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CITY OF SEASIDE REGULAR MEETING
PLANNING COMMISSION COUNCIL CHAMBER

440 Harcourt Avenue
Wednesday, May 27, 2015
7:00 PM

PLEASE TURN OFF YOUR CELL PHONES UPON ENTERING THE MEETING

1. CALL TO ORDER 
  
2. ROLL CALL - ESTABLISHMENT OF QUORUM 
  

 

John Owens
Amy Taketomo
Keith Dodson
Michael Lechman
Paul Mugan
Denise Ross 

Chair 
Vice Chair 
Commissioner 
Commissioner 
Commissioner 
Commissioner 

  
3. PUBLIC COMMENT 
  
4. NEW BUSINESS 
  

A. Use Permit Application No. UP-15-03. Joan and Carl Oliver Family Trust c/o Carl 
Oliver, property owner, and Courtney + Le Architects c/o John Le, applicant, 
request Use Permit approval to allow for the expansion of the floor area currently 
being used for beer, wine, and liquor display area in conjunction with the proposed 
Smart & Final retail store expansion located at 1560 Canyon del Rey Boulevard, 
located in the Regional Commercial (CRG) Zoning District.  The project is 
Categorically Exempt, Class 1, Section 15301.e.2.B from the California 
Environmental Quality Act (CEQA) Guidelines 

 

PURPOSE: 
In accordance with Section 17.14.030, Table 2-4 (Allowed Land Uses and Permit 
Requirements for Commercial Zones) of the Seaside Municipal Code, the applicant is 
requesting the approval of a Use Permit to allow for the expansion of the floor area dedicated 
to the off-sale of beer, wine, and liquor in conjunction with the proposed Smart & Final retail 
store expansion at 1560 Canyon Del Rey Boulevard in the Regional Commercial (CRG) 
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Zoning District.

 

RECOMMENDATION: 
Staff recommends approval of Use Permit application No. UP-15-03, granting approval to 
expand the floor area dedicated to the off-sale of beer, wine, and liquor in conjunction with the 
proposed Smart & Final store expansion at 1560 Canyon del Rey Boulevard based on the 
findings and evidence cited in the staff report and subject to the Conditions of Approval 
provided as Attachment 1A - Conditions of Approval.

  

5. OLD BUSINESS 
  
6. REPORTS FROM COMMISSIONERS 
  
7. REPORTS FROM STAFF 
  
8. ADJOURNMENT 

The City of Seaside is an ADA accessible facility and is committed to include the disabled in all of its services, programs 
and activities. Any person who requires accommodation to be able to participate in this meeting is asked to contact the 

office of the City Clerk at 899-6707, no fewer than two business days prior to the meeting to allow for reasonable 
arrangements.

The City Council Chambers is equipped with a portable microphone for anyone unable to come to the podium. Assisted 
listening devices are also available.

Meetings that are held in the City Council Chambers are broadcast live to all Seaside residents on Comcast Channel 25 
and U-verse Channel 99. Meetings are also available through live streaming at: 

http://cvp.telvue.com/player?id=T01629&video=52314&noplaylistskin=1&width=400&height=300  Videos of past 
meetings are available on demand through the City's website: http://www.ci.seaside.ca.us

Agenda-related writings or documents provided during public meetings are available for public inspection during the 
meeting or from the office of the City Clerk. This agenda is posted in compliance with California Government Code 

Section 54954.2(a) or Section 54956.
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CITY OF SEASIDE
STAFF REPORT 

Item No.: 4.A.

TO: Planning Commission
  
BY: Lisa Brinton, Community and Economic Development Services Manager

Diana Ingersoll, Deputy City Manager Resource Management Services
Bob Larsen, Associate Planner
Rick Medina, Senior Planner

  
DATE: May 27, 2015 
  
SUBJECT: Use Permit Application No. UP-15-03. Joan and Carl Oliver Family Trust 

c/o Carl Oliver, property owner, and Courtney + Le Architects c/o John 
Le, applicant, request Use Permit approval to allow for the expansion of 
the floor area currently being used for beer, wine, and liquor display area 
in conjunction with the proposed Smart & Final retail store expansion 
located at 1560 Canyon del Rey Boulevard, located in the Regional 
Commercial (CRG) Zoning District.  The project is Categorically Exempt, 
Class 1, Section 15301.e.2.B from the California Environmental Quality 
Act (CEQA) Guidelines

PURPOSE 
 
In accordance with Section 17.14.030, Table 2-4 (Allowed Land Uses and Permit Requirements 
for Commercial Zones) of the Seaside Municipal Code, the applicant is requesting the approval of 
a Use Permit to allow for the expansion of the floor area dedicated to the off-sale of beer, wine, 
and liquor in conjunction with the proposed Smart & Final retail store expansion at 1560 Canyon 
Del Rey Boulevard in the Regional Commercial (CRG) Zoning District.

