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City of Phoenix

PLANNING AND DEVELOPMENT DEPARTMENT

Staff Report Z-60-17-4
October 30, 2017

Encanto Village Planning November 6, 2017

Committee Meeting Date:

Planning Commission Hearing Date: December 7, 2017

Request From: C-2 (Intermediate Commercial) H-R

(High Rise and High Density District)
HGT/WVR (Height Waiver) TOD-1
(Interim Transit-Oriented Zoning
Overlay District One) (2.61 acres)
R-4 (Multifamily Residence District)
TOD-1 (Interim Transit-Oriented
Zoning Overlay District One) (0.08
acres), and
R-5 (Multifamily Residence District)
TOD-1 (Interim Transit-Oriented
Zoning Overlay District One) (0.08
acres)

Request To: WU (Walkable Urban Code) T5:7 MT
(Midtown Transit Oriented
Development District) (2.77 acres)

Proposed Use: Mixed-Use (Multifamily and
Commercial)

Location: Northeast corner of Central Avenue
and Columbus Avenue

Owner: Ironline Partners -Central &
Columbus, LLC

Applicant: Fore Green Development LLC, Jeff
Kern

Representative: Gammage & Burnham PLC, Stephen
W Anderson

Staff Recommendation: Approval, subject to stipulations

General Plan Conformity

General Plan Land Use Designation Commercial

Arterial / Light

Rail Transit 50.8-foot east half

Street Map Classification | Central Avenue
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Columbus Avenue || Local 27-foot north half

Weldon Avenue Local 27-foot south half

CONNECT PEOPLE AND PLACES CORE VALUE; OPPORTUNITY SITES; LAND
USE PRINCIPLE: Support reasonable level of increased intensity, respectful of
local conditions and surrounding neighborhood.

The proposal is a mixed-use development comprised of commercial and multifamily
that is compatible with existing uses in the area and is respectful of the surrounding
neighborhood.

CONNECT PEOPLE AND PLACES CORE VALUE; TRANSIT ORIENTED
DEVELOPMENT; LAND USE PRINCIPLE: Encourage high-density housing and
high intensity employment uses to locate adjacent or close to transit stations
per adopted transit district plans.

The site is within the Midtown Transit Oriented Development (TOD) District and is
within the 1/4 mile from the Osborn Road/Central Avenue light rail station.

Applicable Plans / Policies / Principles

Transit Oriented Development Strategic Policy Framework — see #5 below.
Midtown Transit Oriented Development Policy Plan — see #6, #7, #8 below.
Tree and Shade Master Plan — see #10 below.

Guiding Principles for Complete Streets — see #10 and #11 below.

Central Avenue Development Standards — see #11 below.

Bicycle Master Plan — see #12 and #13 below.

Reimagine Phoenix — see #14 below.

Surrounding Land Uses/Zoning

Land Use Zoning

C-2 H-R HGT/WVR TOD-1,

On Site | Vacant lots and buildings R-4 TOD-1, R-5 TOD-1

North Restaurant and surface parking lot C-2 TOD-1, R-4 TOD-1
South Commercial, office, and surface parking lot | C-2 TOD-1, P-1 TOD-1
East Vacant Lots R-4 TOD-1, R-5 TOD-1

West Commercial and Office C-2 H-R TOD-1
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Walkable Urban Code
T5:7
Standards Requirements Provisions on the

Proposed Site Plan

Gross Acreage N/A 2.77 acres
Density No cap required N/A
Building Height 100-foot maximum Met — 78 feet
Parking Structure Cannot exceed building Met -

height

parking is below grade
and on first floor

Parking (Section 1307.B.2)

Residential:

1.3 spaces per efficiency
unit

1.5 spaces per 1 and 2
bedroom units

2 spaces per 3 bedroom
units

General Retail:
1 space per 375 s.f.

*Additional 25% parking
reduction when off-street
parking area is within
1,320 feet from a light
rail station

Not yet determined

Bicycle Parking (Section
1307.H.6.d.)

0.25 stalls per residential
unit

1 space per 25 vehicle
parking for
nonresidential use over
5,000 square feet

Not yet determined
(See Stipulation #1)
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Public Open Space
(Section 1310)

Minimum open space of
at least 5% of the gross
lot area is required.

Minimum 50% of all
accessible public and
private open space
should be shaded, of
which 50% of the shade
should be provided by
trees or trellised vines.

