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City of Phoenix

PLANNING AND DEVELOPMENT DEPARTMENT

Staff Report: Z-71-17-8
February 6, 2018

South Mountain Village Planning February 13, 2018

Committee Hearing Date

Planning Commission Hearing Date March 1, 2018

Request From S-1(23.29 acres)

Request To R1-8 (23.29 acres)

Proposed Use Single-family residential

Location Northeast corner of 23rd Avenue
alignment and Baseline Road

Owner Mundall Family, LLC

Applicant/Representative Stephen C. Earl - Earl, Curley & Lagarde

Staff Recommendation Approval, subject to stipulations

General Plan Conformity

Residential 1 to 2 dwelling units per acre (10.95 acres)
General Plan Land Use Residential 2 to 3.5 dwelling units per acre (12.34 acres)
Designation Residential 3.5 to 5 dwelling units per acre (23.29 acres)
(Pending) (GPA-SM-4-17)
Street' Map. Baseline Road Major Arterial gtSretthO feet north half
Classification 23rd Avenue Local 0 feet dedicated

CONNECT PEOPLE AND PLACES; OPPORTUNITY SITES; LAND USE PRINCIPLE:
Support reasonable levels of increased intensity, respectful of local conditions
and surrounding neighborhoods.

The proposed zoning district is consistent with the scale and character of existing
residential development in the surrounding area.
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CONNECT PEOPLE AND PLACES; COMPLETE STREETS; DESIGN PRINCIPLE:
Design areas adjacent to scenic corridors to honor the natural setting of the area.

The subject site is adjacent to the Baseline Road Scenic Corridor. As stipulated, the
proposal includes a multi-use trail, enhanced landscape setback, and design elements
that are consistent with the rural and agricultural character of properties in the
surrounding area.

CONNECT PEOPLE AND PLACES; CANALS & TRAILS; DESIGN PRINCIPLE:
Provide multi-use trail connections where appropriate.

As stipulated, the proposal includes a 10-foot multi-use trail located within a multi-use
trail easement that will allow future connections to existing trail segments along
Baseline Road.

CELEBRATE OUR DIVERSE COMMUNITIES & NEIGHBORHOODS; CERTAINTY &
CHARACTER; DESIGN PRINCIPLE: Promote neighborhood identity through
planning that reinforces the existing landscaping and character of the area. Each
new development should contribute to the character identified for the village.

As stipulated, the proposal includes enhanced design elements regarding landscaping,
entry monuments, fencing, and signage that are consistent with the rural and
agricultural character of the area and the goals of the Rio Montafia Area Plan.

CELEBRATE OUR DIVERSE COMMUNITIES & NEIGHBORHOODS; CLEAN
NEIGHBORHOODS; LAND USE PRINCIPLE: Facilitate the acquisition of vacant,
underutilized and blighted parcels for appropriate redevelopment, compatible
with the adjacent neighborhood character and adopted area plans.

The proposal would allow the development of an underutilized parcel with single-family
residential housing compatible with the land use pattern and character of the
surrounding area.

Area Plans

Rio Montafia Area Plan

The site is located within the boundaries of the Rio Montafia Area Plan. The Rio
Montafia Area Plan was adopted by the Phoenix City Council in 2000 and articulates a
vision for development within the plan area including detailed design guidelines for
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single-family, multifamily, and commercial development. Please see Background Iltem
#'s 7 and 8 for a discussion of these elements. The Rio Montafia Area Plan is not
regulatory.

The Rio Montafia Proposed Land Use Plan designates the subject site for residential
land uses at 0 to 2 dwelling units per acre on the southern portion of the site and 2 to
3.5 dwelling units per acre on the northern portion of the site. While the request is
consistent with the proposed residential land use, the proposed density exceeds that
identified in the plan. In the staff report for the companion General Plan amendment
request GPA-SM-4-17-8, staff contends that the proposed land use designation of
Residential 3.5 to 5 dwelling units per acre is consistent with the existing land use
pattern in the surrounding area and appropriate for a location along a major arterial
street in close proximity to a major commercial shopping center.

Tree & Shade Master Plan
See Background Item #9.

Complete Streets Guiding Principles
See Background ltem #9.