RECOMMENDATION 
 
Staff recommends approval of Use Permit application No. UP-15-03, granting approval to expand 
the floor area dedicated to the off-sale of beer, wine, and liquor in conjunction with the proposed 
Smart & Final store expansion at 1560 Canyon del Rey Boulevard based on the findings and 
evidence cited in the staff report and subject to the Conditions of Approval provided as 
Attachment 1A - Conditions of Approval.

BACKGROUND 
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In 1994, a Planned Unit Development allowed for the expansion of the Laguna Grande Shopping
Center.  This expansion included the renovation of the existing K-Mart, H&H Home Center, and
McDonald’s facilities, the reconfiguration of the parking lot, and the installation of new signs. 
Subsequently, Smart & Final and Staples moved into the H&H Home Center building and Home
Depot moved into the K-Mart building.  The Laguna Grande Shopping Center is currently
composed of Smart & Final, Staples, Home Depot, McDonald’s, and a Shell Gas Station.  In
December of 2014, Smart & Final received Board of Architectural Review (BAR) approval to
make façade improvements and changes to their master sign program as part of expansion plans
for the existing store.  In March of 2015, the applicant received BAR approval to amend the
previously approved plans.  The applicant is now requesting use permit approval to expand the
floor area dedicated to the off-sale of beer, wine, and liquor in conjunction with the proposed
Smart & Final store expansion.   

SITE LOCATION AND DESCRIPTION
                                                                                                                       
The project site is located within the Laguna Grande Shopping Center which is on the north side 
of Canyon del Rey Boulevard between Del Monte Boulevard and Highway One.  Smart & Final 
shares a 39,200 square foot building with Staples.  The building sits adjacent to the easterly 
property line of the shopping center and fronts westerly onto the parking lot and the Home Depot 
building.  Further to the east are the rear yards of automotive businesses that front on Del Monte 
Boulevard.  To the south is McDonald’s which fronts on Canyon del Rey Boulevard.  To the 
north is more parking and an exit onto Roberts Avenue.  The Project Site Adjacent Land Use 
Table is provided as Figure 1 below. 
 

Figure 1:  Project Site Adjacent Land Uses
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PROJECT DESCRIPTION 

Smart & Final currently occupies 14,958 square feet of the 39,200 square foot building they share 
with Staples.  Smart & Final plans to expand into the Staples footprint and gain 8,607 square feet 
of floor area.  The expanded Smart & Final store will then increase to 23,565 square feet of total 
floor area.  The building footprint will not change, just the interior common wall between the two 
businesses will move.  The interior width of Smart & Final will increase from 96 feet to 149 feet.  
The proposed interior remodel will not alter the exterior of the Staples store.  The parking ratio is 
the same for a grocery store (Smart & Final) or a general retail store (Staples), therefore the 
parking requirements will not change for the proposed expansion. 

The current Smart & Final layout has approximately 78 lineal feet of beer, wine, and liquor 
displayed along the north wall of the store.  Based upon a two foot three inch deep shelving unit, 
this equates to 175 square feet of retail floor area or 1.2 percent of the 14,160 square feet of total 
retail area of the existing store.  None of this display area is located within refrigerator cases.  The 
aisle at this location is seven feet ten inches wide.  The proposed expanded floor plan introduces 
an entirely new layout for the interior of the store.  Part of the new layout will include a 
relocation of the beer, wine, and liquor display area to the southwest corner of the store.  The new 
layout has approximately 141 lineal feet of beer, wine, and liquor display.  The wine and liquor 
will be displayed on two foot and two foot six inch deep shelving units.  The beer and some of the 
wine will be displayed in a 48 foot long by three foot deep refrigerator case that will be located 
along the south wall.  The new beer, wine, and liquor display will occupy 368 square feet of the 
new retail floor area or 1.9 percent of the 19,071 square feet of total retail area of the store.  The 
aisle width at this new location ranges from five feet eleven inches wide at the front liquor/wine 
display to nine feet six inches wide at the refrigerated beer cases.  The Project Plans are provided 
as Attachment 1: Exhibit “A” – Project Plans.    

