


ATTACHMENT 8
ORDINANCE NO.

AN ORDINANCE AMENDING ARTICLE II, THE SANTA BARBARA COUNTY COASTAL
ZONING ORDINANCE, OF CHAPTER 35, ZONING, OF THE COUNTY CODE, BY AMENDING
DIVISION 1, GENERAL, DIVISION 4, ZONING DISTRICTS, DIVISION 12, ADMINISTRATION,
AND BY ADDING A NEW DIVISION 17 TITLED “ISLA VISTA MASTER PLAN OVERLAY.”
AND BY AMENDING THE COUNTY ZONING MAP BY REZONING CERTAIN LOTS TO
APPLY THE NEW MIXED RESIDENTIAL DESIGN AND COMMUNITY MIXED USE ZONES,
TO IMPLEMENT THE ISLA VISTA MASTER PLAN AND MAKE OTHER MINOR
MODIFICATIONS, AND BY APPLYING THE ISLA VISTA MASTER PLAN OVERLAY TO THE
ISLA VISTA MASTER PLAN AREA.

Case Nos. 150RD-00000-00009 & 15RZN-00000-00006
The Board of Supervisors of the County of Santa Barbara, State of California, ordains as follows:
SECTION 1:

DIVISION 12, Administration, of ARTICLE 11, the Santa Barbara County Coastal Zoning Ordmnance,
of Chapter 35, Zoning, of the Santa Barbara County Code, is amended to add the following section
within Section 35-184.6, Findings Required for Approval:

Section 35-184. Board of Architectural Review
Section 35-184.6 Findings Required for Approval

13.  Plans for new or altered structures will be in compliance with the Downtown Isla Vista Design
Guidelines. as applicable,

SECTION 2:

ARTICLE 1, the Santa Barbara County Coastal Zoning Ordinance, of Chapter 35, Zoning, of the
Santa Barbara County Code, is amended to add a new Division 17 titled “Isla Vista Master Plan
Overlay District,” to read as follows:

DIVISION 17 ISLA VISTA MASTER PLAN (IVMP) OVERLAY DISTRICT
Section 35-300. Purpose and Intent.

The purpose of the Isla Vista Master Plan overlay is to implement the Isla Vista Master Plan by
providing for specific land uses and development standards within the Isla Vista area. The intent of this
overlay is to promote development within the Isla Vista community that will create a vibrant and
attractive area and improve the residents” quality of life.

Section 35-310. Applicabilitv and District Boundaries.

A. The provisions of this overlav shall apply to that portion of Santa Barbara County that is
delineated as the Isla Vista Planning Area in the Isla Vista Master Plan (see Chapter 1:
Introduction. Local Setting).

B. The provisions of this overlay apply to development and land uses in addition to all other
applicable requirements of this Article. If conflicts occur between the provisions and
requirements of this overlav and anv other provision of this Article or between the provisions and
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requirements of this overlav and the Countv Code, the provisions and requirements of this

averlay shall control,

Section 35-320. Zones Established.

A. The following zones are established by this Division for application 1o property as part of this

Division;

i,

Community Mixed Use (CM) zone. The CM zone is applied to the commercial core

within the Isla Vista area to promote a vibrant pedestrian and bicvele-oriented commercial

area comprised of communitv-serving retail commercial uses on the ground floor street
frontage with offices and housing above and behind. and high qualitv public spaces.

a.  Property subject to the CM zone shall be denoted as CM on the Goleta Community
Plan Zoning Southern District Zoning Map.

b.  The CM zone shall be considered to be a commercial zone, and lots desienated as CM
shall be considered 1o be commercially zoned as that term 1s used in this Article,

Mixed Residential Desion (MRD)Y zone. The MRD zone is applied to areas within the

IVMP Overlav to provide high nuality housing at densities that allow for the efficient
utilization of land and to encourage the provision of affordable and workforce housing.

a.  Property subiect to the MRD zone shall be denoted as MRD on the Goleta
Communily Plan Zoning Southern District Zoning Map.

b,  The MRD zone shall be ponsidered to be a residential zone. and lots desienated as
MRD shall be considered to be residentially zoned as that term is used in this Article.

Section 35-330. _Allowable Development and Permit Requirements.

A,

Allowed land uses. Tables 17-1 through 17-3 (Allowed Land Uses and Permit Requirements for

the CM and MRD Zones). and Table 17-4 (Temporary Uses and Permit Reguirements for the

CM and MRD Zones). below, identify the uses of land allowed by the IVMP Overlay, and the

planning permit reguired to establish each use. in compliance with Division 11 (Permit

Procedures).

1.  Establishment of an allowable use. Any land use identified by Tables 17-1 through 17-3
(Allowed Land Uses and Permit Requirements for the CM and MRD Zones), and Table 17-
4 (Temporary Uses and Permit Reguirements for the CM and MRD Zones) as being
allowable within a specific zone mayv be established on anv lot within that zone, subject to
the planning permit requirements of Subsection B, (Permit requirements) below, and
compliance with all applicable requirements of this Article,

2. Use not listed.

a, A land use not shown on Tables 17-1 through 17-3 (Allowed Land Uses and Permit
Requirements for the CM and MRD Zones), and Table 17-4 {(Temporary Uses and
Permit Requirements for the CM and MRD Zones) 1s not allowed except as otherwise
provided in this Division including Section 35-330.A.3 (Similar and compatible uses
may be allowed), below,

h.  Land uses allowed by other Divisions of this Article that are not included in Tables
17-1 through 17-3 {(Allowed Land Uses and Permit Regquirements for the CM and
MRD Zones). and Table 17-4 (Temporary Uses and Permit Reguirements for the CM
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and MRD Zones) are not allowed except as otherwise provided in this Division
including Section 35-330.A.3 (Similar and compatible uses may be allowed). below,

3.  Similar and compatibie use mav be allowed. The Planning Commission may determine

that a proposed use not lsted in Tables 17-1 through 17-3 {(Allowed Land Uses and Permit

Reguirements for the CM and MRD Zones mav be allowed in compliance with the

following:

4.

Application contents. An application for a Use Determination shall be submitted in

b,

compliance with Section 35-57A (Application Preparation and Filing).
Environmental review, After receipt of an application for a Use Determination. the

£.

Department shall review the application in compliance with the requirements of the
California Environmental Quality Act.

Public hearing reguired. The Planning Commission shall hold at least one noticed

public hearins on the requested Use Determination and approve. conditionally
approve, or deny the requesi.

Notice reauired, Notice of the time and place of the hearing shall be given and the

hearing shall be conducted in compliance with Section 353-181 (Noticing).

Action subieef to appeal, The action of the Plannine Commission is final subiect to

appeal in compliance with Section 35-182 (Appeals).

Findings reguired for approval. A Use Determination application shall be approved

or conditionallv approved only if the Planning Commission first finds that the
proposed use is important to the dailv (frequent) needs of residents in the swrounding
area and important fo the shopping needs of the community.

Applicable standards and permit reguirements. When the Planning Commission

determines that a proposed but unlisted use is similar to a listed allowable use, the
nroposed use will be treated in the same manner as the listed use in determining what
permits are required, and what other standards and reguirements of this Article applv.

Permit requirements. Proposed development and land uses shall comply with the following

pennit requirements, in addition fo the requirements of a Building Permit or other permit required

by the County Code,

1. General planning permit requirements. The land uses identified in Tables 17-1 through

17-3 {Allowed Land Uses and Permit Requirements for the CM and MRD Zones), and

Table 17-4 (Temporary Uses and Permit Requirements for the CM and MRD Zones)

provide for land uses that are;

a.

Permitted subiject to compliance with all applicable provisions of this Article, subject

to first obtaiming a Coastal Development Permit in compliance with Section 35-169
(Coastal Development Permits) or a Land Use Permit in compliance with Section 35-

178 (Land Use Permits) as applicable,

(1) Permitted uses are shown as either “PP” which denotes a Principal Permitted

Use or “P” which denotes a non-principal Permitted Use.,

{2} An action by a decision-maker to approve or conditionallv approve a
permit application for a use other than a Principal Permitted Use mav be
appealed to the Coastal Commission in compliance with Section 35-182

{Appeals).
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b.  Allowed subiject to the approval of a Minor Conditional Use Permit in compliance
with Section 35-172 {Conditional Use Permits) and shown as "MCUP" uses in the
tables. An application for a Coastal Development Permit shall be processed
concurrently and in conjunction with the application for the Minor Conditional Use
Permit.

c. _ Allowed subject to the approval of a Conditional Use Permit in compliance with
Section 33-172 (Conditional Use Permits) and shown as "CUP" uses in the tables, An
application for a Coastal Development Permit shall be processed concurrently and in
conjunction with the application for the Conditional Use Permit.

d.  Allowed as an exempt use as listed in Section 35-169 (Coastal Development Permits)
or shown as "E" uses in the tables. The exempt use or structure is exempt only if it is
in _compliance with the requirements of Section 35-169 (Coastal Development
Permits).

£. Allowed subiect to the tvpe of County approval required by a specific provision of
this Article and shown as "S" uses in the tables.

L Not allowed In particular zones and shown as "—" in the tables. Use may be subiject
to a similar use determination ‘in compliance with Subsection A.3 (Similar and
compatible use may be allowed) above.

Where the last column (*“Specific Use Regulations’™) in Tables 17-1 through 17-3
(Allowed Land Uses and Permit Reguirements for the CM and MRD Zones) and
Table 17-4 (Temporary Uses and Permit Requirements for the CM and MRD Zones)
includes a Section number, the referenced Section may affect whether the use requires
a Coastal Development Permit, Development Plan, or Major or Minor Conditional
Use Permit, and/or may establish other requirements and standards applicable to the
use,

el

Development Plan approval reguired. Development Plan approval in compliance with Section

35-174 (Development Plans) is required prior to the approval of a Coastal Development Permit
or Land Use Permit as follows.

1. CM zone. Final Development Plan approval is required for buildings and structures that
total 7.000 or more square feet in gross floor area or where onsite buildings and structures
and outdoor areas designated for sales or storage total 20.000 square feet or more.

2.  MRD zone. Final Development Plan approval is required for all development. including
grading, and additions to existing development, that resulis in more than four “density unit
eguivalents” in compliance with Section 35-350 (MRD Zone Development Standards),
inchuding when added to any existing development on the site.

Desien review required. Design review in compliance with Section 35-184 (Board of

Architectural Review) is required for all development subject to this Division.

B, Accessory uses and structures. Each use allowed by Tables 17-1 through 17-3 {Allowed Land
Uses and Permit Requirements for the CM and MRD Zones) may include accessory uses and
structures that are customarily incidental to the principal use,

1. Within the MRD zone such accessory uses and structures when accessory o dwellings are
for the exclusive use of the residents of the site and their suests and shall not involve a
commercial enterprise on the site,

F. ___Animal keeping (houschold pets).
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1. Standards, Household peis shall be kept in compliance with the following standards:

a.

The keeping of household pets shall be accessory to a residential use of a dwelling

located on the lot where the animal keeping occurs.

There shall be no more than three dogs permiited on a sinele lot.

Such animals are for the domestic use of the residents of the ot onlv and are not kept

for commercial purposes.

The keeping of such animals shall not be injurious to the health, safetv or welfare of
the neighborhood and does not create offensive noise or odor as determined by the
Director after advice from the Public Health Department.

Enclosures for such animals shall be located no closer than 25 feet 1o anv dwelling

£l

located on another lot

No rooster or peacock shall be kept or raised on the lot.

2. Accessory structures, Buildings. and structures aceessory and customarily incidental to the

keeping of household pets mav be allowed in compliance with the standards of the

applicable zone and this Article.

G. Sions and advertising structures. Signs and advertising structures that are accessory 10 a use

atlowed in the CM and MRD zones may be allowed in compliance with Section 35-138 (Signs

and Advertising Structures).
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AGRICULTURAL, MINING, & ENERGY FACILITIES

Agriculture (3) L ¥ MCUP

_Animal keepine (houscholdpetsy 1 E : L 35-330.F
__Gﬁc_t;_ilggzqw .&EEEEEU cial or noncommercial, 300 sforless(4) | ! MCUP R

Witdlife species rehabilitation E ! E 33-144.H

INDUSTRMANUFACTURWG&PI{OCIZSSING WHOLESALING

- Small colle MCUP —
| Recycling - Lareg collection center B cup = i
RECREATION, EBUCA’E{ON & PUBLIC ASSEMBLY US&
_Commercial eaterlainment - Indoor MCUP —
- Community genter . R cup cup
_f_l ess/health club or facility PP —
Library cup cup
Meeting facility. publicorprivate cup cUp
__Me_etz_na_ E?lht\f religious N cup cup
Meeting room accessory 10 organizations ] = cyr
Museum : 010 —
Park, ptaveround - Public P P
 Privale residential recreation facility P BP
' School cup cup
School — Business, Professional. or Trade ) cup SO
| Stadio - Art. dance. martial arts. music. etc EP =
Theater - indoor PP —
Theater - Outdoor : cup
Notes:

{1} See Division 2 {Definitions) for land use definitions.

