PLANNING COMMISSION
AGENDA REPORT JL.6

MEETING DATE: JANUARY 14, 2008 ITEM NUMBER:

SUBJECT: PLANNING APPLICATION PA-07-47
2828 HARBOR BOULEVARD

DATE: JANUARY 3, 2008
FOR FURTHER INFORMATION CONTACT: WENDY SHIH, ASSOCIATE PLANNER (714) 754-5136

PROJECT DESCRIPTION

The applicant is requesting approval of a conditional use permit to construct a new
15,740 square-foot automobile sales facility (to replace two existing sales/administration
buildings totaling 12,987 square feet) with a variance from maximum allowable building
height (30 feet permitted; 39 feet-6 inches proposed).

APPLICANT
Steve Kay is the authorized agent for property owner Connell Properties.

RECOMMENDATION

Approve by adoption of Planning Commission resolution, subject to conditions.

\()(L,@Wwo Wg& s VW—

WENDY SHIH KIMBERLY BRANDIT, AICP
Associate Planner Asst. Development Services Director




PLANNING APPLICATION SUMMARY

Location: 2828 Harbor Boulevard Application: PA-07-47

Request:  Conditional use permit to construct a new 15,740 square-foot automobile sales
facility (to replace two existing sales/administration buildings totaling 12,987 square
feet) with a variance from maximum allowable building height (30 feet permitted; 39
feet-6 inches proposed).

SUBJECT PROPERTY': SURROUNDING PROPERTY:

Zone: C1 (Local Business District)  North: C1 (auto dealership)

General Plan: General Commercial South: C1 (commercial) and R3 (Apartments)
Lot Dimensions: _Irregular East: P (leased parking lot from OCC})

Lot Area: 5 acres West: C1 (commercial)

Existing Dev.: Two sales/administration buildings totaling 12,987 sq.ft. (to be demolished)
and 20,972 sq.ft. service building (to remain).

DEVELOPMENT STANDARD COMPARISON (EXISTING BUILDING)

Development Standard Required/Allowed Proposed/Provided
Lot Size: 12,000 sq.ft. 212,552 sq.ft.
Floor Area Ratio .30 (63,765 sq.ft.} 17 (36,712 sq.ft.)
(Moderate Traffic): maximum
Building Height: 2 stories/30 ft. 2 stories/39 ft.-6 in.’
Sethacks (new building):
Front (Harbor Boulevard) 20 ft. 125 ft.
Interior Sides (left/right} 0 ft./15 ft. 0 ft./133 fi.
Rear 0 ft. 30 ft. to existing service bldg.
Parking:
Standard 82 87
Handicapped 4 4
TOTAL: 86" 91
CEQA Status: Exempt (Class 32)
Final Action: Planning Commission
1 Variance requested.
2 Existing, nonconforming parking of 75 spaces; 86 spaces required with 2,753 sq.ft. net increase.



APPL. PA-07-47

BACKGROUND

The subject property is located near the northeast comer of Adams Avenue and Harbor
Boulevard. The lot is zoned C1 (Local Business District) with a General Plan designation
of General Commercial. It contains two sales/administration buildings totaling 12,987
square feet and a 20,972 square-foot service building for Connell Chevrolet.

The applicant proposes to demolish the sales and administration buildings and replace
them with a new two-story, 15,740 square-foot building. The existing service building
will remain and will be painted and screened from view from Harbor Boulevard by new
8-foot high block wall and landscaping.

A conditional use permit (CUP) is required for expansion of the automobile sales and a
variance is required to exceed the 30-foot building height limit by 9 foot-6 inches. (This
request was originally noticed for a 35-foot building height. Although the request is
modified to allow an additional 4 feet-6 inches, staff has proceeded since this is still
substantially the same request.)

ANALYSIS
CONDITIONAL USE PERMIT

The applicant states that the existing site, developed in 1965, has become congested
and the facility outdated. The proposed building will contain a showrcom/reception
area, information and customer consultation areas, service area with individual advisor
offices, customer waiting area with large screen entertainment, reading and child play
areas, and laptop/internet connection, along with offices and conference rooms.
Customer parking will be expanded and placed in front of the new building.
Approximately 3,300 square feet of landscaping will also be added to the interior of the
property to soften and complement the new building. The site will retain its existing
access points and vehicle display areas along Harbor Boulevard and Adams Avenue.

With exception of the requested building height variance (discussed below}, the
proposed construction complies with all applicable commercial development standards.
The increased building size is still below the allowable floor area ratio (FAR) standards
(.30 allowed; .17 with both buildings proposed) and its location allows for adequate on-
site circulation and additional customer parking spaces.

It is staffs opinion that the proposal provides an upgrade to the existing property
without negatively impacting surrounding properties. No impacts to the apartment
complex across Adams Avenue are anticipated since the proposed building is more
than 300 feet away from the residences and no site changes are proposed on the
portion of the property that fronts Adams Avenue.

