
THE CITY OF SAN DIEGO 

REPORT TO THE HEARING OFFICER 

HEARING DATE: April29, 2015 REPORT NO. H0-15-063 

ATTENTION: Hearing Officer 

SUBJECT: 871 AGATE MW- PTS#386445 

LOCATION: 871 Agate Street 

APPLICANT: Don Ayles, ERB & Associates, LLC 

SUMMARY 

Issue(s): Should the Hearing Officer approve a tentative map waiver to allow a two unit 
condominium project? 

StaffRecommendation(s)- Approve Tentative Map Waiver No. 1360305. 

Community Planning Group Recommendation- On December 2, 2014 the Chairperson 
of the Pacific Beach Community Planning Group provided the recommendation of the 
Pacific Beach Community Planning Group vote which was 11 :2:1 to recommend 
approval. 

Environmental Review: The project was determined to be exempt pursuant to California 
Environmental Quality Act (CEQA) Guidelines Section 15305 (Minor Alterations). This 
project is not pending an appeal of the environmental determination. The environmental 
exemption determination for this project was made on March 18, 2015 and the 
opportunity to appeal that determination ended April 2, 2015 . 

BACKGROUND 

The site is within the Pacific Beach Community Plan area and is designated for Low Density 
Residential uses at a density range of two to five dwelling units per acre (Attachment 1). The 
project is located at 871 Agate Street in the RM-1-1 zone and Coastal Height Limitation Overlay 
Zone (Attachment 2). The site contains two single family dwelling units. A building permit to 
construct one new single dwelling unit was issued on June 16, 2014. The building passed final 
inspection March 13 , 2015. The other single family structure was constructed in approximately 
1956. The site is surrounded by residential development (Attachment 3). 



DISCUSSION 

The site was legally subdivided in 1904 as Lots 46 and 47, Block 6, Pacific Beach Vista Tract, 
according to Map thereof No. 916, filed August 4, 1904. The Tentative Map Waiver proposes to 
allow the consolidation of two lots into one lot to create two residential condominium units and 
waive the undergrounding of existing overhead utilities on an approximately 0.17 acre lot 
(Attachment 4). There are existing overhead facilities in the abutting public right-of-way. The 
tentative map waiver qualifies for a waiver from the requirement to underground these facilities 
in accordance with San Diego Municipal Code Section 144.0242 in that the conversion involves 
a short span of overhead facility (less than a full block in length) and would not represent a 
logical extension to an underground facility. 

Community Plan Analysis 

The Pacific Beach Community Plan Land Use Map identifies the site for Low Density 
Residential uses at a density range of two to five dwelling units per acre. The proposed tentative 
map waiver to create a two unit condominium is consistent with the applicable policies of the 
Pacific Beach Community Plan. 

Conclusion 

Staff has reviewed the proposed project and all issues identified through that review process have 
been resolved in conformance with adopted City Council policies and regulations of the Land 
Development Code. Staffhas provided draft findings to support approval of the project 
(Attachment 5) and draft conditions of approval (Attachment 6). Staff recommends the Hearing 
Officer approve the project as proposed. 

ALTERNATIVES 

1. Approve Tentative Map Waiver No. 1360305, with modifications. 

2. Deny Tentative Map Waiver No. 1360305, if the findings required to approve the 
project cannot be affirmed. 

Respectfully submitted, 

elopment Project Manager 
D velopment Services Department 

Attachments: 
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1. Pacific Beach Community Plan Land Use Map 
2. Project Location Map 
3. Aerial Photograph 
4. Tentative Map Waiver Exhibit 
5. Draft Tentative Map Waiver Resolution 
6. Draft Tentative Map Waiver Conditions 
7. Enviromnental Exemption 
8. Building Conditions report 
9. Community Planning Group Recommendation 
10. Ownership Disclosure 
11. Landscape Plan 
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ATTACHMENT 2 

To see all the details that are visible on the 
screen , use the "Print" link next to the map. 
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To see all the details that are visible on the 
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ATTACHMENT 4 

LEGAL DESCRIPTION: 
LOTS 46 AND 47, BLOCK 6, OF PACIFIC BEACH VISTA TRACT, IN THE CITY OF SAN DIEGO, COUNTY 
OF SAN DIEGO, STATE OF CALIFORNIA, ACCORDING TO MAP THEREOF NO. 916, FILED IN THE OFFICE 
OF THE COUNTY RECORDER OF SAN DIEGO COUNTY, AUGUST 4, 1904. 

ASSESSOR PARCEL NUMBER: 
415 162 09 

COORDINATE: 
CCS B3 COORDS.= 234--16B9 
L.C. COORDS.= 1B74-6249 

GENERAL NOTES: 
1. TOPOGRAPHY BY PAUL F. JENNINGS (LS B443) AND WAS USED IN THE PREPARATION OF THIS MAP 

AND FIELD SURVEY POINTS OF AUGUST 16, 2013. 

PAUL F. JENNINGS - LS B443 
211 CHURCH AVE SUITE A 
CHUL.A VISTA, CA 91910 
PHONE: (619} 5B5-8078 

2. GROSS ACREAGE IS 0.17 ACRES NET ACREAGE IS 0.17 ACRES 
3. THE NUMBER OF EXISTING LOTS IS TWO AND THE PROPOSED NUMBER IS ONE. 
4. ONE PARCEL IS PROPOSED WITH 2 RESIDENTIAL UNITS, EACH WITH 3 BEDROOMS, TOTAL LOT SIZE 

IS 7250 S.F. 
5. EXISTING AND PROPOSED ZONING IS RM-1-1 
6. DOMESTIC WATER: CITY OF SAN DIEGO 
7. SANITARY SEWER: EACH UNIT WILL BE SERVED BY PUBLIC SEWERS 
B. ESllMA TED CUT = 0 C. Y., FILL = 0 C. Y, EXPORT = 0 C. Y. 
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10. REQUEST A WAIVER OF THE TENTATIVE AND FINAL PARCEL MAP PER SECllON 125.0120 
(A) REQUEST A WAIVER OF THE COASTAL DEVELOPMENT PERMIT SEE PERMIT 
(B) OF THE SAN DIEGO MUNICIPAL CODE. THE SUBJECT PROPERTY WAS PREVIOUSLY MONUMUMENTED 

11. PUBUC PARKING IS ON AGATE STREET, PRIVATE PARKING IS PROVIDED BY BUI~T-I.IUWlAGES 
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13. BLDG. 1 WAS BUILT IN 1956 AND REMODELED IS 2014. BLDG. 2 IS CONSTRUCTED IN 2014. 
14. TRASH & RECYCLE BINS TO BE STORED IN GARAGE AND WILL MEET THE CITY REQUIREMENTS FOR 

ALLEY PICKUP. 
15. ALL PROPERTY CORNERS WILL BE SET AND A CONSOLIDATION PARCEL MAP WILL BE FILED UPON 

APPROVAL OF THE TENTATIVE MAP WAIVER. A DETAILED PROCEDURE OF SURVJEY WILL BE SHOWN 
ON THE CONSOLIDATION MAP. 