Surrounding Land Uses/Zoning
Zoning Land Use
On Site | S-1 Single-family home, Agricultural uses
North R1-10 Single-family residential
South S-1 (Approved R1-10) Single-family residential
East S-1 Agricultural uses, Trucking company
West S-1 Single-family home, agricultural uses

Background/Issues/Analysis

1. This request is to rezone approximately 23.29 acres located at the northeast corner of
the 23rd Avenue alignment and Baseline Road from S-1 (Ranch or Farm Residence
District) to R1-8 (Single-Family Residence District) to allow single-family residential.
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2.

The subject site is designated
Residential 1 to 2 dwelling units per
acre (10.95 acres) and Residential 2 to
3.5 dwelling units per acre (12.34
acres) on the General Plan Land Use
Map. General Plan Amendment Case
GPA-SM-4-17-8 is being processed
concurrently as a companion case to
amend the General Plan Land Use map
designation to Residential 3.5 to 5
dwelling units per acre. Staff has
recommended approval of the General
Plan amendment request.

The subject site is comprised of one parcel with street frontage along Baseline Road.
The 23rd Avenue alignment runs along the entire west perimeter. As a condition of
approval, the developer will dedicate 30 feet of right-of-way for the east half of 23rd
Avenue. This is addressed in Stipulation #8. Vehicular access to the site is proposed

W BASELINERD

Residential 3.5 to 5 units per acre pending).

from two access points along 23rd Avenue.

The subject site contains one single-family residence located on the southern portion of
the site adjacent to Baseline Road. The remamder of the S|te IS vacant and has been

utilized for agricultural purposes. The
site is zoned S-1 (Ranch or Farm
Residence District).

¢ Adjacent to the subject site to
the north are single-family
homes zoned R1-10.

¢ Adjacent to the subject site to
the east is vacant land used for
agricultural purposes zoned S-1.

e South of the subject site, across
Baseline Road, are single-family
homes zoned S-1 (Approved
R1-10).

Slte is deS|gnated for ReS|dent|aI 1 to 2 units p'er' acre
and Residential 2 to 2.5 units per acre (Request for
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e Adjacent to the subject site to the west is a single-family home with accessory
agricultural uses zoned S-1.

SITE PLAN, LANDSCAPE PLAN, & EXHIBITS

5.

The conceptual site plan proposes 115 single-family residential lots for a density of 4.98
dwelling units per acre. The average lot size is 45 feet in width and 115 feet in depth.
The R1-8 zoning district permits single-family residential homes at a maximum height of
two stories and 30 feet. Stipulation #1 limits all lots along the north property line to a
maximum height of 1 story and 16 feet. This stipulation is intended to mitigate the
visual impacts of building height on existing single-family residential homes north of the
subject site.

—~

Common open space is centralized, with homes to the north and south having adjacent
rear yards. Approximately 15.59% of the gross project area is dedicated to open space.
Stipulation #3.a requires the centralized open space area, as depicted on the
Conceptual Landscape Plan, to have a minimum area of 1.40 acres. This stipulation is
intended to allow the centralized open space to maximize accessibility for all residents
within the project boundaries.

The street layout includes access from two gated access points along 23rd Avenue,
with one providing egress only. The proposal will include the dedication and
construction of the east half-street of 23rd Avenue, which will provide a connection to
23rd Avenue to the north. This is addressed in Stipulation #'s 8 and 9. These
stipulations will help to promote connectivity in the surrounding area by completing a
connection along 23rd Avenue between Vineyard Road to the north and Baseline Road
to the south.

Staff stipulations do not require general conformance to the site plan because individual
stipulations are proposed that directly address conditions that exceed Zoning Ordinance
requirements including enhanced landscape setbacks, a multi-use trail along Baseline
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Road, area of the centralized open space, the diversity of amenities, pedestrian
pathways, and detached sidewalks.

6. The applicant did submit conceptual elevations with the proposal. Staff stipulations do
not require general conformance to these elevations because the property is subject to
the Single-Family Design Review process and the elevations do not exceed the design
requirements of this process.

Single-Family Design Review is required for all single-family detached developments
where 10% or more of the lots are equal to or less than 65 feet in width. The design
guidelines evaluated in this review address building elements including, but not limited
to, buildings’ relationship to the street, driveway orientation, street orientation, housing
diversity, color diversity, roof diversity, building materials, plant palettes, exterior
detailing, and garage treatment.