VARIANCE

The proposed two-story building will have an updated appearance with three colors of
aluminum composite material for the showroom exterior and an off-white scored surface

)



APPL. PA-07-47

for the remaining portions of the building. The building will be 35 feet-6 inches high with a
39 foot-6 inch high enhanced entry feature. A variance is necessary because the Zoning
Code allows a maximum building height of 30 feet in the C1 zone.

The applicant states that because automobile use has increased since the property was
developed in 1965, and the need fo maximize use of the ground display area within
existing property limits, the existing single-story structure is no longer sufficient for the
dealership operations. The applicant also states that the additional building height is
necessary to accommodate accessible mechanical, fire suppression, and electrical
systems, an elevator shaft, and to provide screening for rooftop equipment. The roof will
range in height from 28 feet to 32 feet; however, the parapet wall will extend
approximately 5 feet beyond the height limit and an entry element will project over 9 feet
beyond the height limit.

It is staff's opinion that the proposed deviation from building height limit should not create
a negative visual impact from on or off site, nor will it be incompatible with surrounding
properties. Specifically, the building will be set back 125 feet from Harbor Boulevard and
more than 300 feet from Adams Avenue and it will provide variation in architectural
elements, materials, and colors o break up the elevations. Additionally, the existing
shopping center across Harbor Boulevard contains a two-story building and the property
across Adams to the south contains a legal, nonconforming three-story building. Under
PA-07-01, Planning Commission approved a variance fo allow a 41-foot height for a
portion of the CarMax building — containing a similar use — at 3200 Harbor Boulevard.
Therefore, it is staff's opinion that the proposed building will not be incompatible or appear
obtrusive in comparison to existing development in the area and that granting the
variance would not constitute a grant of special privilege inconsistent with other properties
in the vicinity.

GENERAL PLAN CONSISTENCY

The General Plan permits a wide range of commercial uses in the General Commercial
designation, including the existing automobile dealership. The proposed development
with a .17 FAR is also within the allowable building intensity standard to accommodate
moderate traffic generating uses (maximum FAR of .30 allowed). Therefore, the proposal
is consistent with the General Plan.

ALTERNATIVES
The Planning Commission may consider the following alternatives:

1. Approve Planning Application PA-07-47, which would allow construction of the
building with site improvements as proposed.

2. Deny the variance from building height limitation and approve the conditional use
permit to allow expansion of the automobile sales facility. The building will be
required to be redesigned to comply with the 30-foot height limit.

3. Deny the application, which would prohibit the project from being built and
substantially the same request cannot be resubmitted for six months.
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ENVIRONMENTAL DETERMINATION

The project is exempt from the provisions of the California Environmental Quality Act
under Section 156332 for In-Fill Development Projects.

CONCLUSION

it is staff's opinion that the proposed project will provide an upgrade to the property
without negatively impacting surrounding developments. Approval of the variance from
building height will accommodate mechanical, fire suppression, and electrical systemns, an
elevator shaft, and to provide screening for rooftop equipment, as well as an accent entry
feature. The building will be set back 125 feet from Harbor Boulevard and more than 300
feet from Adams Avenue and is consistent with other buildings in the area as well as a
recent approval for CarMax at 3200 Harbor Boulevard. Additionally, staff believes that
the proposed building will not be incompatible or appear obtrusive in comparison to
existing developments in the area. Therefore, staff recommends approval of the
applicant’s requests.

Attachments: Draft Planning Commission Resolution
Exhibit “A” - Draft Findings
Exhibit “B” - Draft Conditions of Approval
Applicant’s Project Description Letter
Zoning/Location Map
Plans

cc: Deputy City Manager - Dev. Svs.
Deputy City Attormey
City Engineer
Fire Protection Analyst
Staff (4)
File (2}

Steve Kay
18303 Fitzpatrick Lane
Occidental, CA 95465

Paul Doddridge
2828 Harbor Boulevard
Costa Mesa, CA 92626

[ File: 011408PAQ747 | Date: 010308 | Time: 8:00 a.m.




RESOLUTION NO. PC-08-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING PLANNING
APPLICATION PA-07-47

THE PLANNING COMMISSION OF THE CIiTY OF COSTA MESA HEREBY
RESOLVES AS FOLLOWS:

WHEREAS, an application was filed by Steve Kay, authorized agent for property
owner Connell Properties, with respect to the real property located at 2828 Harbor
Boulevard, requesting approval of a conditional use pemnit to construct a new 15,740
square-foot automobile sales facility (to replace two existing sales/administration buildings
totaling 12,987 square feet) with a variance from maximum allowable building height (30
feet permitted; 39 feet-6 inches proposed), in a C1 zone; and

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on January 14, 2008;

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit “A”, and subject to the conditions contained in Exhibit “B", the
Planning Commission hereby APPROVES Planning Application PA-07-47 with respect
to the property described above.