{2} Bevelopment Plan approval may also be required: see Section 35-330.C.
{3} _Limited to orchards, truck and flower gardens. and the raising of field crops. provided there is no sale on the property of

products produced.
{4) _Greenhouse structures shall be used only for the propagation and cultivation of plants. and no advertising sign. commercial
display room. or sales stand shall be maintained in association with the greenhouse,
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Pwelline, one-family ] — PR3y
Dwel[hm_h_«;n—familv T T L T
chllmg mulngl o FP
: cupr CUP
B P 35-121 |
Mixed 1 P -
" Mohile home park fro Cup
 Oreanizational house {sorority. monaster v, ele.) ) Y N
_Residential accessory use or structure P eP 35-119
Single room occupancy facility (SRO) - - rr
Special care home, 7 or more clients MCUP MCLUP 35-143
RETAIL TRADE
_z_{\_u_twd vehicle sates and rental . rp =
Automobile service station . Cup e
General retail PP {4} =
Grocery and specialty food store PP {4) =
| Mini-mart/Convenicnce store o PP(4) =
Restaurant, café, coffec shop - Indoor and outdoor PP {3 e
- Swap meet N MCUP —
Vi 1s=tor&ser\’mg commercial PP —
_SERVICES
| Bank, financial services - Branch facility rp — ?
_Chaitable or philanthropic organization E LU
Large familvdavearehome 0 P P 35-143
Small family day care home P E 35-143
Child care center, Non-rcmdcntxal _____ rp MCUP 35-143
| Child care center, Non-residential, accessory i i 33143
_Child care center. Residential MCUP MCUE 32143
Hotel or motel MCUP s —
Clinic PP —
~Music recording studio MCUP —
Office - Busmeqs/serwce PP —
P2 o
o 2P =
PP o
Mﬂw PP =

MNotes:.

{1} _See Division 2 (Definitions) for jand usc definitions.

(2} Development Plan approval may also be required; see Section 33-330.C.

(3} _One-family dwelling mav be a mobile home on a permanens foundation, see Section 33-141.

{4} Limited to establishments that supnlv commodities to meet the dav-to-day nceds of the residents in the neighborhood.

{3} Mav include beer brewing and wine making provided {a) the area devoted to beer brewing and wine making, including the area
devoted to equipment and storage of materials and supplics. does not exceed 30 percent of the interior floor area of the primary
business. and (b) the product is primarily sold for on-site consumption.
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TRANSPORTATION, COMMUNICATIONS & INJ

FRASTRUCTURE

D;amdm channel. water course, storm dmm jess than 20,000 sf P 5 P
MDra:n leannn._lwg.igﬁ_qg gsourse, storm drain . 70 {)00 sf or more MCUP MCUP e
| Electri ation - Minor (3) MCUP MCUPpP
Electrical transmission line (41 {5} 3 MCUIP CUP
Ilood contro} project less than 20.000 sf toial area P P
Flood control projest. 20,000 sf o more tofalares MCUP MCUP -
Parking facility, commercial, for residentiai use B b S MCLIP
_ Parking facilitv. public or private MCUP MO _
| Road, street lcssl_g_z_z_m 20.000 sf wotal area P { P N
Road sireet 20.000 sl or more 1otal areg MCUE MCUP
MS";ngg_z;ll revetment. groin, or other shoreline structure - Cup
Telecommunications facility s h 33-144F & 35-1440
Usility service fine with less than 5 connections (4) ~ B i P
Uzility service tine with 3 or morg connections (4) MCUP MCUP
_WATER SUPPLY & WASTEWATER FACILITIES
Onsite wastewater treatment system, individual, alternative MOUP MCUP
 Onsite wastewater treatment system. individual, conventional i 14
_Onsile wastewater treatment svstem. individual. suppiemenial juld PP
Pmelme - Water, reclaimed water, wastewater, less than 20000 sf | P P
Pmelmc Water, reclaimed water, wastewater. 20.000 sf or more MCUP MCUP
__.Waie:_er sewer svslem pumy _orlilﬁ_siauon ) i
- Water system with 1 connection PP PP
Waﬁu system with 2 10 4 connections MCUP MCUP
Waler system with 3 or more connections (6) MCur MCup
Water well, agriculiural — MCUP

Notes:
{1) _See Division 2 {Definitions) for land use definitions.

{2y Development Plan approval may also be required; see Section 35-330.C.

{3} _Use is subject to the standards of the PU zone,
{(4) Dwoes not include lines outside the jurisdiction of the County,
{3) NMNotallowed in the VC overlay,

{6} Limited to a maximam of 199 connections.
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TEMPORARY EVENTS

Carnivals, circuses. ar and similar activities P — | 35-137.3.2.d

| Car washes 5 — 33-137.32.a
| Cerlified farmers markei MCUP — ) o
| Certified farmers market (incidentah 2y . cup cug 1
| Charitable func 8 3 35-137
Mohlic vendors MCUP —

B sembiy. E E 35-137.3.14.3)
Public property E B 33-137.3.1.d.6)
Reception and similar gathering facitities (commercial) MCUP e MCup 35.13733a
Seasonal sales lols P 5 P 33-137.3.2.0
Spectator entertainment facilities MCLIP — 35.137.3.3d
Swap meet cup -

TEMP(}RARY DWELLINGS
Trailer jwatchnmn during construction} P 5 P 5-132.3

Trailer {dwelling afier destruction of dwelling) 4 d i 3132811

Trailer (dwelling during construction of new dwelling) PP PP 3 5

_ Trailer {waichman) MCUP MCUP 2.4
TEMPORARY OFFICE/STORAGE
Trailer {accessory to permanent building) MCUP MCLP 35-132.6.%
Tratler (air quality monitoring station) MCUP MCUP 35-132.6.1

| Trailer {construction office. shop. storage, etc.) 5 8 35-132.2

ME: ‘:ﬂggwm?l’}i? _communications lemporan facxllt g P e 35-137.3.1d4)

Trailer {storage as accessory 10 dwe[_t_zg_f_r_} E E 35-132.8.10

Notes:
{1} See Division 2 (Definitions} for lang use definitions,

{2) __Incidemtal 1o a refigious meeting faciiity. school or governmental or philanthropic institution,

(3)__ Limited to the sale of fresh fruit, vegetables and flowers from a motor vehicle not affixed 1o the eround and commodities from a

vendor stand 1ot aflixed to the ground.
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Section 35-340. CM Zone Development Standards.

Proposed development and new land uses within the CM zone shall comply with the following

standards. in addition to all other applicable standards in this Asticle.

A.  General standards. Development within the CM zone shall be designed. constructed, and
established in compliance with the requirements in Table 17-5 (CM Zone Development
Standards) below, and all applicable standards in this Article,

Tabie 17-5 ~ CM Zone Development Standards
Min.im.tzr.n. lét size and
building site area :
Area
Minimum lot width
Residential density
Maximum density
Setbacks
Setbacks | See Sectien 33 340.G.
Building separation | None rcqulrnd howevu any <;er>arat1<>n qhail bc a minimum of three feet,
Site coverage o
Maximum coverage
Height limit o
Maximum height | 40 feetand 3 smms
Landscaping See Section 35-340.1
3 Parking See Section 35-340.1, e
Sisns See Section 35-138 (Siens and Advertising Structures).

B. _ Goleta Community Plan overlay requirements. Division 14 (Goleta Community Plan Overlay
District) of this Article establishes additional reguirements and standards that applv o
development and uses located in the Goleta Community Plan area.

C.__Minimum building site area and net lot width for residential use. Development that includes
dwelling units shall be located on a lot with a minimum net lot area of 7.000 square feet and a
minimum net lot width of 65 feet.

1. A dwelline and its accessory structures and uses may be located on a lot of less area except
for a fraction lot; and
2. A dwelling and its accessory structures and uses may be located on a lot of less width.
D. Maximum density for residential use.

1. Maximum density and location,

a. _ Maximum density. The number of dwelling units on a lot, as calculated in
compliance with Table 17-8 (CM Zone Density Equivalents) of Subsection E., below,
shall not exceed the maximum specified in Table 17-6 (CM Zone Maximum Density)
for each CM zoning designation shown in Table 17-6 below unless a greater number
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of dwelling units mav be allowed in compliance with Housing Policy 6 of the Isla
Vista Master Plan. the Isla Vista Buili-Right Incentive Program.

Table 17-6 - CM Zone Maximem Density

CM-40 40
43

CM-45

(]

b. Location. Dwelling units shall be located as specified in Table 17-7 (CM Zone
Dwelling Unit Location) for each zonine desienation shown in Table 17-7 below.,

Table 17-7 - CM Zone Dwelling Unit Location

e

M - 40 Allowed abm_fc the ground floor, except that d\b“eilina units may be allowed on the
S around floor in compliance with Subscction D.1.b(1) below.

CM - 45 Allowed on all floors. On the grc;und floor, the residence shall be sethack a
et minimum of 60 fogl fr{m_'i the Build To Line,

{1} Dwelling units located on the ground floor. Dwelling units located _on the
ground floor are allowed on lots zoned CM-40 and identified as Assessor’
Parcels Nos. 075-112-009, 075-112-013, 075-122-011, 075-161-014, 075-162-
002, 075-171-017. and 075-172-002 (parcel numbers are as of Mav 1, 2007) in
compliance Subsection H.3.4. below. Ground floor commercial uses may also be
allowed on these specified Assessor’s Parcels.

E. Density eguivalents, The following densitv equivalents shall be used in calculating the number
of dwelling units allowed on a lot for each dwelling unit tvpe shown in Table 17-8 (CM Zone
Density Equivalents) below,

Table 17-8 CM Zone Density Equivalents

Studio 2.30
One bedroomn (.66
Two bedroom : 1O
Three bedroom L3
Each additional bedroom + 8.3

F.  Dwelling unit size. Dwelling units in the CM zone shall not exceed the following maximum unit
sizes for each dwelling unit type shown in Table 17-9 (CM Zone Dwelling Unit Size) below
measured in square feet of net floor area.

Table 17-9 CM Zone Dwelling Unit Size

Studio 300
One bedroom 50
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Two bedroem 830
Three bedroom . 1,050
Each additional bedroom + 173
. Setbacks for structures and parking.

1.  Front None, except that all lots shall have a Build To Line that is parallel to and located
the number of feet distant from the centerline of any adjacent public street in compliance
with Table 17-10 (CM Zone Location of Street Centerling) below. For the purposes of
Table 17-10. the location of the centerline for the referenced streets is as shown on the
Ocean Terrace Map as recorded in Recorded Map Book 15. Pages 101 through 103. See
Figure 17-1 (Pardall Road Western Section). Figure 17-2 (Pardall Road Central Section)
and Figure 17-3 (Pardall Road Eastern Section) below.

Table 17-10 CM Zone Location of Street Centerling
El Embarcadero asfi
Embarcadero det Norte 35t
Embarcadero del Sur EREI
Madrid Road 35 f
Pardall Road 301
Seville Road 3531
Trigo Road . 351t

2. Side. None. except that when the lot is adjacent to a residential zone. the side setback shall
be a minimum of five feet,

3. Rear.

" a.  CM-40. Lots zoned CM-40 shall provide a rear setback of 10 feet. except that if the

rear property line abuts a residential zone, then the rear setback shall be 20 feet.
b. CM-45. Lot zoned CM-45 shall provide a rear setback of five feet.
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Figure 17-1 Pardall Road Western Section
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Figure 17-2 Pardall Road Central Section

d
] n
3 s
g 1 18
1 E
Wi im
&k i
ty g 5{)
R’.‘;: {m
S i
= ; i
ﬁ %, e i
;§ T
=

-PARDALL ROAD ¢

(7 7
o F
LR ’ : E |

E%'

;s |

& |

1

N

Pardall Road Build To Line (Center Section) w é" .

seese Build To Line

wisn R oad Right Of Way

= Curb

Asscssors Parcel Line

—~=m= Road Centerline s Current Building Edge

BB, 2007 SRR s S o e




Isia Vista Master Plan Update ~ Board of Supervisors
Case No.: I3ORD-00600-00009 & 15RZN-00000-00006
Attachment 8 - Article 11 Ordinance and Rezone

Page 15

Figure 17-3 Pardall Road Eastern Section
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Processing and site development standards. All development within the CM zone shall be in

compliance with the following processing and site development standards.