Not yet determined

Secti

on 1303.2 TRANSECT T5

Main Building Setbacks

Primary Frontage 12-foot maximum Met -
Central Avenue: O feet
Secondary Frontage 10-foot maximum Met —

Weldon Avenue: 3 feet

Columbus Avenue: O feet

landscape setback from
street right-of-way

Side Lot Line 0-foot minimum Met — 29 feet
Parking Setbacks
Primary Frontage 30-foot minimum or Met —
behind building Central Avenue: Behind
building
Secondary Frontage 20-foot minimum, 10-foot Met —

Weldon Avenue:

Varies, 20-foot building
setback and 12-foot
landscape setback

Not Met —
Columbus Avenue:

Varies, 12-foot building
setback and 4-foot
landscape setback

Side Lot Line

0-foot minimum

Met — 29 feet

Lot Requirements

Lot Coverage

80% maximum

Not Met — 84%
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Primary Building Frontage

70% minimum

Met -
Greater than 90%

Secondary Building Frontage

50% minimum

Not yet determined

Frontage Types Allowed

Primary Frontage

Common entry,
storefront, arcade,
gallery or alternative
frontages

Central Avenue:

Common Entry and
Storefront

Secondary Frontage

Common entry,
storefront, arcade,
gallery or alternative
frontages

Weldon Avenue:
Alternative Frontage to be
determined

Columbus Avenue:
Alternative Frontage to be
determined

Glazing Standards (per T5)

Ground Floor

75%

Not yet determined

Second Floor

45%, 25% east and west

Not yet determined

Background/Issues/Analysis

1. Thisrequestis to rezone a 2.77-acre site located at the northeast corner of
Central Avenue and Columbus Avenue from C-2 (Intermediate Commercial) H-
R (High Rise and High Density District) HGT/WVR (Height Waiver) TOD-1
(Interim Transit-Oriented Zoning Overlay District One), R-4 (Multifamily
Residence District) TOD-1 (Interim Transit-Oriented Zoning Overlay District
One), and R-5 (Multifamily Residence District) TOD-1 (Interim Transit-Oriented
Zoning Overlay District One) to WU (Walkable Urban Code) T5:7 MT (Midtown
Transit Oriented Development District) to allow mixed-use, including multifamily
and commercial. Rezoning to the Walkable Urban Code T5:7 MT will allow
additional density along the light rail corridor and development standards to
enhance walkability that the previous zoning did not allow.
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2. The site is currently a mix of vacant lots
and two vacant buildings. A restaurant

north. Commercial, offices, and a surface
parking lot are located to the south.
Vacant lots are located east of the site.
To the west, across Central Avenue, are
commercial and office uses.

7 7 (R%) vl
S V.COLUMBUSAVE SO Lz, E COLUMBUS'AVE|

i

3. Inthe previous rezoning case, Z-171-05, the subject site was rezoned from C-2
TOD-1, R-4 TOD-1, and R-5 TOD-1 to C-2 H-R HGT/WVR TOD-1 to allow a
residential condominium tower with 616 units and a height of 375 feet. This
project was never constructed and the site has remained vacant.

4. The General Plan Land Use Map designation is Commercial. The proposal is
consistent with the commercial designation, but it does not address the
multifamily residential use. A General Plan Amendment is not required because
the site is under 10 acres.

5. The Transit Oriented Development Strategic Policy Framework is part of the
city’s General Plan which identified planning typologies to describe urban
environments. The identified environment for the Osborn Road and Central
Avenue light rail station area is Regional Center. Regional Center is a place
type characterized by high intensity with building heights typically from 5-10
stories with incentive heights of up to 20 stories. Land uses may include office
employment, industry cluster, high and mid rise residential, and supportive retalil
and commercial uses. The proposed development is consistent with the height
and uses outlined for the Regional Center placetype. However, given the close
proximity to the light rail station, there is policy support for additional height and
intensity at this location.
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6. The site is located within the Midtown TOD
(Transit Oriented Development) District,
which is bordered by 7th Street on the east,
7th Avenue on the west, Indian School
Road on the north and just north of
McDowell Road on the south. The policy
plan adopted for the Midtown TOD District
provides a blueprint for fully achieving the
transformative potential of light rail in a
sustainable manner. Changes advocated in
the plan can lower transportation costs for
residents, create new business "
opportunities, encourage active, healthy SRAE
lifestyles, ensure Phoenix increases its :
competitive advantage in the global
marketplace, and improve prosperity by = :
growing the economy in locations with Source: Midtown TOD Policy plan,
existing infrastructure and public services. page 3
In order to realize the implementation of the
Vision and Master Plan for the Midtown TOD District, one key recommendation
is the implementation of the Walkable-Urban Code, a form-based zoning code.
The proposed development meets the intent and policies outlined in the plan.

