IAGENDA
OCEANSIDE DEVELOPER’S CONFERENCE

Thursday, November 12, 2020

Reviewers- Please complete the Developer’s Conference comment sheet template and attach to the TRAKIT
record by end of day Tues, 11/10/2020.

1. 9:30 - 10:30 am SKYPE teleconference

Proposed 11-lot residential subdivision on a 2.15-acre lot located at 1728 Whaley Street.
[ADM20-00066]

Zoning: RE-B

Land Use: EB-R

Neighborhood Area: Fire Mountain
Assessor Parcel Number(s): 154-020-54
Contact Person: Kirk Moeller

Email: kirk@kmaarchitectsinc.com

2. 10:30 - 11:30 am SKYPE teleconference

Proposed mixed-use development plan consisting of 179 studio apartments and ~1,823 sg. ft.
of ground floor commercial/retail space . [ADM20-00067]

Zoning: Downtown (Sub-district D-2)

Land Use: Downtown

Neighborhood Area: Townsite

Assessor Parcel Number(s): 147-193-10 & 147-193-09
Contact Person: Bryan Elsey

Email: bryan@myprimebuilt.com

! The Developer’s Conference provides an informal forum for prospective applicants to receive preliminary input from City staff on conceptual
plans that may or may not ultimately evolve into formal application submittals. These conferences do not constitute public meetings;
consequently, conference attendance by the public is at the discretion of the prospective applicant. Interested parties may contact the
prospective applicant, whose contact information is included on the conference agenda. Questions and comments can also be addressed to
Planning Division staff.


mailto:bryan@myprimebuilt.com
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Sergio Madera
Rectangle
Project Site
1728 Whaley Street
APN: 154-020-54

Sergio Madera
Text Box
Item #1


DocuSign Envelope ID: 759EE4A0-BC31-4627-AEC4-FA8AC11CC396

To be completed by City staff ~ Project Number: ADM -

Developer’s Conference (Pre-Application)
Request Form

Development Services Department, Planning Division
300 N. Coast Hwy, Oceanside, CA 92054, (760) 435-4373

General Information

Whaley
Project/Property Address: 1728 €afifornia Street, Oceanside, CA 92054

Assessor’s Parcel Number: 154-020-54-00 Lot Area (acres or SF): 2.15 acres

Existing Use: Five detached homes on one parcel

Brief Description of Proposal:
Build and design seven new homes and keep four existing homes (see attachments for more info)

Property Owner & Applicant Information

Owner Name: Frauenberger & Brown Family Trust (12-16-03)

Phone Number & E-Mail Address: 760-729-3400 donf76Z@cox.net

Applicant Name: Kirk Moeller

Phone Number & E-Mail Address: 760-803-8006 kirk@kmarchitectsinc.com

9/18/2020
To be completed if the Applicant is not the Property Owner: DocuSigned by:

| authorize the applicant indicated above to submit the application on my behalf: DoVb FVNWWQW
*Bgtiattre of Property Owner
(or attach a Letter of Authorization)

Requested Meeting Date/Time (please provide 2 options) - reference the Developer's Conference calendar for dates

1%t choice date: 10/7/20 Time preference: 9:30 am 10:30 am |[] |either

2" choice date: Time preference: 9:30 am 10:30 am either

Requested Divisions to Attend (Planning attends all meetings)

U [Building | ] [Fire | Water@Engineering [] |Transportation | L] [Solid Waste| |Other

Email the following documents in PDF to Tiffany Chen, tchen@oceansideca.orqg

e Project description letter
e Regional and vicinity maps (e.g. Google Maps aerial)
o Conceptual site plans and elevations

To be completed by City staff:
Assigned meeting date: Time:

Assigned Project Planner:

November 2019


mailto:tchen@oceansideca.org
Tiffany Chen
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Tiffany Chen
Text Box
Whaley