1. General. The following development standards shall apply to all development within the

CM zone.

a. __ Allowed heusing types. Development containing dwelling units is restricted to the
Shopiront Housing Type.

b, Design review reguired, Prior to the issuance of any Coastal Development Permit in
compliance with Section 35-169 {Coastal Development Permits) for siructures, the
site plans and elevations of structures shall receive Final Approval bv the Board of
Architectural Review in compliance with Section 35-184 (Board of Architectural
Review), :

2, Modification of developmeni standards. Development standards contained in this

Subsection H. (Processing and site development standards) shall not be modified in
compliance with Section 35-172.12 (Conditions. Restrictions, and Modifications), Section
35-174.8 (Conditions, Restrictions. and Modifications) and Section 35-179 (Modifications).

a, As part of the desien review process required in compliance with Subsection H.1.b..
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above, the Board of Archifectural Review shall review the proposed development 1o
determine if the development complies with the site development standards in Table
17-11 (Shonfront Housing Tvpe Site Development Standards). below.

{1} Neoncompliance with two or fewer development standards. At the request of
the applicant. the Board of Architectural Review may modify a maximum of
two development standards.,

(2} Noncompliance with three or more development standards. If the applicant
requests the modification of three or more development standards. then the
project shall be processed as a Development Plan in compliance with Section
35-174 (Development Plans) and the Planning Commission shall be the review
authority for said Development Plan.

{a)  The Board of Architectural Review shall review the inftent of sach Site
Development Standard that is requested to be modified. and shall make a
recommendation to the Planning Commission as to whether the requested

modifications should be approved. conditionally approved or denied.
(b} After receipt of the recommendation from the Board of Architectural

Review, the Planning Commission may modify the development standards
requested for modification as part of the Plaoming Commission’s action on

the project.
Shopfront Housing Tvpe development. The following development standards within

Table 17-11 (Shopfront Housing Type Development Standards) shall apply to the

Shopfront Housing Tvpe development (see Figure 17-4 Shopiront Housing Type below).

The numbers within Figure 17-4 refer to the site development standards shown in Table 17-

11, below,

a.  Special development standards for dwelling anits located on the ground floor.

Dwelling units may be allowed on the eround floor on a lot zoned CM-40 in
compliance with the following criferia in addition to those development standards
contained in Table 17-11 (Shopfront Housing Type Development Standards) above
except as allowed by Subsection H.3.a(5) below:

{1} Street facing building entrances. The building shall have individual unit
enirances facing the street and each entrance shall include a porch or stoop that
is a minimum of seven feet wide and five feet deep (See Fioure 17-5 First Floor
Dwelling Unit Development Standards). Stairs may extend bevond the Build To
Line.

() Finished floor. The finished floor elevation of a dwelling unit located on the
oround floor shall be a minimum of two feet above the sidewalk or courtyard
elevation to ensure privacy (Figure 17-5 First Floor Dwelling Unit Development

Standards),

(3) Main entrances. Shared entrances for two or more dwelling units mayv be at the
same elevation as any adjacent sidewalk.

(4y  Entrv doors. Shared entrances for two or more dwelling units shall be set back
five feet from the Build To Line,

(3}  Commercial development Standard exemption. Developments containing
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only dwelling units on the sround floor shall be exemnt from Development
Standards 2 and 4 in Table 17-11 (Shopfront Housing Type Development
Siandards), below.
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Tahle 17-11 Shopfront Housing Tvpe Development Stapdards

Driveways - Drivewavs shall be no more than 20 feet wide. and if Minimize visual impacts of parking areas.
@ feasible, shall not be located on Pardall Read, and if feasible, shall notbe | reduce curb cuts and conflicting vehicle
Iocated within 40 feet of a corner, movements across pedestrian walkwavs,
Ground floor building facades - Commercial ground floor buiiding Encourase intcractions between huildings
e facades that face a public street shall have a goal of a minimum of 70 and the street/sidewalk to creaie
percent fenestration (windows and glass doorsh, pedestrian-oriented lively public spaces,
& Separate buildings - Buildings more than 76 feet in width shall be Ensure variety in architecture stvles 10
R designed 1o read as different buildings. heip create a pedestrian-scale downtown,
Eatrv doors - Functioning entry doors for commercial establishments Encourage interactions between buildings
g shall be located at iniervals no greater than 40 feet along the Build To and the street/sidewalk to create
Line, ) pedestrian-oriented Lively public spaces.
Sidewalk coverings - Awnings and sidewalk coverings and similar Encourase building articulation.
acCessory covering structurss mav encroach up to eight feet into the
e public righi-of-way, provided such structures do not extend beyond the
= sidewalk, Above the pround floor, bav windows, balconies and other
elements mayv encreach up to three fect into the rear setback and up to
two feet bevond the Build Te Line,
P Bav windows - Bay windows shall have & maximum width of eight feet Minimize long continuous banks of bav.
= and must have a minimum of cight feet fagade between each bav window, | windows,
Parking - Parking shall be visuallv screened with a structure from views | Minimize visual impacis of parking areas,
8 on the street and set back at least 30 feet from the right of way line.
Completely underground parking can be located anvivhere on a leaal lot,
Podium parking - Ground level parking shall be atlowed below Allow efficient fand use. while
8 habitable floor space so long as public views of parking areas are minimizing visual impacts of parking
minimized. : areas.
Qutdoor patios - The ground floor streer-facing building facade may be | Encourage ouldoor commercial activity,
set back up to 15 feet from the Build To Line for a courtvard/patio. Ifthis | consistent with allowed uses. Low wail
L9] oceurs. a wall between 32 and 40 inches in height may be placed at the defines the street edeg.
Build To Line, This wall counts toward the total percent of the building
facade required to be built 1o the Build To Line,
o Build to Line - As a goal. the building shall be buili 1o at feast 75 percent | Define street edpe and help create public
- of'the Build To Line. . spaces that are active outdoor rooms,
Corner buildings - Corner buildings should incorperate a ground fioor Create visual focal points at the street
enirance facing the sireel intersection. Buildings should define the street | corners while emphasizing the importance
corner with a rounded or chamfered building corner, a plaza, and/or an of pedestrian movement.
@ architectural feature such as a corner tower. These corner freatments
counts toward the total percentage of the building {acade required 1o be
built to the Build Fo Line, Walk-through covered arcades at sirect cormners
may also be allowed.
t Site Development Standards not shown on graphic
North side of Pardall Road - Development on the north side of Pardall | Encourage outdoor commercial activity,
Road shal] have a courtyvard/patio between the street and the building for | consistent with allowed uses,
a minimum of 30 percent of the overall lenath of the street-facing
building facade,
Un-built Build to Line - Any un-built Build To Line, not in front of a Define street edge and help create public
courtvard/patio or driveway. shall have a street wall built along it spaces that feel ke outdoor rooms.
between 4.5 and six fect high,
Entry doors - Entrv doors shall be set back up to 135 fect from the Build | Defing building eniries,
to Line. The eniry door and walls tapering toward the entry door shall
count toward the total percent of the building facade built to the build 10
Notes:

i.  SeeFigure 17-4,

I. _ Landscaping. Surface parking areas shall be landscaped in compliance with Section 35-115
(Landscape/Screening of Parking Areas). Landscaping is not required otherwise, except that

landscaping is encouraged in courtyards and patios.
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4.

Parking. Parking shall be provided in compliance with Division 6 (Parking Regulations) except

if there are conflicts between the provisions and requirements of Section 35-340 (CM Zone
Development Standards) and Division 6 (Parkine Regulations) then the provisions and
requirements of Section 35-340 {CM Zone Development Standards) shall control.

1.  Coniunctive use of narking facilities, For the purpose of this Section, coniunctive use
shall be defined as the joint use of parking spaces for two_or more uses where the hours of
operation and demand for parking allow that the parking spaces can be used by the
individual uses at different times of the day or week, and can serve more than one use, The
intent is to provide for possible reduction in the number of parking spaces ordinarily
required for two or more uses and the sharing of parking spaces under a set of unigque
circumstances. including the compatibility of the land uses, adjacent properties, and lack of
need for separate parking facilities.

a. A Conditional Use Permit. approved by the Planning Commission in compliance with
Section 35-172 (Conditional Use Permits) shall be required to allow the conjunctive
use of parking spaces. The Conditional Use Permit shall be subject to the following

requirements:

(1) The applicant shall demonstrate a need for parking spaces required for the
individual uses according to the parking regulations in this Division, The
applicant shall state the type of use proposed. time period of operation, and other
necessary information to demonstrate that the joint use of parking spaces will
not be detrimental to surrounding uses.

{2} In cases where the required number of parking spaces for individual uses differs.
the parking requirement that is greater shall become effective.

(3} If the lot proposed for conjunciive parking use is a separate lot, then the
applicant shall submit a title report for the lot proposed for conjunctive parking
use and an agreement between the owners of record of the lot and prospective
users. This agreement shall be subject to review and approval by the Planning
and Development Department and County Counsel and shall obligate the lot for
conjunctive parking use, clearly define the obligation of each party to the
agreement. and upon approval by the Department and County Counsel be
recorded in the Santa Barbara County Recorder’s Office. The Agreement shall
provide that anv modification to the terms of the Conjunctive Use Agreement

shall be subject to Planning Commission approval.

(4}  Violation of the Conditional Use Permit shall be orounds for revocation of the
joint parking use.

2. - Design. Adjacent parking areas-should be designed to allow the shared use of and through
traffic to parking areas.

3. lLocation,

a. _ Reqguired parking shall be provided:

(13 On the same lot or premises that the princinal structure is located on: or

(2) In private parking lots permanently commitied to parking located within 1,000
feet of the lot or premises that the principal structure is located on. as measured
along streets and not alleys: or
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(33 In publicly owned parking lots subject to approval of the availability of the
parkine spaces as approved by the Director, or

(4} Through the payment of in-lieu fees in compliance with the In-Lieu Parking Fee
Program as approved by the Board of Supervisors.

Parking lots, carports, and garages designed and used for individual units within a
development may be either adjacent to the units or centrally located {o serve a group
of units,

Uncovered parking. not including parking where a parking lot is the principal use of

the lot. shall be located at feast 20 feet from the Build To Line and shall not be visible
from the street to the maximum extent feasible. Parking located completelv
underground may be located anywhere on the lot.

Surface parking areas associated with onsite conmumnercial and residential uses shall be

screened by residential or commercial structures so that parking is entirely wrapped
with active uses such as retail.

4. Reguired number of spaces - nonresidential, Parking spaces for nonresidential uses in

the CM zone shall be provided i_n compliance with the following:

a.

One space for each 500 square feet of nonresidential gross floor area. not including

unroofed outdoor dining areas, except as allowed in compliance with Subsection J.4.b,
below.

When the gross floor area of a proposed structure 18 less than 5.000 square feet or

C.

when a proposed addition fo existing structures results in a structure of less than 5,000
square feet of eross floor area. the adeguacy of the proposed parking shall be
reviewed by the Director.

(1) The Director may reduce the reguired number of spaces to a minimum of one

space per each 7530 square feet of gross floor area when the Director finds that:
{a) The proposed use will require less than one parking space per 300 square
feet of gross floor area: or

(b) _That there are off-premise parking spaces available on nearby public
streets or land permanently committed to parking: or

(¢) The proposed use will allow the shared or conjunctive use of parking

spaces.

(2} The Director mayv increase the required number of spaces to a maximum of one
space per each 250 square feet of gross floor area if the Director finds that:

{a) The pronosed use will require more than one space per 500 square feet of
gross floor area; or

(b)Y There are inadequate off-premise parking spaces available on nearby
public streets or land permanently committed to parking.

if the number of required parking spaces is reduced by the Dirvector in comphiance

with Subsection J.4.b. above. then a subsequent chanee of use of the site shall be
required to provide the number of spaces required by Subsection J.4.a. above,

5. Required number of spaces - residential. Parking spaces for residential uses in the CM

zone shall be provided in compliance with the following:

da,

One-family units. two-family and multinle~-family uniis:
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(1)

0.6 space per studio umnit.

(2)

1.0 space per one bedroom unit.