7. The location of the subject site within the
Midtown TOD District makes it eligible to
request zoning to a transect district
within the Walkable Urban Code. The
subject site has a suggested zoning
designation of WU T6:22 with a
maximum building height of 250 feet.
The applicant is requesting WU T5:7,
which has a maximum building height of

100 feet. Source: Midtown TOD Policy Plan, page 103
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10.

11.

12.

The proposed development is
consistent with the
opportunities maps in the
Land Use and Housing
Elements of the Midtown TOD
Policy Plan. The Land Use
Opportunities map shows the
site as being appropriate for
redevelopment. The Housing
Element Opportunities map
shows the site as being
appropriate for mixed-use Source: Midtown TOD Policy Plan, page 43 and 51
development. This proposal is

consistent with both the Land Use and Housing Elements.

Land Use Element Housing Element

D e

Urban
Housing
Maintained
Housing

The Walkable Urban Code requires that all street frontages utilize a frontage
type as outlined in Section 1305. The Planning and Development Department
staff, during the site development process, may consider frontage design
alternatives when the design meets the intent of pedestrian and transit oriented
frontages and facades. The applicant is proposing an alternative frontage along
Weldon Avenue and Columbus Avenue. While there are currently no conceptual
designs for this alternative frontage, the applicant will work with Planning and
Development Department staff during the site development process to evaluate
the alternative frontage design.

The Tree and Shade Master Plan has a goal of treating the urban forest as
infrastructure to ensure that trees are an integral part of the city’s planning and
development process. Toward that end, development of this site will contribute
to the urban forest infrastructure through the provision of trees along the rights-
of-way, which is a requirement in Section 1309 of the Walkable Urban Code.
The provision of trees along the rights-of-way is also consistent with the goals of
the Guiding Principles for Complete Streets, one tenet of which is to make
Phoenix more walkable.

The site is located on Central Avenue and subject to the Central Avenue
Development Standards. These standards were adopted in 1989 to beautify
Central Avenue through consistent landscaping, lighting, and aesthetic along
the sidewalk on Central Avenue from Culver Street to Camelback Road. These
development standards are consistent with the goals of the Guiding Principles
for Complete Streets, one tenet of which is to make Phoenix more walkable.

Bicycle parking is a requirement in Section 1307.H. of the Walkable Urban Code
and is supported by the City of Phoenix Comprehensive Bicycle Master Plan.
However, the Walkable Urban Code is silent on secured bicycle parking
requirements. For this development, it is recommended that all required bicycle
parking spaces for the multifamily use should be secured parking. Additionally,
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13.

14.

15.

16.

there should be accommodation for cyclists who are guests. These
requirements are addressed in Stipulation #2, requiring both secured parking for
residents, as well as rack parking for guests, located near entrances to the
property. The guest parking should be an inverted U-bicycle rack design. In
addition, the property is near a light rail station and several major bus routes.
Providing secure bicycle parking for residents and convenient bicycle parking for
guests of the development is supportive of multimodal travel options. These
provisions are addressed in Stipulation #2.

ol ]

EVaYA YA Y

Secured bicycle parking can be accomplished through the use of individual
lockers and/or the establishment of secured bicycle rooms.

The conceptual site plan does not depict on-street parking on Columbus or
Weldon Avenues. It is recommended that there not be a future request for
providing on-street parking at these locations. The local streets are narrow and
in the case of Columbus Avenue, it would be at the expense of providing a good
walking and bicycling environment. At present, Columbus Avenue is developed
as a local street and provides direct connections to the 3rd Avenue Sonoran
Bike Boulevard, and the 3rd Street Promenade. These streets offer direct
North/South routes into downtown Phoenix. As part of the 3rd Street
Promenade connecting Steele Indian School Park south to Roosevelt Street,
bicycle facilities are planned per the adopted Bicycle Master Plan. There is a
traffic signal at Central Avenue and Columbus Avenue which allows crossing of
the light rail, and serves as a low stress crossing for both bicyclists and
pedestrians. This is addressed in Stipulation #1.

As part of the Reimagine Phoenix initiative, the City of Phoenix is committed to
increasing the waste diversion rate to 40 percent by 2020 and to better manage
its solid waste resources. Section 716 of the Phoenix Zoning Ordinance
establishes standards to encourage the provision of recycling containers for
multifamily, commercial and mixed-use developments meeting certain criteria.
The provision of recycling containers was not addressed in the applicant’s
submittals.