7. The conceptual landscape plan includes double-rows of trees along 23rd Avenue and
Baseline Road, additional trees along internal streets where adjacent to landscape
tracts, and within a pedestrian pathway along the southern perimeter providing access
to Baseline Road. Additionally, a double-row of trees is provided along Baseline Road,
along both sides of a multi-use trail located within a 50-foot landscaped setback. The
conceptual landscape plan also includes 3.78 acres of open space, with the majority
concentrated in the center of the site. The centralized open space contains a
meandering, 5-foot wide sidewalk landscaped with trees along its edges. Additional
proposed amenities in this area include ramadas, play structures, and a variety of
recreational options including horseshoe courts.

These features are all individually addressed in staff stipulations:

e Stipulation #2 requires the developer to provide a minimum landscape setback of
50 feet along Baseline Road. The increased setback is consistent with prior
zoning approvals along the Baseline corridor in the surrounding area and with the
intent of the Scenic Corridor designation for Baseline Road in this area. The
stipulation allows the landscape setback to be reduced to 47 feet for up to 50% of
this frontage. This portion of the stipulation is intended to allow a staggered
perimeter fence, consistent with the design guidelines of the Rio Montafa Area
Plan.

e Stipulation #3 requires general conformance to the conceptual landscape plan.
This stipulation also requires specific regard to the provision of a minimum of five
different amenities in the centralized open space. The stipulation is intended to
ensure a diversity of amenities while allowing flexibility in the total number of
individual amenities.

e Stipulation #4 requires the developer to provide a pedestrian pathway with a
minimum width of 10 feet within 400 feet of the southeast corner of the site to
provide access to Baseline Road. This stipulation is intended to promote
walkability by providing direct pedestrian access to the multi-use trail system
located along Baseline Road.
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e Stipulation #7 requires the developer to provide a multi-use trail within a 30-foot
multi-use trail easement along Baseline Road. The trail will provide connectivity
to existing segments of the multi-use trail developed along Baseline Road in the
surrounding area.

8. In addition to the Conceptual Landscape Plan, the applicant provided exhibits that
clearly illustrate design elements for the centralized open space, fences, and entry
features. Stipulation #3 requires general conformance to all of the following exhibits:

e The Conceptual Amenity Area Plan provides a more detailed layout of proposed
site amenities.

e The Conceptual Wall Details and Conceptual Gate and Ramada Elevations
contain designs for fences and gates which include theme walls for use at the
project perimeter, partial view walls for locations adjacent to active common open
space, rail fences to be located near project entries, and pedestrian gates. The
fence designs incorporate a variety of materials including wood, stone veneer,
split-face block, multiple colors, and an open design that support and promote a
rural and agricultural character consistent with the goals of the Rio Montafia Area
Plan. These design elements are also employed in the design for the ramada to
be located in the centralized open space.

e The Conceptual Entry Monument and Theme Wall plan also incorporates a rural
aesthetic through the use of wood, stone veneer, tube steel framing, and an open
wooden awning.

9. The Tree & 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, staff stipulations require that sidewalks along 23rd Avenue and
Baseline Road be detached with a minimum five-foot wide landscaped strip located
between the sidewalk and back of curb and include minimum two-inch caliper shade
trees planted a minimum of 20 feet on center or equivalent groupings along both sides
of the sidewalk.

Along internal private streets and tracts, sidewalks shall be detached with a minimum
three-foot wide landscaped strip located between the sidewalk and back of curb, except
that the sidewalk may be attached to the curb if detaching the sidewalk in this manner
would decrease the usable width of a landscape tract adjacent to the back of the
sidewalk to less than five feet. The three-foot wide landscaped strip would allow
planting of shrubs along internal streets. The allowance for attached sidewalks in areas
adjacent to landscape tracts is intended to preserve a minimum five-foot wide area in
these locations which is the minimum recommended width to allow trees to be planted
in these areas.

This design is consistent with the City Council adopted Guiding Principles for Complete
Streets, one tenet of which is to make Phoenix more walkable. The stipulations are
intended to provide a safe and inviting pedestrian environment that encourages
walkability and thermal comfort. This is addressed in Stipulation #'s 5 and 6.
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DEPARTMENT COMMENTS

10.