The applicant’s Project Description and Operational Statement (Attachment 4) states “Smart & 
Final is a smaller faster warehouse store where businesses and households find great savings on 
quality foods and supplies.  The store offers an assortment of merchandise that is offered at low 
warehouse prices.” “The sale of alcoholic beverage is an incidental part of the store operation and 
is not the primary business of Smart & Final.”  Current business hours for Smart & Final are 6 
AM to 10 PM.  Proposed business hours will be 6 AM to Midnight.

ENVIRONMENTAL REVIEW

This project is exempt from the California Environmental Quality Act pursuant to Class 1, 
Section 15301.e.2.B:  Existing Facilities.  The area in which the project is located is not 
environmentally sensitive.

Evidence: The proposed expansion of on-sale beer, wine, and liquor display area is not located in 
an environmentally sensitive area.
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STAFF ANALYSIS

The property is located in the Regional Commercial (CRG) zoning district.  General retail stores 
5,000 square feet and larger are permitted uses in the CRG zone.  In 1996, when Smart & Final 
originally occupied this space, the ancillary off-sale of beer, wine, and alcohol was a permitted 
use.  In 2006, the Zoning Ordinance was changed to require a use permit for the sale of alcoholic 
beverages in the CRG zoning district.  Accessory alcoholic beverage sales are currently permitted 
in the CRG zone subject to use permit approval (Seaside Municipal Code Section 17.14.030, 
Table 2-4).  Smart & Final currently sells beer, wine, and liquor in their store.  This use permit 
will now allow conditions to be set for the sale of beer, wine, and alcohol at this location.  The 
store will expand its total retail floor area from 14,160 square feet to 19,071 square feet.  The 
proposed expansion of the floor area devoted to the display of beer, wine, and liquor will increase 
from 175 square feet to 368 square feet.  The percentage of retail floor area devoted to the sale of 
beer, wine, and liquor will increase from approximately 1.2 percent to 1.9 percent.

Staff has received no adverse comments regarding this application.    

FINDINGS

Use Permit Findings

In accordance with Seaside Municipal Code Section 17.14.030, Table 2-4, an application for the 
expansion of off-sale beer, wine, and liquor sales shall be filed under the Use Permit process to 
determine whether the following findings can be made concerning the proposed project:

 
1)      The proposed use is allowed within the applicable zone and complies with all other 

applicable provisions of the Zoning Ordinance and the Municipal Code. 

Zoning Ordinance Conformance 

This project is located within the Regional Commercial Zoning District in which the 
accessory retail off-sale of Alcoholic Beverages is permitted with Use Permit approval 
(Seaside Municipal Code Section 17.14.030, Table 2-4).    

2)      The proposed use is consistent with the General Plan and any applicable specific plan.

      Seaside General Plan Conformance

The Seaside General Plan Land Use Designation for the project site is Regional Commercial. The 
land use classification is intended to include large scale commercial development with retail 
and/or service uses of a scale and function to serve a regional market. According to the Seaside 
General Plan, the Regional Commercial land uses are defined as large scale commercial 
development with retail and or service uses of a scale and function to serve a regional market. 
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The proposed project is proposing to expand retail sales of alcoholic beverages within an existing 
Smart & Final retail store.  

3)      The design, location, size, and operating characteristics of the proposed activity are 
compatible with the existing and planned future land uses in the vicinity.

Subject to the recommended Conditions of Approval, the accessory use of alcoholic beverage 
sales is compatible with the primary use of a large retail store in a regional shopping center. 

4)      The site is physically suitable for the type, density and intensity of use being proposed, 
including access, utilities, and the absence of physical constraints.

The project site is served by existing water, wastewater, and electrical infrastructure and 
facilities with adequate capacity to serve the proposed project.  

5)      Granting the permit would not be detrimental to the public interest, health, safety, 
convenience, or welfare, or materially injurious to persons, property, or improvements 
in the vicinity and zone district in which the property is located.