16. APPLICANT SHALL INSTALL A CURRENT CITY STANDARD STREET LIGHT IN A LOCATION ACCEPTABLE 
TO THE CITY BUILDING ENGINEER. 
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)RESOLUTION NO. ____ _ 
DATE OF FINAL PAS SAGE -----

A RESOLUTION OF THE HEARING OFFICER 
ADOPTING THE FINDINGS AND APPROVING 

TENTATIVE MAP WAIVER NO. 1360305 

871 AGATE MW -PROJECT NO. 386445 

Attachment 5 

WHEREAS, Gregory L. Houska, Subdivider, art' atthew J. Miller, Engineer, 

submitted an application with the City of San Dieg~c~l 'a~Waiver No. 1360305, to 
··'>" ~:;;.., 

waive the requirement for a Tentative MapJ~~fii~tative map to allow the 
~· ·~-:~:-~;":7 
s: 

consolidation of two lots into one lot to ere 

Agate Street in the RM-1-1 Zone 

.· ,-::fo,_ 
<{~~~ 

\~~r,_·z~~~'*-

residential condom1mJ;tun units and 
_,:\' "<>·:7· 

;~~ 
, e project site is located at 871 

b~;mnity Plan area. The 
~·._;;::;::·:_ .; 

<,;,,~Jc,.6, Padii~Beach Vista Tract, 
-:--,{~~? -. . 

9o4: ct~a: , , 

WNifuREAs on 
':,-~?;,·<. ' 

the City of San Diego, as Lead Agency, through 

;artment, made and issued an Environmental Determination the Develop~e~t~~ices 
that the project is ~:~m;~" :~the California Environmental Quality Act (CEQA) (Public 

Resources Code section 21000 et. seq.) under CEQA Guidelines Section 15305; and there 

was no appeal of the Environmental Determination filed within the time period provided 

by San Diego Municipal Code section 112.0520; and 

Project No. 386445 
MW No. 1360305 
April29, 2015 

Page 1 of5 



Attachment 5 

WHEREAS, a preliminary soils and geological reconnaissance report are waived 

by the City Engineer pursuant to Subdivision Map Act section 66491(a) and San Diego 

Municipal Code sections 144.0220(a) and 144.0220(b); and 

WHEREAS, the request to waive the undergrounding of existing overhead 

utilities has been determined to be appropriate pursuant to ~~Diego Municipal Code 
o"f(::1;~.:.," 

section 144.0242(c) based on The requested under 

facilities qualifies under the guidelines of San, -:::c;go Municip~[§~de Section 
' >"Jf!:::C",'-

144.0242(c) Waiver of the Requirements 
-,~c-

rground Privatelyij)WQed Utility 
illl--·a;:· 

Systems and Services Facilities in that: 

The conversion involves 

length) and would not :pr~.~ent a ~v~.:~~"'~u 
·<' ;) --~·-_- _,--~~'i~<~ 

.§._. 
E:·~~ 

~· .' 

WHEREA~~9~ April 
~a----~ 

~.#ing Officer of the City of San Diego 
·sse 

~' '"i''' 
;~f'Nq~3~0305,,¢including the waiver of the requirement 

... .· , ·. ~~r . "'' 
.•.•• '5;,... ...·,J.i\~. •. ····~ 

rground exisit~~ffsit~ rhead utillff€s, and pursuant to sections 125.0122, 
~l~. ·~~~· ;2>· . 

to 

125.04~/ 144.0240 o'&~lle San Municipal Code and Subdivision Map Act 
····- , "?'(~ .::2r~ 

section 6642{fft:~.~ived for~~~onsideration written and oral presentations, evidence 
'·,~~~~:jh~;;, -~< .-. 

having been submitt~~M~ ,. . timony having been heard from all interested parties at the 

":::1/ 
public hearing, and the Hearing Officer having fully considered the matter and being 

fully advised concerning the same; NOW THEREFORE, 

BE IT RESOLVED by the Hearing Officer of the City of San Diego, that it adopts 

the following findings with respect to Tentative Map Waiver No. 1360305: 

Project No. 386445 
MW No. 1360305 
April29, 2015 
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Attachment 5 

1. The proposed subdivision and its design or improvement are 
consistent with the policies, goals, and objectives of the applicable land use plan. 

The Pacific Beach Community Plan and Local Coastal Program designate the proposed 
project site for Low Density Residential at a density range of two to five dwelling units 
per acre. The proposed project is consistent with this designation and density range. The 
proposed tentative map is consistent with the policies, goals, and objectives of the Pacific 
Beach Community Plan. 

2. The proposed subdivision complies ble zoning and 
............. u•••lO. any allowable development regulations of the Land Development 

deviations pursuant to the Land Development C 

The Agate MW project proposes the vv••"v'"'"'"·~··· 
residential condominium conversion on a 0 
the subdivision of the site. The site is 
improvements have been made to the site. 
tentative map is consistent with all the 
deviations are proposed or 

3. The site is 

The Agate MW proj 
development will 
single family 
within an 
single family uses 

ntial 

and density of development. 

sil:~~i~to two parcels. No 
''·""·"*'""····- slteds developed with two 

to the site. The site is 
1950's with residential 

:rorJosea. The tentative map waiver 
c·-v· ·•-"-u"''"' designated by the Pacific Beach 

bdivision or the proposed improvements are not 
Jltal damage or substantially and avoidably 

The Agate M _ pject pro s to subdivide a 0.17 acre site into two parcels. No 
development willii:\Ellt fi e subdivision of the site. The site is developed with two 
single family structLtr~f~ , ,;all improvements have been made to the site. The site is 
within an urbanized portien of the city developed since the early 1950's with residential 
single family uses and no new development is proposed. The tentative map waiver will 
have no impact which would cause substantial environmental damage or substantially 
and avoidably injure fish or wildlife or their habitat as sensitive environmental resources 
do not exist on the site. 