Fire prevention does not anticipate any issues with this request. But the site
or/and building(s) shall comply with the Phoenix Fire Code. The water supply
(gpm and psi) to this site is unknown. Additional water supply may be required
to meet the required fire flow per the Phoenix Fire Code.

The City of Phoenix Water Services Department has noted that there are no
water or sewer infrastructure concerns.
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17. It has been determined that this parcel is not in a Special Flood Hazard Area
(SFHA), but is located in a Shaded Zone X, on panel 2205 L of the Flood
Insurance Rate Maps (FIRM) dated October 16, 2013.

18. No known archaeological work is necessary for this project. In the event
archaeological materials are encountered during construction, all ground
disturbing activities must cease within 33-foot radius of the discovery and the
City of Phoenix Archaeology Office must be notified immediately and allowed
time to properly assess the materials. This is addressed in Stipulation #3.

19. Development and use of the site is subject to all applicable codes and
ordinances. Zoning approval does not negate other ordinance requirements.
Zoning adjustments, abandonments or other formal actions may also be
required.

Findings

1. The proposal is consistent with the General Plan Land Use map designations of
Commercial, but does not address the multifamily residential use. However, a
General Plan Amendment is not required because the site is under 10 acres.

2. The proposed development is adjacent to the light rail corridor, less than 1/4
mile from a light rail station, and is consistent with the Regional Center place
type in the Transit Oriented Development Strategic Policy Framework.

3. The proposed development of the site contributes to the enhancement of the
area by developing a vacant lot and expanding the housing options available
along the light rail corridor.

Stipulations

1. The site shall be in general conformance to the site plan date stamped
October 10, 2017 with specific regard to there being no provision for on-street
parking on Columbus Avenue and Weldon Avenue.

2. The development shall install, as approved by the Planning and Development
Department:

a. All required bicycle parking spaces for the multifamily use, per Section
1307.H.6.d of the Zoning Ordinance, shall be secured bicycle parking.

b. A minimum of 5 inverted-U style bicycle racks for guests, placed near
entrances to the building and installed per the requirements of Section
1307.H.4. of the Zoning Ordinance.

3. Inthe event archaeological materials are encountered during construction,
the developer shall immediately cease all ground-disturbing activities within a
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33-foot radius of the discovery, notify the City Archaeologist, and allow time
for the Archaeology Office to properly assess the materials.