11.

12.

13.

14.

15.

The Phoenix Fire Department indicated that they do not anticipate problems with this
case and that the site and/or buildings shall comply with the Phoenix Fire Code.

Floodplain Management indicated that the parcel is not in a Special Flood Hazard Area
(SFHA), but is located in a Shaded Zone X, on panel 2215 L of the Flood Insurance
Rate Maps (FIRM) dated February 10, 2017.

The Parks and Recreation Department requires the developer to dedicate a 30-foot
wide multi-use trail easement (MUTE) along the north side of Baseline Rd and construct
a multi-use trail (MUT) within the easement as indicated in section 429 of the City of
Phoenix MAG Supplement. This is addressed in Stipulation #7.

The Street Transportation Department requires the developer to dedicate 30 feet of
right-of-way for the east half of 23rd Avenue and provide ADA-compliant street
improvements. This is addressed in Stipulation #'s 8 and 9.

The Water Services Department indicated that the site is surrounded with existing water
and sewer mains that can potentially serve the development.

The Public Transit Department has no concerns regarding the request.

MISCELLANEQOUS

16.

17.

The site is located in a larger area identified as being archaeologically sensitive. If
further review by the City of Phoenix Archaeology Office determines the site and
immediate area to be archaeologically sensitive, and if no previous archaeological
projects have been conducted within this project area, it is recommended that
archaeological Phase | data testing of this area be conducted. Phase Il archaeological
data recovery excavations may be necessary based upon the results of the testing. A
gualified archaeologist must make this determination in consultation with the City of
Phoenix Archaeologist. In the event archaeological materials are encountered during
construction, all ground disturbing activities must cease within a 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 #'s 10,
11, and 12.

Development and use of the site is subject to all applicable codes and ordinances.
Zoning approval does not negate other ordinance requirements. Other formal actions
such as, but not limited to, zoning adjustments and abandonment may be required.
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Findings

1.

The proposal is not consistent with the General Land Use Map designation of
Residential 1 to 2 dwelling units per acre. However, a companion General Plan
amendment request (GPA-SM-4-17-8) for a designation of 3.5 to 5 dwelling units
per acre is being processed concurrently.

As stipulated, the proposal is consistent with the desired character and goals of
the Rio Montafa Area Plan.

As stipulated, the proposal is consistent with the character of existing development
in the surrounding area.

Stipulations

1.

All lots along the north property line shall be limited to a maximum height of one
story and 16 feet, as approved by the Planning and Development Department.

A minimum landscape setback of 50 feet shall be provided along the south
property line, adjacent to Baseline Road. The landscape setback may be reduced
to 47 feet for up to 50% of this frontage for the purpose of staggering the perimeter
theme wall, as approved by the Planning and Development Department.

The development shall be in general conformance with the Conceptual Landscape
Plan, Conceptual Amenity Area plan, Conceptual Wall Details, Conceptual Gate
and Ramada Elevations, and Conceptual Entry Monument and Theme Wall plan,
date stamped January 25, 2018 with specific regard to the following, as approved
by the Planning and Development Department:

a. The centralized open space area as depicted on the Conceptual Landscape
Plan shall have a minimum area of 1.40 acres.

b. A minimum of five different amenities shall be provided as depicted on the
Conceptual Landscape Plan, or similar amenities, as approved by the
Planning and Development Department.

The developer shall provide a pedestrian pathway with a minimum width of 10 feet
within 400 feet of the southeast corner of the site to provide access to Baseline
Road, as approved by the Planning and Development Department.

Sidewalks along 23rd Avenue and Baseline Road shall be detached with a
minimum five-foot wide landscaped strip located between the sidewalk and back
of curb and shall include a minimum two-inch caliper shade trees planted a
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minimum of 20 feet on center or equivalent groupings along both sides of the
sidewalk, as approved by the Planning and Development Department. The
landscape strip shall be installed by the developer and maintained by the
homeowner’s association.