(3)

1.5 spaces per two bedroom unit,

(4)

2.0 spaces per three bedroom unit, plus .75 spaces for each additional bedroom.

b.  Fraternities, sororities. dormitories and boarding and lodging houses: 1.3 spaces per

studio or bedroom and one space per two emplovees or fraction thereof,

Additional stratesies for satisfving parking. In lieu of providing the required number of

parlang spaces within the CM zone district, the parking mayv be provided by utilizing

additional stratesies that include: a car-sharing program provided exclusively for use by

buildine residents: leased off-site parking spaces at the University of California, Santa

Barbara {UCSRB) for proiect residents: a recorded covenant restriction document restricting

automobile use and ownership for residential units: utilization of the County’s In-Lieu Fee

Parkine Program: coniunctive use of parking facilities: or additional sirategies approved by

the Depariment.

a, _ Parking monitoring program. To ensure that parking provisions for development

proiects within the CM zone district are adeguate to serve the development’s

approved uses, a Parking Monitoring Program shall be implemented by the applicant.
The applicant shall be responsible for providing the following information to the

Department twice vearly, as applicable:

(1)

Car share. Car-sharine vehicle statistics detailing total trins per dav for each car,

3)

number of unique users and overall frequency of use. The applicant, or their
successions in interest. shall be responsible for maintaining the development’s
use of a car-sharing vehicle for the life of the proiect.

Resident ownership. The number of the development’s residents who own cars

3

located in Isla Vista or UCSB,
On-site parking. Inventory of development’s residents issued parking passes

(4)

for On-Site Parking.
Off-site parking, Inventorv of development’s residents issued parking passes

1]

for parking lots on the UCSB campus to be submitted annually the Department
and kept on file. The applicant. or thelr successors in interest, shall be
responsible for maintaining the off-site spaces for the life of the projects.

Automobile covenant restriction.

(a) The occupant of each residential unit shall sien and record a covenant
restriction document restricting automobile use and ownership dependent
upon the unit size. consistent with the deed-restriction provisions
contained in the project description. Owners/occupants shall be prohibited
from owning additional vehicles in the Isla Vista/UCSB community unless
additional spaces are secured. The covenant document shall include
provisions which detail alternative transportation options available in the
surrounding community {(bus stops. car share, bike routes. etc.).

{b) The property owner shall notarize and record a Notice to Property Owner
(NTPO) document which outlines the resiriction provisions for each
individual unit. Copies of the recorded NTPQO document(s) shall be
provided to the Department and kept on file with the twice annual
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monitoring  reports. The covenant restriction document(s) shail be
reviewed and approved by County Counsel and the Department as to form
and content prior 1o recordation. The applicant shall provide proof of
covenant restrictions. Prior to the issuance of any Coastal Development
Permits, Land Use Permits, or Zoning Clearances, as applicable. to aliow
the construction of the development, County Counsel and the Department
shall review and approve the covenant restriction document(s) as to form
and content. Prior to final Building Permit inspection. the applicant shall
notarize and record a Notice to Property Owner (NTPQ) document(s)
specifving the covenant-restriction provisions for each unit.

(6) __Conjunctive use of parking facilities. The applicant shall state the type of use
proposed time period of operation, and other necessarv information 1o
demonstrate that the ioint use of parking spaces will not be detrimental to
surrounding uses.

b.  Modification of parking provisions. If it is determined that the parking provisions
are inadequate to serve the development’s uses, and upon a demonstrated need to

require additional parking provisions. a change to the approved Development Plan
shall be processed consistent with this Article’s requirements for Substantial

Conformity, Amendments and Revisions. Modifications to the parking provisions
include: the provisions of additional off-site spaces, additional car-sharing vehicle(s
and/or the provision of free MTD bus passes to building residents.

7.  Size. Residential parking spaces shall be 8.5 feet wide by 16.5 feet long except that 30
percent of the required parking spaces mayv be provided as compact car spaces which shall
be eight feet wide by 14.5 feet lone,

8. Tandem parking, Tandem parking shall be allowed to provide up to 50 percent of the total

number of required parking spaces. Tandem parking shall be limited to one space behind
another for a total of two parking spaces.

9. __Bicvcle parking.

a. __ Residential reguirements.

(1) Number of spaces. All development shall provide two unenclosed or enclosed,
permanently maintained and secure bicvcle storage spaces for each bedroom
and/or studio apartment within the development.

(2) _ Visibilitv. Views from the street of bicycle parking spaces designated for
residential use shall be minimized.

bh. Commercial reqguirements.

(1) Location. Required bicvcle parking spaces may be provided within a street
richt-of-wayv adjacent to the commercial use that is required to provide bicvcle
parking in compliance with an encroachment permit approved by the County.

(2y Number of spaces. All development shall also provide one unenclosed or
enclosed, permanently maintained and secure bicycle storage space for every
700 square feet, or fraction thereof, of eross floor area in commercial use.

(3) Visibility. Views from the street of bicvcle parking spaces designated for
commercial use shall be maximized,

K. Storage. Areas for trash or outdoor storage shall be enclosed and screened in such a manner as to
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conceal all trash or stored material from public view to the maximum exient feasible.

L. Uglities, Utilities shall be located on the sides or rear of buildings, so as not to be visible from
the street edge if feasible. Mechanical equipment. including solar energy systems, should not be
visible from the street if feasible.
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Figure 17-4 Shonfront Housing Tvpe

Shopfront Heusing Type

Graphic depicts Site Development Standards and is
not intendad to depict specific architectural siyle,

Numbers refer to specific standards
in the Site Development Standard Table 17-11.
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Figure 17-3 First Floor Dwelling Unit Development Standards
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Section 35-350.

MRD Zone Development Standards.

Proposed development and new land uses within the MRD zone shall comply with the following

standards, in addition to all other applicable standards in this Article.

A, General standards. Development within the MRED zone shall be desiened. constructed. and

Minimum lot
building site area

Area |

Minimum lot width

established in compliance with the requirements in Table 17-12 (MRD Zone Development

Standards) below.

Table 17-12 MRD Zone Development Standards

635 £t net

Residential densify

il b deter HE:
Maximum depsity | See Section 35-350.8,
1 g fb

Sethacks

Setbacks

Building separation

§ See Section 33-330.E.

! 3 {t. between a habitable structure and any other structure, none otherwise

Site coverage

Maximum coverage

Height limit

Maximum height

MRD-25- 25 .
MRD-28 - 35 fi,
MRD-30 - 35 fi,
MRD-35-35f

Landscaping

See S_r::ction 35-330.G.

Parking See Section 35-350.5,
Signs See Section 35-138 {Signs and Advertising Structures).

Maximum density. The number of dwelling units on a lot, as calculated 1n compliance with

Table 17-14 (MRD Density Equivalents) of Subsection C., below, shall not exceed the maximum

specified by Table 17-13 (MRD Maximum Density) for each MRD zoning map symbol

designation shown in Table 17-13 unless a greater number of dwelling units may be allowed in

compliance with Housing Policy 6 of the Isla Vista Master Plan, the Isla Vista Built-Right

Incentive Program.

Table 17-13 - MRD Maximum Density

MRD-25 25

MRD-28 28 )
MRD-30 30
MRD-33 35

C. Density equivalents. The following density equivalents shall be used in calculating the number
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of dwelling units allowed on a lot for each dwelling unit tvpe shown in Table 17-14 (MRD

Density Equivalents).

Table 17-14 - MRD Density Equivalents

Studio .54
wgnc-bcdmom 0.66
Two-bedroom 1.0 -
Three-bedroom o o _]:_‘jmw O
Each additional bedroom | +0.5

Dwelling unit size. Residential units in the MRD Disirict shall not exceed the following

D.
maximum unit sizes for each dwelling unit type shown in Table 17-15 (MRD Dwelling Unit
Size) measured in square feet of net floor area.
Table 17-15 - MRD Dwelling Unit Size
One-bedroom 700
Two-bedroom B i 0?0
Three-bedroom - 1.300
Each additional bedroom + 300
E. _ Setbacks. Structures shall conform to the setback requirements specified by Table 17-16 (MRD

Zone Structure Setbacks) for each MRD zoning designation shown in Table 17-16 below,

Table 17-16 - MRD Structure Sethacks

B MRD-25 42 ft 34 See Table 17-20
MRD-28 424 5fi (arge Home
—— Housing Tvpe Site
MRE-30 - 35ft 5h Development

1. For the purposes of Table 17-16. the location of the centerline shall be as identified in Table
17-17 (MRD Location of Street Centerline) below,

a. References to “centerline. of existing right-of-way” in Table 17-17 shall mean the
right-of-wav existing as of January 1. 2015,

b. _ References to “common lot boundary” shall mean the common lot line separating lots
existing as of January 1. 2015,

¢,  References to the “Isla Vista Tract” in Table 17-17 shall mean the centerline of the
road easement as shown on the subdivision map as recorded in Recorded Map Book
15, Pages 81 through 83.

d. References to the “Ocean Terrace Tract” in Table 17-17 shall mean the centerline of
the road easement as shown on the subdivision map as recorded in Recorded Map
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F.

Book 15, Pages 101 through 103.

Table 17-17 - MRI} Location of Street Centerline

Abrego Road. west of Camino del Sur

Centerline of right-ol-way

Abrego Road. gast of Caming del Sur

Common lot boundary

Berkshire Terrace

Camino Corto. north of Pasado Roaé‘m

Centerline of right-of-way

Camino Corto. south of Pasado Road

As shown on the Isia Visia Tract

Camino del Sur

As shown on the Isia Vista Tract

Camino Pescadere. north of Pasado Road

Centerline of right-of-way

Caming Pescaders. south of Pasg(jp Road )

As shown on the Isla Vista Tract

Cervanies Road

As shown on the Ocean Terrace Tract

Cordoba Road

As shown on the Ocean Terrace Tract

Del Plava Drive, west of (,ammo Puscadcro

As shown on the Ista Vista Tract

Del Plava Drive. esast of Cammo Pe_scaduo

As shown on the Ocean Terrace Tract

El Colegio

See Noie (2)

El Embarcadero

As shown on the Ocean Terrace Fract

El Greco Road

As shown on the Ocean Terrace Tract

El Nido Lane

As shown on the Ocean Terrace Tract

Embarcadero del Mar

As shown on the Ocean Terrace Tract

Embarcadero del Nore

As shown on the Qcean Terrace Tract

Estero Road

Cunteilmc of right-of-way

Madrid Road As shown on the Ocean Terrace Tract
Pasado Road Ag shown on the Isia Vista Tragt
Pardall Road As shown on the Ocean Terrace Fract

Picasso Road, west of Camino Pescadero

Common {ot boundary

Picasso Road. east of Camino Pescadero

Asg shown on the Ovean Terrace Tract

Sabado Tarde Road. west of Camine Pescadero

As shown on the Isla Vista Tract

Sabado Tarde Road. east of Camine Pescadero

Az shown on the Ocean Terrace Tract

Sepovia Road

As shown on the Ocean Terrace Tract

Seville Road

As shown on the Ocean Terrace Tract

Suefio Road

Commen lot boundary

Trigo Road. west of Caming Pescadero

As shown on the Isla Vista Tract

Trigo Road, cast of Camino Pescadero

As shown on the Qcean Terrace Tract

Notes:

{1)_The centetline of the existing privale road right-ofsway, currentiv known as Assessor’s

Parcel No, 073-020-039,

{2} 31 feet north of the existing lot boundaries of lots located south of and abutting Ei

Colegio Road.

Processing and site development standards.

All development within the MRD zone shall be in

compliance with the following processing and site development standards.

1. General. The following development standards shall apply to all development within the

MRD zorne.

a.

Allowed housing types. The Courtyard, Linear Courtyard, and Large housing tvpes

b.

are allowed within the MRD zone.

Finish flooxr elevation. The finish floor elevation for all development located within

20 feet of the Build To Line shall be a minimum of two feet above the adjacent




Isla Vista Master Plan Update — Board of Supervisors
Case No.: I30RD-00000-00009 & 13RZN-G0000-00006
Attachment § — Article Il Ordinance and Rezone

Page 29

sidewalk to ensure privacy.

Height of windowsills., The height of windowsills on the ground floor of a building

facing a street shall be a minimum of 5.6 feet above the adjacent sidewalk.

Desion review reguired. Prior to approval of anv Coastal Development Permit in

compliance with Section 35-169 (Coastal Development Permits) for structures. the
site plans and elevations of structures shall be approved or conditionally approved by
the Board of Architectural Review in compliance with Section 35-184 (Board of
Architectural Review).

Modification of development standards. Development standards contained in this

Subsection F. {Processing and site development standards) shall not be modified in

compliance with Section 35-172.12 (Conditions. Restrictions, and Modifications), Section

35-174.8 (Conditions, Restrictions. and Modifications) and Section 35-179 (Modifications).

a.

As part of the design review process required in compliance with Subsection F.1.d.,

above, the Board of Architectural Review shall review the proposed development o
determine if the development complies with the site development standards in Table
17-18 (Courtyard Housing Type Site Development Standards), Table 17-19 (Linear
Courtvard Housing Type Site Development Standards) and Table 17-20 (Large Home
Housing Type Site Development Standards) helow,

(1) Nonconcompliance with two or fewer development standards. At the request
of the applicant, the Board of Architectural Review mav modify a maximum of
two development standards,

(2} _Noncompliance with three or more development standards. If the applicant
requests_the modification of three or more development standards, then the
project shall be processed as a Development Plan in compliance with Section
35-174 (Development Plans) and the Plannine Commission shall be the review
authority for said Development Plan.