The granting of a use permit will not create significant noise, traffic, or other conditions or 
situations that may be objectionable or detrimental to other permitted uses in the vicinity or 
adverse to the public interest, health, safety, convenience, or welfare of the City.  The Police 
Department has voiced no objection to the use permit request.

ATTACHMENTS
 
1. Att. 1 - Draft Resolution 15-XX
2. Att. 1A - Conditions of Approval
3. Att. 1 Ex. A - Site Plan
4. Att. 1 Ex. A - Existing Floor Plan
5. Att. 1 Ex. A - Proposed Floor Plan
6. Att. 1 Ex. A - Existing and Proposed Front Elevations 
7. Att. 2 - Vicinity Map
8. Att. 3 - Site Photographs
9. Att. 4 - Applicant's Project Description
10. Att. 5 - ABC map for Off-sale Type 20 & 21 licenses
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Attachment 1 

 

PLANNING COMMISSION 

DRAFT RESOLUTION NO. 15-XX 

 

 

 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

SEASIDE, STATE OF CALIFORNIA, APPROVING USE PERMIT NO. UP-15-03 

TO ALLOW  FOR THE EXPANSION OF BEER, WINE, AND LIQUOR 

DISPLAY WITHIN AN EXISTING SMART & FINAL RETAIL STORE IN THE 

REGIONAL COMMERCIAL (CRG) ZONING DISTRICT LOCATED AT 1560 

CANYON DEL REY BOULEVARD (APN 011-561-021). 

 

WHEREAS, Joan and Carl Oliver Family Trust c/o Carl Oliver, property owners, and 

Courtney + Le Archtects c/o John Le, applicant, have filed an application for Use Permit 

approval, UP-15-03, to allow the expansion of beer, wine, and liquor display within an 

existing Smart & Final retail store in the Regional Commercial Zoning District located at 

1560 Canyon del Rey Boulevard (APN 011-561-021); and, 
 

WHEREAS, Section 17.14.030 of the Seaside Zoning Code allows the sale of alcoholic 

beverages in the CRG zoning district subject to use permit approval; and, 
 

WHEREAS, a duly notice public hearing has been held on May 13, 2015; and, 
 

WHEREAS, the Planning Commission reviewed the staff report, received and considered 

oral comments at the public hearing concerning the proposed use and acted to grant 

approval of Use Permit Application No. UP-15-03 on May 13, 2015 in accordance with 

Section 17.14.030, Table 2-4 of the Seaside Zoning Code; and 
 

WHEREAS, the proposed use is Categorically Exempt by Class 1, Section 15301.e.2.B of 

the California Environmental Quality Act (CEQA); therefore, 
 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission adopts the 

following findings approving Use Permit Application No. UP-15-03: 
 

1. The proposed use is allowed within the zone district and complies with all other 

applicable provisions of the Zoning Ordinance and Municipal Code. 
 

Evidence:  The property is located in the CRG zone district.  General Retail 

stores 5,000 square feet and larger are permitted uses.  Alcoholic beverage sales 

are permitted in the CRG zoning district subject to use permit approval (SMCS 

17.14.030; Table 2-4).  
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2. The proposed use is consistent with the General Plan and any applicable Specific 

Plan 
 

Evidence:  The proposed use is consistent with the City’s General Plan 

Implementation Plan LU-2.2.2 Alcoholic Beverage Control.   The retail store 

helps contribute to the livability and economic viability of neighborhood.   
 

3. The design, location, size and operating characteristics of the activity in the use 

permit are compatible with the existing and planned future land uses in the 

vicinity. 
 

Evidence:  Subject to the recommended Conditions of Approval, the expansion of 

alcoholic beverage display area in a retail store is compatible with the 

commercial character of the Laguna Grande shopping Center. 
 

4. Subject to compliance with the Conditions of Approval, granting the use permit 

will not be detrimental to the public interest, health safety, convenience, or 

welfare, or materially injurious to persons, property or improvements in the 

vicinity and zone district in which the property is located. 
 

Evidence:  Subject to the recommended conditions of approval, the expansion of 

existing alcoholic beverage sales within a retail store will not result in a 

detrimental impact on the property or in the vicinity of the property because: no 

alcohol may be consumed on the property, exterior sale, advertising, and/or 

display of alcoholic beverages is prohibited, and Conditions of Approval place 

limits on the container size and sale quantities of certain types of alcoholic 

beverages to prohibit single-unit sales. 