5. The design of the subdivision or the type of improvements will not be 
detrimental to the public health, safety, and welfare. 

Project No. 386445 
MWNo. 1360305 
April29, 2015 
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Attachment 5 

The Agate MW project proposes the consolidation oftwo lots into one lot for a two unit 
residential condominium conversion on a 0.17 acre site. No development will result from 
the subdivision of the site. The site is developed with two single family structures and all 
improvements have been made to the site. The design of the subdivision or the type of 
improvements will not be detrimental to the public health, safety, and welfare in that no 
development will result from the subdivision of the site. 

6. The design of the subdivision or the type of improvements will not 
conflict with easements acquired by the public at large for access through or use of 
property within the proposed subdivision. 

The Agate MW project proposes the consolidation o .· ... !!.lS into one lot for a two unit 
residential condominium conversion on a 0.17 acret .. e. N elopment will result from 
the subdivision of the site. The site is develop 1'witli two sin <~tfamily structures and all 
improvements have been made to the site. T ... ·.. roject site cont::c. o public easements 
for access or use of the property, therefor(tli~design of the subdiv ~ .. will not conflict 
with any easements acquired by the public a e for acc~ss throughtit'tl~e of property 
within the proposed subdivision as none exist. <0 '1~.~iz, 

7. The design of 
feasible, for future passive or 

The Agate MW projecJ,:pr<moses 
residential vvJ.n . .-JHJ:1JC~·""""'j"""'•' 

'"'';·,, ~- _·, · .. : 

~ ;~{~j" 

lottinto one lot for a two unit 
··,:0';,,?: 

No deVielopment will result from 
tvif&~~gle family structures and all 

l1'1Je;aestgn of the proposed subdivision 
or natural heating and cooling 

the subdivision of the site, yet 
result in additional passive or natural 

considered the effects of the proposed 
region and that those needs are balanced 

·~--,·~·"'« and the available fiscal and environmental 

to subdivide a 0.17 acre site into two parcels. No 
development will the subdivision of the site. The site is developed with two 
single family structures and all improvements have been made to the site. In that no 
development will result from the subdivision of the site, the proposed subdivision will 
have no effect on the housing needs of the region, the needs for public services and the 
available fiscal and/or environmental resources. All public services necessary for 
supporting the community are existing, the subdivision will have a positive impact upon 
the available fiscal resources through the increase in property taxes collected from the 
owner, and there are no environmental resources present on the site. 

Project No. 386445 
MW No. 1360305 
April29, 2015 
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Attachment 5 

That said Findings are supported by the minutes, maps, and exhibits, all of which 

are herein incorporated by reference. 

BE IT FURTHER RESOLVED, that based on the Findings hereinbefore adopted 

by the Hearing Officer, Tentative Map Waiver No. 13603Q~ts hereby granted to 
.:-:_-:--?)i"::, 

Gregory L. Houska subject to the attached condition~~~§h"are made a part of this 
XflJ; cffv 

resolution by this reference. ' 

By 
JohnS. Fisher 
Development Project Mit 
Development Services De 

ATTACHMENT: 

Internal Order 

Project No. 386445 
MWNo. 1360305 
April29, 2015 
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HEARING OFFICER 
CONDITIONS FOR MAP WAIVER NO. 1360305 

871 AGATE MW- PROJECT NO. 386445 

Attachment 6 

ADOPTED BY RESOLUTION NO. ON APRIL 29, 2015 

GENERAL 

1. This Map Waiver will expire April29, 2018. 

2. Compliance with all of the following conditio!}~!~ completed and/or 
assured, to the satisfaction ofthe City Engig(~;;ffirrs;>~to the recordation of the 
Parcel Map unless otherwise noted. ' · · ;f~li~ 

3. 

4. 

5. 

Prior to the Map Waiver expiration 
lots into one lot shall be recorded 

Parcel Map tdf~n~olidate the existing 
e Office of the San Dreg~,.County Recorder. 

~7·?<"' • 

Prior to the recordation of the Parcel MaC xesAilQ:St be paid on t~wroperty 
pursuant to Subdivision ~~p.Act section '9~~Acurrent original ti~:certificate, 
recorded in the office ofth.eS iego Count)i':'~~corder must be provided to 
Satl.sfy th1"s condi.ti"on. ·~~···· '.~.,~ . 

-~i> ,'. 
. . . .. ··~~r~· . (s~·}f:' . 

The Subdiviq~D,~haAJ defend, ill,<femnify, ~~)!old the C!r¥ (including its agents, 
of~cers, an.4':~~pl~ik~;e,s ~togethe~~~Jn~~~fie~~ ies'1j) harml.ess from ~ny 
clmm, a ·· g, agaut~t.tli~t,~Ity an ~y Indemnified Parties to 
attack, set 1'de, void, ... ul City~$Ji~~proval of this project, which action is 

'.·-·. ·, ... , '"'<~"" 

brought with!···· .~.pme~~ri provid~~'{or in Government Code section 
s Wl,p~g·; ~··~fify Sub:@~vider of any claim, action, or 
shai ' erate. 'fifllyJ{l~tii~defense. If City fails to promptly 

o ·any claim, a~tr~h, or proceeding, or if the City fails to 
defT" .. Subdivider shall not thereafter be responsible to 

ft~,and/or any Indemnified Parties harmless. City 
.... ~J,~a.,~ df any claim, action, or proceeding if City bears its 

costs, City defends the action in good faith, and 
to pay or perform any settlement unless such 

'"'r"'"·,p;r~ by the Subdivider. 

AFFORDABLE H 

6. The Subdivider shall comply with the provisions of Chapter 14, Article 2, 
Division 13 ofthe San Diego Municipal Code ("Inclusionary Affordable Housing 
Regulations") by paying the Condominium Conversion Inclusionary Affordable 
Housing Fee in one of the following manners: 

a. Deferring payment of the Condominium Conversion Inclusionary 

Project No. 386445 
MW No. 1360305 
April29, 2015 
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Attachment 6 

Affordable Housing Fee until the close of escrow of the first condominium 
sold at the development by entering into a written agreement with the San 
Diego Housing Commission securing payment of the Condominium 
Conversion Inclusionary Affordable Housing Fee, which shall be recorded 
against the development and secured by a recorded deed of trust in favor of 
the San Diego Housing Commission. If the Subdivider elects future payment 
of the Condominium Conversion Inclusionary Affordable Housing, the fee 
shall be calculated using the rate in effect at the of escrow of the first 
condominium unit sold at the development; or · 

b. Pre-paying the Condominium 
Housing Fee to the City based upon 
residential units in the project. If 
Conversion Inclusionary 
the rate in effect on the date 

ENGINEERING 

7. 