(a) _The Board of Architectural Review shall review the intent of each Site
Development Standard that is requested to be modified, and shall make a
recommendation to the Planning Commission as to whether the requested
modifications should be approved or conditionally approved.

(b) After receipt of the recommendation from the Board of Architectural
Review. the Planning Commission may modify the development standards
requested for modification as part of the Plannine Commission’s action on

the project.

Courtyard Housing Tvpe. The following site development standards within Table 17-18

{Courtyard Housing Type Site Development Standards) shall apply to Courtyvard Housing

Type development (see Figure 17-6 Courtyard Housing Type below). The numbers within

Figure 17-6 refer to the site development standards shown in Table 17-18.
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Table 17-18 Courtvard Housing Type Site Development Standards

Main access - The main access to all units shall either face Facilitates opportunities to see into, and interact
& the coursvard or the street. with, the courtvard $o create g lively outdoor space.
- if the access faces sirect. provides interaction
- between the building and street.
Lipper floor wallkkwavs - Walkways on the upper fioors shall | Provide access. protecled from the weather, to
o be roofed and open © | upstairs units while allowing residents to see into
- conrtyard,
Courtvard width - The courtvard shall be the same or | Ensure the courtvard has appropriate human-scale
& greater width than the height of the building. as measured | dimensions.
- from finished grade (o eaves,
Courtvard enclosure (building) - The courtvard shall be | Define the cowrrvard and help create a space that
enclosed by the building on three sides. Lots smaller than 70 | functions.as an ouldoor room,
(2] feet in width may have courtvards enclosed by the building
on twe sides onfy,
Courtyard_enclosure (walll - The courtvard shall be | Define the edee of the public and private space,
& enclosed by a watl 30 10 36 inches in height at the Build To
- Line with an openine to aliow pedestrian access,
Rear setback - The rear building setback shall bea Ensure the apportunity for pubic safety vehicles to
@ minimum of 26 feet, access the building, allow space for vehicie
- parking, ensure the daylipht plane on adiacent
property is protecied,
Pedestrian passage - A eround floor pedestrian passage | Allow direct access from the courtvard lo the
from_parking area to courtyard Js required on lots greater | parking area,
@ than 70 feet in width, The nassage shall maintain 2 minimum
R height of 10 feet and a_minimum width of five feet. The
passage shall be well lit,
Building facade - The building facade shall be buill to the | Define swreet edee and heln create public spaces
build to line except at the courtvard, side setbacks, and | that are active outdoor rooms.
8 driveway.
H
i
Site Development Standards not shown on graphic o
Finished floor - Finished floor at the ground floor shall be | Ensure an appropriate entev to the housing units,
raised at least six inches above the courtvard elevation,
Multiple courtvards - Multiple courtvards are ailowed. in | Encourage varied courtyard housing types.
which case courlvards facing the street shall meet the
requirements listed above. Interior courtvards requirementis
arg not specified here,
Wide lots - For lots wider than 175 feet the housing tvpe | Encourage the development of pedesirian scale
shall be repcated, so that the development is comprised of | housing
separaie buildines,

Nofes:

i, See Figure 17-6,
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Figure 17-6 Courtyard Housing Type

Courtyard Housing Type

Graphic depicts Site Development Standards
and is not infended to depict specific
architectural style. <

Numbers refer fo secific standards in
the Site Development Standard Table17-18.

Streat

Linear Courtvard Housing Tvpe. The following site development standards within Table

17-19 (Linear Courtvard Housing Tvpe Site Development Standards) shall apply to Linear

Courtvard Housing Type development (see Figure 17-7 Linear Courtyard Housing Type).

The numbers within Figure 17-7 refer to the site development standards shown in the

following Table 17-19 (Linear Courtvard Housing Tvpe Site Development Standards.




Isia Vista Master Plan Update — Board of Supervisors
Case No.: 130RD-00000-00009 & §3RZN-00000-00006
Attachment 8 ~ Articie i Ordinance and Rezone

Page 32

Table 17-19 Linear Courtvard Housing Tvpe Site Development Standards

Planting strip - A plantinp strip at least threg feel wide

Soften appearance of long Hoear drivewsys and add

lot facing the street shall be developed to the Build To Line, ;

Site Developmment Standards not shown on graphic

L] shall_be placed in the center of the drivewav. or the | opportunities to reduce hardscape areas,
driveway shall be constructed with turf block pavers, e
Building entrances - Shall be oriented toward courtvard | Facilitale opportunilties to see inte. and interact with,
(2] except where second story units can face toward the vear of | the courivard to create a lively outdoor space.
- property, o
Finished floor - At the ground floor shall be raised at Jeast | Incresse privacy 1o residential unils,
&
= | one foot ahpve the courtyard clevation,
Stoops_or perches - Shall be included on buildings and | Ensure an appropriale snirv to the housing units.
@ shail have a minimum depth of four feet 6n entrances facing
the courtyard, o
Rear building setback - Shall be a minimum of 20 feet. Ensure the opportunity for pubic safety vehicles o
F) aceess the building, allow space for vehicle parking,
- ensure the davlight plane on adiacent propetty is
protected.
& Courtyard width - Shall be between 25 and 40 feet. Provide adeguate semi-private gutdoor space.
Maximum distance - 1he minimum distance between | Ensure the opportunity for pubic safely vehicles 1o
@ entrances alone ihe courtvard is 30 {eel, access the buildine. allow space for vehicie parking,
- ensure the davlight plane on adjacent property is
protected. o o
o Driveway - Drivewavs shall have a maximum width of 11 | Alow direct access from the courtvard fo the
- feet, parkingarga,
© Building depth - Each buildine shalt have a maximum Ensure the development is visuallv pedesirian scale,
- depth of 45 feer, )
® Build to line - A minimum of 45 nercent of the width of the | Define street edge and help create public spaces that

are active owtdoor rooms.

Side driveways - Drivewavs located adjacent io the side

property line shall be reauired on lots wider than 735 feet.

landscaping whea feasible,

and may be shared with adjoining property,

Second storv balconies and bay windows - Mav extend a
maximum of three feet into the courtvard.

Provide opportunity for bay windows while ensuring
the courtvard provides hizh quality ocutdoor space,

Street facing building entrances - Building entrances shail

Help create more interactions between the buildings

face the street if street-facing facade is more than 20 feet

and the street,

wide,

Street facing stoops and porches - Stoops and porches

Ensure an appropriase entry 1o the housing units and

may exiend a maximum of three feet bevond the Build To

activity area,

Line on the street facing elevations,

Building height at Build To Line - Notwithstanding other

Ensure the development has the appearance of a

height restrictions, the building height shall be less thag 20
feet for anv structure within 13 feet of the Build To Line,

series of small cottages from street.

Wide lots - For lots wider than 125 feet. the housing tvpe

Encourage the development of pedestrian scale

shall be repeated, so that the development appears as

housing.

separate linear courtvard devetopments from the street

Notes:

1. See Figure 17-7.
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Figure 17-7 Linear Courtvard Housing Tvpe

Linear Courtyard Housing Type

»

8
A AR
‘\{{\\\\ 3

Graphic depicts Site Development Standards and is
not intended to depict specific architectural style.

Numbers refer to specific standards
in the Site Development Standard Table 17-19.

Street
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3.

Large Home Housing Type. The following site development standards within Table 17-20

{Large Home Housing Type Site Development Standards) shall apply to Large Home Housing

Tvpe development {see Ficure 17-8 Larece Home Housing Tyvpe below). The numbers within

Fioure 17-8 refer to the site development standards shown in the following Table 17-20 (Large

Home Housing Type Site Development Standards).

Table 17-20 Large Home Housing Tvpe Site Bevelopment Standards

Street facing building entrances - building entragces sha Help create more interactions between the buiidines
face the street if streer-Tacing facade is wider than 20 feet 1 and the sireet,
e and shall include a porch or stoop that is a minimum of
seven feet wide and three feet deep. -
e Curb cuts shall be a maximum of 20 feet wide. Ensure slower vehicle speeds over sidewalks.
Street-facing stoags and porches - stoeps and porches mav | Ensure an appropriate entry to the housing unijts.
& gxlend 2 maximum of four feet bevond the Build To Line on
- the sireet facing elevations
Parking gamgé"w doors - within 40 feet of the Build To Line | Create street facing facades that are varied and do
shall be perpendicular to the street. These garages shall be | pot include garage doors,
;@ screened from the street with a minimum of 8 feet of
programmed space or porch,
8 Garage facades - shall be a maximum of 20 feet wide, Minimize garage facades, }
Rear setback - shall be a minimum of 10 feet. Ensure the opportunity for pubic safety vehicles 1o
6 : avcess the building. allow space for vehicle parking,
- ensure the davlight plane on adiacent property is
protected. i
e Building separation - buildings on the site shall be loeated | Ensure the development is visually pedesirian scale.
- at least 16 feet spart,
o Buildings depth - buildings shall not be more than 60 feet in | Ensure the development is appears composcd of
= depth perpendicular to the street. several houses, |
© Building facades - buildings facing the sireet shall not be Ensure the development is visually pedestrian scale,
- wider than 40 feet. i
Site Development Standards not shown on graphic
Build to Line - minimum of 60 percent of the width of the i Deiine street ede and help create active public
fot. facing the street shall be developed 10 the Build To Line. spaces that are outdoor rooms.
Balconies - asbove the sround floor balconies may extend a | Create opportunitics to see into, and inferact with
¢ maximum of four feet bevond the Build To Line and | the public and semi-public spaces.
| driveway, and three feet info other setbacks.
Finished floor - at the cround floor shall be raised at least | Increasc privacy 1o residential units,
two feet above the sidewalk elevation within 20 feet of the
Build To Line.
Notes:

I.  See Figure 17-8.
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Figure‘] 7-8 Large Home Housing Type

Large Home Housing Type

Graphic depicts Site Development Standards and is
not intended to depict specific architectural style.

Numbers refer to specific standards

in the Site Development Standard Table 17-20.
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G.

Landscaping.

i.

Landscape plan. A landscape plan. prepared by a landscape desien professional and in

compliance with the Planning and Development Department handout “Landscape Plan and
Performance Securitv Procedures.” and the following requirements. shall be approved for
all development within the MRD zone as a condition of an approved planning permit:

a.__ Not less than 15 percent of the net lot area shall be devoted to landscaping.
Landscaping shall be installed and permanently maintained in accordance with the
approved Final Development Plan or Coastal Development Permit.

b.  Surface parking areas shall be landscaped in compliance with Section 35-115
{Landscape/Screening of P_arking Areas).

Board of Architectural Review. The Board of Architectural Review shall anpréve.

conditionally anprove. or deny the landscape plan. The action of the Board of Architectural

Review is final subiject to appeal in compliance with Section 35-182 (Appeals).

Duration. Landscaping shall be installed and permanently maintained in compliance with

- the approved landscape plan.

Landscape agreement and performance security, Prior to the issuance of a Coastal

Development Permit in compliance with Section 35-169 (Coastal Development Permits).or
g Land Use Permit in compliance with Section 35-178 {Land Use Permits), the Director
may _require that a signed and notarized landscape agreement and a performance security
that guarantees the installation of plantings. walls. and fences. in compliance with the
approved landscape plan, and provides for adequate maintenance for a designated time
period be filed with the Department.

a. Deposit of performance security,

(1) Asacondition of approval of a planning permit, the decision-maker may require

the deposit of a performance security (aka financial assurance) in a reasonable

amount to ensure the faithful performance of one or more of the conditions of
approval of a planning permit in the event that the obligor fails to perform.
{2) _The performance security shall be in the form of cash, surety/performance bond,

trust fund {assionment of credit, certificate of deposit, passbook). irrevocable
letter of credit, or other mechanism approved by the County.

{3) _The financial assurance shall remain in effect until all of the secured conditions
have been performed to the satisfaction of the Director.

b. _Pavable to the County, Any financial assurance required in compliance with this
Section shall be payable to the County of Santa Barbara.

¢, Performance security release. Afier satisfactory compliance with all applicable
provisions of this Subsection (.. performance securities shall be released upon
approval by the Director for the installation and the remaining performance security
for landscaping maintenance shall be released at the end of the desienated time
period. provided the planting has been adequately maintained,

d. Failure to comply.