All sidewalks along internal private streets and tracts shall be detached with a
minimum three-foot wide landscaped strip located between the sidewalk and back
of curb as approved by the Planning and Development Department, except that
the sidewalk may be attached to the curb if detaching the sidewalk in this manner
would decrease the usable width of a landscape tract adjacent to the back of the
sidewalk to less than five feet. Any landscape strip installed between the curb and
detached sidewalk shall be installed by the developer and maintained by the HOA.

The developer shall dedicate a 30-foot wide multi-use trail easement (MUTE)
along the north side of Baseline Road and construct a multi-use trail within the
easement as indicated in Section 429 of the City of Phoenix MAG Supplement,
and as approved by the Parks and Recreation Department and Planning and
Development Department.

STREETS

8.

The developer shall dedicate 30 feet of right-of-way for the east half of 23rd
Avenue, as approved by the Planning and Development Department.

The developer shall construct all streets within and adjacent to the development
with paving, curb, gutter, sidewalk, curb ramps, streetlights, median islands,
landscaping and other incidentals, as per plans approved by the Planning and
Development Department. All improvements shall comply with all ADA
accessibility standards.

ARCHAEOLOGY

10.

11.

12.

If determined necessary by the Phoenix Archaeology Office, the applicant shall
conduct Phase | data testing and submit an archaeological survey report of the
development area for review and approval by the City Archaeologist prior to
clearing and grubbing, landscape salvage, and/or grading approval.

If Phase | data testing is required, and if, upon review of the results from the
Phase | data testing, the City Archaeologist, in consultation with a qualified
archaeologist, determines such data recovery excavations are necessary, the
applicant shall conduct Phase Il archaeological data recovery excavations.

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

Exhibits

Sketch Map

Aerial

Conceptual Landscape Plan date stamped January 25, 2018

Conceptual Amenity Area Plan date stamped January 25, 2018

Conceptual Wall Details date stamped January 25, 2018

Conceptual Gate and Ramada Elevations date stamped January 25, 2018
Conceptual Entry Monument and Theme Wall plan date stamped January 25, 2018



R .

——— —
2615  [2607]2533(2520|2523]2519]25|
611

6705

6709

6711

7006
7010
014

. 32%»[?;8 °

6305

2140 | 2141

2139

172112
o

6320

[ | o
s} |

6910 o

[ L

RN

N

oz 6923
oo | fo]

7008 |
7012_|

Toce
Toce
EEET
Tres
o7

7/106

7110

[
14 s
718 v

22

S-“Hﬁq HHEE fs
Y I P P
fead fezd
| ( T U
= | R1-10
—— F—
= | 7] Z1127-02
‘ =Y we
e
oo e f
e | mg . C-2 > TR
a00| 7406 \ E - X foz1 |~ e [
S ED=EnET 0 a0z S e
16| 2 Z-128-05 =
7ie 3 77 | 7416 *
Tats 2 C-2 00
w7 e ~] 721 ‘ 7420 e ) 8 v
s | L "
- M] - a0 0| Z-7T2-15
Tz w 2518 | 2514 7435 S I
7424 2 e | — 27 - ‘e_-z.*l |
ot0 R 2 o o e 550 Z-36-06
Cc-1 2030 210 1070 1960 ] 1802
a0
2-127-02 | = | = C-2
B ) [
- W-BASEL=IN
lzu/ R 1947 a
c2* 1 f
|
|
/
/

760 380 0

( City of Phoenix
PLANNING AND DEVELOPMENT DEPARTMENT

760
SOUTH MOUNTAIN VILLAGE
CITY COUNCIL DISTRICT: 8

1843

S-1 |
Z-96-97— |

7824

1828 2017 [ 2013|2009 | 2005

» |

PHO3-11 |||

ENTRALAVE
32ND ST
40TH ST
48TH ST

27TH AVE
QTH AVE
1
7TH ST
)IGTH ST
$24TH ST
17
Hhl

7THAVE

— -10
BROADWAY RD '
SOUTHERN AVE r
BASELINE RD
S
N
DOBBINS RD
)N

Z-71-17

APPLICANT'S NAME:

Stephen C. Earl -Earl, Curley & Lagarde

REQUESTED CHANGE:

FROM:

S-1(23.29 a.c.)

APPLICATION NO. Z-71-17

DATE:

11/16/2017

REVISION DATES:

12/04/2017

GROSS AREA INCLUDING 1/2 STREET
AND ALLEY DEDICATION IS APPROX.