8. 

9. 

10. 

The Subdivider shall onsite utili~~;§,serving the subdivision shall be 
undergrounded with the · .. · . ·ts. Tll~S~!>divider shall provide written 
confirmation from .... ..,,JH· ... , .... ~ .• ..., .~.~~.u'''"''"' con~l\~~f9J1 has taken place, or 
provide satt~{~ctory to the City 

Council 
light at the 
satisfactory to 

driveway per approved Construction 
No. 371908, adjacent to the site on Agate 

Street Design Manual-Street Light Standards, and 
Subdivider shall install a current City Standard street 

line extended, adjacent to the site on Agate Street, 
Engineer. 

11. The Subdivider shall apply for a plumbing permit for the installation of 
appropriate private back flow prevention device(s), on each water service 
(domestic, fire and irrigation), in a manner satisfactory to the Public Utilities 
Director and the City Engineer. Back flow prevention devices shall be located 
above ground on private property, in line with the service and immediately 
adjacent to the right-of-way. 

Project No. 386445 
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Attachment 6 

12. The Subdivider shall provide a letter, agreeing to prepare CC&R's for the 
operation and maintenance of all private water and sewer facilities that serve or 
traverse more than a single condominium unit or lot, satisfactory to the City 
Engineer. 

13. The Subdivider shall underground any new service run to any new or proposed 
structures within the subdivision. 

14. The Subdivider shall ensure that all existing onsit l:iEities serving the 
subdivision shall be undergrounded with the ap pa:te permits. The Subdivider 
shall provide written confirmation from applic1!. Jilities that the conversion has 
taken place, or provide other means to assuf:~ th'e un(~:rgrounding, satisfactory to 
the City Engineer. 

15. The Subdivider shall comply with~lf~~t$0eneral Conditions '(~rTentative 
Subdivision Maps," filed in the Offli~ufthe City Clerk undef,ID(wument 
No. 767688 on May 7, 1980. Only tho§~~~Ee . ··;to the Gener~~k~Qnditions 
which are shown on the M~P Waiver and ~~Y in these special cd~ditions will 

;?:·•·>' .. '··· ,'. 

be authorized. All public'£mr•J7~.ments and i . ental facilities shall be designed 
in accordance with criteria< · ;f~Ja.~q~in the S re~j·;pesign Manual, filed with the 
City Clerk as Document No. 297/4(/!6.,," · ~;, 

~ . , rlf~~~- "c,~~: 

MAPPING ;··.;.iiJ~; 
~·;~~>· ._.· ~-- :·;;;o);~ - _· ,_.,:"':_:·~ 

16. is reqtii*~,to the satisfK~tion ofthe City's Land 

17. 

18. 

·~i~· ~"~~.; *>. \ ' 
ilie~(fll[,c;~ of.wPiform orientation of all measured 
Unl~ss';~tlienvise approved, this source shall be the 

Zone 6, North American Datum of 1983 (NAD 

"-'"'·'L~~~.~."' ... ·'·"' "-'VV.""'·'"-&~~)0uystem" means the coordinate system as defined in 
19 of the California Public Resources Code. The 

County is "Zone 6," and the official datum is the 
me:rl'eacn,:;J;Ciatum of 1983." 

19. Every Parcel Map shall: 

a. Use the California Coordinate System for its "Basis of Bearing" and 
express all measured and calculated bearing values in terms of said 
system. The angle of grid divergence from a true median (theta or 
mapping angle) and the north point of said map shall appear on each sheet 
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Attachment 6 

thereof. Establishment of said Basis of Bearings may be by use of existing 
Horizontal Control stations or astronomic observations. 

b. Show two measured ties from the boundary of the map to existing 
Horizontal Control stations having California Coordinate values of First 
Order accuracy. These tie lines to the existing control shall be shown in 
relation to the California Coordinate System (i.e., grid bearings and grid 
distances). All other distances shown on the tpap are to be shown as 
ground distances. A combined factor for c lrsion of grid-to-ground 
distances shall be shown on the map. · ~ · 

INFORMATION: 
< • ;;~~ 

• The approval ofthis Tentatiy · Waiver by tli~Rearing Officer of the 
City of San Diego does no . ize the Subdivider · )olate any 
Federal, State, or City laws, tf · ances, regulations, of'Ps>licies including 
but not limited to, the Federal ,angere ·[·~ecies Act oft~iB and any 
amendments 6 u.s.c. §l~~~l o-'~eq.). < 

"-::;~::; 8 :"';.'" }'-

• If the Subdivider water and sewer facilities 
(including services, late j, the Subdivider shall design 
and CQ11§tf11£J such .. wit!¥.~~tablished criteria in the 
mo:stfetirr~rit~!qJ.itions wier and sewer design 
gh' ·····and C!'Wtegula . . ... pertaining thereto. 
Of . improv~ients may·· .. ·.. uired to provide adequate and 
accept~Ml~Jeverf~is~rvice an~swill be determined at final engineering. 

PM<'• . . ·. [c£~lii'~r~ > .·;;· . ,'·.~;,. 

uent ications re1at~d totthis Tentative Map Waiver will be 
fees aQ:ci .,charges fl'g~&tl on the rate and calculation method in 
e. time &'mqyment. 
·~~!; ''"'~;>•; 

party on~hom fees~ dedications, reservations, or other exactions 
:Ve been i ·· ed as conditions of approval of the Tentative Map 

.. test the imposition within 90 days of the approval of this 
'Waiver by filing a written protest with the San Diego City 

-·.>,? .• ,.. ...... t to Government Code Sections 66020 and/or 66021. 

• Where in the course of development of private property, public facilities 
are damaged or removed, the Subdivider shall at no cost to the City, obtain 
the required permits for work in the public right-of-way, and repair or 
replace the public facility to the satisfaction of the City Engineer (San 
Diego Municipal Code§ 142.0607). 