BE IT FURTHER RESOLVED that the Costa Mesa City Council does hereby find
and determine that adoption of this Resolution is expressly predicated upon the activity
as described in the Staff Report for Planning Application PA-07-47 and upon applicant's
compliance with each and all of the conditions contained in Exhibit “B”, as well as with
compliance of all applicable federal, state, and local laws. Any approval granted by this
resolution shall be subject to review, modification or revocation if there is a material
change that occurs in the operation, or if the applicant fails to comply with any of the

conditions of approval.

PASSED AND ADOPTED this 14" day of January 2008.

Donn Hall, Chair
Costa Mesa Planning Commission



STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

|, Kimberly Brandt, secretary to the Planning Commission of the City of Costa
Mesa, do hereby certify that the foregoing Resolution was passed and adopted at a
meeting of the City of Costa Mesa Planning Commission held on January 14, 2008, by
the following votes:

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Secretary, Costa Mesa
Planning Commission



PA-0747

EXHIBIT “A”
FINDINGS

A. The proposed use complies with Costa Mesa Municipal Code Section 13-29(e)
because:

1. The proposed use is compatible and harmonious with uses on surrounding
properties.

2. Safety and compatibility of the design of the buildings, parking areas,
landscaping, luminaries, and other site features including functional aspects of
the site development such as automobile and pedestrian circulation have
been considered.

3. The project is consistent with the General Plan since the General Commercial
designation allows the existing automobile dealership use and the proposed
development with a .17 FAR is aiso within the allowable building intensity
standard to accommodate moderate traffic generating uses {(maximum FAR of
.30 allowed).

4. The planning application is for a project-specific case and does not establish a
precedent for future development.

5. The cumulative effect of all planning applications have been considered.

B. The information presented substantially complies with Costa Mesa Municipal Code
section 13-29(g)(2) in that the proposed use is substantially compatible with
developments in the same general area. Granting the conditional use permit will not
be detrimental to the health, safety and general welfare of the public or other
properties or improvements within the immediate vicinity. Specifically, with
exception of the building height variance, the proposed construction complies with
all applicable commercial development standards. No impacts to the apartment
complex across Adams Avenue are anticipated since the proposed building is
more than 300 feet away from the residences and no site changes are proposed
on the portion of the property that fronts Adams Avenue.

C. The proposed project complies with Costa Mesa Municipal Code Section 13-29
(9)(1) because additional building height is necessary to accommodate accessible
mechanical, fire suppression, and electrical systems, an elevator shaft, and to
provide screening for rooftop equipment. The proposed building will not be
incompatible or appear obtrusive in comparison to existing development in the
area and granting the variance would not constitute a grant of special privilege
inconsistent with other properties in the vicinity. Granting of the deviation will not
allow a use, density, or intensity which is not in accordance with the general plan
designation for the property.

D. The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, and the City environmental procedures,
and has been found to be exempt from CEQA under Section 15332 for In-Fill
Development Projects.

E. The project is exempt from Chapter Xll, Aricle 3, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.
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PA-07-47

EXHIBIT “B”

CONDITIONS OF APPROVAL

Pling.

1.

The conditional use permit herein approved shall be valid until revoked.
The conditional use permit may be referred to the Planning Commission
for modification or revocation at any time if the conditions of approval
have not been complied with, if the use is operated in violation of
applicable laws or ordinances or, if in the opinion of the Development
Services Director or his designee, any of the findings upon which the
approval was based are no longer applicable. Nothing in this condition
shall exempt the applicant from complying with any time limits applied to
any construction authorized by this application.

A copy of the conditions of approval for the conditional use permit must
be kept on premises and presented to any authorized City official upon
request.

Address assignment shall be requested from the Planning Division prior
to submittal of working drawings for plan check. The approved address
of individual units, suites, buildings, etc., shali be blueprinted on the site
plan and on all floor plans in the working drawings.

The subject property’s ultimate finished grade level may not be
filled/raised unless necessary to provide proper drainage, and in no
case shall it be raised in excess of 30 inches above the finished grade
of any abutting property. If additional fill dirt is needed to provide
acceptable on-site stormwater flow to a public street, an alternative
means of accommodating that drainage shall be approved by the City’s
Building Official prior to issuance of any grading or building permits.
Such altematives may include subsurface tie-in to public stormwater
facilities, subsurface drainage collection systems and/or sumps with
mechanical pump discharge in-lieu of gravity flow. If mechanical pump
method is determined appropriate, said mechanical pump(s} shall
continuously be maintained in working order. in any case,
development of subject property shall preserve or improve the existing
pattern of drainage on abutting properties.

To avoid an alley-like appearance, driveways shall be developed without
a center swale. Design shall be approved by the Planning Division.
Demolition permits for existing structures shall be obtained and all work
and inspections completed prior to final building inspections. Applicant is
notified that written notice to the Air Quality Management District may be
required ten (10} days prior to demolition.