{1} Upon failure 1o perform any secured condition. the County mav perform the
condition. or cause it to be done, and mayv collect from the oblizor, and surety in




Isla Vista Master Plan Update ~ Bouard of Supervisors
Case No.: 150RD-00000-00009 & 15RZN-000060-00006
Atachment § — Article II Ordinance and Rezone

Page 37

case of a bond. all costs incurred, including administrative. engineering, legal,
and inspection costs.

(2} Anv unused portion of the financial assurance shall be refunded to the obligor
after deduction of the cost of the work after the deduction of the costs incurred,

H. Parking and driveways. Parking shall be provided in compliance with Division ¢ (Parking

Regulations) excent if there are conflicts between the provisions and requirements of this Section

35-350 (MRD Zone Development Standards) and Division 6 (Parking Regulations) then the

provisions of Section 35-350 {MRD Zone Development Standards) shall control.

1.

Design. Parking areas may be arranged to allow through traffic to parking areas between

2.

adjacent lots.

¥ .ocation,

a.  Parking spaces shall be provided onsite or within 800 feet of the lot on which the
dwelling is located if the off-site parking area is permanently dedicated fo the
residential development.

b, Parking lots. carports, and garages designed and used for individual uniis within a
development mayv be either adiacent to the units or centrally located 1o serve a group
of units.

¢.  Uncovered parking, not including parking where a parking lot is the principal use of
the lot, shall be located at least 20 feet from the Build To Ling and shall not be visible
from the street to the maximum extent feasible. Completely undersround parking
mayvbe located anywhere on the lot. '

Required number of spaces. Parking spaces for residential uses in the MRD zone shall be

provided in compliance with the following:

a.  One-familv units. two-family and multiple-family units:

{1} One space per studio unit.

(21 1.5 spaces per one bedroom unit.

(3) 2.5 spaces ner two bedroom unit,

(4)  Four spaces per th;:ee bedroom unit, plus 1.5 spaces for every additional
bedroom.

b.  Fraternities, sororities, dormitories and boarding and lodging houses: 1.5 spaces per
studio or bedroom and one space per two employees or fraction thereof.

Size. Residential parking spaces shall be 8.5 feet wide by 16.5 feet long except that 30

percent of the required parking spaces may be provided as compact car spaces which shall
be eight feet wide by 14.5 feet long.

Tandem parking. Tandem parking shall be allowed to provide up to 50 percent of the total

number of required parking spaces. Tandem parking shall be limited to one space behind
another for a total of two parking spaces.

Bicvele parking. All development shall provide two unenclosed or enclosed. permanently

maintained and secure bicvcle storage spaces for each bedroom and/or studio apartment within
the development. Bicyele parking shall not be visible from the street if feasible.
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7.  Driveways. Driveways shall be desiened and constructed with a maximum width of 11 feet
unless a wider width is required by the County Public Works or Fire Department,

8.  Special reguirements. Upon recommendation of the Director or the Public Works
Department. or upon their own mnitiative when considering a project. the Planning Commission
may place special requirements on an individual building site that will have the effect of
reducing or increasing the number or width of driveways or prescribing their location on the
building_site when the Planning Commission determines that special requirements either
reduce or do not create traffic hazards or street parking problems. These special requirements
shall be final subject to appeal to the Board of Supervisors in compliance with Section 35-182

{Appeals).

i, Storare, Areas Tor trash or outdoor storage shall be enclosed and screened in such a manner as to
conceal all trash or stored material from public view to the maximum extent feasible,

J.  Utilites. Utilities shall be located on the sides or rear of buildings. 50 as not to be visible from
the sireet edee if feasible. Mechanical equipment. including solar energy systems. should not be
visible from the street if feasible.

Section 35 360. Additional Standards

A.  Public Improvements. Prior to the issuance of anv Coastal Development Permut for structures.
all plans for new or altered buildings and structures shall be reviewed by the Public Works
Department for frontage improvement requirements. As a condition to the issuance of a Coastal
Development Permit for any structure, the applicant shall dedicate rights of way and engineer and
construct sitreet pavement, curbs, gutters, street trees and sidewalks on the street frontage of the
project site that are determined necessary by the Public Works Department consistent with the
Isla Vista Master Plan,

SECTION 3:

Division 4, Zoning Districts, is amended to delete Section 35-77, SR-H — High Density Student
Residential, in its entirety and reserve the section number for future use.

SECTION 4:

All existing indices, section references, and figure and table numbers contained in Article 11, the Santa
Barbara County Coastal Zoning Ordinance, of Chapter 35, Zoning, of the County Code, are hereby
revised and renumbered as appropriate to reflect the revisions enumerated above.

SECTION 5:

Except as amended by this Ordinance, Diviston 1 Division 4, and Division 12 of Article 1I, the Santa
Barbara County Coastal Zoning Ordinance, of Chapter 35, Zoning, of the County Code, shall remain
unchanged and shall continue in full force and effect.

SECTION 6:

All zoning maps and zoning designations previously adopted under the provisions of Section 35-54,
Adopting Zoning Ordinances and Maps and Uncertainties in District Boundaries, of Article II, the
Santa Barbara County Coastal Zoning Ordinance, of Chapter 35, Zoning, of the Code of the County of
Santa Barbara, California, as shown on the Goleta Community Plan Zoning Southern Section map, are
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hereby repealed as they relate to the area located within boundaries of the Isla Vista Master Plan area
as shown mn Exhibit 1 (“Isla Vista Master Plan Zoning Map™).

SECTION 7:

Pursuant to the provisions of Section 35-54, Adopting Zoning Ordinances and Maps and Uncertainties
in District Boundaries, of Article II, the Santa Barbara County Coastal Zoning Ordinance, of Chapter
35, Zoning, of the Code of the County of Santa Barbara, California, the Board of Supervisors hereby
adopts a new zoning map titled “Isla Vista Master Plan Zoning Map” which adopts zoning
designations for the area as shown on Exhibit 1 attached hereto and which is made a part of said
section by reference, with the same force and effect as if the boundaries, locations, and lines of the
districts and territory therein delineated and all notations, references, and other information shown on
said zoning map were specifically and fully set out and described therein, as exhibited in Exhibit 1, and
which is made part of said section by reference, with the same force and effect as if the boundaries,
locations, and lines of the districts and territory therein delineated and all notations, references, and
other information shown on said zoning map were specifically and fully set out and described therein.
Exhibit 2 lists in tabular format the Assessor’s Parcels (numbers as of July 24, 2007) rezoned to either
the Community Mixed Use (CM) or the Mixed Residential Design (MRD) zone and specific density
(number of dwelling units per acre) as shown in the “Isla Vista Master Plan Zoning Map™ — Exhibit 1.

SECTION 8:

DIVISION 1, in General, of Article II, the Santa Barbara County Coastal Zoning Ordinance, of
Chapter 35, Zoning, of the Santa Barbara County Code, is amended to amend Subsection 2 of Section
35-54, Adopting Zoning Ordinances and Maps and Uncertainties in District Boundaries, to add a new
Subsection aa. to read as follows:

aa. Isla Vista Master Plan Zonine Map

SECTION 9:

The Chair of the Board of Supervisors is hereby authorized and directed to endorse Exhibit 1 to show
that said maps have been adopted by this Board.

SECTION 10:

This ordinance and any portion of it approved by the Coastal Commission shall take effect and be in
force 30 days from the date of its passage or upon the date that it is certified by the Coastal
Commission pursuant to Public Resources Code 30514, whichever occurs later; and before the
expiration of 15 days after its passage, it, or a summary of it, shall be published once, together with the
names of the members of the Board of Supervisors voting for and against the same in the Santa
Barbara News-Press, a newspaper of general circulation published in the County of Santa Barbara.
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PASSED, APPROVED AND ADOPTED by the Board of Supervisors of the County of Santa Barbara,
State of California, this day of , 2016, by the following vote:

AYES:
NOES:
ABSTAINED:
ABSENT:

PETER ADAM
Chair, Board of Supervisors

County of Santa Barbara
ATTEST:
MONA MIYASATO

County Executive Officer
Clerk of the Board of Supervisors

By

Deputy Clerk

APPROVED AS TO FORM:

MICHAEL C. GHIZZONI
County Counsel

f

By /ff( Jf;-x,&(,-’{’t '715 C',&,ff/f{"/(

Deputy County Counsel \J

Exhibit 1: Isla Vista Master Plan Zonirnig Map
Exhibit 2: Assessor Parcel Numbers — CM and MRD Zones

G:\GROUP\COMP\Planning Areas\Isla Vista\Master Plan\Hearings\BOS\Attachment 8 - Article II Ord.docx
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Exhibit 2

The following listed Assessor’s Parcels (numbers as of July 24, 2007) are rezoned to either the Community
Mixed Use (CM) or the Mixed Residential Design (MRD) zone as shown in the following chart at the density
{number of dwelling units per acre) specified.

075-111-006

Community Mixed Use-40

075-111-012

Community Mixed Use-40

075-111-014

Community Mixed Use-40

075-112-009

Community Mixed Use-40

(75-112-013

Community Mixed Use-40

075-112-014

Community Mixed Use-40

075-112-013 Comgnunity Mixed Lise-40
073-112-016 Community Mixed Use-40
075-112-019 Community Mixed Use-40
075-113-007 Community Mixed Use-40
075-113-012 Community Mixed Use-40
075-113-016 Community Mixed Use-40
475-113-019 Community Mixed Use-40
075-121-003 Community Mixed Use-40
075-121-004 Community Mixed Use-40
073-121-006 Community Mixed Use-40
075-121-007 Community Mixed Use-40
075-121-008 Community Mixed Use-40
075-122-003 Comvmunity Mixed Use-40
075-122-004 Community Mixed Use-40
075-122-005 Contmunity Mixed Use-40
075-122-009 Community Mixed LUse-40
075-122-010 Community Mixed Use-40
075-122-011 Community Mixed Use-40
075-122-014 Community Mixed Use-40
075-122-015 Community Mixed Use-40

075-161-003

Comumunity Mixed Use-40

075-161-013

Community Mixed Use-40

075-161-014 Community Mixed Use-40
075-162-002 Community Mixed Use-40
075-162-003 Community Mixed Use-40
075-162-003 Community Mixed Use-40
075-162-006 Community Mixed Use-40
075-162-011 Community Mixed Use-40
075-163-014 Community Mixed Use-40
075-163-617 Community Mixed Use-40
075-171-009 Community Mixed Use-40
075-171-611 Community Mixed Use-40
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075-171-013

Community Mixed Use-40
075-171-014 Community Mixed Use-40
075-172-001 Community Mixed Use-40
073-172-002 Community Mixed Use-40
075-172-015 Community Mixed Use-40

075-173-003

Community Mixed Use-40

075-175-024

Community Mixed Use-40

075-173-026

Comnunity Mixed Use-40

075-173-032

Community Mixed Use-40

075-173-035

Community Mixed Use-40

075-211-004 Community Mixed Use-40
075-211-005 Community Mixed Use-40
073-211-006 Community Mixed Use-40
075-211-007 Community Mixed Use-40
075-211-008 Community Mixed Use-40
075-114-001 Community Mixed Use-43
075-114-002 Community Mixed Use-43
075-114-009 Community Mixed Use-45
075-114-011 Community Mixed Use-435
075-114-012 Community Mixed Use-43
075-010-012 Mixed Residential Design-23
075-010-013 Mixed Residential Design-25
075-0106-017 Mixed Residential Design-25
075-010-029 Mixed Residential Design-23

075-010-030

Mixed Residential Design-23

075-010-031

Mixed Residential Design-25

075-010-032

Mixed Residentiai Design-23

075-016-035

Mixed Residential Design-25

075-010-036 Mixed Residential Design-25
075-091-003 Mixed Residential Design-23
075-091-0%1 Mixed Residential Design-23
075-091-012 Mixed Residential Design-25
075-091-013 Mixed Residential Design-23
075-091-017 Mixed Residential Design-25
075-091-018 Mixed Residential Design-25
075-091-019 Mixed Residential Design-25
075-091-021 Mixed Residential Design-25
075-091-024 Mixed Residential Design-25
075-091-026 Mixed Residential Design-25

075-091-027

Mixed Residential Design-23

073-091-032

Mixed Residential Design-25

075-091-033

Mixed Residential Design-25

075-051-034

Mixed Residential Design-25
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075-091-033