1728 Whaley Street Developer’s Conference

APN: 154-020-54

2.15 acres

GP/Zoning: Residential Estate B / RE-B
Project Description

e We are planning a development of 7 single family homes on a private cul-du-sac and sub-
dividing 4 existing homes on Kurtz Street with individual APN’s for a total of 11 for-sale homes.
10 of the homes will be market rate and 1 home will be very low income affordable. We are
proposing that one of the existing 4 homes be the affordable unit. The architecture will be
coastal contemporary. We are planning on 2-3 different floor plans with multiple building
elevations and layouts. The 7 new construction homes will be 2500 +/- SF including an attached
500+/- sf ADU. The ADU will have its own entrance and parking, but will also be designed in
such a way to connect the ADU to the main residence if a homeowner does not want to use the
ADU as a rental (rather for multi-generational living or a comfortable home office workspace—
both of these are more important than ever). The existing homes on Kurtz Street are roughly
1,000 SF each, 3 bedroom and 1 to 2 baths and will provide the community very affordable living
close the ocean (anticipated pricing in the low S600K range). As stated above, the affordable
home will be one of the existing homes on Kurtz.

e The lot sizes for the new construction homes range from roughly 8,800 SF to over 11,000 SF.
The existing homes would maintain their current lot sizes — roughly 4,400 SF. This is the current
configuration of these homes and offers a rare opportunity to provide relatively affordable
homes (S600K range) within close proximity to the ocean.

Proposed Density Bonus Summary

e Based on RE-B zoning density (3.5 du/ac), zoning maximum = 7.5 — round up to 8 base units
e 11% Very Low Income affordable x 8 = .88 — round up to 1 VL affordable unit required

e 35% density bonus 8 x .35=2.8 - round up to 3 bonus units

e Total of 8+3=11 total units permitted for the site.

Based on conceptual design, waivers will be needed for:

e Minimum Lot Area under 10,000 square feet —Existing home lot sizes average 4,428 SF and the
proposed new construction home lot sizes average 9,577 SF
e  Minimum Lot Width under 70 feet.
e Rear yard setback proposed to be minimum of 20 feet from property line for new construction
homes but homes on Kurtz would be roughly 10 feet.



Based on conceptual design, incentive will be needed for:

We are requesting to NOT underground the utility poles surround all three sides of the project.
Preliminary estimate costs to underground the utility poles are close (if not more) than
$1,000,000. Based upon the value of the property utilizing the current house and existing
homes, this would make this project forever unbuildable.

Based upon the City’s requirements for frontage improvements on all sides of the project,
applicant may request an incentive for frontage improvements.

Additional Questions

1.

W oo N U

11.

12.

13.
14.

Does the City have any issue with applicant utilizing an incentive to not underground the utility
poles on sides of the project?

Does the City have any issue with applicant utilizing one of the existing homes on Kurtz as an
affordable unit?

a. Will the City require us to do any improvements to the existing affordable unit on Kurtz?
Front yard setback of 25" measured from edge of public street pavement. Our sidewalks will be
within this front yard area with an easement. Does this meet front yard requirements, or would
it need a waiver?

Can the project utilize a 40’ wide private street with parking on one side?

Are there any other code compliance items with the proposed design that may need waivers?
Will the city require a Phase | Environmental Assessment as part of the application?

Can you speak to whether this property would qualify for an Infill Exemption as it relates to EIR?
What frontage improvements will be required along Hunsaker, Whaley and Kurtz Street?

Does the City have any issue with applicant utilizing an incentive for frontage improvements?

. Will a 3’ right-of-way dedication to the City of Oceanside be required along Hunsaker, Whaley

and Kurtz?

Can any proposed curb, gutter, and sidewalk improvements in the right-of-way be considered
removal / replacement and maintenance to be exempt from storm water treatment
requirements?

Can maintenance of the slopes within rear yards be maintained by individual homeowners, or
would some or all of these slopes need to be HOA-maintained?

Will a biological survey be required for this project?

Does Staff believe there is a high likelihood this project will be appealed to City Council?



LEGEND

— e e e PROPERTY LINE / PROJECT BOUNDARY

EXISTING LOT LINE

PROPOSED LOT LINE
— —— —— PROPOSED SETBACK
PROPOSED BMP AREA

EXISTING RETAINING WALL TO REMAIN

CATEGORY RESIDENTIAL
ZONE RE-B
BUILDING HEIGHT 36 FEET

PROPOSED
FRONT YARD SETBACK (FYSB) 25 FEET 25 FEET
SIDE YARD SETBACK (SYSB) 7.5 FEET 7.5 FEET
CORNER SETBACK (CYSB) 15 FEET 15 FEET
REAR YARD SETBACK (RYSB) 20 FEET 10 FEET
LOT AVERAGE WIDTH 70 FEET
LOT COVERAGE 35%
MIN LOT SIZE 10,000 SQ. FT.
*NOTE:

EXISTING STRUCTURES TO REMAIN.
SETBACKS WILL VARY BASED ON LOCATION OF EXISTING STRUCTURES.