Internal Order No. 24005060 
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NOTICE OF EXEMPTION 
(Check one or both) ATTACHMENT 7 
TO: X RECORDER/COUNTY CLERK FROM: CITY OF SAN DIEGO 

P.O. Box 1750, MS A-33 
1600 PACIFIC HWY, ROOM 260 
SAN DIEGO, CA 92101-2422 

DEVELOPMENT SERVICES DEPARTMENT 
1222 FIRST AVENUE, MS 501 

___ OFFICE OF PLANNING AND RESEARCH 
1400 TENTH STREET, ROOM 121 
SACRAMENTO, CA 95814 

SAN DIEGO, CA 92101 

PROJECTNO.: 386445 PROJECT TITLE: Agate Map Waiver 

PROJECT LOCATION-SPECIFIC: The project is located at 871 Agate Street, San Diego CA 92109 within the 
Pacific Beach Community Plan area. 

PROJECT LOCATION-CITY/COUNTY: San Diego/San Diego 

DESCRIPTION OF NATURE AND PURPOSE OF THE PROJECT: The project consists of a Map Waiver for the condominium 
conversion of one existing residential dwelling unit and the creation of a condominium for an additional unit that is 
currently under construction. The project would be located on a developed 0.17 acre site and access would be taken 
from Agate Street and a rear alley. The proposed units comply with all height and bulk regulations and would be 
served by existing public utilities. 

NAME OF PUBLIC AGENCY APPROVING PROJECT: City of San Diego 

NAME OF PERSON OR AGENCY CARRYING OUT PROJECT: Don Ayles (ERB Engineering) 12320 Stowe Drive Suite 
E, Poway CA 92064. (858) 748-2130. 

EXEMPT STATUS: (CHECK ONE) 
( ) MINISTERIAL (SEC. 21 080(b )(1 ); 15268); 
( ) DECLARED EMERGENCY (SEC. 21080(b)(3); 15269(a)); 
( ) EMERGENCY PROJECT (SEC. 21080(b)( 4); 15269 (b)(c) .. 
(X) CATEGORICAL EXEMPTION: 15305 (Minor Alterations in Land Use Limitations) 
( ) STATUTORY EXEMPTION: 

REASONS WHY PROJECT IS EXEMPT: The City of San Diego conducted an environmental review and determined that 
the project would qualify to be Categorically exempt from CEQA pursuant to Section 15305(Minor Alterations). 
15305 allows for the minor alterations in land use limitations as long as the area does not contains average slopes 
greater than 20 percent and would not result in changes in land use density. Since the project would result in the 
conversion of previously approved units into condominiums on land that does not contain slopes greater than 20 
percent and would not increase density the exemption is appropriate. Because the project lacks sensitive resources the 
exceptions listed in section 15300.2 do not apply. 

LEAD AGENCY CONTACT PERSON: JEFFREY SZYMANSKI TELEPHONE: 619 446-5324 

IF FILED BY APPLICANT: 
1. ATTACH CERTIFIED DOCUMENT OF EXEMPTION FINDING. 
2. HAS A NOTICE OF EXEMPTION BEEN FILED BY THE PUBLIC AGENCY APPROVING THE PROJECT? 

( ) YES ( ) No 

IT IS HEREBY CERTIFIED THAT THE CITY OF SAN DIEGO HAS DETERMINED THE ABOVE ACTIVITY TO BE EXEMPT FROM 
c Q 

§ TURE/TITLE 
CHECK ONE: 
(X) SIGNED BY LEAD AGENCY 
( ) SIGNED BY APPLICANT 

3/18/2015 
DATE 

DATE RECEIVED FOR FILING WITH COUNTY CLERK OR OPR: 



November 20, 2014 

Mr. Pancho Mendoza, Development Project Manager 
City of San Diego Development Services 
1222 First A venue 
San Diego, CA 92101 

RE: Building Conditions Report PTS #386445 
Front Dwelling 
871 Agate Street 
San Diego, CA 92109 

Rear Dwelling 
873 Agate Street 
San Diego, CA 92109 

Site Information: 
Lot dimensions (per Tentative Map Waiver prepared by ERB & Associates): 
Depth: 145.00' (easterly side) & 145.01' (westerly side) 
Street Frontage: 50.03' 
Width: 50' (Note: 2 legal lots #46 & #47@ 25' wide, each.) 

Other Relevant Conditions: 
1. Lot abuts 15'-0" wide concrete paved alley in rear. 

ATTACHMENT 8 

2. Lot abuts existing 80' -0" wide improved right-of-way (R.O.W.), with asphalt paved 
street, concrete curb; gutter-and sideWalk at froritrighf:oFway. ·· 

3~ ____ _Exis_ting_ap_prn:ximate_huilding_ar_ea_aLfronL.de1ached_Ls.tory_dwelling_&_garage:---····--------
1,654.54 sq. ft. (per Tentative Map prepared by ERB & Associates) Existing 
approximate building area at rear detached dwelling: 1,807 sq. ft. 2 story dwelling 
plus 441 sq. ft. garage (per construction drawings prepared by ARCE Services, dated 
12-10-13, provided by County Assessors Office). 

4. Existing concrete driveway apron & approach at front curb, approx. 19'-0" wide. 
5. Existing Stmm Drain Easement crosses property diagonally southwesterly to 

northeasterly, 10' wide (per Tentative Map prepared by ERB & Associates). 
6. Adjacent City Water Main Access (per Tentative Map prepared by ERB & 

Associates): 
a. Main in Agate Street. R.O.W., 1 water meter observed at front. 

7. Adjacent City Sewer Main Access (per Tentative Map prepared by ERB & 
Associates): 

1 



ATTACHMENT 8 

a. Sewer main in Alley R.O.W., 1 lateral indicated to R.O.W., with branch lines to 
each dwelling (per Tentative Map prepared by ERB & Associates). 

8. (1) Gas meter observed on property at sideyard, second gas lateral indicated (per 
Tentative Map prepared by ERB & Associates). 

9. (1) Electric meter observed, (1) lOOA Main Panel observed at front dwelling. Second 
electric meter indicated at rear dwelling, not observed. It should be noted that the rear 
dwelling and garage are currently under construction at this time. Structure is framed 
and 'dried-in' with browncoat stucco & finish roofing at exterior. 

10. Original construction date: Front dwelling: Circa 1956 (Per County Assessor 
Building Records). Rear dwelling: Circa 2014 (Observed under construction at this 
time.) 