23.29 Acres

AERIAL PHOTO &
QUARTER SEC. NO.

QS 1-24

ZONING MAP

D-7

o R1-8(23.29 a.c.)

MULTIPLES PERMITTED CONVENTIONAL OPTION * UNITS P.R.D. OPTION
S-1 23 N/A
R1-8 100 128

* Maximum Units Allowed with P.R.D. Bonus

R:\IS_Team\Core_Functions\Zoning\sketch_maps\2017\Z-71-17.mxd



Feet
760 380 0 760
SOUTH MOUNTAIN VILLAGE

CITY COUNCIL DISTRICT: 8

( City of Phoenix
PLANNING AND DEVELOPMENT DEPARTMENT

ENTRALAVE
48TH ST

w 5 ©
w w 2EB B B o £
> = T T - T Z 4
I Eok B E 8
E E AT ] j_
”_:/ ™ 110
BROADWAY RD 11
soumrern ave L T
BASELINE RD
\L\ [ 11 ! rr 7
DOBBINS RD I \\\ 11
Z-71-17

APPLICANT'S NAME:

Stephen C. Earl -Earl, Curley & Lagarde

REQUESTED CHANGE:

FROM:
S-1(23.29 a.c.)
DATE: 11/16/2017
APPLICATION NO. Z-71-17 116120
12/04/2017
GROSS AREA INCLUDING 1/2 STREET
AND ALLEY DEDICATION IS APPROX. AERIAL PHOTO & ZONING MAP
QUARTER SEC. NO.
MULTIPLES PERMITTED CONVENTIONAL OPTION * UNITS P.R.D. OPTION
S-1 23 N/A
R1-8 100 128

* Maximum Units Allowed with P.R.D. Bonus

R:AIS_Team\Core_Functions\Zoning\sketch_maps\2017\Z-71-17.mxd



N mOC._.Im,_»Z AVE. /

40 39 38 37 36 35 34 33 32 31 30 29 28 27 26 24 23 22 21 20
L.3 m
||||| . 19 __
N L.14 xww _m
\ . :
— __
4 | |
69 *_ / L.5 2 __
| | w
| :
_ Il
68 | _ |
| : i
o & i
67 | _ > 1R
| it
| | (e i
s
oy | S
65 | | o)
| 1 <
i | 14 ___
il | .
64 | | | £
_ i - |
il | 13 L
| :
_ | I
S _ 1 <
| : |
T e > 12 |
62 | | !
| | :
a 1 |
L.15 61 _ | ___
; | p
A £
10 L.5 _h
7 I
\ __
= |
L5 __
9 - — L1
7 8 7 m
L7 _ L.15 __
) . _M_
e e L

23RD AVENUE

SCALE: 1"

= 50’

LANDSCAPE LEGEND
& SCHEDULE

BOTANICAL NAME

SYMBOL  cOMMON NAME
TREES SIZE
PISTACIA X 'RED PUSH' 2" CAL.
RED PUSH PISTACHE
ULMUS PARVIFOLIA 2" CAL.
SEMPEVIRENS
ELM TREE
CHITALPA TASHKENTENSIS 2" CAL.
CHITALPA
LARGE SHRUBS SIZE
(> TECOMA X 'ORANGE JUBILEE' 5 GAL.
ORANGE JUBILEE
@ DODONEA VISCOSA 'PURPUREA' 5 GAL.
PURPLE HOPSEED BUSH
SHRUBS SIZE
() LEUCOPYLLUM LANGMANIAE 5 GAL.
'LYNNS LEGACY'
LYNNS LEGACY SAGE
© NERIUM OLEANDER 5 GAL.
'PETITE PINK'
PETITE PINK OLEANDER
© EROMOPHILA MACULATA 5 GAL.
'VALENTINE'
VALENTINE BUSH
© RUELLIA BRITTONIANA 5 GAL.
RUELLIA
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CORAL FOUNTAIN
ACCENTS SIZE
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TURF BORDER SIZE
CONCRETE 6" x 6"
“N\—| TURF HEADER
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TOP DRESSING SIZE
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| EXPRESS CARMEL ANGULAR
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