PREPARED BY:

PASCO LARET SUITER
EE— o ASSOCIATES

San Diego | Solana Beach | Orange County
Phone 858.259.8212 | www.plsaengineering.com



% UCBHHSTWW OCEANA Fv £l W W e
i 4 / LA MISION Mesa g, e
e VILLAGE
oy > %é%
: &
L.; N\ j“ & q'“q. Genentech Inc 9
&
Hlaa'm‘h_ ) H} g!ﬂﬁ “ﬂgﬂ'
e ! .
: LOMA ALTA g' e
En% SIDE gﬂ o cosanide BV

CAPISTRANOD

- "DG DIXIE VILLAGE

\¢;

g . E@, . 5’ . ‘

& o 3

CRYSTAL SAMNDS

Oceanside ; o 5
The Switchboard fv o g
L Restaurant and Bar q-;qu Dignity Memiorial 9 §
! o
e # g MIRA COSTA
b ‘ = [ ]
§ "\ FIRE MOUNTAIN g o
% W ) \ L ¥ College English
Y #* Cavalier Mobile Estates (gl
. ; : !
& \\ i‘ i = $ The Home Depo
M : ’1 728 Whaley Street Target e j
LY =2h
o, } B Cost Plus World Market ' ==
‘%ig* ' munE‘A.lpercerltere s e s ;_‘,—?jaﬁ' PIAZZA D DRO =
— e —— __*—;i“fﬁ:ﬁ"‘ﬁ
* Buccaneer The Shoppes at Carlsbad o %
Beach Park’ = % i

SOUTH
'D_EE.&HS[DE

@ﬂ \‘f‘-i%_ % ) qﬂ“bw;%a

Ganglead High Bcrml@

e pum Steady State
Enoast ng Co.




_:_1?28 Vhaleystreet N L .
T -
oy

LA




07 ¢ O J ] . =y L e P

SHT 2
N )
¥ HORNE 3 S ST S S
8o " /30 " “w /50 108 k-1 :‘ b 150 ° © 730 108 go 5o P ‘ o
e — < - [ — e T Ay 1o
2 _ _@ — E___Z_ ...@ _ .@ I e 5@ @ @ @ @ e 4'4';- ’j“é) /QQ 6/05/2002 RMM
z | oD@ E g2 lo]e o G ) LfSeF CHA
o = i ~ 1| 2} 3] 4] 5|6 y <3 NGES
o 54 @4k 9 w o) il > = e . BLK| OLD |NEW]YR] CUT
N — P ks T shdy e > TEs %6 14 S BLK_( 197 ) 68 3 S
) ] = w < Te = w ;—-@——— e () 5o S0 25]25 5o 19611,2.3 178,970 327_{
Q) N Y q B 1ee 1 N ENY D e 71819 o ‘1 12 l;) 194] 7670| ;3 |7 48
.y 7 Ol G e |7 = . HOJ KO ® ‘ o 198 [10-17 | 1273 [77|4527
~ b e =L LD S S \\ =" Trow i $ 28 |\ 2,3 | 7 (72| /880
= P 17 12 0@ s @ Me A AR Y
X 130 g [« 150 ‘8% 128 o B ,30 188 5o 50 ':5 as{ 5o - o2 |2e8 [D-10|73[287