Zone Designation: RM-1-1 

Lot Area: 7,254.60 sq. ft. 

Front Dwelling: 

Per our site visit of October 27, 2014 and our visual observations, I can state that the following 
critical building components and items to be in good condition: 

Roof finish: Appears new composition asphalt shingles in good condition, with edge flashing and 
roof jack flashing at plumbing penetrations. No visible signs of water leaks were observed. No 
gutters were observed .. 
Exterior walls: Appears new colorcoat stucco overall on wood framed construction, with 
enclosed stucco eaves to fascia line. Walls appear sound and in good condition with limited 
hairline cracking. Wood lx fascia was newly painted. 
Foundation: Existing dwelling is a combination of slab on grade and raised wood floors with 
perimeter concrete stemwalls. All visible foundations and floor framing were observed in good 
condition with no visible flaws. Footings show no signs of distress and/or settlement. 
Electrical: New IOOA electrical main panel observed at rear wall. Panel is not energized at this 
time. New interior light fixtures observed at all areas, with new switch plates and outlets. GFIC 
outlets are present at kitchen and bathrooms. All electrical was untested, however, when 
energized, it can be expected to be in good condition. 
Plumbing: New plumbing fixtures and faucets were observed in all locations. Water was tested 
and all sinks, toilets and bath/shower valves drain. DWV was observed as new ABS and in one 
location ABS drain line was exposed· and ·observed underflobr: All-plumbing observed Was iii 
good condition . 

. -----""'-· 
Mechanical: A new forced air unit was observed in the attic area, with new insulated flex 
ducting. It was unclear if this was a cooling air conditioner as well, as the thermostat indicated 
cooling as well. When energized, (See Electrical) this unit will be in good condition. 
Interior Cabinetry: All kitchen, bathroom and closet cabinetry was observed in new condition. 
Insulation: Attic insulation only was observed with new R-30 batt and blown-in insulation. 
Insulation was in good condition. No insulation was observed in underfloor spaces. 
Exterior walkways/Patios: Concrete entry and rear patio decks, & sideyard walkway was 
observed as new concrete slabs in good condition. 
Lateral resisting construction: Due to the age of the primary structure, the lateral resisting 
system most likely involves stucco shear walls over wood framing. As previously stated, little 
cracking was observed in the stucco. Exterior walls have small openings and long wall areas that 
offer good lateral resistance in both orthogonal directions. 
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ATTACHMENT 8 

Finally, the entire dwelling & garage interior walls and ceilings have new paint, and all floors 
have new wood floor finish and tile at bathrooms, giving the dwelling a 'like-new' finish. 

The building and its critical components are in good, service-able condition with no apparent 
flaws or problems. Therefore, the building and its critical components have an apparent useful life 
of at least 10 years. 

Rear Dwelling: 

Per our site visit of October 27, 2014 and our visual observations, it is apparent that the rear 
dwelling is under construction, built to current Building Codes. Since ongoing City inspections 
are taking place on this structure, I would refer to the City of San Diego Inspection Card for 
approvals. However, it can be expected, upon Final Inspection, that the building and its critical 
components will have a useful life of at least 15 years. 

Sincerely, 
S.R. BRADLEY & ASSOCIATES, INC. 

Steven R. Bradley, AIA 
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ATTACHMENT 9 

THE: CiT'f OP' SAN Dn;e:c:.o 

Project Name: 

871 Agate MW 

City of San Diego 
Development Sen ices 
1222 First :he., MS-302 
San Dicga, CA 9210 I 

ProjectScopenLocation: 

Community Planning 
Committee 

Distribution Form Part 2 
Project Number: Distribution Date: 

386445 10/31/2014 

PACIFIC BEACH Map Waiver (Process 3) for the condominium conversion of one existing residential dwelling unit and one 
under construction residential dwelling unit for a total of 2 residential condominium units located at 871 Agate St. The 0.17 acre 
lot is located in the RM-1-1 zone of the Pacific Beach Community Plan Area. Council District 2. 

Applicant Name! Applicant Phone Number: 

Don Ayles (858) 748-2130 

Project Manager; Phone Number: Fax Number: E-mail Address: 

Sandra Teasley (619) 446-5271 ( 61 9) 446-5245 STeasley@sandiego.gov 

Committee Recommendations (To be completed for Initial Re\iew): 

~ Vate to Approve Members Yes Members No Members Abstain 

li 'Z... f 
0 Vote to Approve Members Yes Members No Members Abstain 

·with Conditions Listed Below 

0 Vote to Approve Members Yes Members No Members Abstain 

With Non-Binding Recommendations Listed Below 

0 Vote to Deny Members Yes Members No Members Abstain 

0 No Action (Please specify, e.g., Need further information, Split vote, Lack of IJ Continued 
quorum, etc.) 

CONDITIONS: 

NAME: ~\iv-., ~IV] 
I 
I TITLE: Ck..r 

SIGNATUR"lf: ~ 
I 

DATE: (2/ z_/ ;v( 
Attach Addititmal Pages If Mcessaty. Please return to: 

I r 

Project Management Dhision 
City of San Diega 
Development Services Department 
1222 First Avenue, MS 302 
San Diego, CA 92 J 0 l 

Print~d on recycled paper. Visit our \Veb site at www.sandiego.gov/devclopmt:nl-s<::rvices. 
Upon r<:qucst, this information is available in alternative fonnats for persons with disabilitic~. 

(01-12) 

I. 



City of San Diego 
Development Services 
1222 First Ave., MS-302 
San Diego, CA 92101 
(619) 446-5000 

ATTACHMENT 1 0 

Ownership Disclosure 
Statement 

Approval Type: Check appropriate box for type of approval (s) requested: C Neighborhood Use Permit C:coastal Development Permit 

[J Neighborhood Development Permit C Site Development Permit L Planned Development Permit r: Conditional Use Permit 
liVariance 0 Tentative Map [j Vesting Tentative Map IR Map Waiver c Land Use Plan Amendment • r Other ' 

Project Title 

Condo Conversion 
Project Address: 