 

 

BE IT FURTHER RESOLVED, the Planning Commission hereby grants Use Permit 

Application No. UP-15-03 subject to the following terms and conditions: 
 

Project Specific: 
 

1. All sales of alcoholic beverages are required to be conducted within the confines of 

the enclosed building. 
 

2. No alcoholic beverages may be consumed on the property. 
 

3. No beer or malt beverage or wine cooler product shall be sold as a single 

container.  These products are required to be sold in manufacturer pre-packaged 

multi-unit containers. 
 

4. No alcoholic beverage tasting is permitted on the premises unless prior approvals 

are obtained from the State of California Department of Alcoholic Beverage 

Control and the City of Seaside, Resource Management Services Department. 
 

5. No exterior signs or other forms of advertising promoting or indicating availability 

of alcoholic beverage products are permitted.   
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6. Hours permitted for the off-sale of beer, wine, and liquor are limited to 6:00 AM to 

Midnight daily unless otherwise approved by the City of Seaside, Resource 

Management Services Department. 

 

7. Wine will not be sold in bottles or containers smaller than 750 milliliters and 

spirits (hard liquor) will not be sold in bottles or containers smaller than 200 

milliliters.  

 

Standard: 
 

1. Except as modified by required conditions of approval, plans submitted for a 

building permit must be in compliance with the plans stamped “Received Seaside 

Community Development Department dated March 2, 2015” and titled “Proposed 

Fixture Plan” and provided as Attachment 1A. 
 

2. The applicant agrees as a condition and in consideration of the approval of this 

discretionary permit that it will defend, indemnify and hold harmless the City of 

Seaside or its agents, officers and employees from any claim, action or proceeding 

against the City or its agents, officers or employees to attack, set aside, void or 

annul this approval.  The applicant will reimburse the City for any court costs and 

attorney’s fees, which the City may be required by a court to pay as a result of 

such action. City may, at its sole discretion, participate in the defense of such 

action; but such participation shall not relieve applicant of his obligations under 

this condition.  The City shall promptly notify the applicant of any such claim, 

action, or proceeding, and the City shall cooperate fully in the defense thereof. 
 

3. Any proposed future development or change in use shall comply with the 

requirements of the Fire, Health, Planning, Code Enforcement, Building and 

Public Works Departments. 

 

4. The proposed project shall comply with the applicable requirements of the 

Monterey Peninsula Water Management District for the installation of any new 

water fixtures and landscape irrigation equipment.   
 

5. The issuance of building permits involving the installation of new water shall be 

subject to the availability of an adequate supply of water and sewer capacity to 

serve the project. 
 

6. Water conservation fixtures shall be provided in the project. 
 

7. The permit shall have no force or effect unless and until accepted, and the terms 

thereof agreed to, in writing, by the applicant and property owner within fifteen 

(15) days from the date of its approval.  
 

8. Use permit approval will become null and void if any required building permit is 

not obtained within one (1) year from the date of approval. 
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9. For purposes of assuring compliance, the applicant, agents, representatives or 

their assignees agree not to deny or impede access to the subject property by City 

employees in the performance of their duties. 
 

 

PASSED AND ADOPTED at the regular meeting of the Planning Commission of the City 

of Seaside, State of California, on the 13th day of May, 2015, by the following vote: 

  

AYES:    

NOES:   

ABSENT:   

ABSTAIN:      

 

______________________________ 

       John Owens, Chairperson 

 

ATTEST: 

 

___________________________ 

Planning Commission Secretary 
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Attachment 1 

  

Conditions of Approval 

File UP-15-03 

May 27, 2015 

 

Project Specific:  

 

 

1. All sales of alcoholic beverages are required to be conducted within the confines of the 

enclosed building. 
 

2. No alcoholic beverages may be consumed on the property. 
 

3. No beer or malt beverage or wine cooler product shall be sold as a single container.  These 

products are required to be sold in manufacturer pre-packaged multi-unit containers. 
 

4. No alcoholic beverage tasting is permitted on the premises unless prior approvals are 

obtained from the State of California Department of Alcoholic Beverage Control and the 

City of Seaside, Resource Management Services Department. 
 