Writer
Hannah Oliver
October 30, 2017

Team Leader
Joshua Bednarek

Attachments

Sketch Map

Aerial

Site Plan date stamped October 10, 2017 (6 pages)
Elevations date stamped October 10, 2017 (2 pages)
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"3 il i T SUMMARY: [
; el . ZONING EXISTING ON SITE: C2 H-R HGT/WVR. R4, RS, & TOD-1 |
1. ZONING PROPOSED: WU T5:7 TRANSECT
2. NOT USED
3. GROSS SITE AREA: 2.778 ACRES (120,020 SF)
N — R T (A G i (. R Ve e [ 3o NET STE ARCK:17S ACRCS (86,039 SF)
5 4. LOT COVERAGE PROPOSED (FOOTPRINT OF G/F/NET SITE AREA) X 100%
s i | H (72,455 SF/86,039 SF) X 100% = 84 "
. | Sa. EXISTING BUILDING HEIGHT: VACANT LAND International, Inc.
! ] 5b. BUILDING HEIGHT PROPOSED: 58'-8" (FROM GRADE TO ROOF) 78'-2" (FROM GRADE TO HIGHEST PONT) |
L_R-5 | 5c. BUILDING HEIGHT ALLOWED: 3/40 , 4/48 , 4/56 (EXIST) P pinOT |
: 5d. NUMBER OF STORIES o |
5 STORIES ABOVE GRADE & 1 STORY BELOW GRADE W o Gt |
_ 6. ADDRESS: 3617 N. CENTRAL AVENUE, PHOENIX, AZ 85012
H 7. PARKING SUMMARY ===
| PARKING SPACES (BASED ON 1.3 SPACES PER STUDIO, 1.5 SPACES PER 1-BEDROOM & 2-BEDROOM. 3.34 PER 1,000 SF OF RETAL |
! [
| REQUIRED WITH 25% REDUCTION PER SECTION 702 PROVIDED |
| STANDARD SPACES: 337 252 139 v = |
i ' ACCESSIBLE SPACES 7 3 7 z |
| . ; | (1-STUDIO X 1.3) + (1-BEDROOM X 1.5) + (2-BEDROOM X 1.5) + (RETAIL X 3.34/1,000) + o g |
?wmz\m Z. 3 =(47 X 1.3) + (93 X 1.5) + (81 X 1.5) + (6,449 SF X 3.34/1,000) m x ”
= i | REQURED PROVIDED < |
e |38 RESERVED SPACES: 0 0 = x|
= | £ UNRESERVED SPACES: 258 (W/25% REDUCTION) 346 5 z |
Aot TOTAL PARKING SPACES: 258 346 50
BIKE SPACES - 70 - B3
107 % 30" OFF-STREET LOADING SPACE: 1 1 O ¢
8. DENSITY & vTu
|1 TOTAL NUMBER OF RESIDENTIAL UNITS: 221 O 2k
DENSITY (UNITS/ NET SITE AREA IN ACRES): 112 ERTil|
9. OPEN SPACE A Sa
(NET SITE AREA MINUS GROUND FLOOR FOOTPRINT) SF = (86.039 - 72,455) SF = 13,584 SF 30
( 10. LANDSCAPE WITHIN PARKING AREA: N/A Z S
11. LEGAL DESCRIPTIONS < g o
m PARCEL N0, 1 a ¥
LOTS 170 5, INCLUSIVE, AND LOT 44, BLOCK 2 BELLA VISTA PLACE, ACCORDING TO BOCK 6 OF MAPS, PAGE 38, RECORDS OF MARICOPA ' 50
COUNTY, ARIZONA | o Z 0L
EXCEPT: — 2
A PART OF LOTS 1, 2, 3, AND 4, BLOCK 2 OF BELLA VISTA PLACE SUBDIVISION, RECORDED IN BOOK & OF MAPS,, PAGE 38, LOCATED IN THE a
NORTHEAST QUARTER OF SECTION 20, TOWNSHIP 2 NORTH, RANGE 3 EAST OF THE GILA AND SALT RIVER BASE MERIDIAN, MARICOPA COUNTY, zZ 3
ARIZONA, CONVEYED TO THE CITY OF PHOENIX, A MUNICIPAL CORPORATION OF THE STATE OF ARIZONA, IN DOCUMENT RECORDED MARCH 30, w &
2007 AS 2007-0376862 OF OFFICIAL RECORDS, MORE PARTICULARLY DESCREIBED AS FOLLOWS: O z
o COMMENCING AT THE INTERSECTION OF CENTRAL AVENUE AND COLUMBUS AVENUE: e

ﬁ THENCE SOUTH 89 DEGREES 25 MINUTES 32 SECONDS EAST ALONG THE CENTERLINE OF SAID COLUMBUS AVENUE, A DISTANCE OF 84.05 FEET.
, SITE PLAN THENCE NORTH 00 DEGREE 34 MINUTES 28 SECONDS EAST, A DISTANCE OF 27.00° FEET TO THE PONT OF BEGINNING

[ THENCE NORTH 89 DEGREES 25 MINUTES 32 SECONDS WEST, A DISTANCE OF 34.23 FEET:
IENCE NORTH 00 DEGREES 34 MINUTES 57 SECONDS EAST. A DISTANCE OF 0.79 FEET.
14, GROSS FLOOR AREA 1 (NOT INCLUDES GARAGE, POOL & TERRACE): 231,902 SF | THENCE SOUTH 01 DEGREES 31 MINUTES 52 SECONDS EAST, A DISTANCE OF 24369 FEET:

GROSS FLOOR AREA 2 (INCLUDES POOL & TERRACE, NOT GARAGE): 247924 SF | THENCE SOUTH 46 DEGRESS 13 MINUTES 56 SECONDS EAST, A DISTANCE OF 37.13 FEET T0 THE POINT OF BECINNING.
GROSS FLOOR AREA 3 (INCLUDES GARAGE, POOL, & TERRACE): E.Mw N —
1 FLOOR AREA RATIO 1 NOT IN GARAGE, POOL, & TERRACE): % | PARCEL NO 2
_M“ ﬂ”%m AREA m>._._M 2 n%_m_nm_.mcomcmooﬂ_“.rﬂcmﬂm»»nm NOT _mbm_»nmu‘ v 288 | >L_.ﬁ_.._>m,< OF THE NORHT-SQUTH ALLEY AS SHOWN ON BELLA VISTA PLACE, ACCORDING TO THE PLAT OF RECORD IN THE OFFICE OF THE
3 . e _ 2 433 COUNTY RECORDER OF MARICOPA COUNTY, ARIZONA, IN BOOK 6 OF MAPS, PAGE 38, LYING WITHIN BLOCK 2 OF SAID PLAT. AND LYING BETWEEN