871 Agate St., San Diego, CA. 92109 

~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~P~Ieaselist 
below the owner(s) and tenant(s) (if applicable) of the above referenced property. The list must include the names and addresses of all persons 
who have an interest in the property, recorded or otherwise, and state the type of property interest (e.g., tenants who will benefit from the permit, all 
individuals who own the property). A signature is required of at least one of the property owners. Attach additional pages if needed. A signature 
from the Assistant Executive Director of the San Diego Redevelopment Agency shall be required for all project parcels for which a Disposition and 
Development Agreement (DDA) has been approved I executed by the City Council. Note: The applicant is responsible for notifying the Project 
Manager of any changes in ownership during the time the application is being processed or considered. Changes in ownership are to be given to 
the Project Manager at least thirty days prior to any public hearing on the subject property. Failure to provide accurate and current ownership 
information could result in a delay in the hearing process. 

onal pages attached [J Yes I&J No 

Name of Individual (type or pnnt): Name of IndiVidual (type or pnnt): 

Gregory L.Houska 
DOwner 0Tenant/Lessee D Redevelopment Agency 18] Owner 0 Tenant/Lessee [J Redevelopment Agency 

Street Address: Street Address: 

5018 Helix Terrace 
City/State/Zip: 

Fax No: Phone No: Fax No: 

Signature: Date: 

Name of Individual (type or print): 

[J Owner c~ enant/Lessee CiRedevelopment Agency C Owner [JTenant/Lessee C Redevelopment Agency 

Street Address: Street Address: 

City/State/Zip: City/State/Zip: 

Phone No: Fax No: Phone No: Fax No: 

Signature: Date: Signature: Date: 

Printed on recycled paper. Visit our web site at www.sandiego.gov/development-services 
Upon request, this information is available in alternative formats for persons with disabilities. 

DS-318 (5-05) 



ATTACHMENT 1 0 
Project Title: Project No. (For City Use Only) 

Legal Status (please check): 

C:corporation LLimited Liability -or- L General) What State? ___ Corporate Identification No. ______ _ 

[j Partnership 

By signing the Ownership Disclosure Statement. the owner(s) acknowledge that an application for a permit. map or other matter. 
as identified above. will be filed with the City of San Diego on the subject property with the intent to record an encumbrance against 
the property .. Please list below the names, titles and addresses of all persons who have an interest in the property, recorded or 
otherwise, and state the type of property interest (e.g., tenants who will benefit from the permit, all corporate officers, and all partners 
in a partnership who own the property). A signature is reguired of at least one of the corporate officers or partners who own the 
property. Attach additional pages if needed. Note: The applicant is responsible for notifying the Project Manager of any changes in 
ownership during the time the application is being processed or considered. Changes in ownership are to be given to the Project 
Manager at least thirty days prior to any public hearing on the subject property. Failure to provide accurate and current ownership 
information could result in a delay in the hearing process. Additional pages attached 0Yes [J No 

Corporate/Partnership Name (type or print): Corporate/Partnership Name (type or print): 

Downer C TenanVLessee oowner C TenanVLessee 

Street Address: Street Address: 

City/State/Zip: City/State/Zip: 

Phone No: Fax No: Phone No: Fax No: 

Name of Corporate Officer/Partner (type or print): Name of Corporate Officer/Partner (type or print): 

Title (type or print): Title (type or print): 

Signature: Date: Signature: Date: 

Corporate/Partnership Name (type or print): Corporate/Partnership Name (type or print): 

Downer [J TenanVLessee [Jowner [J TenanVLessee 

Street Address: Street Address: 

City/State/Zip: City/State/Zip: 

Phone No: Fax No: Phone No: Fax No:· 

Name of Corporate Officer/Partner (type or print): Name of Corporate Officer/Partner (type or print): 

Title (type or print): Title (type or print): 

Signature: Date: Signature: Date: 

Corporate/Partn~rship Name (type or pnnt): Corporate/Partnership Name (type or print): 

f"'' Owner r: TenanVLessee L!Owner Li TenanVLessee 

Street Address: Street Address: 

City/State/Zip: City/State/Zip: 

Phone No: Fax No: Phone No: Fax No: 

Name of Corporate Off1cer/Partner (type or pnnt): Name of Corporate Officer/Partner (type or print): 

Title (type or print): Title (type or print): 

Signature: Date: Signature: Date: 



STREET YARD PLANT POINTS: 
Total Area 768sf. x 50%= 384sf. planting.Brea required 

: Planting area Provide ~ 376sf. 
Plant Points Required- 38 
Additional Plant Points Provided M 241 
OTY SIZE PLANT POINTS TOTAL POINTS 
01 10"caliper tree 2"cal.(50)+(25)ea.2" 150 

Brugmansia x candida I Angel's Trumpet 
01 8"caliper tree 2"cal.(50)+(25)ea.2" 125 

Juniperus chinensis 'Torulosa' t Twisted Junipe 

02 · 5 gal. shmb/vipe 2 points/shrub =2~~:'"'T~o~ta~I7St~re_e_t~Y-ar-d· Points 

275 Plant Points from Trees 
241 Excess Points 

N~te:. Street. Yard planting area is less than the requirement. The excess plant points achieved 
wrth the plantmgs offset the necessary square footage required. Therefore, we are in compliance 
per SDMC 142.0405(a)(3). 

STREET TREE REQUIREMENTS: (1 Tree per 30 feet of Street Frontage} 
Street Trees Required 01 
Existing Street Trees to Remain 01 

Ner!um oleander I Oleander (Standard) 

. REMAINING YARD PLANTING REQUIREMENTS: 
Plant Points Required- 60 
QTY SIZE PLANT POINTS 
04 24"box Tree 20 points/tree 
19 ,: 5gal shrub/vine 2 points/shrub 

VEHICULAR USE AREA REQUIREMENTS:.(<6,000sf.) 

TOTAL POINTS 
80 
38 
118 Total Remaining Yard Points 
80 Plant Points from Trees 

The existin_g and proposed new drivew9ys are access to their respective garages therefore there is 
no VUA requiremen_ts for this project. 