Mixed Residential Design-25

075-091-036

Mixed Residential Design-23

075-091-037

Mixed Residential Design-23

075-091-038

Mixed Residential Design-25

075-091-039

Mixed Residential Design-25

075-091-040 Mixed Residential Design-23
075-091-043 Mixed Residential Design-25
075-091-044 Mixed Residential Design-25
075-092-001 Mixed Residential Design-25
075-092-002 Mixed Residential Design-25
075-092-007 Mixed Residential Design-25
075-092-008 Mixed Residential Design-25
(75-092-009 Mixed Residential Design-23
075-092-011 Mixed Residential Design-23
075-092-013 Mixed Residential Design-25
075-092-014 Mixed Residential Design-25
0753-092-013 Mixed Residential Design-25
073-092-016 Mixed Residential Design-25
075-092-017 Mixed Residential Design-25
075-092-018 Mixed Residential Design-23
075-092-019 Mixed Residential Design-23
075-092-020 Mixed Residential Design-25
075-002-021 Mixed Residential Design-25
(75-092-022 Mixed Residential Design-25
075-092-023 Mixed Residential Design-25
075-092-024 Mixed Residential Design-23

075-092-031

Mixed Residential Design-25

075-092-032

Mixed Residential Design-25

075-092-033

Mixed Residential Design-25

075-092-034

Mixed Residential Design-23

075-092-035

Mixed Residential Design-25

075-092-036

Mixed Residential Design-25

075-092-039

Mixed Residential Design-25

075-092-040 Mixed Residential Design-25
075-092-042 Mixed Residential Design-23
(75-092-043 Mixed Residential Design-25
075-092-043 Mixed Residential Design-25
075-092-046 Mixed Residential Design-25
075-101-003 Mixed Residential Design-23
075-101-006 Mixed Residential Design-25
075-101-007 Mixed Residential Design-253
{75-161-008 Mixed Residential Design-23
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075-101-011 Mixed Residential Design-25
075-101-012 Mixed Residential Design-23
075-101-013 Mixed Residential Design-23
075-101-013 Mixed Residential Design-25
075-161-017 Mixed Residential Design-23
075-181-018 Mixed Residential Design-25
075-101-019 Mixed Residential Design-23
075-161-020 Mixed Residential Design-23
075-102-001 Mixed Residential Design-25
075-102-003 Mixed Residential Design-23
075-102-004 Mixed Residential Design-25
075-102-007 Mixed Residential Design-25
075-102-008 Mixed Residential Design-253
075-102-009 Mixed Residential Design-25
075-102-010 Mixed Residential Design-25
075-102-011 Mixed Residential Design-25
075-102-012 Mixed Residential Design-23
075-102-013 Mixed Residential Design-25
{75-102-014 Mixed Residential Design-23
075-102-013 Mixed Residential Design-25
075-102-016 Mixed Residential Design-25
075-102-017 Mixed Residential Design-25
075-102-018 Mixed Residential Design-253
075-102-019 Mixed Residential Design-23
075-102-620 Mixed Residential Design-25
675-102-022 Mixed Residential Design-23
075-102-024 Mixed Residential Design-23
675-102-025 Mixed Residential Design-23
075-102-026 Mixed Residential Design-25
(475-102-027 Mixed Residential Design-25

075-102-036

Mixed Residential Pesign-23

075-102-037

Mixed Residential Design-25

075-102-038

Mixed Residential Design-25

075-102-039 Mixed Residential Design-23
075-102-040 Mixed Residential Design-25
075-102-041 Mixed Residential Design-23
075-162-042 Mixed Residential Design-25
075-102-043 Mixed Residential Design-23
075-102-045 Mixed Residential Design-23
075-102-046 Mixed Residential Design-25
075-102-047 Mixed Residential Design-25
075-102-048 Mixed Residential Design-23
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075-102-050 Mixed Residential Design-25
075-102-051 Mixed Residential Design-23
(75-102-052 Mixed Residential Design-25
073-102-053 Mixed Residential Design-25
075-102-034 Mixed Residential Design-25
075-102-035 Mixed Residential Design-25
075-141-003 Mixed Residential Design-25
075-141-005 Mixed Residential Design-25
075-141-008 Mixed Residential Design-25
075-141-0%1 Mixed Residential Design-23
075-141-016 Mixed Residential Design-23
075-141-017 Mixed Residential Design-25
075-141-018 ‘Mixed Residential Design-25
075-141-019 Mixed Residential Design-25
075-141-020 Mixed Residential Design-23
073-141-021 Mixed Residential Design-25
075-141-022 Mixed Residential Design-25
075-141-023 Mixed Residential Design-23
075-141-024 Mixed Residential Design-25
(75-141-023 Mixed Residential Design-25
075-141-028 Mixed Residential Design-25

075-141-029

Mixed Residential Design-25

075-141-030

Mixed Residential Design-25

075-141-031

Mixed Residential Design-25

075-141-034

Mixed Residential Design-25

075-141-035

Mixed Residential Design-23

675-141-036

Mixed Residential Design-23

075-141-037 Mixed Residential Design-23
075-141-038 Mixed Residential Design-23
075-141-039 Mixed Residential Design-25
075-141-040 Mixed Residential Design-23
075-142-605 Mixed Residential Design-25
075-142-006 Mixed Residential Design-25
075-142-007 Mixed Residential Design-23
075-142-008 Mixed Residential Design-25
075-142-009 Mixed Residential Design-23
075-142-010 Mixed Residential Design-25
075-142-011 Mixed Residential Design-25
075-142-012 Mixed Residential Design-25
075-142-013 Mixed Residential Design-25
075-142-018 Mixed Residential Design-25
075-142-019 Mixed Residential Design-25
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Mixed Residential Design-25

Mixed Residential Design-25

075-142-024 Mixed Residential Design-23
075-142-026 Mixed Residential Design-25
075-142-027 Mixed Residential Design-25
075-142-028 Mixed Residential Design-25

075-142-029

Mixed Residential Design-25

075-142-037

Mixed Residential Design-25

(075-142-038 Mixed Residential Design-25
075-142-039 Mixed Residential Design-25
075-142-040 Mixed Residential Design-23

075-142-043

Mixed Residential Design-25

075-142-045

Mixed Residential Design-25

075-142-046 Mixed Residential Design-25
075-142-047 Mixed Recidential Design-25
075-142-048 Mixed Residential Design-25
075-142-050 Mixed Residential Design-23
075-142-051 Mixed Residential Design-25
(75-142-052 Iixed Residential Design-253
075-142-054 Mixed Residential Design-25
075-142-035 Mixed Residential Design-25
075-142-056 Mixed Residential Design-25
075-142-037 Mixed Residential Design-23
075-142-058 Mixed Residential Design-25
075-142-059 Mixed Residential Design-23
075-142-060 Mixed Residential Design-23
075-142-061 Mixed Residential Design-25
075-142-062 Mixed Residential Design-23
075-142-063 Mixed Residential Design-25
075-142-064 Mixed Residential Design-25
075-142-065 Mixed Residential Design-25
(75-142-066 Mixed Residential Design-23
075-151-001 Mixed Residential Design-25
075-151-002 Mixed Residential Design-25
075-151-003 Mixed Residentiai Design-25
075-151-004 Mixed Residential Design-25
075-151-009 Mixed Residential Design-25
075-151-010 Mixed Residential Design-23
075-151-011 Mixed Residential Design-23

075-151-012

Mixed Residential Design-25

075-131-013

Mixed Residential Design-25

075-151-0i4

Mixed Residentiai Design-23
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075-151-015 Mixed Residential Design-25
075-151-016 Mixed Residential Design-25
075-151-018 Mixed Residential Design-23
075-151-019 Mixed Residential Design-25
075-151-023 Mixed Residential Design-253
073-151-024 Mixed Residential Design-25
075-151-025 Mixed Residential Design-23
075-151-026 Mixed Residential Design-253
075-151-027 Mixed Residential Design-25
075-151-028 Mixed Residential Design-25
075-151-029 Mixed Residential Design-25
075-151-030 Mixed Residential Design-23
075-151-031 Mixed Residential Design-23
075-151-032 Mixed Residential Design-23
075-1531-033 Mixed Residential Design-25
075-151-036 Mixed Residential Design-25

075-151-037

Mixed Residential Design-23

073-151-038

Mixed Residential Design-25

075-151-039

Mixed Restdential Design-23

075-151-040 Mixed Residential Design-25
075-151-641 Mixed Residential Design-23
075-151-042 Mixed Restdential Design-23
§75-152-003 Mixed Residential Design-23
075-152-004 Mixed Residential Design-25
075-152-005 Mixed Residential Design-25
075-152-007 Mixed Residential Design-23
(75-152-009 Mixed Residential Design-25
075-152-010 Mixed Residential Design-25
075-152-011] Mixed Residential Design-25
075-152-012 Mixed Residential Design-25
075-152-013 Mixed Residential Design-25
075-152-016 Mixed Residential Design-235
075-152-017 Mixed Residential Design-25
073-152-019 Mixed Residential Design-25
075-152-020 Mixed Residential Design-25
075-152-021 Mixed Residential Design-25
075-152-022 Mixed Residential Design-25
075-152-023 Mixed Residential Design-25
075-152-024 Mixed Residential Design-23
075-152-025 Mixed Residential Design-25
075-152-026 Mixed Residential Design-23
075-152-027 Mixed Residential Design-25
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073-152-028 Mixed Residential Design-253
075-152-031 Mixed Residential Design-25
075-152-032 Mixed Residential Design-23
075-152-033 Mixed Residential Design-25
075-152-042 Mixed Residential Design-25
(75-152-(43 Mixed Residential Design-25
075-152-044 Mixed Residential Design-23
075-152-0453 Mixed Residential Design-23
675-152-046 Mixed Residential Design-25
075-152-047 Mixed Residential Design-23
075-152-048 Mixed Residential Design-25
675-152-049 Mixed Residential Design-23
075-152-051 Mixed Residential Design-25
073-152-052 Mixed Residential Design-23
075-152-053 Mixed Residential Design-23
075-152-054 Mixed Residential Design-25

073-152-053

Mixed Residential Design-25

073-152-056

Mixed Residential Design-23

075-152-057 Mixed Residential Design-253
075-191-001 Mixed Residential Design-25
075-191-002 Mixed Residential Design-23
075-191-604 Mixed Residential Design-25
675-191-608 Mixed Residential Design-25
075-191-011 Mixed Residential Design-25
075-191-012 Mixed Residential Design-23
075-191-013 Mixed Residential Design-25
075-191-016 Mixed Residential Design-23
075-191-017 Mixed Residential Design-25
075-191-022 Mixed Residential Design-25
075-191-023 Mixed Residential Design-25
075-191-024 Mixed Residential Design-25
075-191-025 Mixed Residential Design-25
075-191-027 Mixed Residential Design-25
075-191-028 Mixed Residential Design-25
075-191-029 Mixed Residential Design-23

075-191-030

Mixed Residential Design-23

075-191.031

Mixed Residential Design-23

075-191-032

Mixed Residential Design-23

075-191-033

Mixed Residential Design-25

075-191-034

Mixed Residential Design-25

075-191-033

Mixed Residential Design-25

075-191-036

Mixed Residential Design-25
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075-191-038

Mixed Residential Design-25

75-191-039

Mixed Residential Design-25

075-191-040 Mixed Residential Design-25
075-191-043 Mixed Residential Design-23
075-191-044 Mixed Residential Design-25
075-1591-045 Mixed Residential Design-25
075-191-046 Mixed Residential Design-23
075-191-047 Mixed Residential Design-25
075-191-048 Mixed Residential Design-25
075-191-049 Mixed Residential Design-25
075-191-050 Mixed Residential Design-23
075-191-051 Mixed Residential Design-25
075-191-032 Mixed Residential Design-25
075-191-053 Mixed Residential Design-25
075-191-054 Mixed Residential Design-25
075-191-053 Mixed Residential Design-25
075-201-005 Mixed Residential Design-25
075-201-008 Mixed Residential Design-23
{75-201-010 Mixed Residential Design-25

075-201-011

Mixed Residential Design-25

075-201-014

Mixed Residential Design-25

075-201-016 Mixed Residential Design-23
075-201-017 Mixed Residential Design-253
075-201-018 Mixed Residential Design-25
075-201-020 Mixed Residential Design-25
675-201-022 Mixed Residential Design-23
675-201-023 Mixed Residential Design-25
075-201-024 Mixed Residential Design-23
075-201-025 Mixed Residential Design-23
075-201-026 Mixed Residential Design-25
075-201-027 Mixed Resideniial Design-23
075-201-028 Mixed Residential Design-25
075-201-031 Mixed Residential Design-23
073-201-032 Mixed Residential Design-23
075-201-033 Mixed Residential Design-25
075-201-033 Mixed Residential Design-25
(475-201-039 Mixed Residential Design-25
075-201-040 Mixed Residential Design-23
075-201-041 Mixed Residential Design-23
(75-201-042 Mixed Residential Design-25
075-201-044 Mixed Residential Design-23
075-201-045 Mixed Residential Design-25
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075-201-048 Mixed Residential Design-25
075-201-049 Mixed Residential Design-25
075-201-050 Mixed Residential Design-25
075-201-051 Mixed Residential Design-23
075-201-033 Mixed Residential Design-25
075-201-054 Mixed Residential Design-23
075-201-053 Mixed Residential Design-23
075-201-056 Mixed Residential Design-25
075-201-057 Mixed Residential Design-23
075-201-058 Mixed Residential Design-23
075-201-059 Mixed Residential Design-25
075-201-060 Mixed Residential Design-253
(75-201-061 Mixed Residenttal Design-25
075-201-062 Mixed Residential Design-25
075-201-063 Mixed Residential Design-25
075-201-064 Mixed Residential Design-23
075-211-001 Mixed Residentiai Design-25
075-211-019 Mixed Residential Design-25
(75-211-020 Mixed Residential Design-25
075-212-001 Mixed Residential Design-25
075-212-016 Mixed Residential Design-25
075-212-017 Mixed Residential Design-25
075-212-019 Mixed Residentiai Design-25
075-212-022 Mixed Residential Design-25