5. No exterior signs or other forms of advertising promoting or indicating availability of 

alcoholic beverage products are permitted.   
 

6. Hours permitted for the off-sale of beer, wine, and liquor are limited to 6:00 a.m. to 

midnight daily unless otherwise approved by the City of Seaside, Resource Management 

Services Department. 

 

7. Wine will not be sold in bottles or containers smaller than 750 milliliters and spirits (hard 

liquor) will not be sold in bottles or containers smaller than 200 milliliters.  

 

Standard: 
 

1. Except as modified by required conditions of approval, plans submitted for a building 

permit shall substantially conform to the plans approved for discretionary permits for this 

project. 
 

2. The applicant agrees as a condition and in consideration of the approval of this 

discretionary permit that it will defend, indemnify and hold harmless the City of Seaside 

or its agents, officers and employees from any claim, action or proceeding against the 

City or its agents, officers or employees to attack, set aside, void or annul this approval.  

The applicant will reimburse the City for any court costs and attorney’s fees, which the 

City may be required by a court to pay as a result of such action. City may, at its sole 

discretion, participate in the defense of such action; but such participation shall not 

relieve applicant of his obligations under this condition.  The City shall promptly notify 

the applicant of any such claim, action, or proceeding, and the City shall cooperate fully 

in the defense thereof. 
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3. Any proposed future development or change in use shall comply with the requirements of 

the Fire, Health, Planning, Code Enforcement, Building and Public Works Departments. 

 

4. The proposed project shall comply with the applicable requirements of the Monterey 

Peninsula Water Management District for the installation of any new water fixtures and 

landscape irrigation equipment.   
 

5. The issuance of building permits involving the installation of new water shall be subject 

to the availability of an adequate supply of water and sewer capacity to serve the project. 
 

6. Water conservation fixtures shall be provided in the project. 
 

7. The permit shall have no force or effect unless and until accepted, and the terms thereof 

agreed to, in writing, by the applicant and property owner within fifteen (15) days from the 

date of its approval.  
 

8. Use permit approval will become null and void if any required building permit is not 

obtained within one (1) year from the date of approval. 
 

9. For purposes of assuring compliance, the applicant, agents, representatives or their 

assignees agree not to deny or impede access to the subject property by City employees 

in the performance of their duties. 

 

 

 

 

 

 

 

 

USE PERMIT APPLICATION NO. UP-15-03 

 

This permit is hereby accepted upon the express terms and conditions hereof, and shall have no 

force or effect unless and until agreed to, in writing, by the applicant and property owner(s).   

 

The undersigned hereby acknowledge the approved terms and conditions and agree to fully conform 

to, and comply with, said terms and conditions within the time frames approved by the City of 

Seaside Planning Commission. 

 

 

______________________________________   ________________ 

Applicant's Signature         Date 

 

 

_____________________________________   ________________ 

 Property Owner’s Signature        Date
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PROJECT DATA CORE +
MIN.

Liquor Location - Existing

LEGEND:

Liquor Shelving = 78 lf

Liquor Sales Area Calculation
Total Wine and Liquor Shelving

2'-3" x 78'-0" = 175.50 sf

Percentage of Liquor Area to Sales Area
175 sf / 14,160 sf = 0.0123 or 1.2%
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Liquor Location - Proposed

LEGEND:

Liquor Shelving = 141 lf

Liquor Area Calculation
Refrigerated Beer Case

3'-6" x 48'-6" = 89.29 sf
Wine and Liquor Shelving

2'-3" x 20'-0" = 45.00 sf
4'-0" x16'-2" = 64.67 sf
2'-3" x 15'-0" = 33.75 sf
2'-3" x 11'-3" = 25.31 sf
2'-3" x 13'-6" = 30.37 sf

Total Liquor Area     367.10 sf or 368 sf

Percentage of Liquor Area to Sales Area
368 sf / 19,071 sf = 0.0192 or 1.9%
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Attachment  1 Exhibit “A”  

  

1560 Canyon del Rey Boulevard 

Existing and Proposed Front Elevations 

 

 

Packet Page 18                



Packet Page 19                



Attachment 3 

Site Photographs    Smart & Final    1560 Canyon del Rey 
 

 

 
 

Front Elevation from parking lot 
 

 

 
 

Front and North elevation from the parking lot 
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