192 {1€9 | 41 i7a]|17/2

. 191§7,9,101 ¢4 177
S CLEMENTINE ST 3 lioalognl| 1+ h7)s44¢

- , — — 194 Fizhe| SAME| 81
LA 5o s 1s e (o] = J‘ | =1 194 h2-14]| 15 |82|1328
8 2 o —ED " - BL 6 0 1964 tial 15 lszlizzo
— - - = : 93| 7 Zoz 3592/
T R | -] I 2 o | | . 198 15 |1es7194]7995
@ na by " 1 33 \L‘—_’j 3 4 - | tog e loane 5507
, s = —®375 i@— e - v AL!:EY T rf ~ 798 fﬁ’i 78-21 95| /084
Y -] n \n - l_‘&_‘vﬂl —; f [ s | T—So a‘"’l”
s~ _Y 7 8 9 10 I 12 zz s |zor
7 16 & ‘ l I I . 197 10 |11&12 {03} 1109
2 = — & 3 :
o e ®__ v b
> - 9 /150 "NA \5 130 . 5o l l Acso' I So
N ST 3
S
] 7o o | |20} /150 “ v /50 31 230 00 g o i . So '
} 10 ~ ~! __104q o o
EaT o - - -obleg =1 ke, 4 f le!
:— R S ™ — : 1)
s q 3'ghz 3 o L O, I a
: s — — — 2 9 o b <
=2 ok — g " B YO T Sl 23S FPal B e
3 @ _4-4U|—!i n z N4 @g{. -:_— w[s.l So a oo ﬁ L_ @
L\ IBIKS, 14 83 _ 4 O [ss skas 14 8 g 199 ) 8l -
X PO d o sd-@’és 15 D £ < 1| = 12 3 O 2>/
- 5 g B = 4 % 7| 8 | 9 | o] 1] 2 .
« [OL 7@ | 5 E Alegls_] ¢ |©0|@|0|0|0,
w g 317 \BAC 8 @ s 17 a F ' ~
I = — — — A1 —. 0] .
' 8% B 70 Lo 79—‘,,__0118 /So N go w9 /50 = E_,_z 1989 o 80_ Fo So 43 |z %o 30 .$.
$ DITMAR ST 2

ROS 14649 UL 17201

T @‘ e L | TMAP 272 - BROOKS ADD - BLK 68 & MAP 323 - HORNES ADD

- (o
san DIEGD COUNTY Y T EOWLY WITH LOCAL SUEOVISON O BULDNG  CRORACES. & MAP 613 - HORNES ADD AMENDED

BOOK 147 PAGE 19



Sergio Madera
Rectangle
Project Site
716 Seagaze Drive
APNs: 147-193-08 & 147-193-10

Sergio Madera
Text Box
Item #2


To be completed by City stait Project Number: ADM

Developer’'s Conference (Pre-Application)
Request Form

Development Services Department, Planning Division
300 N. Coast Hwy, Oceanside, CA 92054, (760) 435-4373

General Information

Project/Property Address: 716 SEAGAZE DR, 712 SEAGAZE DR

Assessor's Parcel Number: 1471930800, 1471931000 Lot Area (acres or SF): 15,245

Existing Use: Parking Lot

Brief Description of Proposal:
Mixed Use development utilizing Downtown Redevelopment Plan consisting of 9 story building

Property Owner & Applicant Information

Owner Name: MA-RK Beniamin
Phone Number & E-Mail Address: (558) b6 19- GlT MARK & ARCA\PELAGODEY, CoM

Applicant Name: Bryan Elsey

Phone Number & E-Mail Address: 785-317-9352 bryan@myprimebuilt.com

To be completed if the Applicant is not the Property Owner:

\
| authorize the applicant indicated above to submit the application on my behalf: ___ 77 2 _____ 5 __%
Signature of Prdperty r

(or attach a Letter of Authorization)
Requested Meeting Date/Time (please provide 2 options) - reference the Developer's Conference calendar for dates
1* choice date: Nov 12,2020  Time preference: D 9:30 am D10:30 am either
2"° choice date: Dec 9,2020 Time preference: D 9:30 am [:|10:30 am either

Requested Divisions to Attend (Planning attends all meetings)

Building Fire Water v |Engineering Transportation Solid Wastel:]Other

Email the following documents in PDF to Tiffany Chen, tchen®oceansideca.or

e Project description letter
e Regional and vicinity maps (e.g. Google Maps aerial)
e Conceptual site plans and elevations

To be completed by City staff:
Assigned meeting date: Time:

Assigned Project Planner:
November 2019
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PROJECT DATA

PROPERTY ADDRESS 712 SEAGAZE DR. LEGAL DESCRIPTION
OCEANSIDE, CA 92054 APN 147-193-08, -09, -10

OWNER ELSEY HOLDINGS, LLC LOTS 10, 11,12, 13, AND 14 IN BLOCK 82 OF HORNE'S ADDITION TO OCEANSIDE, IN
1532 COLLEGE AVE. F19 THE CITY OF OCEANSIDE, COUNTY OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING
MANHATTAN, KS 66502 TO MAP THEREOF NO. 323. FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN

DIEGO COUNTY, APRIL 3, 1886.