If parking shortages or other parking-related problems arise, the
applicant shall institute whatever operational measures are necessary
to minimize or eliminate the problem, including reduction of vehicle
display areas for additional parking spaces.

The conditions of approval and ordinance or code provisions of planning
application PA-07-47 shall be blueprinted on the face of the site plan as
part of the plan check submittal package.

The applicant shall contact the Planning Division to arrange Planning
inspection of the site prior to the release of occupancy. This inspection

C‘



Eng.

10.

11.

12.

13.

14.

15.

PA-07-47

is to confirm that the conditions of approval and code requirements have
been satisfied.

All construction-related activity shall be limited to between the hours of
7 am. and 8 p.m., Monday through Friday, and 8 am. to 6 p.m.
Saturday. Construction is prohibited on Sundays and federal holidays.
Exceptions may be made for aclivities that will not generate noise
audible from off-site, such as painting and other quiet interior work.

The use shall be conducted, at all times, in a manner that will allow the
quiet enjoyment of the surrounding properties. The applicant and/or
property owner shall institute whatever security and operational
measures are necessary to comply with this requirement.

No exterior roof access ladders, roof drain scuppers, or roof drain
downspouts shall be permitted.

Show method of screening for all new ground-mounted mechanical
equipment (backflow prevention devices, Fire Department connections,
electrical transformers, etc.). Ground-mounted electrical and
mechanical equipment shall not be located in any landscaped setback
visible from the street.

Every effort shall be made to follow sustainable building practices in
the construction of the building and development of the project site.
Compliance and certification with the United states Green Building
Council's LEED program is highly encouraged.

Maintain the public right-of-way in a "wet-down" condition to prevent
excessive dust and remove any spillage from the public Right-of-Way
by sweeping or sprinkling.
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m M DESIGN BUILD MANAGEMENT
18303 Fitzpatrick Lane
Occidental, CA 95465
Tel: 707-874-2976
Fax: 707-874-2978
hitp./Awvww.db-m.com

Wednesday, November 21, 2007

Willa Bouwens-Killeen AICP
Costa Mesa Planning Department
77 Fair Drive

Costa Mesa, CA 92628

Re: Request for Height Variance, Proposed Sales and Administration Facility for:
Connell Chevrolet, 2828 Harbor Boulevard, Costa Mesa, CA.

Dear Willa,

This letter is a request for a variance from the thirty foot height limit of the C1 zone in the
Costa Mesa Municipal Code to permit a structure of 33'-6” above the ground plane typically
and an entry feature of 37-6” above the ground plane. This request is made due fo
circumstances of the property, will have a beneficial effect for the public and is not
considered under these circumstances to be a grant of special privilege to the applicant.

The property has long been used for retail auto sales and servicing. When Connell
Chevrolet was originally developed in the early 1960’s, automobile use was much lower and
the property size was sufficient for dealership operations using single story structures. In
the more than forty years since its original development, automobile use and resulting sales
have increased requiring a larger facility while the property limits are fixed. To demonstrate
this condition, the dealership recently acquired an adjacent lease parcel from Orange Coast
College for vehicle storage.

With limited ground area, the dealership wishes to construct a two story building for its new
sales and administration facility. The new structure like modern office buildings utilizes
interstitial spaces between the suspended ceiling and the floor or structure above for
accessible mechanical, fire suppression and electrical systems which are subject to repair
and change over time. These requirements of modem construction make it impossible to
achieve a two story building within the thirty foot height limit. This is recognized in the
current 2003 CBC Building Code Table 5B, wherein a two story building is permitted up to 40
feet above the ground plane.

We also wish to screen the roof top mechanical equipment from view to make the building
more attractive to the public. While the roof is under the thirty foot limit the parapet
mechanical screen must exceed this limit to adequately screen the equipment from view.

Under current accessibility regulations an elevator is required to provide access to the
second floor. An elevator must have a penthouse structure of at least 34° above the ground
plane to permit the installation and operation of the code required elevator.

The design also includes an entry element at the front door which is 4’ higher than the
parapet. This is a commonly used device to break the long unbroken horizontal line of the

I\



building improves its appearance and helps identify the main building entry from the street.
Codes often grant height limit exceptions to such specialized and limited architectural
elements.

We do not know if other projects have been granted a variance for height but believe that
such a variance will permit the development of attractive and ground conserving structures

without excessively exceeding the current height limit and is therefore not a grant of special
privilege to the applicant but a recognition of changing land values and building technology.

Sincerely,

?’aa/

Steve Kay, AlA

Exhibitor: NADA Expo 2008, San Francisco, California
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@M DESIGN BUILD MANAGEMENT
18303 Fitzpatrick Lane
Occidental, CA 95465
T.707-874-2976
F.707-874-2978
http:/Awww.db-m.com

Saturday, November 17, 2007

Willa Bouwens-Killeen AICP
Costa Mesa Planning Department
77 Fair Drive

Costa Mesa, CA 92628

Dear Ms. Bouwen-Killeen,

This applicant letter is a part of the required submittals for a conditional use permit
and administrative adjustment application for a proposed new automobile dealership
for Connell Chevrolet, 2828 Harbor Boulevard, Costa Mesa, CA.