PLANT LEGEND 
BOTANICAL NAME I COMMON NAME QTY SIZE 

--Existing street Tree To Remain 
Nerium oleander I Oleander (Standard) 

01 6"caliper 

01 B"caliper 

01 12"catiper 

--Existing Junipe~~s~~~n5~~:~~~~~u~o:~·~n 

W --Existing Brugmansia x candida I Angel's Trumpet V ToRemain 

04 24"box .CJ· -Medium scale, vertical, evergreen tree 
. (25' - 30'height) such as: 

: Hymenosporum flavum I Sweet Shade 
Acacia pendula I Weeping Acacia 

0 --Evergreen, large scale flowering shrub 11 5gal 
(5' ~ 7' height) such as: 
Escallonia fradesii I NCN 
Feijoa seUowiana I Pineapple Guava 

~-:-Evergreen, flowering, accent vine/espalier 
such as: 
Calliaildra haematocephala I Pink Powder Puff 
Distictls varieties I Trumpet Vine 

~ -Existing Herbaceous Plantings to Remain 

~
-Evergreen, flowering perennial plantings 

(12"~18"ht) such as: · 
Lavandula varieties I Lavender 

10 

As Needed 

Pe!argonium x domesticum I Hybrid Zonal Gera·nium 
Hemerocallis hybrids I Daylily 
Kniphofia hybrid I Red Hot Poker 

--Evelrgreeri, flowering, groundcover 
plantings (6" ~12" height) such as: 
Senecio mondraliscac I 
Lantana montevidensis I Trailing Lantana 

As Needed 

Rosmarinus officlnalls 'Prostratus' I Cr!3eping Rosemary .c=r -Dwarf Fescue Turf Area 

~Xt-11- 2" Layer wood bark mulch groundcover 

5gal 

1gal@ 
16"o.c. 

1gal@ 
12"~ 48"o.c. 

NOTE: Install 2" wood bark mulch groundcover throughout planting areas and on all exposed 
non~planled landsca~e areas per S~MC 142.0~_13(c). 

(HEIGHT VARIES) 
RET. WALl WITH WOOD FENCE: ON TOP 
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LANDSCAPE WATER REQUIREMENT 
·Hydrazone 1 260sf, 
Bldg. 1 Rear Lawn Area 
ETo -41 Pacific Beach 
Plant Factor- 0.8 Lawn 
Irrigation Efficiency- 0.6 Spray Head Irrigation 

Estimated Total Water Use 
ElWU = (ETo}(D.62) (Plant Factor x Hydrazone areal +Special Lanqscape Area 

Irrigation Efficiency 
= (41)(0.62) (0 8 X 260) + 0 

0.6 
=8,812 gal/yr. 

Hydrazone 2 815sf. 
Bldg. 1 Remaining Landscape Area 
ETo-41 Pacific Beach 
Plant Factor- 0.5 
Irrigation Efficiency- 0.8 Drip !rrigaf1on 

Estimated Total Water Use 
ETWU = (ETo)(0.62) (plant Factor x Hydrazone areal +Special Landscape Area 

Irrigation Efficiency 
= (41)(0.62) i0.5 X 815) + 0 

=12,948 gal/yr. 

Hydrozone 3 -1 .532sf. 
Bldg. 2 Landscape Area 
ETa - 41 Pacific Beach 
Plant Factor- 0.5 

0.8 

Irrigation Efficiency- 0,8 Drip Irrigation 

Estimated Total Water Use 
ET\NU = (ETo)(0.62) (Plant F"actor x Hydrazone area}+ Special Landscape Area 

Irrigation Efficiency 
= (41)(0.62) ~ + 0 

0.8 
=24,340 gal/yr. 

HYDROZONE TOTALS 
Hydrazone 1 ~ 8,812 gal/yr. 
Hydrazone 2 ~ 12,948 gal/yr 
Hydrazone 3 ~ 24 340 gal/yr. 
Total 46,1 DO gal/yr. 

WATER BUDGET TOTAL - 2,607sf. 
The following are the calculations for the entire project landscape area. 
Maximum Applied Water Use I Water Budget 
MAWA = (ETo)(0.62)[0. 7 x Landscape Area+ 0.3 x Special Landscape Area] 

= (41)(0.62)[0.7 X 2607sf. + 0.3 X 0) 
= 46,388 gallyr 

ATTACHMENT 11 

LANDSCAPE DEVELOPMENT PLAN NOTES 

a. All Landscape and Irrigation shall conform to the City of San Diego's Land Development 
Code, landscape Regulations; the Land Development Manual, Landscape Standards; 
and all other city and Regional Standards. 

b. All required planting areas shall be covered with mulch groundcover to a minimum 
depth of 2u, excluding slopes requiring re-vegetation and areas planted with groundcover. 
All exposed soil areas without vegetation shall also be mulched to this minimum depth 
per the Land Development Manual, Landscape Standards. SDMC 142.D413(c). 

c. Tree root barriers shall be installed where trees are placed within 5 feet of public 
improvements including walks, curbs or street pavements or where new public 
improvements are placed adjacent to existing trees. The root barrier will not be 
wrapped around the root ball. SDMC 142.0403(b)(12). 

d. Irrigation: An at1tomated irrigation system shall be provided as required for proper 
irrigation, development and maintenance of vegetation. The design of the system 
shall provide adequate support for the vegetation selected and shal! be an automatic 
drip and low volume spray irrigation systems to establish and sustain good, healthy 
plantings. All proposed irrigation systems shall have an approved rain sensor shutoff 
device. SDMC 142.0403(c)(3)(D) 

e. Maintenance: All required landscape areas shall be maintained by the project owner. 
The landscape areas shall be maintained free of debris and JiHer and all plant material 
shall be maintained in a healthy growing condition. Diseased or dead plant material 
shall be satisfactorily treated or replaced with like kind. 

Per SDMC 142.0413(b)(1} proposed Lawn area is 10% of total Landscaped Area: 
Total Landscape Ar~~_(?_.~-q~_sf.)_:£_1:~/?.~~ed ~~w~~~~@~~~!l: 

DESIGN STATEMENT 
The design intent for this project is to retain existing specimen trees and include 
additional medium scale trees to soften the building structure as well as give the 
project a more human scale within the neighborhood. The plantings were also 
selected for drought tolerance and to respond to the sun exposures around the 
project with respect to their micro-climate and hydro-zone situations. This project 
will have an automated, low volume spray and drip irrigation systems designed with 
respect to their micro-climate and hydro-zone areas. With proper water management 
and maintenance this landscape will be drought tolerant and relatively self~sustaining 
after establishment. 

MINIMUM TREE SEPARATION DISTANCE 
Traffic Signals (Stop signs) 20 feet 
Underground Utility Lines 5 feet 
Above Ground Utility Structures 10 feet 
Driveway (entries) 10 feet 
Intersections 25 feet 
(intersecting curb lines of two streets) 
Sewer lines 10feet 

Pc£X'sr 
~Ng 5tRa 

rrcR 
. Existing Concrete Driveway. 

Proposed Concrete Porch and walk. 
Proposed 3'ht. picket fence. 
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