APPLICANT BRYAN ELSEY
1532 COLLEGE AVE. F19
MANHATTAN, KS 66502

ARCHITECT PRIME DESIGN, LLC

1532 COLLEGE AVE. F19
MANHATTAN, KS 66502

VICINITY MAP

PROJECT SITE:
712 SEAGAZE DR

/A "\ RENDERED PERSPECTIVE FROM SE

U NOT TO SCALE

SHEET INDEX
SHEET INDEX
SHEET NUMBER | SHEET NAME
GENERAL
|COVER

SURVEY

Vo1 | SURVEY
ARCHITECTURAL SITE PLAN

ASO1 | ARCHITECTURAL SITE PLAN
ARCHITECTURAL

A0 BASEMENT LEVEL 3 FLOOR PLAN

A02 BASEMENT LEVEL 2 FLOOR PLAN

A03 BASEMENT LEVEL 1 FLOOR PLAN

A04 FIRST FLOOR PLAN

A05 SECOND FLOOR PLAN

A06 THIRD FLOOR PLAN

A07 FOURTH FLOOR PLAN

A08 FIFTH - EIGHTH FLOOR PLAN

A09 BUILDING ELEVATIONS

A10 BUILDING ELEVATIONS

A11 BUILDING SECTION

A12 RENDERINGS

PRIME
DESIGN

1532 COLLEGE AVE. F19
MANHATTAN, KS 66502
785.317.5725

THESE DRAWINGS AND
SPECIFICATIONS ARE THE PROPERTY
AND COPYRIGHT OF THE ARCHITECT

AND SHALL NOT BE USED FOR ANY
OTHER WORK EXCEPT BY
AGREEMENT WITH THE ARCHITECT

CLIENT:

ELSEY PARTNERS
1532 COLLEGE AVE F19
MANHATTAN, KS 66502

ARCHITECT:

PRIME DESIGN
1532 COLLEGE AVE. F19
MANHATTAN, KS 66502
785.317.5725

DATE ISSUED:
10/29/20

REVISIONS

OCEANSIDE APARTMENTS

712 SEAGAZE DR
OCEANSIDE, CA 92054

COVER
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THESE DRAWINGS AND
SPECIFICATIONS ARE THE PROPERTY
PARKING ENTRANCE TO LOWER PARKING LEVELS AND COPYRIGHT OF THE ARCHITECT
AND SHALL NOT BE USED FOR ANY
OTHER WORK EXCEPT BY
PROJECT NARRATIVE PARKING ENTRANGE TO UPPER PARKING LEVEL AGREEMENT WITH THE ARCHITECT
THE PROJECT IS A PROPOSED MIXED USE DEVELOPEMENT COMPRISED OF 6 STORIES OF RESIDENTIAL NEW TREE PLANTED AT ALLEY ENTRANCE EXISTING PARKWAY, LANDSCAPED CLIENT:
APARTMENTS OVER 5 STORES OF STRUCTURED PARKING GARAGES AND FIRST FLOOR COMMERCIAL e ELSEY PARTNERS
SPACES. AS THE PROJECT IS WITHIN CLOSE PROXIMINITY OF THE OCEANSIDE TRANSIT CENTER, THE 1532 COLLEGE AVE F19
PROJECT INTENDES TO MEET THE GOALS OF A TRANSIT ORIENTED DEVELOPMENT, MANHATTAN, KS 66502
THE STRUCTURE IS COMPRISED OF A 5 STORY, R-2 APARTMENT BUILDING OF TYPE 3A CONSTRUCTION, COMMON BALCONY (4TH STORY) ARCHITECT:
PLACED ON TOP OF A 3 STORY TYPE 1A MULTIPLE OCCUPANCY BUILDING WITH 3 BASEMENT LEVELS. PRIME DESIGN
THIS BUILDING CONSISTS OF R-2, S-2, B, AND M USES. 1532 GOLLEGE AVE. F19
MANHATTAN, KS 66502
785.317.5725
BUILDING AREA SUMMARY PRIVATE BALCONIES (4TH-8TH STORIES)
DATE ISSUED:
LEVEL | OCCUPANCY GROUP | AREA \
BUILDING 1 10/29/20
THIRD FLOOR A3 2,722 SF REVISION TO EXISTING BULBOUT PROPOSED
THIRD FLOOR B 604 SF TO PROVIDE ADDITIONAL STREET PARKING
THIRD FLOOR R-2 8,089 SF
SECOND FLOOR S-2 14,171 SF
FIRST FLOOR B 2,322 SF
FIRST FLOOR S-2 11,849 SF
BASEMENT 1 s-2 14,678 SF
BASEMENT 2 S-2 14,678 SF
BASEMENT 3 S-2 14,678 SF
84,691 SF
BUILDING 2
EIGHTH FLOOR R-2 12,205 SF
SEVENTH FLOOR R-2 12,205 SF
SIXTH FLOOR R-2 12,205 SF \
FIFTH FLOOR R-2 12,205 SF
FOURTH FLOOR R-2 12,205 SF 7 »
61,025 SF yd S
GRAND TOTAL 145,717 SF @D
8 STORY MULTI-FAMILY APARTMENT o
5 STORY TYPE IlIA R-2 APARTMENTS OVER o
3 STORY (+ 3 STORY BELOW GRADE) TYPE IA
PROJECT DATA MIXED USE (S-2 PARKING, R-2 APARTMENTS)
ZONING
DOWNTOWN SUBDISTRICT 2, (D-2) 7
COMMERICAL USES PERMITTED BY RIGHT /
RESIDENTIAL USES PERMITTED WITH CONDITIONAL USE PERMIT AND APPROVED MIXED-USE PLAN /
TRANSIT ORIENTED DEVELOPMENT \ -
SITE IS LESS THAN 0.5 MILES FROM OCEANSIDE TRANSIT CENTER. MIXED-USE PROJECTS IN THE N
TOD AREA REQUIRE A MIXED-USE DEVELOPMENT PLAN THAT WILL INCORPORATE DEVELOPMENT
STANDARD MODIFICATIONS
BUILDING HEIGHT
PER ADDITIONAL REGULATION SECTION N(d), BASE ZONING HEIGHT IS PERMITTED TO BE 65 FEET N
AND HEIGHT INCREASE TO 90'-0" PERMITTED WITH APPROVED CONDITIONAL USE PERMIT |_
89'-9" FEET PROPOSED 5
SETBACKS §
| —
PER 1232 D DISTRICT: ADDITIONAL DEVELOPMENT REGULATIONS, SECTION L, ELIMINATION OF \\ W A m <t
SETBACKS WILL BE INCLUDED IN MIXED-USE DEVELOPMENT PLAN . < \ < g
DENSITY al S
< am ([@))
PER THE PROVISIONS OF SECTION KK OF THE D DISTRICT ADDITIONAL DEVELOPMENT STANDARDS, LLl] - C<.ED
PROJECTS WITH AN APPROVED MIXED-USE DEVELOPMENT PLAN HAVE NO MAXIMUM DENSITY D H R
— Ll
179 STUDIO APARTMENTS ARE PROPOSED 7P ?D: -
=|<CT
VEHICLE PARKING <E Ll =
D <
ON-SITE PARKING cuj . Cuj
149 STALLS ARE PROVIDED ON-SITE, OF WHICH 15 ARE EV EQUIPPED EXISTING BUILDING —
5 ACCESSIBLE STALLS (1 VAN, 4 STANDARD), OF WHICH 1 IS EV EQUIPPED O N~ O
EXISTING BUILDING
OFF-SITE STREET PARKING JOB NO
7 NEW STALLS ARE PROPOSED ALONG SEAGAZE (SEE SITE PLAN) / \ 2020-3
TOTAL STALLS PROVIDED = 161 STALLS \ SHEET-
LANDSCAPING \
ARCHITECTURAL SITE
25% OF SITE AREA AT GRADE REQ'D TO BE LANDSCAPED, REDUCTION AND MODIFICATION PRIVATE BALCONIES (4-8TH STORIES) CURB CUTS REMOVED 7 ADDITIONAL STREET PARKING PROPOSED WITH PLAN
REQUESTED TO PERMIT THE INSTALLATION OF LANDSCAPING ABOVE GRADE. REMOVED CURB CUTS
8 EXISTING STREET PARKING STALLS NEW TREE PLANTED IN UNOCCUPIED TREE WELL
A\ ARCHITECTURAL SITE PLAN
Oy e ASO1
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