The existing dealership has been in continuous operation since the early 1960’s at
the northeast corner of Harbor Boulevard and Adams Avenue. With growth, the site
has become congested and the facility outdated. With a long term commitment to
maintain business viability, the dealership recently signed a 30 year lease with
Orange Coast College for use of an adjacent 4 acre site to be used for employee
parking and vehicle storage. The dealership with this application, proposes to
demolish the sales and administration building retaining the existing parts storage
and service bays and construct a new 15,740 square foot two story sales and
administration building. The site will retain its existing access points and vehicle
display along Harbor Boulevard. Customer parking will be expanded and placed in
front of a new building entry element. A large two storey high showrcom will feature
a reception area and vehicle display, information and customer consultation areas.
A new customer waiting area will have areas for large screen entertainment, reading,
child play and laptop work areas with internet connections. A new service reception
area with individual advisor offices is included. The showroom exterior will be
sheathed in three colors of aluminum composite material and the balance of the new
structure will have a off-while EIFS finish. This is a significant upgrade from the
existing stucco showroom and metal siding service building exteriors.

The proposed use is substantially compatible with the current surrounding uses
including automobile sales and service as well as other commercial uses along
Harbor Boulevard. Directed controlled outdoor lighting and increased landscaping
with mitigate the dealerships operations with adjacent residential uses across Adams
Avenue. Impacts to the adjacent college property are not considered significant.

o)



The project requires an administrative adjustment to the current landscape setbacks
along Adams Avenue and Harbor Boulevard. Limited site area and the
requirements of vehicle circulation make full compliance with the required landscape
setback a hardship for this property. The project does however propose to increase
interior landscaping in the vehicle display area. We believe the total landscaping is
an improvement over the existing condition which mitigates the non-compliance with
the street front landscape setback. The proposed landscaping of the interior is
significantly above the required landscaping per required parking space. Other
properties of similar use have been granted landscape setback variances so an
approved variance when considering the increased overall landscaping will neither
be detrimental to public welfare nor a grant of special privilege to the applicant.

Sincerely,

Steve Kay, AlA

H



q052-22p(886) - ('0u] ‘09A03D) J8Urask 029 §-Z00T (D}

SHLIEN
oy BBIE
CYLD

ZIeAe] .

[ESBUSEY -IBULEYD

Buyremg o .o_..ﬁm_am

sAepn U
=er W ARSI EN,

fiepunog 2O ek

fig N ssuppy

FBU LLIT (DY
jeoied S SOIDPA

AT S

CEETTEE

-

Aejds|qg dewy dey majAleAD

[edeaspue / L1 X §'8 :96ed] [98'60Z :91eos] [NV 2€:61:9 800Z/2/L ‘peieid] - ¥SIN VISOD 40 ALID
esop 2)Js09 Jo £1D




5092-ZZFi988) - (ou] '997009) Jouresldoes g-z00Z (O)

e 02 {9),
oo} - —
T2
o W jeens
g0 B
o B s
af - CjRuuRyD
b
Buoz ~CHOSPAH ry
w_huﬁ - seupy
Aewaopey
fiepuncg S0
hp M ssemey
FaUN umnipon
(IR s0PRY | o
pueban
. y
\ Aepdsig deny dey] MaIAIOAQ
J N 7

[adeospue / 1} x 5’8 :afed] [98'502 :9/8os] [y 6£:02:9 8002/2/) :PRIea1D] ~ ¥SIW VLSOO 40 ALID
esaN €1s09 Jo AND



” 2|13
XLk ~_Q-¥d

B _ H
00LY i - "
1 AUy HRUE m uﬂ@
Vm@ A e
55 g - ANNIAY SKWvav
VA INIHS 338 g _ o T [T T T i/
ﬁ... ) N Y N . e <
Buysixg usld sis D 2 ,_ a |
)81 I [ -
s ! NOLLYDIddY |
[
I ; I; _ SIHL 40 L6vd ¥ 1ON |
_ 3 ; _ e I0NYd INIOVIAY |
: ; - -
929268 Yo ‘vsop BISCD X | N = 7 — |_ . |
PJIBASINOR JOLBM §2ET ' \ N - o
IBIDIABYD {OLLIOD _ | ! - . -
1 : | —_
Jot \Q_______umm Map ﬁmWn—QD,..&_ I ,. ______ U419 THIRHOL B L6 ] m m _M\ R
| | a ' — — £
T’ — —
— o SEME
- _ 4._ q____ — — hER N m
L \ ; = : m
_ ; o]
! | it “ o
| _ N .__ L m
g umdeg | oy ! ! ! i -
: 1 i ! ] b
NRLONBLENG MOW LOW ~Lwei) AHFARTISS _ ', ! — _ _ |_I_ w
! ALYIJONd : | I
g3sv3al
] T
! e ]_|._ HW
X o ‘Cv;ﬂ:!n privin AR DLRRAH: TG Finas
_ ____ __. ¥ I
1 __, \ 1 }
3 |
; \ ;||||.l|.-1||||||I|||||||L" ||||||||||||||||
! n i . - .
_ ____ 1 T - e - l_
! ____ .. h - o ’ _
_ ____ .,, - . -7 - ’ “
" ______ .. _ ..,/;... \\\\\ At _
| ' * P rd i e L |
' . ! ey - - |
S S NOLLYOIdeY SIHL 30 18vd ¥ LON _
— o __ 130uvd INIOVraY ’
- | ' ,__ . e _
A3 1 ! . | . ~
maggy 0 | 1
I _ i v e = o
i | - - b L
_ ; __. _ L OT— _
i ; ! . |
| Sovi, WUIRADD Rrsanns v \ _ -7
i BT KRN EODH [ v s T _
| s I L B
T e e




