicant shall not commence any work deviating 
from the approved plans until such deviations are approved. Any approved and 
constructed changes shall be incorporated into the final “as-built” plans.  

b. Right-of-way improvements shall include, at a minimum, the following items: 
i. SIDEWALK - At the time Conditional Use Permit was filed, a section of 

raises sidewalk was observed leading form the public sidewalk along 
Union Avenue to the building frontage on the south side of the building. 
This section of the sidewalk is to be removed and replaced by the 
applicant to remove the trip hazard. Sidewalk replacement shall be 
constructed per the Town Standard Drawings.  

 
THE FOLLOWING CONDITIONS SHALL BE COMPLIED WITH AT ALL TIMES DURING THE 

CONSTRUCTION PHASE OF THE PROJECT, OR IF ANOTHER DEADLINE IS SPECIFIED IN A 

CONDITION, AT THAT TIME 

11. PUBLIC WORKS CONSTRUCTION INSPECTION – All work shown on the Improvement 
Plans shall be inspected to the approval of the Town Engineer. Uninspected work shall 
be removed as deemed appropriate by the Town Engineer.  

12. PROJECT CONSTRUCTION HOURS – Construction activities related to the issuance of any 
PPW permit shall comply with Town Code Section 16.20.035 which restricts construction 
to the weekday between 8:00 a.m. and 6:00 p.m. and Saturday 9:00 a.m. to 4:00 p.m. 
No work shall be done on Sundays or on Town Holidays unless otherwise approved by 
the Town Engineer. Please note that no work shall be allowed to take place within the 
Town right-of-way after 5:00 p.m. Monday through Friday. In addition, no work being 
done under Encroachment Permit may be performed on the weekend unless prior 
approvals have been granted by the Town Engineer. The Town Engineer may apply 
additional construction period restrictions, as necessary, to accommodate standard 
commute traffic along arterial roadways and along school commute routes. Onsite 
project signage must state the project construction hours. The permitted construction 
hours may be modified if the Town Engineer finds that the following criteria is met: 
a. Permitting extended hours of construction will decrease the total time needed to 

complete the project without an unreasonable impact to the neighborhood. 
b. Permitting extended hours of construction is required to accommodate a 

construction requirement such as a large concrete pour or major road closure. 
Such a need would be presented by the project's design engineer and require 
approval of the Town Engineer. 

c. An emergency situation exists where the construction work is necessary to 
correct an unsafe or dangerous condition resulting in obvious and eminent peril 
to public health and safety. If such a condition exists, the Town may waive any of 
the remaining requirements outlined below. 

d. The exemption will not conflict with any other condition of approval required by 
the Town to mitigate significant environmental impacts. 



 

 

e. The contractor or property owner will notify residential and commercial 
occupants of adjacent properties of the modified construction work hours. This 
notification must be provided three days prior to the start of the extended 
construction activity. 

f. The approved hours of construction activity will be posted at the construction 
site in a place and manner that can be easily viewed by any interested member 
of the public. 

g. The Town Engineer may revoke the extended work hours at any time if the 
contractor or owner of the property fails to abide by the conditions of extended 
work hours or if it is determined that the peace, comfort, and tranquility of the 
occupants of adjacent residential or commercial properties are impaired because 
of the location and nature of the construction.  

h. The waiver application must be submitted to the PPW Inspector ten (10) working 
days prior to the requested date of waiver. 
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