075-212-023

Mixed Residential Design-23

075-212-024

Mixed Residential Design-25

075-212-025 Mixed Residential Design-25
075-212-026 Mixed Residential Design-23
075-212-027 Mixed Residential Design-25
075-212-028 Mixed Residential Design-25
075-212-029 Mixed Residential Design-23
075-212-030 Mixed Residential Design-23
075-221-010 Mixed Residential Design-23
075-221-011 Mixed Residential Design-25
075-221-017 Mixed Residential Design-25

075.221-021

Mixed Residential Design-25

075-221-022

Mixed Residential Design-25

075-221-025

Mixed Residential Design-23

0735-221-026 Mixed Residential Design-25
075-222-002 Mixed Residential Design-25
075-222-003 Mixed Residential Design-23
075-222-004 Mixed Residential Design-25
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075-222-006 Mixed Residential Design-25
075-222-007 Mixed Residential Design-25
075-222-008 Mixed Residential Design-25
075-222-00% Mixed Residential Design-23
075-222-012 Mixed Residential Design-23
075-222-013 Mixed Residential Design-25
075-222-014 Mixed Residential Design-25
0735-222-015 Mixed Residential Design-23
075-222.016 Mixed Residential Design-23
075-222-017 Mixed Residential Design-23

075-222-018 Mixed Residential Design-25
075-222-019 Mixed Residential Design-23
075-222-020 Mixed Residential Design-25
075-222-021 Mixed Residential Design-25
075-222-022 Mixed Residential Design-25
075-222-023 Mixed Residential Design-23
075-111-613 Mixed Residential Design-28
075-112-006 Mixed Residential Design-28
075-112-007 Mixed Residential Design-28
075-112-011 Mixed Residential Design-28
075-112-017 Mixed Residential Design-28
075-112-018 Mixed Residential Design-28
075-122-006 Mixed Residential Design-28

075-122-012

Mixed Residential Design-28

075-122-013

Mixed Residential Design-28

075-161-004 Mixed Residential Design-28
075-161-007 Mixed Residential Design-28
075-161-011 Mixed Residential Design-28
075-161-012 Mixed Residential Design-28
075-162-001 Mixed Residential Design-28
075-162-007 Mixed Residential Design-28
073-162-008 Mixed Residential Design-28
075-162-009 Mixed Residential Design-28
075-171-002 Mixed Residential Design-28
G75-171-006 Mixed Residential Design-28
073-171-007 Mixed Residential Design-28
073-171-010 Mixed Residential Design-28
075-171-015 Mixed Residential Design-28
075-171-016 Mixed Residential Design-28
075-172-603 Mixed Residential Design-28
075-172-604 Mixed Residential Design-28
075-172-003 Mixed Residential Design-28
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075-172-012

Mixed Residential Design-28

075-172-013

Mixed Residential Design-28

075-173-008

Mixed Resideniial Design-28

075-173-009

Mixed Residential Design-28

075-173-011

Mixed Residential Design-2§

075-173-012

Mixed Residential Design-28

075-173-013

Mixed Residential Design-28

075-173-016

Mixed Residential Design-28

075-173-021

Mixed Residential Design-28

075-173-022

Mixed Residential Design-28

075-173-023

Mixed Residential Design-28

075-173-027

Mixed Residential Design-28

075-173-028

Mixed Residential Design-28

075-173-029

Mixed Residential Design-28

075-173-030

Mixed Residential Design-28

075-173-031

Mixed Residential Design-28

075-173-033

Mixed Residential Design-28

075-173-034

Mixed Residential Design-28

075-173-036

Mixed Residential Design-28

075-211-002 Mixed Residential Design-28
075-211-003 Mixed Residential Design-28
0675-211-012 Mixed Residential Design-28
075-211-013 Mixed Residential Design-28
075-211-014 Mixed Residential Design-28
675-211-015 Mixed Residential Design-28
075-211-016 Mixed Residential Design-28
075-212-003 Mixed Residential Design-28
075-212-004 Mixed Residential Design-28
075-212-005 Mixed Residential Design-28
075-212-006 Mixed Residential Design-28
075-212-007 Mixed Residential Design-28
075-212-008 Mixed Residential Design-28
075-212-009 Mixed Residential Design-28
075-212-011 Mixed Residential Design-28
075-212-012 Mixed Residential Design-28
075-212-013 Mixed Residential Design-28

075-212-031

Mixed Residential Design-28

075-212-033

Mixed Residential Design-28

075-212-034

Mixed Residential Design-28

(75-212-035

Mixed Residential Design-28

(75-221-001

Mixed Residential Design-28

075-221-003

Mixed Residential Design-28
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075-221-006 Mixed Residential Design-28
075-221-012 Mixed Residential Design-28
075-221-016 Mixed Residential Design-28
(75-221-019 Mixed Residential Design-28

075-221-020

Mixed Residential Design-28

075-221-023

Mixed Residential Design-28

075-221-024 Mixed Residential Design-28
075-221-027 Mixed Residential Design-28
075-221-028 Mixed Residential Design-28
075-221-029 Mixed Residential Design-28
075-221-030 Mixed Residential Design-28
075-222-001 Mixed Residential Design-28
075-010-009 Mixed Residential Design-30
075-010-610 Mixed Residential Design-30
075-010-011 Mixed Residential Design-30
075-010-024 Mixed Residential Design-30
075-010-025 Mixed Residential Design-30
075-010-026 Mixed Residential Design-30
075-020-005 Mixed Residential Design-30
075-020-006 Mixed Residential Design-30
075-020-013 Mixed Residential Design-30
075-020-014 Mixed Residential Design-30
075-020-015 Mixed Residential Design-30
075-020-016 Mixed Residential Design-30
075-020-017 Mixed Residentiai Design-30
075-020-018 Mixed Residential Design-30
075-020-019 Mixed Residential Design-30
075-020-020 Mixed Residential Design-30
075-026-021 Mixed Residential Design-30
075-020-023 Mixed Residential Design-30
075-626-023 Mixed Residential Design-30
075-020-027 Mixed Residential Design-30
075-026-029 Mixed Residential Design-30
073-020-031 Mixed Residential Design-30
075-020-032 Mixed Residential Design-30
075-020-034 Mixed Residential Design-30
075-020-036 Mixed Residential Design-30

075-020-037

Mixed Residential Design-30

075-020-038

Mixed Residential Design-30

075-031-002

Mixed Residential Design-30

075-032-003

Mixed Residential Design-30

075-032-064

Mixed Residential Design-30
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075-032-005

Mixed Residential Design-~30

075-032-007

Mixed Residential Design-30

075-033-002

Mixed Residential Design-30

075-033-003

Mixed Residential Design-30

075-034-005

Mixed Residential Design-30

075-034-006

Mixed Residential Design-30

075-034-008

Mixed Residential Design-30

075-034-010

Mixed Residential Design-30

075-034-013

Mixed Residential Design-30

075-035-004

Mixed Residential Design-30

075-035-003 Mixed Residential Design-30
075-035-006 Mixed Residential Design-30
075-035-007 Mixed Residential Design-30
075-036-001 Mixed Residential Design-30

{75-036-002

Mixed Residential Design-30

075-036-003

Mixed Residential Design-30

075-041-002 Mixed Residential Design-30
075-041-006 Mixed Residential Design-30
075-041-010 Mixed Residential Design-30
075-041-011 Mixed Residential Design-30
075-042-004 Mixed Residential Design-30
073-042-006 Mixed Residential Design-30
075-042-007 Mixed Residential Design-30
075-042-008 Mixed Residential Design-30
675-042-009 Mixed Residential Design-30
675-042-010 Mixed Residential Design-30
075-043-001 Mixed Residential Design-30

075-043-002

Mixed Residential Design-30

075-043-003

Mixed Residential Design-30

075-043-004

Mixed Residential Design-30

075-043-003

Mixed Residential Design-30

075-043-008

Mixed Residential Design-30

075-043-009

Mixed Residential Design-30

(75-051-002

Mixed Residential Design-30

(75-051-007

Mixed Residential Design-30

(75-051-012

Mixed Residential Design-30

075-051-021

Mixed Residential Design-30

075-051-029

Mixed Residential Design-30

075-051-032

Mixed Residential Design-30

075-051-033

Mixed Residential Design-30

(75-051-034

Mixed Residential Design-30

075-031-035

Mixed Residential Design-30
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e

075-051-036

Mixed Residential Design-30

075-051-037

Mixed Residential Design-30

{75-052-001 Mixed Residential Design-30
{75-052-003 Mixed Residential Design-30
073-052-006 Mixed Residential Design-30
075-052-007 Mixed Residential Design-30
075-052-008 Mixed Residential Design-30
075-052-017 Mixed Residential Design-30
(75-052-0i8 Mixed Residential Design-30
075-052-020 Mixed Residential Design-30
075-052-021 Mixed Residential Design-30

075-052-022

Mixed Residential Design-30

075-052-023

Mixed Residential Design-30

075-052-024 Mixed Residential Design-30
075-061-001 Mixed Residential Design-30
075-061-002 Mixed Residential Design-30
075-061-003 Mixed Residential Design-30
075-061-004 Mixed Residential Design-30
075-061-007 Mixed Residential Design-30
075-061-010 Mixed Residential Design-30
075-061-011 Mixed Residential Design-30
075-061-013 Mixed Residential Design-30
075-061-014 Mixed Residential Design-30
075-061-015 Mixed Residential Design-30
675-061-016 Mixed Residential Design-30

075-062-002

Mixed Residential Design-30

075-062-003

Mixed Residential Design-30

075-062-004 Mixed Residential Design-30
075-062-005 Mixed Residential Design-30
075-062-009 Mixed Residential Design-30
075-062-010 Mixed Residential Design-30
075-062-011 Mixed Residential Design-30
075-063-003 Mixed Residential Design-30
075-063-004 Mixed Residential Design-30
075-063-005 Mixed Residential Design-30
075-063-006 Mixed Residential Design-30
(75-063-007 Mixed Residential Design-30
075-063-008 Mixed Residential Design-30
075-063-009 Mixed Residential Design-30

075-063-010

Mixed Residential Design-30

075-063-011

Mixed Residential Design-30

075-064-003

Mixed Restdential Design-30
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075-064-004 Mixed Residential Design-30
{75-064-006 Mixed Residential Design-30
075-064-007 Mixed Residential Design-30
0735-071-001 Mixed Residential Design-30
075-071-002 Mixed Residential Design-30
075-071-003 Mixed Residential Design-30
075-072-001 Mixed Residential Design-30
075-072-002 Mixed Residential Design-30
073-072-003 Mixed Residential Design-30
075-101-023 Mixed Residential Design-30
075-101-024 Mixed Residential Design-30
075-101-025 Mixed Residential Design-30
075-111-002 Mixed Residential Design-30
075-111-003 Mixed Residential Design-30
075-111-004 Mixed Residential Design-30
075-111-005 Mixed Residential Design-30
075-111-008 Mixed Residential Design-30
0735-113-001 Mixed Residential Design-30
075-113-002 Mixed Residential Design-30

075-113-003

Mixed Residential Design-30

075-113-017

Mixed Residential Design-30

075-113-018

Mixed Residential Design-30

073-121-001

Mixed Residential Design-30

075-121-002

Mixed Residential Design-30

075-020-039

Mixed Residential Design-30

075-032-008
{Easterly 283 feet)

Mixed Residential Design-30

075-032-008
{Westerly 155 feet)

Mixed Residential Design-33

075-020-007

Mixed Residential Design-35

075-020-035

Mixed Residential Design-35

075-034-012

Mixed Residential Design-33

075-041-012 Mixed Residential Design-35
075-042-001 Mixed Residential Design-35
075-064-001 Mixed Residential Design-35
075-101-022 Mixed Residential Design-35