LOLY

ANy Jasug
JeXaayn) g pard
oyny i

FLVT INidd 338 .

uefd uoiowag aig

92928 ¥ ‘B8N B)SOD
PIBAQINOE JOQIBH BZ9E
F8I0IABLD HBULDD

Jo4 Ao mep pesodoly

L vaydome | o

o NOLLOVULGNAD ML LOK < WA AN TR

W Loy e

SLO2 FLRLOL WS

PLAT LR JALIRL

il B s
ST IRARIELS L080 ¢

A Jusektiipleni] SRR O
WACBERUBY PR LB

w-ga

L

grdba
Ty 0]

ANNIAY SWVYQAY

s WHHHELL MYREN

|
|
YLy _
oulti “
|
|
|
Y r _._|
—IL b A
_.|||_|._|r|“|L|
Q m Do _
|
1 ! |
A
! | ’,_ “ 1 04 1o
! §
L_ T.‘_n_ll,/lh _\\\\\ﬂ_:...u
Lpmmopdel 32 =
1 1 b | bR
T Y oo RISEIRES
1 I
| 1 m
| =)}
, A
=]
=}
c
=
.
>
A
L]
|
|
=
aaire !
sl I
1
|
1




coLY

e s = —INNIAY SOV m - - m e e e e I —

diutel

’s g - S s
An 2

WS PR LR L TITER g

MUY S

T

3IVa INIId 335 pguomasazes Eﬁ N I,,//,
(TTTTTTT] ,,_ ﬂ

L NOLLYDIddY !
—JisIHL 30 LxVd ¥ LON |
<_

_

1

1

pesodaiy ueld eps i

T A ¢ 130uvd LNIOVYTa

_ 1 N\ PR

FIr, nL
7
I
=
g
|

BZPZ6 YD WIS WSOD

piBABIROG JOQIBH 8202 , : S o]
18j0IABLT) feLLET) N S 3 < aﬂ// .m
Tk * ——— |
i xm.//xm N Ls.ﬁ%%r%% ,,,,, T,
ui0j Apoes mep pesodoidt i w/ {: N N “
i i 9 N ../ H Y W | s
i w i | 4 f;;:ﬁsdﬂﬂﬁu
ul ___- __ __,__ _ of:_u-u.ms
A | v T
. B IﬂW ____ u. x e skt R — RNV 4 a L | s
) £ LN N @ L ol ___ — nJu._zExm
..___ [ 9 P aow Lz B |
) ACHORT T 1wk a4 dvaliling |
— - .— ; it \% / i 7 ErTaTRA _
sl Urdketit | g b H__ : ,/,. .uErI-.l|1 —_ H '
— = 1l i ] L <] I 1 “ _m
R0 SO LT, LI ' —_— —N\ 5 '
—— ‘ s T f it m I—— | .Mf,z _
TALY3dOud TRATRE: v o EE N
——a3sval _ oL W ,m uy |
: A v _Wms — a1 1
o I - " ——t— j.ml -~ R
= " _ Ei = —: T-RREmET
5 \ ]
i i ==
: ,__ P s i “ \,H_Hﬂgv —_
- _ d—=== +.n|ﬂ

DRCAR B Ml e DNy AMOLwes wats R

g ~ p——ryy 7 Tiver MO tmtad T
T - \1o|.-|.| N N
! l\y \ . — # o __ e}
W MTLLATNL o

’ ST

C s g3 gl | -

[
|
5 /ﬁ, LI - _
2 i -
&
1

[ T2 11 G AP AT T D3 BN N TeerlEy
[+ sl W18 LD JOSL03 881 Bhhare TR Tenily

-

L 24

- -
N -

- -

|

_

|

|

_

_ P
_ NOILYII1ddY SIHL 40 Ldvd ¥ LON
I 130dvd INJOVTAY

Y - "

|

_

|

|

|

|
v

e

3

- ...