15¢. FLOOR AREA RATIO 3 (INCLUDE GARAGE, POOL, & TERRACE):
16. EXISTNG & PROPOSED EASEMENTS/RIGHTS OF WAY: NONE
17. SETBACKS:
0. EAST 29" b.SOUTH 09167 «c WEST 03125 & NORTH 342
18. LOT SALES PROPOSED: NO
19. CONSULTANTS & DEVELOPER CONTACT INFORMATION:

THE EASTERLY PROLONGATION OF THE NORTH LINE OF LOT 1 IN SAID BLOCK 2 AND THE EASTERLY PROLONGATION OF THE SOUTH LINE OF LOT
4 IN SAID BLOCK 2L AND

| ot e ymans _
L e o

THAT PART OF THE EAST-WEST ALLEY AS SHOWN IN SAID BLOCK 2, LYING BETWEEN THE SOUTHERLY PROLONGATION OF THE WEST LINE OF LOT
5 IN SAID BLOCK 2 AND THE LINE WHICH IS 56.25 FEET EASTERLY OF AND PARALLEL WTH SAID SOUTHERLY PROLONGATION, AS SET FORTH IN
RESOLUTION 20243 RECORDED JUNE 7, 2005 AS 2005-0762756 OF OFFICIAL RECORDS.

WNER OPER—APPLICANT: ARCHITECT: | PARCEL NO, 3 .
FORE PROPERTY CO. TERNATIONAL, INC. | THAT PART OF THE EAST-WEST ALLEY WITHIN BLOCK 2, AS SHOWN ON AN DEDICATED BY BELLA VISTA PLACE, ACCORDING TO THE PLAT OF
16427 N, SCOTTSDALE STE 250 10550 RICHMOND AVE. SUITE 160 RECORD IN THE OFFICE OF THE COUNTY RECORDER OF MARICOPA COUNTY, ARIZONA, IN BOOK 6 OF MAPS AT PAGE 38 LYING BETWEEN THE
SCOTTSDALE, AZ 85254 HOUSTON, TX 77042 SOUTHERLY PROLONGATION OF THE EAST LINE OF LOT 5 IN SAID BLOCK 2 AND THE LINE WHICH 1S 20 FEET WEST OF AND PARALLEL WITH SAID
PHONE:  480-588-0884 PHONE: 7133751400 SOUTHERLY PROLONGATION AS SET FORTH IN RESOLUTION 20757 RECORDED DECEMBER 12, 2008 AS 2008-1051754 OF OFFICIAL RECORDS
CONTACT:  JEFF KERN FAX  T13-375-1600
AL kern@Fcrepropertyl.com CONTACT:  BRIT PERKINS, AlA, LEED AP 12, PROJECT SUMMARY: oo ’ s . .
EMAL:  Britperkinsedi-international.com | IFIS PROECT IS A 5-STORY ABOVE GRADE LUXUARY MULTI-FAMILY RESIDENTIAL APARTMENT LOCATED AT NORTHEAST CORNER OF CENTRAL
AVENUE AND COLUMBUS AVENUE. 2 LEVELS OF PARKING (1 ABOVE GRADE AND 1 BASEMENT) WTH 346 SPACES ARE PROVIDED TO SUPPORT b L
CIVIL_ENGINEER: LANDSCAPE ARCHITECT: 4-STORY 221 RESIDENTIAL UNITS ABOVE. THE RESIDENTIAL UNITS ARE RANGED FROM STUDID, 1-BEDROOM TO 2-BEDROOM, AND THE USASLE e O AUGUST 09, 017
KLAND CVIL ENGINEERS BILTFORM LANDSCAPE ARCHITECTURE SIZES ARE FROM 712 SF T0 1,730 SF. AMENITIES SUCH AS FITNESS, CLUB AND POOL ARE PROVIDED AT G/F AND 2/F TO SERVE THE T
7227 NORTH 16TH STREET, SUITE 217 11460 N. CAVE CREEK ROAD #11 RESIDENTS. THE PRIMARY STRUCTURE OF THIS PROJECT IS TYPE VB WOOD FRAMING AT RESIDENTIAL LEVELS AND TYPE I AT G/F. THE TOTAL SR R
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