- o LYW L Lnm vy 013

- LELIS TOEHH L SYSR

4
L

dguaTan”

LR TR
> Raame

LKL WA 05 ,
ALEE 2B 10 f
SIMIE HUGART 1RSI0 '
R LI

B Lo g MR Cy !
JLRUBSHIRY Ping W] T

w-aaq

il
il
O
5

LTI L T T T T o T T T oo oo g

e Y




EoLY

AR S
Jeyoeln) 43 iy
Jony Ag unwg

3LV LNIHS 335

ST

aysodwon sjis

J8ICIABLD) HSLLOD

140 AjHjtoB<] MON POSOTOL

92926 VO ‘Bsely BjS0D
PBABINOR JOQIBH BZEZ |

weg veyeLrse

L

1 NOUSNNISNOE S0 LON o) ARvainit13id

) whardag COCN

FOUATRG Jupiounng URRIRT Oy
usursdintatly Prng Wi iy

. w-aa

LTE T BT

Sy
L' 2.0
i
e sty — o ANNIAY SWYAY: — - — - - — o - _
\
T i |
1
_ _ I/ _
L . ™ z
. 2] AMRITIIHM ~ N - _ A
| 25 - | o
J ool < 1 . 5
O 5 < “NQILYINddy ! | %
| 2] — FSIHL 40 Luvd v LON [§: @
_ o i 130HYd INIOVraY ! e
oot € . L ! E
P . N | m
Jorel - A
h
N P . W
3 . .
2 2
\
..... TSR
\
&, | owinia
e EE 7]
_ Snﬂ—‘ﬂ: Zray
I 1
\._.1 “ H \ I _Eu.n,u
b | + .zg .t H
e A fL = e Y _
N L - AWUHE s !
: 9 X |
K , ) - | '
\ , Y
IS ' ' g m-._.._:_z.n.o.n!..
i ¢ 1 | ey Py v
i ! 1 - i
N 1
_~ ___ m i \ | m
N 0|
- !
s ALE3g0dd [y . |
Pt NER il ity et
N '
m ___ ad mw_ X _m _
I ' ,, _m _
) ! |
'
| ;o 52 e |
i 4 - T T T T T T T T T T T TF T e wa B - _
4 I ! ot -7 \
i ¥ 4 | >~ P i “ |
! ' | A - !
____ | _ . L - _ |
! ' ! S -7 ! i al ¥4k CHETY QI TIE U2 Y3 D3 T TR
i | - o ! _ it 4481 P I RLIN LNChd X L0 030070 Dh WP G Teha LOdY
! T~ - ! [ TeLOL
! _ T -7 ' 4 SR T
i . | " Fie :. A3
: ' | S e ! | N s est
' - Rl 1L vl O5AYE 3 AURE 5 ATHE
3 P | v 5 _ _ e £
: : i NOILYOMdd¥ SIHL 40 Ldvd ¥ LON I - W
; ! T30uVd LNIOVIraY _ . an s
1 - . _ _ a Wu- D-?Odﬁﬂh‘"
- - H
N _ T Tl X [ e ﬁﬁmmmm%.mﬁmm
. _ " - - i R uras e vp v wosne
. L - |
! _ P UL . _ !
! | - T ! |
- ram 1 i
‘ ~ R T
! - N | |
' e ~ . i
i N e -
i = L~ ______ =




OLtY

- s

g g
dexaeyn A e
oy faueen

FiV3a iNHd 338 n

Buysix3 | Joojd

97926 VD 'Beep BlSOD
pieAGINOG JOGUBH 2282
18f0IABY D HielioD)

20§ AYHoRS MON PESOUOL

L ydesng | oy

DL ENOD WA L OHY -1 WAl AR TR

LT e bl

PRRAGE KB & T SHTSATNT L
USRI PG UG

w-ga

HIVIRHOAL
HINRILL

DUTN NALIM LI




1324

Y 1990

7

Fi=lel- Fig] ECEE

Jouyry A wamn

| FIYAINIHI TIS  ws

posodoid | Joo4

92926 YO 'esep BISOD
PIBASINORG JOGIBH §Z6Z
18{0IABYD fBULIOD

doy Aoe4 mep pesodoid

el I-I

T

[

28R

! ama ol

WO DRIENO0 1S LGN <LIWHO A

by f;ln—%-y' batraot ]

[l
|
B

HAER Y @
Pl [ 1o

AR EOGE] AEAN S EER

LLI

I

SRR

I
(1T

T

f|:m
| 13

Al

Wl BHIILPUTSTeD B NN TIR
TR SN GO A TR

AU R A

B6T PR SO0

L L L

SHFSE LGNS {IA
T THIMITE IR

WG WILCOANT LTS oI
b nimyy g w4

w-aa

™

| it




2Ly i

LT

=1

[ Jewoeysn ry—
1oy Fr— ﬁ
RALE P

J1vQ LNiYd 355 ez T Z g L)

pesodaid g 4004

97926 VD ‘BT IS0
pleAginog Joqie gZo2
j8foINBYS faulLeD)

110} AHNOB L MBp Pesodid

L1 1
-
— — ] - —
s -~
.r..r... -~
e o R
Ay -
T T /
_ N 430
| - T
L T
wn vyt | -7 T~
[— - -
AN LY, oMo -~ -~
-
[=]>
R ]
RS

AMDe el a3y
30 Ml
20 16

0

:_Ef
allimiliE

HHUooan
oo o d
[m] I:[[I: I:ILD_D]
LILI|I: Elll:l I:IJ
oo ood

o
an
L
]
ALOY
L]
[y
RLAT RLNLOL RS
P FIE LOLHL ity
ENHSE RLERRS Hay oo
W I ETER L

FRTE [HRULTRIMI T S APET DIy
iRy DR W

w-aag




3
tELY i
s lows m

Jay28y4o Par—

2oL /g weany Sohr i gy

— - T a,
E I EE T ﬂ =
ueld jooy

929z6 YD ‘esap B1S0Q
piBAgINOg JoqIeY 3762
J810IABUD feULI0D

40§ Apioeg mapy pesodaly
——
Lr ) UryAnrsT | oy
WO DL SNED MO LOK < 2D AVPNATTRES . /

= |1\ S ——

- T g . E— v

gl

ey

A
FRLTOY
RS

O T O

GIBE BRSNS

FASE FUR ST

TOREH RAONEDS JRUNAY
IR THINOR COET

IRAALR U icrma R CVEATIGG QL
ettty PR IR v

n-ga




_
1 002V

SRRy (RS
Jexnoaysy o
Joliny e weg

SLVJd INiMd 335 wr

Buysixg suouAe)s JoLBIXT

92926 YO 'esey BjS00
pressmnog foqieH 8ege
18jadneifs) feuoD

40y Appae- men pesodoid

L] voFieenT | oW

I

i

| S—
B
VLN DA LENE

]

EAVHGLE NI

—_5

b aguL

MO OISR 103 LOK VLT AP Idks

Ll

LA LD
AT el LOLNRS
FLIE PLDLOL 1L

REOUHIE RO Sl KRR ofmy'
AUl PEIUEYY TR LTI

| w-aa

e Yo

L]

=

— 1

i

ALY
TR Wy &

Sk A

LI ]

0]

2t B2ANRE \




50744

i P o4t 5
m Zi}(ﬂ!ﬂ%‘ﬂ.ﬂ“ / e
g | E o T ST =L == == =T T = HIEIEIEIS=ISIsIIErE=I=IEIS S ==l E U= =S
Jexoayn ape— =

5 e B _
N

oYy e
FLivQ INIHYL 338 o

[=] [=]
FoNHEE | 301ANIS | FANNES

SnTary chae ___

sLolBAG|T pesodoly \ TR

WU P LN L

WINRIHENN 108 VB hEAE
LE e

92936 YO ‘Bsepy BIs0D
RieAsinog JoqieH 8262

18{0JABUD feUUaD W_nﬁMj_MEM._ =T

0] AyHor- mep pasodaid m

g §§_§

TRQLLDV AL SNOD MO L N A PR AMFNUT TN

Al EER o,
[T B

gﬂ_d__l_ﬂ_l_HEUHﬂH_H_ __H___H_Eﬂnﬂmﬂ hﬂM_HEHEJ _MWF __II___IEﬂ_.I_._HE_IEHE.I_ ===

- _ ST u__n_:m___m___wwm
Nl -

iﬁ:-nﬂﬂ‘.ﬁ\
EL3 TRITN £ BN
WF bl L]

d EMIED
Lt -NEERTT T
— FI = V== W = T T = e T P et e I e P e [ e P D P e S =T R =] _W

v E— O

- Ll
s

ITE=T1 = ST =i ]
4.

el |

\J\ Pl "4 ICA COTLE

- 1
| . ___ _ f |
| — — T 1 —T 1T ] LT AT 1T T T 1 T __ ' !
Al LU0 sl __,
FAGE i 202 A2 1 s’
RAE IR 00T | ] {
ESHE OIS ey t
ORT YN EOERE I

1
FRIINT Lot b SRORWINT HAL _ \ ___
KR fiTg uhmeg

T

LS R .___ sy |

AN D300 | upIegLE N AT |

Elmn Frun URZCNY v !




. g
ko b [ A
§ S w Q Wis s ™
| S 8¢ g I5Els ©
E £ D >0 2 ol Z 8 Lo
= R 2} =
: § 33 © |50 <
: S 283 g
: T
i v £s52 2 w
g o EL= 5 w
tg @ S 2 i
103 2 Oaw < SR
158 g &3 NP
¥gi o & HHEIE
mmmmm
]
3
B
]




